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We submut this comment letter on behalf of our client, Golden Door Properties, LLC
{“Crolden Door™). As you know, we have been pro-actively communicating with the County of
San Diego (“County ™) staff and the applicant for several vears conceming the scope and nature
of envirenmental review of this project, including exiensive comments on the Notice of
Preparation (“NOP™) that the County released in March of 2015 for a prior version of the
Mewland Sterra Project (the “Project™)

Unfortunately, the document released by the County staff in June appears to be merely an
“applicant’s first draft” that has not been fully reviewed or considered by County staff and does
nert cover all of the issues the County must consider and analvize. The drafl environmental
impact report (“DEIR™) 15 massing erucial dita, analysis, and miligation measires that the
County stafl’ should have included in their document for the vanous proposed County actions, as
explained below, Where the DEIR does present information, in many cases the information is
only provided as part of an obvious “strawman” alternative or argument, rather than as a good
faith attempt 1o analy ze potential impacts on the surrounding community

e example is the noise analysis in the DEIR. It simply leaves out information on the
location and nature of the noise that will ocour from blasting and rock crushing, because the
applicant is apparently not ready 1o share that information with the community. The DEIR dees
present information on the noise related to widening some of the proposed roads that serve the
project (while leaving out information on nolse impacts on residents on Sarver Lane or who may
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be near the new Caltrans Interchange). Where the DEIR docs present imformation on traffic
noise along Deer Springs Read, it does conclude that there would be a significant adverse impact
under CEQA from this noise, it does indicate that mitigation measures such as a sound wall
might reduce these impacts. However, the DEIR rejects any attempt to formulate and adopt 0-1-2
formal mitigation measures involving sound walls 1o protect adjacent residents, arguing that Cont.
there are driveways that would make harder 1o design the walls, and the residents probably
would not want them amvwav—as if the applicant and the County staf simply cannot be
bothered 1o actually design and require mitigation,

As a result, the DEIR falls very far below the standards that the County and other public
agencies and consultants working for public agencies would normally apply to documents for a
project of this magnitude. 'When faced with a long list of obwious mistakes and missing
information, one sirategy that a concemned citizen or Project opponent could employ in this
situation 15 to simply note the general nature of the fatal flaw mistakes in comments on the
DEIR, and rely upon the fact that any future certification of the document would be overturned
by the courts due to these mistakes. However, we have chosen to continue our efforts to provide
detailed comments and information to the County stafl, in the hopes that they will change ther
approach and actually attempt o develop a replacement DEIR that fixes all these mistakes, and
which can be recirculated to the community in a new public comment period

0-1-3

The world famous Golden Door was founded decades ago on achieving a healthy mind,
body and spirit. [t has camed international recognition as an iconic destination, nestled in the
trancuil beauty of Deer Springs YValley, with a reputation for excellence that reaches around the
globe. The Golden Door is proud to be one of many world class destination resorts in San Diego
County, including other destination resorts in rural unincorporated San Diego County, which rely
upon San Diego’s climate, scenic beauty, and tradition of hospitality 1o attraet visitors from all
over the world. Renowned for its impact on transformang lives, the Golden Door is celebrated as
well for s architecturally perfiect Japanese-inspired architecture, preservation of rare art, and 0-1-4
passiondle commutment 16 our environment. Today, the Galden Door leads the industry in
sustainability efforts, and has restored farming and beckeeping on its property—sharing its
bounty at a community Farm Stand and through retail operations. As a local land owner, farmer,
and employer, Golden Door honors its responsibility to our community by extending its support
1o local and regional organizations and well beyond. The Golden Door commits 100 percent of’
net profits to the prevention of child abuse and supporting charitable organizations that transform
the lives of children,

If the Newland Sierra Project s approved, noise and sir emissions from over len years of
construction, including the expansion of Deer Sprimgs Road, will occur right nest to the Golden
Door's property. Regardless of whether such impacts are considered significant under the
thresholds used in the DEIR, the Golden Door's guest experience requires peace and trangquility
The Project’s construction and operations will destroy the community™s rural, tranguil character, 0-1-5
Likewtse, opening up Deer Springs Road to increased traffic fundamentally changes the
character of the community. No longer will guests and residents have the feeling of traveling
down into a pristine rural valley when heading west from Interstate 15 C1-157) Instead, drivers
will be placed on a freewsy extension, and travel through a denser, more suburban |
neighborhood. Moreover, grading for Deer Springs Road may open up valley sight lines by I 0-1-6
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removing an important ridge line. Further, the Project would make the area less enticing 1o
wildlife, and general loss of habitat and connectivity could drive out wildlife that is part of the 0-1-7
community character. L

Ironically, if the County's goal were to build a new regional traffic artery to supplement
of replace missing capacity on Interstates 15 and 78 and our regional transit sysiem, the County
must take this opportumity now (o study whether and where the County's ultimate plans for a six-
lane major arterial road should be located—something that was not done when concept for a six-
lane road was first added to the County General Plan. If this analysis were properly conducted
from a regiomal perspective by the County, it would demonstrate that there is simply no room for
the ultimate s1%-lane planned amerial road in the middle of the narrow valley that contains the
existing two land country road designated as County 512, sandwiched between a recognized
streambed and wetland area and wildlife comdar to the south, and the towering hills to the nosth.

This analysis was requested by both the City of San Marcos and the Golden Door in their Rali
comments on the County s MMarch 2015 MOFP for the Project, but was never completed or
included in this DEIR. The DEIR has not a single word or design as 10 how the County's
planned & lane regional anerial would “fit™ in ths location. I this work had been done, the
County would recognize that it must plan, in coordination with the Cities of San Marcos, Vista
and Escondido, and Caltrans, for altemative or replacement roads or cther mobility strategies in
this portion of North County,

It 15 vatal to the Golden Door’s continued success that the surrounding area remains rural.
The Project proposes fundamentally allering the community character, and building homes
within half a mile of the quiet resort and widening Deer Springs Road on our deorstep. We have
no assurances that the trangquility of the resort and the ability of its guests to fully connect with
nature will be preserved despite the traffic and construction impacts, as well as the acsthetic
impact of turning a pristine wildemess area into a large-scale development. As such, the Golden 0-1-9
Door will be forced 1o close if this Project moves forward. The Golden Door cannot simply pick
up and move. The surrounding agricultural land and rural mountainous terrain are part of the
expericnce and the ingrained character of the business, and there are very few (if any) remaining
areas in the County with such features. The historical character of Golden Door cannot be
replaced o rebuilt any where else

The County has indicated that the analysiz contaned in the first seven sections of the
DEIR-—containing only 1,700 of the DEIR s more than 21,000 tval pages—is sufllicient 1o
wnform the public. Yet, there are obvious data gaps and missing information which causes the
DEIR constantly cross-reference vanous appendices and even planned future documents {such as
the Maorth County Mulbispecies Conservation Program, or Caltrans” separate environmental
review for the replacement freeway interchange being planned by the applicant), for additional
information that is not included within the body of the first seven sections of the DEIR. The data 0-1-10
in an EIR must not only be sufficient in quantity, 1t must be presented in a manner caleulated to
adequately inform the public and decision makers, who may not be previously familiar with the
details of the project, ™[ nformation *scattered bere and there in EIR appendices’ or a repodt
“bured inan appendix,” 15 0ot a substitute for “a good Gaith reasoned analvsis.™ (Fimevard dArea
Cilizens v. Ravcho Cordeva (2007 40 Cal 4th 412 [quoting from Califormio Oak Foundation v,
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City of Santa Clarita (2005) 133 Cal App.4th 1219, 1239].) Additionally, CEQA's 0-1-10
infosmational purpose “is pot satisfied by simply stating information will be provided in the

future.” {Samta Clarita Crganization for Planning the Environmemt v, County of Los Angeles Cont.
(2003) 106 Cal. Appdth 715, 723.)

Sincerely,

Criigpdar B Garrest

Christopher W. Gamrett
of LATHAM & WATKINSLLP
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GOLDEN DOOR FROPERTIES, LLC
COMMENTS ON NEWLAND SIERRA DRAFT ENVIRONMENTAL IMPACT
REPORT

I LEGAL STANDARDS

A The Purpose of an Environmental Impact Report Ts ta Inform the Public
About the Project’s Environmental Effects

“The purpose of an [envirenmental impact report ¢ EIR™)) 15 to mform the agency and
thie public, in detail, about the effect the project iz hkely 1o have on the environment and the
ways available to mimmies that mpact.” (Friends of Serra Madre v, Cily of Sierra Mirdre
(2001325 Cal Ath 165, 124, 185 [eitation omatted].) “An EIR 15 an educational tool not just lor
U detisionmaker, bul for the public as well.” {dasn of Trritated Restdents v. Oy, af Madera
(2003) 107 Cal.App.dth 1383, 1392.)

The EIR should identily potential environmental impacts and propose mibigation
measures of alternatives that reduce or avoid such impacts. “When enacting CEQA, the
Legislature made clear its intention that *public agencies should not approve projects as proposed
if there are feasible altematives or feasible mitigation measures available which would
substantially lessen the significant environmental effects of such projects.” Accordingly, public
agencies are required by CEQA to prepare an EIR that, among other things, provides the public
with “detailed information about the effect which a propased project is likely o have on the
environment; to list ways i which the significant effects of such a project might be minimized;
and to indicate altemnatives 1o such a project,” Where project alternatives or mitigation measures
are nol fensible, the EIR must sel forth that there are overnmding considerations that rendeér the
unmitigated effects outweighed by the project’s benefits, In this way, the public s adeguately
informed of the agency's reasoning in deciding that an environmentally significant action should
either be approved o rejected, and can thus bald the agency accountable for s decision ™ (Cal,
Crak Fowndation v. Regents of Univ. of Call (20100 188 Cal App.dth 227, 260 [citations
omitted]. )

“The EIR musi effectively disclose to the public the “analytic route the . . . agency
traveled from evidence 1o action.”™ (Al Larson Boar Shep, Inc. v. Bd, of Harbor Comnpiissioners
(1993) 18 Cal. App.4th 722, 740.) Relegating key mformation and analyses to appendices 1=
insufficient. (Finevard Area Citizens for Responsible Growth, Ine. v, City of Rancho Cordova
(2007) 40 Cal 4th 412, 442 [*Vinevard "] [=To the extent the County, in certifving the FEIR is
complete, relied on mformation not actually meorporated or descnbed and referenced 1n the
FEIR, it failed to procesd in the manner provided in CEQA.™], (Tt aff A mador v, BT Dovade
Citv. Welder Agency (1999 76 Cal App dth 931, 956 711 as defendants claim, the requisite
infarmation is included in the documentation attached to the EIR, setting out that infammation in
a clear analysis within the EIR should not pose any difficulty. Such an explanation will further
the principles behind CEQA by ensuring an informed public and informed decision makers "] )

RTC-51

O-1-12

Newland Sierra Final EIR



Comment Letters

B. The EIR Nust Kefleet the Agency’s Independent Judgment

The County may not delegate preparation of the DEIR to the developer, (See Friewds af
Lar Vingrw, Oy of Los Argeles, 332 Cal App 3d 1446, see also Pub. Res. Code' § 210821, [*[A]
draft EIR shall be preparcd direetly by, or under contract 1o, a public agency”™ and “draft
decurnents™ miusd reflect the independent judgment of the County. |} The County was required to 0-1-13
“subject the draft to the agency’s own review and analysis.™ (CEQA Guidelines § 13084(c1) In
order 1o review and consider documenits, the public agency must lake steps 10 oblain copics of
these documents. “Implieit in the requarement that the agency exeraise independent review,
analysis, and padgrment when using EIR materials submitted by an applicant’s consuliant 13 a
heavy demand for independence, objeetivity and thoroughness.” (See Friends of La Fing, 232
Cal App.3d at 1458)

c Mitigation Mensures Must Be Feasible and Enforceable

Mitigation measures nust be feasible and enforceable. (14 Cal. Code Regs® § 151264,
subd, (2) 10 (203 The mitigation measures must provide adequate infommation o ascerain i
enfarceability. (Sterva Club v Ot of Fresme (2014) 226 Cal App.dth 704, 750-51)
Development of mitigation measures cannot be deferred 1o a later date. “Impermissible deferral
of mitigation measures occurs when an EIR puts off anabyms or orders a report withoun either
seiting standards or demonstrating how the impact can be mitigated in the manner descnibed in
the EIR." {City of Long Beach v, Los Angeles Unjfied School Dist, (2009) 176 Cal App.dith 889,
915, 916 [cnations omitted]. )

0-1-14

I, Recireulntion Is Reguired Where New amd Significant Information 1s Added T
to the ETR

Recirculation of the DEIR is “required when the information added to the EIR changes
the EIR i a way that deprives the public of a meaningful opporunity to comment upon a
substantial adverse emvironmental effect of the project or a feasible project allernative or
mitigabion measure thal would clearly reduce such an effect and thal the project’s proponenis
have declined wo implement.” (Lawrel Heights Inrprovement Assi. v. Regents of University of
Califormmia (199336 Cal4th 1112, 1120) Where there is significant public eoncem calling for 0-1-15
additional analvsis of the feasibality of & mitigation measure, recirculation may be required where
further discussion and analysis is added. (Sowve Cir Pertinsula Comnittes v. Monterey Ot Bl
oof Supervesoes (2001 8T Cal App dth 99, 1300)

Recirculation may also be required if the oniginal CEOQA document omils impaortant
miormanan. (Communites for a Beiter Kmdromment v City of Richmand (20100 184
Cal.App.dth 70, 95.)

! Hereinafler, “CEQA™
* Hereinafter, “CEQA Guidelines™

L]
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. PROJECT DESCRIPTION

The Project applicant has provided the public with incomrect information during the DEIR
comment pertod. While the County stafl is not directly responsible for correciing the
misstatements of the applicant, the County stafl failed to exercise s independent judgment 1o
ensure that the correct information was included in the DEIR released under the County’s name,
including information on the types of uses allowed under the County”s current General Plan

When discussing the General Flan allowed office space on the site, the Project applicant
repeatedly stated that over two million square feet of office space could be built on the Project
Site. The Project applicant passed out brochures with these statements to every person who
attended the County"s meeting on the Project, spreading false information.  The DEIR should be
updated and recirculated to correct this msinformation to make it explicit that two million square
feet of office space is not possible under current zoning. Rather than respond to this
misinformation at the public meeting, the County appeared 1o be more interesied in responding
to stage comments than the community s concerns, contrary (o CEQA s fundamental goals.
{Lincoln Place Tenants Assn. v. City of Los Angeles (2007) 155 Cal App 4th 425, 443, 4344 [“The
fundamental geals of environmental review under CEQA are infarmation, partacipation,
miatigation, and accountabliy.”] )

In addition, it appears that there are several inconsistencies within the DEIR. For
example, the Project Site acreage i1s listed as 1,985 acres on pages 1-2 and 1-32, but is listed as
1,888 acres on page 1-30, This renders percentages potentially inconsistent for site preservation
and other analvses, s it is unclear which total site acreage the DEIR relies upon

The DEIR does nod include the San Mareos Highlands project in its cumulative projects
chart. It must be included and analyzed as a part of the Project’s cumulative impacts analysis in
order to ensure the public i1s adequately informed about the Project’s potential cumulative
impacts with other projects in the area. In addition, the Project Descrniption does not include a
fulsome description of the Interstate-13-Deer Springs Road interchange improvements, and
bifurcation of the interchange improvement amounts o improper pecemealing and renders the
DEIR inadequate as an informational document. Moreover, the DEIR s Project Description does
not include important information on the design of the Project’s development, rendering later
analysis of the Project’s visual impacts incomplete.

Further, the DEIR s project descnption varies significantly from the project description
provided to the public in the County’s own March 2005 NOF, The County stafl should have
provided an explanation in the DEIR of how the project described m the DEIR had several
project changes from the same project described in the County's prior NOP.
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1. AESTHETICS

A The DEIR Docs Not Provide Adeguate Information Regarding Projoect
Diesign to Determine Whether the Project Will Have Aesihetic Tmpacis

The DEIRs agsihetic impacts section 18 niddled with conclusory statements, m violaion
of CRQA. (Al Larson Boar Shep, Inc. v. Board of Harbor Conmissioners (1993 18 Cal App dth
T29, 739 ["In general °. . . the EIR must contain facts and analysis, not just the agency s bare
conclusions or opinions. "™ | ) For example, the Project Desenpuion portion states: “the town
center would be . . visually appealing. and compatble with surrounding development.” (Dudek,
Vizual Rezsources Techmical Report (SVETR") at p. 7). This sialement s conclusory, and the
DEIR. bascs its analysis on this statement, There i3 no information on the proposed architceture
or development, and it 15 therefore unclear whether this statement s true. Yet, much of the
folbowing analysis relies upon this assumplion

Muoreover, the deseriptions of development do not provide sufficient detail 1o enable the
public to fully understand the acsthetic impacts of the Praject. Generally, the analvsis is based
upan hapes and assumptions that are not adequately described in the Chaper | text/prajeet
dezign feamres of the DEIR, but relied upon as fact in the analysis. For insance, “descriptions™
of neighborhoods include only the following infiormation: (1) elevations and numbsers of
residences for the Terraces Neighborhood, and (i1) lot sizes and number of overall residences and
park acreage For the Valley Neaghborhood. There are ne descriptions of struciure coloer, water
tank color, architectural detmling that maght shield structure windows from producing glare, no
specifications on grading technique, or similar relevant details,

Further, as discussed in greater detail in the Project Description section, there is mo
functional landscape plan, or even a hist of anticipated plants. The DETR only includes pictures
of treex and planting arrangements from other sources, each of which iz carefully caveated 1o
refer 1o a specific plant list that 1= not availlable and not included in the DEIR. There s not
enough information for & member of the public ts ensure that the visual simulations are sccurate
and defensible. The reviewer is presented with no information that supports the simulations.
Instend, the reader 15 simply imformed i the text that “grade-adaptive architecture”™ would reduce
visual impacts. However, because “grade-adaptive architecture™ i3 not committed to in the
projest deseription as & Progect Design Feature, there is no certainty that this will ocour. Neither
i there any certuinty that the homes will be tan and brown as shown in the simulations, that the
water tank will look as represented, that trees will be installed as indicated, or that any other of
the visual representations made in the simulations will occur

The dizcussion of the simulations i simlarly ailent as w the umeframe represented by
the depictions. By excluding the specific aimulation showing landscaping at installation versus
“mature” for the simulations from Deer Springs Koad at Interstate- 15 MNB On Kamps, the reader
has to guess of they are looking at a sivation reflectng installanon, or some period in the future.
Additionally, the term “mature” 15 not defined - does this mean 5, 10, 15, or 20 vears alter

mstallation? An sccurate description of the future Project requires detml, and the DEIR, lacks
sufficient details, Without the detail, there iz no faith in the eredibility of the simulations, which

appear toosimply be a possible vision of the project but with no guarantes. Ahsent eriteria to rely
upan, such as committed project design features, a landscape plan specifying plant tvpes, and
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container sizes al installation, the ullimate Froject could ullimately leok quite different, and thus O-1-27
the public cannot adequately comment on the Project’s aesthetic impacts, Cont.

B. The YETR and DEIR Fail to Adequately Analyze Private Views

The VETR states: "Because CEQA does not provide for the protection of public views,
viewpaoints such az those located on private residences or private roads in the Hidden Meadows
and Lawrence Welk Village area have been excluded from consideration as prncipal
viewpomnts.” (VRETR atp. 5.) This analysis 1z outdated. While some of the criteria siress public
viewpoints, other acsthetic concerns, the word “public™ is not included in the Appendix G
thresholds, indicating that Mewland 15 only required to consider public viewpounis. In fact, the
law, dating back to at lcast 2004, indicates that there is no limiting factor regarding private
wiews, but it is the number of viewers impacted that factors into whether or nat the acsthetic
impact is significant wnder CEQA (See e, Qoean Fiew Fstates Hameowners Assoe, ne, v
Meontecite Warer Dizteer (20047 116 Cal App dth 396) The County Repoan Farmat and Content
Requirements for WRTHEs specifically note on that private views feed fo be considered when
things will be substantially different as a result of & land vse action such az a General Plan
Amendment, Specific Plan Amendment, or zoming. (See County Report Format and Content
Requirements st p, 93 The Project proposes a General Plan Amendment, adoption of a Speeifie
Flan, and a zomng change. The section then goss on W say that the privale views are therelore
treated qualitatively, but the treatment = scarce i the VETR.

The VETE states that private views are not used as key views, and does not prepare a
simulation. The VRTR falls silent and a few paragraphs on page 88 are the only additional 0-1.78
focused discussion of “non-public” views, concluding that the impacts experionces by those T
wiewers would be more “severe” than those o public road viewers (due to stationary view points
and longer duration) However, this is not raised in the significance conclusions. This is
purzling, beeause three viewsheds (non-public viewpainiz | thraugh 3) presented in the repan
clearly show that these are the viewsheds that have the greatest visibility to the heart of the
Projeci—u.e., thai portion of the Project thal 1= not really vizble (rom the immediately abutimg
public roadways because of intervening wpography. [n fact, the climination of the private
views —apparently bused on thewr private niture alone —shott-cireuts the duscussion relative Lo
numbers of viewers, and, for simulations, whether mot those views (especially from non-public
view 3) would constitute a worst-case locale from which a simulation should be prepared.

Additionally, elimination of those locales from the key views and “quantitative”
assessment completed for those key views carries over 1o an inadeguate and dismissive reatment
in the DETR. The nan-public lscales are nat given equal treatrmient sven in the assessment
process — the non-public views do not shew on the viewpoint map (Figure 2.1-3) and the reader
12 left to wWentify on their own the extensive resideniial uses on the serial and iry to relate them 1o
the view shed exvent depicted en Figure 2.1-2. This may result in the public assuming that they
wre nod important as point of departure for discussion, when in reality thas should be a conclusion
reached (il appropriate) after reasoned discussion.  Additionally, no real context for the textual
diseuzzion of the private view i= available because the three view sheds (shown for non-public
viewpoints | through 3) presented in the VETR are mussing from the DEIR. These appear 1o be
the view sheds that have the greatest visibility to the heart of the Project. Their elimination from
the DETR, removes much of the context from the discussion of ems such as "roadways™ from
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A
which views could be obtained, and does not truly disclose the nawre of thase private
views. This resulis in the reader of the DEIR beimg subthy rmisled a= o the nature of the
information available upon which 1o determine sdequacy of the DEIR assessment and therefore 0-1-28
does not gonstitule substantial evidence in support of a potentially inacourate sigmificance Cont

assessment. The number of viewers. the extent of their views, and appropriate analysis as o the
porential effect of Project implementation based on changes 1o existing conditions need 1o be
moge expressly presented for such “non-public” views, similar (o those of performeal for the
selected public key views, before the analysiz will be adequate

. The DEIR 1s Missing Important Information Regarding Grading

The DEIR also misses grading specifics, which have o large impact on visual assessment.
A clear understanding of existing conditions is eritical 1o an adegquate assessment of potential
Project impacts asociated with Project implementation. Twao very large overview elements are
specified for the reader— the Project will balance “cwt and fill” excavation and placement of fill
dirt on the Project Site, and 55 percent of the Project Site contains KPO-protected steep
shopes. The VRTR states that “portions™ of the Praject Site contain RPO-defined steep slopes in
excess of 25 percent glope™ (VRTE at p. 23) but after that, there is a total of three additional
references io siecep slopes, and il iz unclear if the term 1s being used relative to the ordinance or in
Iny-person terms. Three of the four references describe existing conditions, and one refers to an
adjacent steep slope. (1o at pp. 25, 45, 71.) In addition, the reference to “portions” of the
Progect Site 15 musleading.  As stated elsewhere in the analvsis (but not in the VRTR), over 30
percent of the Project Site contains RPO steep slopes. (DEIR at p. 2.1-3.) Those slopes are
distributed throughout the Project.  Alsa, the discussion of polential visual effect of the 148 acres 0-14-29
of impacted steep slopes (136 percent of the on-zite steep slopes per Figure 7 of the RPS
analysis) s mizsing. The DEIK and VE TR never provide information 1o know whal the stespest
slope ig, making it diffscult to aszeas the comext of the Project relative to how truly steep any
specific slopes might be, This, combined with the absenee of even a figure depicting where the
steep slopes are (e.g., Figure 7 from Appendix H) in the DEIR (land use, visual), and the fact that
the only close-in views to slopes in the VRTR are along a speciffic portion of Dicer Springs Road,
prevents the reader from reasonably envisioning the existing conditions.

The ahsence af an RPO steep slopes analysiz in the DEIR is a cignificant issue. The RPO
does not just address steep slopes relatrve to how they are dealt with in geotechmical terms. They
are vigual 1zgues, and require analvis relative (o the ordinance. This 1= demonstrated by the fact
that the waiver for “msignilicant” steep slopes is nol based on engineenng cniberia, but by
discussion of those slopes being 1solated snd visually indistinguishable {rom other non-steep
slopes protected by the erdinance, demonstrating “in-fill" conditions. The DEIR is silent as 1o
the sigmificance of the slope encroachments as deseribed m the County regulations and regquires
revision in order 1 be adeguate

Ik The DEIR 1= Missing Information to Adeguately Analyze Aesthetlc Impacis I 0-1-30
1. The Dvagt EIR Daes Nar Canply with Inserstare 1§ Design Gruidalines

Interstate 15 Desggn Guidelines Poliey 8, states that: “Any grading above 25% slope will 0-1-31
blend with the surrounding area, and be landseaped appropriately 1o look natural ™ (A copy of
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the Interstate 15 Design Guidchnes arc attached hereto as Attachment 1. The modificd slopes
remain visible along 115 narth of Deer Springs Road, and could be planted with grapes as O-1-21
opposed to native habitat, In addition, DEIR Scetion 2.1.3.4, discussing plan consistency, slales Cont
that the Project would be compliant with the [-15 Comidor Desagn Guidelines. Bui ihere 15 no :
substantial evidence in support of the conclusion, given the significant steep slopes on the
Project Sile

I The Draft EIR Dies Not Provide Any Design Information on the New
Freeway Imterchange Required fov the Project

The DEIR does not contain any information on the design of the new fresway 0-1-32
interchange, including new locations for freeway ramps, heiphts of any aenal ramps, or incheded
landscaping. Az a result, the DEIR i3 inadequate because it provides no basis for the aesthetic
analyzis of this praject component.

k3 Scemic Corridor Information [s Missing Importan fnformation Requiring
Rectreulation

Treatment of scenie comridor information 13 missing important information in the DEIR s
analysis. On DEIR page 2.1-36, there is a discussion of scenie vistes, The summary paragraph
discusses the lack of designated scemic highways and states that 1-15 and Twin Oaks Valley
Road are both County scenic corndors and discussion was provided as part of the Public Roads
analysis. Meither of these sections references the County stalus, however, and the [-15 0133
discussion does not mention the 1-15 Design Guidelines requirements, Those identifications
would indicate a hagher level af sensitivity relative o changes along those corndors, Discussion
of that possibility, and conclusions as to any heightensd concem, are missing from DEIR pages
21-28-29 and 32-33. despile containing language acknowledging that “local values and goals
may confer visual significance an landseape eompanents and areas that would atherwize appear
unexceptional in a visual analysis.” (DEIR at p. 2.1-13.) Despate acknowledging that local
values should be considered 1n 1is visual analyss, the DEIR does not include zuch an analyss

4. The DEIR s Disewssion af Light and Glare I's Linited T

The DEIR intreduces a threshold for light and glare “which would which would
adversely allfeet day or mighttime views in the arca,” bul thas thresheld was not [ully discussed or 0-1-34
analvzed. The nighttime lighting discussion seermingly penains only to ordinance compliance,
which may not fully address the issue of nighttime views and ambient hghting. This regquires
further analy s to be complete in order 1o disclose to the public the Project's potential impacts.

& The Cumuletive Fmpacts Discussion Deoes Nt Analvee the Profeet's
Tndividual Conteibution

The acsthetics cumulative impacts discussion does not conclude whether the Project’s
individual contribution is cumulatively considerable Instead, it only identifies whether the 0-1-35
Praject, along with the 11 cumulative projects, results in a cumulative conziderable impact
Assuming that the Project’s contribution is cumulatively considerable, based on the visibility
from public roads, extensive grading and percentage of structureshomes added relative 1o those
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af the other cumulative projects— the required discussion of mitigation measures is completely
missing, This is inadequate under CEQA and must be rectified. All clements af the discuszion
miuzl be provided, and ot does nod appear that the DEIR has provided such necessary dizcussion.

6, The Section Doez Not Analyae Growth Inducing Imipacts

Chapter 2.00of the County s EIR Content/Format Roguirements sates that when growth
inducing impacts are identilied in the EIR. they should be analveed. (A copy of the County’s
Mesthetic EIR ContentFormat Requirements is attached hereto as Attachment 2.) However,
such an analvsis appears 1o be mpermissibly missing from the visual subchapter, considering
that the DEIR concludes the Froject is growth inducing i Chapter 1.0,

In addition, the County ‘s EIR Content/TFormat Requirements require that Sections 2.5
foeus on significant impacts. The DEIR discussion in this section only summarizes preceding
teat, baoth significant and less than significant, which detracts from the focus on significant
impacts, Further, the diseussion omits a summary of the sigmificant impacts associated with the
growth-inducing and cumulative impacts identified in Chapter 1.0 and this Subchapaer 3.1,
respectively. This omussion results in a related omission of Appropriale mMitigalion Measurcs
{and, potentially, alternatives) discussion that must be added to the DEIR.

7. The Mitigation Measures Section Does Not Contain Mitigation Measures

Despite its name, DETR section 2110, Mitigation Measures does not gonsst of
mitigation measures, Rather, it is again primarily a narative restatemsent of prior conelusions
The County’s ETR Content/Format Requirements document mandates an “infeasible measures™
discussion and an analysis of why the measures are infeasible. Pan of the discussion includes
the text “additonal landzeaping . may also conflict with applicable fire requirements ™ (EIR
ContentFormat Requiraments at p. 29.) The statement that something “may™ be problematic
does not constiiule adequate review prior to disrmissal, especially 1inareas with substantial
hardscape and irrigation, such as the commercial arcas along 15, As such, the DEIR 13
inadequate becawse it fails to adeguately demonstrate that the mitigation measures are infeasible

E. The Praject Will Have a Significant Impact on Community Character

Under CEQA, environmental context plays a key role in determining whether there is an
aesthetic impact. (CEQA Guidelmes § 150640h).) “An activity which may not be sigmificant in
an urban arca may be signaficant in a rural area™ (Id; see g, Nmated Citizens for a Better
Commmnrity v Urifed States, 793 F.2d 200, 206 (S8th Cir, 1986) |disting uishing aesthetic impacts
in a “pristine wilderness area” from those in “an urban ety block™]. ) Addinenally,
inconsistency with a county or city general plan may indicate there is a significant aesthetic
impact. (Preserve Poway v. City of Poway (2016) 245 Cal App.dth 560, 578 | projecis not
congistent with “exdsting zoning and all asther land use regulations™ are more likely to have
sigmiicant acsthetic impacis].} Here, the Project as proposed s plamly inconsistent wath the
current zoning, therefore requinng a complete overhaul of the General Plan's zoning i order to
convert the reral Twin Caks Valley into an urbanized center,
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Impeact 1o “community character™ is cognizable under CEQA the degree that the project is
visually out of character with the surrounding community or will stherwise physically change
the comumunity. (Presenve Poway, 245 Cal Appdth at 578.) " A] secial or economic change
related to & phyzical change may be considered in determining whether the phyzical change iz
significant.” (CEQA Guidelines § 15382, City of Pasadena v. State of California (1993 14
Cal App.dth 810, 820

The Twin Oaks Valley community prides itsell on s rural character. The commumnity
resdents sought out and chose o live in the region for s raral nature, but are now being
confronted with a large development project for the third time that would wreparably alter the
community, Moreover, business owners such as the Golden Door chose this location due to its
rural, agricultural character

The world famous Golden Door was founded decades ago on achieving a healthy mind,
bady and spirit. Tt has earned intemational recognition as an iconic destination, nestled in the
tranguil beauty of Deer Springs Valley, with a reputation for excellence that reaches around the
globe. Renowned for ita impact on transforming lives, the Golden Door = celebrated as well as
its architecturally perfiect Japanese-inspired architecture, preservation of rare ar., and passionate
commilment to our environment. Today, the Golden Door leads the industry in sustaanability
elforts, and has restored farming and beckeeping en its property — sharing its bounty at a
community Farm Stand amd through retail operations. As a local land owner, farmer, and
emplover, Golden Door honors its responsibility o ouwr community by extending its suppont 1o
loeal and repional orpani gations and well bevond Galden Door cammite 100 percent of net

prafits 10 the prevention of child abuse and suppoming charitable organizations that wansform the
livves of children

Motsc and air emissions from over wen vears of construction, including the expansion of
Deer Springs Road, will occur nght next to the Golden Door’s property. Regardless of whether
such impacts are considered significant under the thresholds used in the DEIR, the Golden
Dioor”s guest experience roquires peace and tranguility. The Project’s construction and
operations will destroy the community s rural, tranguil character, Likewise, opening up Deer
Springs Road to increased traffic fundamentally changes the character of the community. Mo
onger will guests and residents have the feeling of traveling down into a pristine rural valley
when heading west fram 1-15, Instead, drivers will be placed on a freeway extension, and travel
throwgh a denser, more suburban sty le of neighborhood. Moreover, grading for Deer Springs
Road may apen up valley sight lines by removing an important ridge line, and it does aot sppear
the DEIR has analyzed this possibality, Further, visual changes could make the arca less enticing
to wildhife and that general loss of habitat and connectivity could drive out wildhife that s part of
the commumity character.

While the DEIR states thot development would be located holf' o mile away from the
Golden Door, it concludes that views to proposed development would be obscured by the Golden
Paoor’s landscaping and rising temain north of Treer Springs Road, MEMR ap 2163 Asihe
DEIR notes, the Golden Doar includes many miles of hiking trails in the undeveloped portion of
this property. The DEIR does not state whether the development would be visible from hikers
on the Golden Door’s praperty, moreaver, it 18 unclear how the DEIR reaches the conclusion that
views will be obscured by the resorl. The analysis 15 conclusory and 15 not supporied by any
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substantial evidence. It is vital o the Golden Door’s continued success that the surrounding arca
remains rural. The Project proposes fundamentally altering the community character, and
building homes within half a mile of the quiet resort. The tranguility of the resort and the abality
of itx guests to fully connect with nature will most certainly be ruined by not only the traffic and
construction impacts {discussed clscwhere in this comment letter), but also from the acsthetic
impact of turnimg a pristine wilderness aren inio a large-seale, ostennbly mixed use (han mostly
residential) development.  As such, the Golden Door will be foreed 1o elose if this Project moves
forward. The Golden Door cannot simply pick up and move. The historieal chameter of the
Golden Door cannot be replaced or rebuill with moving. The surrounding agricultural land and
rural mountanous terrain are part of the expenience and the ingrained character of the busaness,
and there are very few (if any ) remaining arcas in the County with such features.

The massive development proposed is cenainly out of characier with the surrounding
undeveloped mountainous teman and agncultural uses located on the Golden Door's property
The DEIR attempts to desoribe the community as a residential area, by claiming that
development s concentrated in the Champagne Village development and the Lawrence Welk
Village. (DEIR a1 p. 2.1-10.) However, these developments are located (as the DEIR concedes)
on the opposite side of the freeway, and therefore these developments cannot be used to establish
commumiy characier when the area surrounding the Project Site {and the Project Site isell), 1=
actually rural,

10
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IV,  AGRICULTURE
A Farmband of Statewide Importance

Section 2.2 3 1 of the DEIR states: “The project does nea contain any Williameon Ao
contract lands, County agricultural preserves, lands designated Prime Farmland, or Farmland of
Statewide Importance, nor any active imigated croplands or sther crop production. Az such,
none of these agriculiural resources would be directly impacted by the project.” The same
seclion notes: “A significant impact o mmportant on-site agnculiural resources would result o
The project Site has important agriculiural resources as defined by the LARA Model, and the
project would result in the conversion of agriculiural resources that meet the soul quality entena
fior Prime Farmland or Farmland of Statewide Importance, as defined by the FMMP." The
Ecology Artisans report provided in appendix GG of the DEIR. states at page 42: “The
Productive Land designation has been given to areas of the site with low slopes. 1t has been
focused on areas with soils that are Farmlands of statewide impontance, and ales includes some
shallower soils which have lower slopes and better access™ "The report at page 43 also states:
“The sites proposed for SPIN Farming are the deeper soils listed az Farmland of Suatewide
Imparriance with low slopes and good access.” Table 5 of the Esology Anisans report also
shows 4 soul types on site that are classified as Formland of Statewnde Importance. 1L appears
that the KaC2 soils are found in the development arcas of the Valley neighborheod of the Project
based upon figure 13 of the Ecology Artizans report and would therefore have a direct and
significant impact on soils listed as Farmland of Statewide Importance,

B Indirect Impact o Agriculture Will Oceur with Induced Growth

Section 2.2.3.2 of the DEIR states that indirect impacts will occur if land use conflicts
hetween the agricultural operation and the proposed Propect will resull in conversion of
agricultural resources to non-agricultural use. The growth inducing aspects of the Project and
the fundamental change to the land uses in the area are hikely to mduce the conversion of
agricultural land 1o residential land. County staft specifieally ramed this issue in the Property
Specific Request ("PSE™) NC42 stafl repont stating: “The adjacent study arca constitutes
primarily agricultural lands. Further analysis would be required to determine the effect of o
density increase on efforts (o preserve important agriculiural arcas of the county such as this
one” The staff report alsa notes that changes to the Project Site will impact surrounding
properties, [1]hese incresses in development potential on this property also required
consideration of the designations on the properties in the sureounding commumty. 11 would not
be appropriate to increase development substantially on the site while significanily restricting
development on the surrounding properties.” The fundamental change to the Twin Oaks area
proposed by this Project has the potential to incentivize changes to land uses on adjacent
property. As noted inin the County stafl report, the Project changes would provide justification
for the County to allow other propertics i the arca lo change land use designations from Rural to
Semi=Rural lands and replace agriculiure with homes because [t would not be appropriate o
increase development substantially on the site while significantly restricting development on the
surrounding properiies.”

Therelore, a significant indirect impact from the Project 15 hikely to ocour,
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C. Impacts to Land Use Policies Regarding Agriculture

The Project will violate General Plan policies LU-5.3 and COS-6.2 and therefore will
create a significant impact® The policy LU-5.3 is 1o “ensure the preservation of existing open
space and rural areas when permitting development under the Rural and Semi Rural land use
designations,” Similarly, COS-6.2 15 a policy regarding the Protection of Agricultural
Operations.  The Project violates these policies by elimuinating rural lands on the Project on such
a massive scale that it is likely 10 induce development of other nearby areas in the Twin Oaks O-1-43
and Bonsall communitics designated as Rural Lands. As noted above, County staff have stated
that: “These increases in development potential on this property also required consideration of
the designations on the properties in the surrounding community, It would not be approprate to
merease development substantially on the site while significantly restricting development on the
surrounding properties.” Therefore, development of this scale on the Project Site has the
potential to induce growth and development which will not preserve rural lands and open space
and ¢ould lead to the replacement of agriculture with homes in violation of the General Plan
pohicies,

n. Cumulative Impacts to Agricullure

The DEIR s statement at page 2.2-17 that: “The proposed project 18 nod anticipated to
change the existing environment, and would not result in the indirect comversion of off-site
agriculiusal resources to a pon-agriculiural use or adversely impact the viability of agriculture on
land under any Williamson Act contract,” 15 in direct confhict with the County stafl repont for
PSR NC42 which stated that “1t would not be appropriate to increase development substantially
on the site while significantly restricting development on the surrounding properties. ™ The PSR
W42 request was for approximately 1,100 homes while the Project proposes almost double that O-1-44
amount. (The NC42 PSR Stafl Report dated June 20, 2012, is attached hereto as Attachment 3.)
The DEIR at section 1.8 discloses that the Project will have significant and unavoidable impacts
from growth inducement, because “as the proposed uses are developed on the project Site,
existing adjacent land may be encouraged to intensify uses.” The DEIR in section 1.8 raises the
same concern about indirect impact that were raised by County stafl in PSR NC42, and stands in
conflict wath the statement on page 2.2-17. The Project will have indirect impacts to agriculiure
by mducing the replacement of agnculture with homes as the area urbamzes.

* The County’s ueneral Plnm is a pub]:: documm in possession of the County that can be
accessed at The General Flan 1s
imcorporated by rtf:r:noc into this Itll::r
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V. AR QUALITY

The DEIR s air quality analvsis suffers from several fatal flaws and should be
réecirculated with additional analysis and nabigabion propasals in order to comply with CEQA
Further, the DEIR fails as an informational document because of the inaccessible presentation of
the air quality anabysis, The air quality sechion—Section 2. 3—delers much of the air quality
anaby s o Appenddix G, Appendix G, m tum, 1= divided inte three separate documenis iotaling
nearly 6,000 pages and including multiple appendices of its own, At least one of the appendices
to Appendix G contains a data dump with thousands of pages of numerical data, lacks header
rows, and 15 not provided in o sortable or reasonably ascertnmable format, Multiple commenters
with extensive experience in air quality analysis hove commented on the inaccessibility of this
data. (See Phyllis Fox, FhID, PE, Comments on the DEIR for the Mewland Sierra Project al
{Aug. 14, 2017) [“Fox Report™].); Lener from Gregory A. Loron, PE., to Ashley Smith, County
FPlanning & Development Services ("FLSET), Comments an the Newland Sierra Dvaft
Environmental Impact Report (DEIR) {Aug. 7, 230171 If expents in the air quality field are noa
able 1o decipher the information provided in the DEIR and iz appendices, the DEIR cannot
fulfill CEQA s requirement as miormational document for the public and decision makers.

The Golden Door requested that the County provide the dats i Appendix G oan
asvessible form, bul the County refused o provide such information, instead delernng 1o the
developer's consultant and claming that County had not even reviewed such matenal. (Letter
from Sharon Ippolite, County Planning & Develepment Serviges, 1o Andrew D, Yancey, Latham
& Watkinsg, Public Records Act Response re Newland Swerra (July 27, 200 T7) attached hereto as
Attachment 4.3 Mot anly does this refusal to provide accessible information deprivie the public
of its right to review the hasis for analyais of environmental impacts, ineluding toxic air
enmssions and carcinogense agents, the County s admissian that 1t has not even reviewed the data
itgelf iz an improper abdication of its independent judgment as lead agency under CREOA

The information that is discernible from a review of Secton 2.5 and Appendix G further
supporis the need for recireulaion.  Various zourcez of air emissions are omatted or
underestimated, sensitive receplors were not properly identified or analyzed, proposed mitigation
mensures [l o reduce impacts, and underlying assumplions in the analyss are e or

undisclosed.
A Ormitied and Underestimate Emissions and Analyses

The DEIR omits any analysis of Valley Fever, which is an infectious disease cansed by
inhaling certain spores. San Thego County is endemic for Valley Fever, with reported cases on
the rise singe 1990, Valley Fever spores could be disturbed during construction and infect
construction warkers, agneuliural workers, local residents, and employvees and patrons of
businesses in the area. The DEIR does not provide any analyae of Valley Fever ar analyze
nearby sensitive receptors, and the proposed mitigation measures will be ineffecuve with regard
o Valley Fever. (See Fox Report at § 3.1.) The County should recirculate the DEIE with an
analysis of Valley Fever, studies specilically evaluaung the impacts on all potential sensitive
receplors, and mitigation proposals that would avoid or mimmize the impacts from Valley Fever
in & manner that protects public salety,
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Emissions caused by wind erosion are not adeguately analy zed in the DEIR. The Froject
progoses approximately 10,7 million cubic yards of cut and fill and notes that 2.4 million cubic
yands will be relocated on site—while apparently remaining sillent on the disposition of the
remaining 8 3 million cubic vards, Any excavated soil becomes a potential source of fugitive
dust that may be carred throughout the community by wind erosion. The DEIR appears to onut 0-1-49
analyns of the impact of fugitive dust from wind erozion and the radius that may be impacted.
The DEIR should alse clearly mdicate the usc of the 8.3 mallion cubic yards of cut and fill that 15
ned relocnted en site ind whether and fo what exient 1t s included nthe sir quality impacis
analysis as a sources of emissions,

In particular, the DETR fals 1o provide specific analysis of Santa Ana winds that oceur
periadically on site and alter the tvpieal wind pattem, resulting in o dilferent impact eadius for air
emissions. The DEIR omits analysis of impacts from air emissions generated by rock crushing 0-1-50
during Santa Ana winds, which poses a high a risk to health and safety. This amitted analysis of
wind eresion and of Santa Ana winds understates the Projest’s air quality impacts.

Operational mobile souree emissiong have been undercsnimated. The Praject
overestimates the credit from its TIM program by crediting trip reductions as 1f this proposed
sprawl projeet were urban infill warrantng eredit for land use diversity, multi-modal
transportation opportumilics. and proxumity to tansit. The faws i the DEIR's TDM
caleulabions are discussed 1n more detml in the Greenhouse Gas and Transporiation sections of
this letter. The improper reduction in operational trips resulls in a commensurale improper
reduction of air emissions for aperational mohile sources. The DEIR s calculation of mohile
soaeree emissions should be revised 1o decrease the eredin 1aken for inefTective TEM measures
and report the full range of air emissions from operational mobile sources. (See STC Traffic,
Ine., Trathic and Transponanon Comments: Newland Seerra Traffic Impact Analysis Report and
Ageociated TrafTic Technical Swidies [“STC Report™], Fox Reportm §§ 293 38 In addition,
providing for the build out of the commercial center in 1n Phase 2, while over 1,800 residential
units are proposed in Phase 1 should result in unavaniability of a land uze diversaty credin for inps
occurring prior o construclion of the comanercial center. (Fox Reportal § 3.8.) Analysis of
operational mobile source emissions prior (o construction of the commercial center should be
scparalely analyzod and mitigated.

0-1-51

In addition, the DEIR should ¢larify whether mobile source emissions on Sarver Lane T
have been mcluded in the air quality analvsis, The Traflic Impact Analysis fails to analyze
traffic impacts on Sarver Lane. Volumes on Sarver Lane are expected to increaze from
approximately SO0 trips per day 1o approximately 6,300 rips per day. (S5TC Report a1 § 9.1 Thas 0-1-582
sipnifizant trip increase will result in additisnal sir emizzions from aperatianal mabile sources
These increased emissions should be anabyzed for impacts to all receplors on Sarver Lane,
meluding the Hidden Valley Zen Center, S0 Mark's Catholic Church, and nursery properties.

Oither air ermissions have been underestimated i the air quality anabysis and health risk 1
assczsment. The DEIR caleulation of air emissions appears to omil erissions from ofl-site
roadway and utility improvements. (See Fox Keport ot §§ 2 5-2.6, 3.5 At o minimum 0-1-53
emissions from demaolition of the existing 1-15/Deer Springs Road interchange and the
regomestreetion of a new interchange (as required for the Project”s traffie matigation) ane not
ineluded. In fact, no construction of design information has been provided for the imterchange T

0-1-54
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anvwhere in the DEIR. The DEIR's conclusion that the mew interchange would not increase
operational air emissions is unsubstantiated and unverifiable because no design information is
provided. (See DEIR at p. 2.3-26.) The DEIR also underestimates emissions from water use,
because the volume of water needed 1o contral air emissions during construction hasz not been
adequatcly quantificd or disclosed. (Sec Fox Report at §§ 2.10, 3.5.) In addition, it appcars that
air ermissions from wastewnter ireatment and disposal were not included i the DEIR s cmissions
calculations. (Sceid at §§ 2.11, 3.5.)

Finally, the DEIR underestimates air emissions from construction worker trips
Caleulations for these worker trips are provided in a 2016 report from Fuscoe Engincenng,
which was not made available as pant of the DEIR, resulting in failure 1o publicly disclose
emissions caleulations. In addition, the DETR s assumplion of a 20 mile worker and vendor
lengih trip is insufficient considering the number and skill level of workers that will be required
to construct the Project. (See Fox Keport at §§ 2.3, 3.5.) The DEIR alaos underestimates the
emissions from construction equipment by assuming use of Tier 4 engines for all construction
eguipment. vel the DEIR specilically allows for engines with higher emissions. (See id at §§
24,35)

The purpose of an EIR 13 o analyze and publiely disclose emaronmental impacts,
determuine whether such impasts are sipnificant, and propose miligation measures and
alternatives to reduce or avond such impacts. Because the DEIR s air quality analysis ormts or
underestimates air emissions, the DEIR, fails as an informational document and docs not provide
suffieient information for sigmficance determinations or miligation or altermatives proposals
Mew analysis should be conducted 1o cormect these Naws and recireulated for public review and
comment under CEQA

B Sensitive Receplors Were Omilted or ITmpropecly Analyzed

The DEIR fails to adequately disclose and analyze off-site sensitive receptors for air
quality impacte. Section 2.3 makes several references 1o off-zite sensitive receptorns, including “a
mebile kome park, the Golden Door Spa, and estate development along the border of the City of
San Mareos and the unineorporated portion of the County ™ (DEIR at p. 23244 However, the
full extent of identified sensitive receptors is unclear from the analysis. Tt is also unclear i
sensitive receplors were only considered based on mmipacts from activities on the Project Site or
whether construction of off-site improvements was taken into account when determining the
radius in which to wentify sensitive receptors. Tn addition, Section 2 3 provides only a jumble of
informateon about impacts o off-site sensitive recepiors without defining which impacts may
occur at which off-cite sensitive receptors. For example, analysis of toxic air contaminants on
page 2.3-30 only refers to on-site sensitive recepiors. Because mitigation may have o be
taibored to cach individual location, specific information s required for analysis of impacts 1o
off-site sensitive recepiors, Section 2.3 does not clearly identify off-site sensitive recepiors or
impacts thereto.  Such analy iz may not be relegated only to an appendiec under settled CEQA
case law.

The DEIR has not adequately analyze the health rsk impacts of emissions from vehicles
on [-15 to schoolchildren and school stall, Project residents, and commereial conter emplovees
and patrons, Placing new uses in close proximity 1o a freeway ereates a health risk that must be
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analyzed and mitigated with specific consideration to individuals who may be put at risk, The 1 Cont.
PEIR also doss not adequately snaly 2e the impact of nereased sir ermissions from nerensal nps
on [-15 1o sensitive receplors in uses on the east side of [-15 adjacent to the project, including the 0-1-53
Champagne Village commumity —a retirement communily a vulnerable senior population, L

Further, the DEIR"s discussion of the proximity of residents to the Town Center references an
appendix, but fails 1o stane which appendix is cited. (See DEIR at p. 2.3.27.) Because so much
of the DEIR"s analvsis is relegated to the appendices, the failure to indicate which appendix is
hemng eited further coninibutes o the imaccessibality of the DEIR as an infermational document.

0-1-84

In addition, the DEIR does not appear to analyze impacts to schoolehildren from
proxumity to the freeway, While DEIR notes that residences in the Town Center are
approximately 570 feet away from the frecway, it does not disclose the proximity of the school
site to the freeway. (See DEIR atp. 2.3-27) Becausc no specific school proposal exists for that
sile, the DETR should consider the closest point on the proposed school site Tor its proximily
analysisto 1-15, In addition to not knowing any specific siting details for an eventual school
Ioeation, children on the site are hikely to use the entire prounds, including the points closest o O-1-65
the freeway. A growing bedy of science has identfied health impacis from proximity to
frecways duc (o dicsel and other emisgions. An impact zone of up to 1,000 feet 13 considerad
appropriate lor analysis. (See “The diesel zone of death s a thousand feet” CalTrans Nnalizes
environmental report for 13 = 36 project, Marty Graham, San Dicgo Reader (Aug. 10, 2007),
attached hereto as Attachment 5.3 The DEIR only proposes a 500 fool impact 2one and appears
to omit analysis of impacts to schoolchildren. The DEIR should be revised to disclose the full air
quality impacts of proximity 1o 1-15 and propose mitigation for such impacts,

The DEMR also fails to adequately analy 2e emissions from the gas station on MMesa Rock
Road Emissions and fumes from gas station operations can be parmcularly impactful, and the
gas station is located near the proposed commercial cemter and schoaol gite. In addition, large
trucks and tractor tralers entening the gas staton on Mesa Rock Road and tuming around in the
vicimty of the Project’s entrance could impact commercial center patrons and employees as well 0-1-66
as schoolchildren. Thas gas station 15 oflen frequented by long haul trucks and 15 localed near the
Propect's commercial center and school site. Simalarly. the DEIR does nol adequately analy ae
the impact o schoolchildren of emissions from large delivery trucks servicing the proposed
commercial center

Becawse the DEIR dogs nod include a grading plan or any alignment information For the
gix-lane buildoat seenario on Deer Springs Road, the DEIR fails 1o analy 2e the air emission
IMPEcs 1o Sensitive receptors from the claser proximity of vehicles 1o such receplons caused by
the ultimate Deer Springs Road alignment. The need for an analysis of the air quality impacts of
a six-lane Deer Springs Road analysis is confirmed by the Traffic Impact Analysis’s assumption
of asex-lene promse artenal configuration for Deer Spomgs Boad (i its modeling other than for
Crpuion A) and omission of medeling for o fowr-lane configuration. (STC Reportan 123 O-1-67
Eecause the DEIR does not provide the six-lane decign information for Deer Springs Road, the
air quality analysis provide Tor both a scenagio with full buildout holding the southern line of
Deer Springs Foad and constructing all additional roadway 1o the north as well as a scenario
helding the northern line of Deer Springs Road and constructing all additional roadway to the
south. Such an anabysis would provide for the full patential impact to receptors on cither side of
the raadway. Omission of such an analvsis fails 1o disclase the full range of impacts 1o sepsitive
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receplors along Deer Springs Road and prevents proper impact determinations and mitigation Q-1-67
proposals. Cont.

Further, it is unclear if the air guality section provides analysis of the mobile sources
emissions from traffie velumes on a six-lane Deer Springs Road configuration as reported in the 0O-1-68
Traitic Impact Analvsis, The impacis of such emissions should be considered

C. Mitigation Proposals Will Not Reduce or Avoid Impacts

The DEIR discloses that the Project is inconsistent with local air quality plans (State
Implementation Flan ("31F") and Regional Air Quality Strategy ("KAQS"™)) because the
Project’s land use density is not included in SANDAG"s plans. This results in a significant
impact. As mitigation measure M-AQ-1, the County proposes 1o revise its population estimates
prior o SANDAG"s next Regional Housing Meeds Assessment ("REMNA™) update. This
proposal is circular, unenfarceable, and an improper deferral of mitigation under CEQA. The 0-1-69
DEIR (mlz to adequately analyze how 3-AQ-1 would deerease the impaciz on public health
from air emissions or how the County’s proposed revised population. employment, and housing
forecast would eause air ermissions quantities 1o comply with the SIP and RAQS. There 13 alsa
no eertainty a3 1o whether SANDAG would sccept the County s forecast, In addition, this
mitigation mensure would improperly defer SIP and RAGS comsutency. [Lalso presemts ewrcular
logic that if the plans are later amended to provide for consistency, then there will be
consislency.

Operational mitigation measures that rely on trip reductions are inadequate as deseribed
further in the Transportation Section of this letter. Construction miligation measures are
impermissibly vague in defining the tvpe of equipment and vehicles 1o which they apply, In
addition, mitigation monitoring should eccur more frequently than proposed. Additional
mitigation measures are required to sdequately mitigate the Project’s impacts, including 0-1-70
messures with more concrete application of Tier 4 engine requirements that do not contain
exemptions rendering them illusory. The Fox Repon provides a list of air quality mitigation
measures that could be included for the Newland project. {See Fox Report at § 3.10.) The
County should congider each of these measures

I Underlving Assumptions Are Incorrect or Undizsclosed

The DEIR s falure to provide a detailed construction schedule and to disclose the
underlying assumplions o the snalvais of construction-related impacts imvalidates the mr quahty
analysis and causes the DEIR o fail a3 an informational document. The two page summarny
schedule mcluded i Appendix & 1= msulficient. 1t s commonplace for ElRs o include robust
construction schedules and assumptions, and this DEIR should not be an exception. Further, the 0-1-71
brasis for much of the air quality analysis appears 1o be provided in the consullanls’ undisclosed
email communications, phone calls, and documents—which were only provided to the Golden
Dwor upon reguest four days prior the public comment deadline and which were not provided to
the puhlic at lirge. (See email from Ashley Smith, PDS, to Andrew Yancey, Latham & Watkins
(Aug. 10, 2017), artached hereto as Attachment 6.)
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Two mmportant aspects of air quality analysis arc understanding the potential overlap for
construction activities and the proximity of various construction activities 1o each ather. The
DEIR fails to adequately deseribe the overlapping phases or activitics or the proximity of
activities to cach oiher. Because construction schedules can be affected by circumstances
cutside of the County’s or developer’s control, it is important that any potential overlaps are
analvzed in a reasonable and conservative manner. In addition, because the location of ar
emissions can be an important factor in air quality impacts analysis, understanding the proximity
of various overlapping activities is significant. The DEIR fails to provide the necessary
reazanable analysis of construstion activity averlap and proximity

Meither the timing nor location of hlasting is disclosed in the DEIR. (See DEIR Impaat
M-7 |*The locatbions where blasting may be necessary is not known at this time. Also, other
details such as blasi-charge weighis are not known at this time; thus, air-blast overpressures
cannot be predicted.”]; DEIR at . 2.10-24 [“At the current stage of project design, a blasting
study has not been completed, and no specific blazting timelines, blast numbers, or locations are
proposed or available.”].) Because blasting is a singular and acute action, the location, numbers,
and bimes are imporiant information for analyzing air quality impacts.

Moreover, the DEIR 13 internally inconsistent in stating that “indnidual blasting or rock
crushing activitics during Phascs | and 2 would occur sequentially and not overlap.” (Sec DEIR
atp. 2.3.32) As already noted. the blasting schedule has not been completed; therefore, it 1s not
possible to assert which activities would or would not overlap with blasting.

A conservative analysis should be provided 1o diselose s impacts of blasting overlap
with all construction activilies, including rock crushing. A reasonable and conservative analysis
of blasting overlap with operational activities should also be provided. Further, because blasting
Iocations are not diselosed, a reasonable and conservative analysis should be provided o
evaluate the impact af blasting ar the elosest passible lacation to ather canstrustion activities, 1o
operational activities, and 1o existing businesses and résidences. [n the absence of morg specific
information about the loention, number, and timing of blasting, the worsi-case impacis musi be
idemified 1o ensure that mitigation i3 properly analveed. Impacts included from such a worst-
ease analy=iz should include erystalline =ilica and all poieniial toxie and eniena polluianis.
Failure to analyze these impacts is neither reasenable nor permissible under CEQA,

The lack of blasting information in the DETR i3 noteworthy, Why does the County not
have more detaled and certnin information about blastmg? Do the project proponent or the
consultants possess additional blasting information that has not been diselosed 1 the County ™ Is
the project proponent unaware of e volume of rock or other matenal that will need to be
blasted in order 1o construet this project in such o steep area with so many rock outeroppings and
granite slopes? The lack of blasting information pervades the impact analysis for air guality and
other impacts and requires further disclosuse of this information and recirculation of the DEIR
after a good faith disclosure has been made.
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V. BIOLOGICAL RESOURCES

The Praject Site is lecated on an important core habitat area that provides for regional
linkage [t is lacated within pré-approved mitigation area (“PAMAT) land 10 the Draft MNorth
County Multiple Species Conservation Program (“NC MSCP” or "Plan™) and surrounded by
PAMA on all sides. The Prapect Site is the second largest block of contiguous natural habitat
west of 1-15 mm PAMA. The draft NC MSCP habitat evalusbion model indhcates habitat om and
adjacent to the Project Site 13 moderate, high, and very high quality habitat. (Maps attached
hereto as Attachments 7-10 demonstrate the high habitat value and the Project Site’s importance
a5 regionnl core linkage )

The Project Site is situated in a critical location that currently allows it to serve as a
slepping stome between habitat patches north of Escondido, San Marcos, and Vista to the
Merriam and San Marcos Mountains, Moosa Canvon, and the San Luis Rey Kiver. The area
offers drainages and ndgelines, features known 1o suppon wildlife movement, rinning in bath
east-west and nonth-south direciions. (Megan Jenmngs, Ph D, Mermam Mountains Wldlifie
Conncetvity Review at 1 (Apail 18, 2001 7) [“Jennings April 2017 Repan”™|, attached hereto as
Attachment 11.) The Project Site also includes imponant habitat for California coastal
gnatcateher, which has been observed on-site.

The Mew land Project, however, threatens to fragment this important core habitat area and
sever regional wildlife convections.  lis development foctprint is located directly on top of
corndors mapped by an expert biologist who specializes in wildlife connectivity.  Further, the
Project’s off-site improvements and inereased vehicle trips will further inhibit connectivity and
molate species in contrast o best available science, Despite these severe and irreversible
impacts, the DEIR wakes impermissible short cuts in its analvsis by assuming futare approvals by
the County as well as the LS. Fish and Wildlife Senvice C"USFWS™) and Californis Deparment
of Fish and Wildlife (“CDFW™) (eallectively, the “Wildlife Agencies™) The DEIR ignares bath
best available science and legal requirements in its identification. analysis. and mitigation
proposal for impacts io biological resources. The County should previde a revised biologieal
analysis that conforms with best available science, analyzes and mitigates for impacts, and
complies with legal requirements and recureulule the bielogy section and bologieal techneal
reports i accordance with CEQA.

A The DEIR Ignores Inconsisteney with the NC MSCP

The N MSCP's purposes include providing a regional, inter-connected preserve system
and avonding the need for projgect-by-project negatiations with multiple permitting processes. As
such, it is eritical that the NC MECP be hiolagy -driven and nat pravide spacial ireatment for any
particular developer. As part of the planning process, the County and the Wildlife Agencies
have consulted seientific expenes and idemified land with impartant balopieal characteristics,
which has been charactenzed as PAMA and 15 intended to provide the basis for a reglonal
preserve. As such, sdherence to the best avalable science for preserve design s of paramount
importanss, which includes the presenvation of contiguous blocks of habitat,

The County is in process of preparing a draft NC M3CP, which has not been made
avatlable o the public. We understand that a drafl Plan may be provided to the public later this
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year, and a DEIR for the NC M3CFP may be published in 2018, with final approvals projected for
2020 and 2021, The County, USFWS, and CDIFW must all approve the NC MSCP before it can
take effect.

Durnng preparation of the Plan, projects proposed in the NC MSCF area are subject to an
“interim process” outlined i a 2014 Planning Agreement signed by the County, USFWE, and
CDFW. (A copy of the Planning Agreement 1s attached hereto as Attachment 12.) This interim 0-1-78
process requires that projects be consistent with the NC MECE"s preliminary species and habitat Cont.
preservation goals and requires that project approvals not eompromise the suecessful
implementation of the NC MECP. As such, consideration of NC MECP consistency and goals 15
an integral part of any development project’s CEQA review for biological impacts—even befong
the Plan has been completed.  Thus, while specific features of the NC MICP have nol been
implemented and may not be relied on to avoid analysis of biological impacts, there is a legal
reuirentent that development proposals conform to the MC MSCFs underlying principles

1. The DFEIR Impermissitly Relles on an Unapproved Hardline Desigrarion

The IHEIR incorrectly siates that the proposed project has been planned in accordance
with the planning principles of the draft NC MSCP because it has been “identified as a proposed
hardline aren in the draft North County Plan, which means the propesed progeet’s development
arcas and hiological open space areas have been predetermined and hardlined for the purposes of
the drafl Norh County Plan.” (DEIR at p. 2.4-82(B).) No such hardline agrecment exisis and
any predetermination of the Project”s allowable development footprint is improper and Q-1-79
unsupported. The County admitted that no hardline has been approved for the Propect in a letter
from its Planning Darector carlier this vear. (Letter from Mark Wardlaw, County of San Dhcgo,
to Christopher W, Garrert, Latham & Watkins, dated June 5, 2017 [*Wardlaw Lener”), amached
hereto as Attachment 13} Any hardline agreenvent would require concurrence from bath
LIEFWE and CDIFW before taking effect. Mo such concurrence has heen provided. i iz
improaper under CEQA, for the County to rely on the Dratt Plan for its impact determinagion.
(See Minsvard, 40 Cal 4ih ai 440.)

The DEIR s analysiz of the Project’s consistency with the NC MECP, however,
incorrectly assumis that impacts and mitigation are consistent with the ®NC MECE, even though
no such analysis has been completed by erther the USFWE or CDFW and neither agency has
agreed 1o this position. (Sce DEIR ot pp. 2.4-5 w0 2.4-6, 2. 4-82(B) [Minding that “the proposed
progect would not preclude or prevent preparation of the subregional NOCP, and impacts would
b less than significant’® beeause “the projeet developrment impaet areos and preserved open
space areas have been predetermined and hardlined for the purposes of the draft North County O-1-80
Plan™].) This significance finding lacks suppon. As a result, the DEIR s analysis of impacts and
mitigation i deficient and reliance on the false assumption of a hardline designation is circular
In fact, the DEIR fails io even mentron that the Project Site 1s located in PANMA, presumably
hased on this false assumption regarding the hardline designation. The DEIR notes that
surrounding propertics are located m PAMA bat fails to disclosc that the Project Sibe itsclf =
located in PAMA.

Ths attempted reliance on a hardline designation in the NC MSCE s an improper
attempt al tiering under CEQA, In certain circumstances, CEQA allows for a project’s
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environmental review to rely on a programmatic environmental document for portions of its
environmental analysis. (See CEQA Guidelines §15152.) Tiering is not permitted in this
instance, however, because the programmatic environmental document (the NC M3CF) has not
been completed. (See Finevard, 40 Cal 4th at 440 [*To the extent the FEIR attempted, in effect,
to tier from a fufwre environmental docament, we reject its approach as legally improper under
CEQA "] [emphass i onginal].) Any attempt o rely on g hardline designation in the NC
MSCP must nod occur until the NC MSCP (with the hardling) has boen approved by the County
and both Wildlhfe Ageneies. The Califorms Supreme Court bas held that such an approach
“avord[s] 1ull discussion™ of a project”s impacts, which fails to satisfy CEQA's informational
purpese, (fo at 440410 “An EIR cannot be tiered from another EIR if the labter is not yel
complete.” (fd ot 449.)

What is more incredulous about the DEIR's circular reasoning is that the Mewland
Projpect i the anly project currently propased in the NC MSCF that both (a) does not have
Wildlife Agency concurrence and (b) has not even been approved by the County. An internal
draft of the NC MSCP dated May 2017 obtained from the County by Public Records Act request
indicates that the Newland Project 1= designated as a hardline in the Drafi Plan “at the apphcant’s
request,” (Draft MNorth County Multiple Species Conservation Program, dated May 2017,
Excerpt re Private Hardline Designation (Pending Board Approval/Pending Concurrence from
Wildlife Agencies), attached hereto as Attachment 14.) This Draft Plan has not been approved
and has not even been available for public comment or recenved concurrence from the Wildlife
Agencies. For the County 1o omit analysis of impacts and matigation for NC MSCP consistencoy,
pursuant o the Planning Agreement, hased on the “applicant’s request™ that their Praject Site be
desagnated as a hardhine in the Drafl Plan has no legal basis, no scientific or evidentiary suppor,
and contravenes CEQA s purpege 1o infarm the public and decision makers of environmental
impacts and propose mutigation for such impacts, Such legal error would be reviewed de novo
by a court. (Cine of Havward v Trusiees of Call Sate Univ, (2015) 242 Cal App.4th B33, 830)

Further, reliance on thiz falze assumption belies the County’s own May 2015 Scoping
Letter that Wentilied NC MSCP consistency as a “mapor propect isswe.” The Scoping Letter
concedes that no hardline agreement has been approved for the Newland Project, noting that “if
the Wildhife Agencies Hardline Agreement 13 not approved, the project would be required 1o
comply with the North County Flan and its requirements for progects in [PAMA], including
avoidanes of eritical papulations of sensitive species and adherence ta preserve design and
linkage principles. If the Morth County Plan has not been approved priar to the praject maving
farward, the prajeet will require compliance with the Habitat Lass Permit (HLP) Ordinanee and
the County and Wildlife Agencies Planning Agreement.” (County of San Diego, Newland Siera
Scoping Letter at 4 (May 7, 2015) [herealter “Scoping Leiter™).) The “applicant’s requesi™ that
the Project Site be designated as a hardline in the County™s draft of the NC MSCP does not
resnbve the “major project 1ssue”™ wentilted by County stafl jusi over two years ago because it 15
not analyzed as subject to the requirements for PAMA discussed i the Scoping Letter.

Moreover, any reliance on a 2005 “Hardline Foints of Agreement” for the Merriam
Mountains Project is nol valid and should not be considered as support for assuming a hardline
agreement for the Newland Progect. The County has admitted as much, (See Wardlaw Lewer,
Attachment 13.) The Merriam Mountains project was repected by the Board of Supervisors in
2000, and the applicant has made numerows public stalements altempling to distance themselves

21

RTC-71

0-1-81
Cont.

0-1-82

0-1-83

0-1-84

Newland Sierra Final EIR



Comment Letters

June 2018

from the failed Merriam Mountains project. In addition, the 2005 “Hardline Poims of
Agreement” contained various conditions that have not been fulfilled, including an amendment
tor the Rexource Protection Ordinance (“RPO™), project consistency with the 2011 General Flan
update (which the applicant is currently seeking to amend due to its Project’s inconsistency’), and
purchase of the “Captains Associates property”™ located north of the Project Site near [-15. None
of the conditions have been fulfilled

Finally, the DEIR cannot rely on the proposed hardline designation for all Project
impacts, because the Projeet’s ofl-site improvements and indirect impacts, including to wildhife
connectivity by mereasing traffie volumes on surrounding ronds, are not included in the hardline
footprint shewn in the DEIR. Any off-site impacts would have to be scparately matigated even if
the hardline was to be implemented a= propesed —which, as deseribed i detal above, has nat
occurred.

The County iz well aware of public concerns about ite designation of the Newland Praject
Site as a hardline in the draft NC MSCP. Earher this vear, several organizations contacted the
Coarnty to express their concemn alter the County disclosed at a NC MECP steering committes
meetimg that it planned to list the Project Site as a hardline. (See Altachments 15-18.) In
addition, the Wildlife Agencies each submined somments on the Praject’s NOP noting the need
for a revised desagn to avowd impacts o wildhife and habatat, which clearly indicates the Wildhilc
Agencies” concerns with the Project design that 1s now proposed as the hardline designation.
The County s reliance on the false assumplion of a hardling agreement in the DEIR, therefore, is
am improper short et resulling in amission of analyses and mitggation required by CEQA

3. The Project Is Inconsestent with the NC MSCF Planmng Agrecment s
Priveiples

Under the NC MECTP s Planning Agreement, projects prapazed in the NC MSCP, like the
projrosed Newland Fropect, must comply with the goals and intenim process owtlined in the
Planning Agreement even though the NC MECP has not vet been approved. Section 6.6 of the
Planning Agreement discusscs how it applics to interim project processing and new projects
considered in the imterim before the MO MECP 15 approved.  Interim projects must be consistent
with the preliminary objectives of the NC MSCP. Section 6.6 requires the parties o (1) ensure
progects or activities approved or intiated in the Planning Areas befone completion of the Plans
are gonsistent with the preliminary conservation shyectives and do not eompromise successiul
completion and implementation of the Plans; () facilitate CEQA, CESA, and FESA compliance
fior interim projects subject (o these laws, and (3) ensure that processing of intenm projects is not
unduly delaved during preparation of the Plans. Preliminary conzervation ohjectives in Section 5
of the Plannng Agreement inelude:

+  Provide for the protection of species, natural communities, and ecosystems on

a landscape level;

*  Preserve the diversity of plant and amimal commumties throughout the
Planning Areas,
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&  Pratect threatened, endangered, or other special status plant and animal
apecies, and minimize and mitigate the take or loz= of proposed Covered

Specics;
* Identify and designate biologically sensitive habitat arcas;
+  Prescrve habitat and contribute to the recovery of Covered Species,
*  Hedues the need to hist addittonal species;

= Bet forth species-specific goals and objectives; and

+  Set forth specific habitat-hased goale and abjectives expressed in temms of
amouint, guality, and connectivity of habatat

The Praject is inconsistent with these conservation objestives and would preclude the
implementation of an effective preserve design in the Meriam Mountaing and San Marcos
Miountaing area and along the I-15 corndor. A faled preserve design would have devastating
impacts on protected species inthe region. including by cutting off connectivity resulting in
welation and lack of breeding diversity. It would also limit the NC MSCPs preserve from
serving a3 adequate mitigation for other development proposals that would rely on the NC MSCP
for mitigation, The County should study the impacts of preserve failure on other potential
development proposals that would requare brologecal mutigation m the NC MSCP, mcluding
projects that would be developed in areas that have been identified for housing in the County's
2011 General Plan

a, Ihe Project Would Fragment Keyv Habitat

The Projeet 1= inconsistent with the Planmng Agreement because 1is open space design
would divide a single contiguous block of habatat into muluple smaller blocks of habitat and
reduce the tolal acreage of habital. The Project’s epen space would be fragmented into a “block”™
and “cormndor” design thal contravenes the NC MSCTs preliminary conservalion obiectives,
{[See Megan Jennings, PhD, Landscape Connectivity lssue Review Newland Sierra June 2017
DEIR at 4 (Aug. 1, 2007) [“Jenmings August 2007 Report™]. ) The DEIR fails ta disclose the
impacts of reducing the second largest black of contiguous natural habitat west of I-15 in PAMA
ity multiple smaller hlocks of habitat, The DEIR s reliance on a bulk figure of apen space
acrange is misleading and fails o analyze the impacts of the smaller habitat hlocks 1o specias and
CONRECRIVITY.

In addition, the Project’s proposed habitat blocks are separate by the Propect's
development footprmt and miemal road imfrastructure. (See Atlachment 7.) In partieular,
“Block 3 is 1solated from other open space and will be subject to barniers and edge cffects based
on the Newland development footprind (o the north, east. and west and an expanded Deer Springs
Road o the south, The DEIR improperly relies on artificial corndors to connect these
fragmented blocks of habital. (Jennings August 2017 Report at 6.) The DEIR should be revised
to reflect the impacts of ragmenting the second largest block of contiguous natural habitat west
of 1-15 in PAMA,
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b, ject Wo . - West W)
Coppidops

While the DEIR"s binlogical analysis focuses on preservalion of east-wesl connectivily
across the northermn portion of the Project Site, it fails to adequately identify and mitigate for
impacts to north-south connectivaty. It also averstates the Project’s préservation of east-west
connectivity, Maorth-south corridars are located on the southem portion of the Praject Site along
the proposed paths for Meza Rock Road and Sarver Lane—bath of which will be expanded and
burdensd with expenential trallic increases as part of the Project. These comdors connest lo
additional habitat and corndars south of Praject Site and allow for connectivity under 1-15 1o the
cast on the south side of Deer Springs Road as well as further (o the south and west,

The DEIR failed to analyze wildhfe conneetivity south of Deer Springs Road—which s
important to understand browder regional connectivity. In particular, the DETR amits a culvert
under 15 south of Dieer Springs Road that was identified by expert binlogist hMegan Tennings,
(See Jenmngs Augusi 2017 Keport at 2.} The Project”s development footprint inhibats wildlifie
on the Prajest Site fram reaching and ereesing Deer Springs Road (including thraugh culvens
under Deer Springs Road or across the road surface). In addition the Project’s proposal to widen
Deer Springs Road to four and then six lanes and the forceasted tnp increase, as well as
assosialed rall nowse, will farther prevent waldlide from reachang this sulvert that provides
connectivity east of 1-15. The DEIR's farllure to identify this culvert prevenis it from providing
adequate analysis of the Project’s impacts on conngclivity,

The artificial corridors created by the Project are insufficient to preserve connectivity in
accordance with the NC MSCF's Planning Agreement’s principles. The DEIR Gails to provide
an adequate scientific or evidentiary basis for its reliance on such comidors. Further, the on-site
comdors lack sufficient buffers from homes and roads. (See Jennings August 2017 Report at4.)
It alsa fails 1o dizelase and analyrze the impacta from severing the existing corridors that are more
effective for wildlife connectivity. The DEIR also ignores the concept of corridar redundancy,
whach s noted m the NC MECP's Corridor Conservation Goals and Actions, and 15 imponant or
large predators such as mountain lion, (Jol ot 7.) In addition, the DEIR takes too narrow a view
of connectivity. Wildlife movement must be studied on a broader regional scale, in particular to
determine where redundant cormdors could be beneficial. Increasing urbamzation in San
Marcos, Vista, and Bonzall limit the numbers of surrounding corridors, thus increasing the
importance of maintaining connectivity across the Newlamd Project Sile

Road improvements and icreased traffic, including traffic noise, caused by the Propect
would further inhibit wildlife connectivity in and around the Praject Site. The Project would
significantly increase vehicle brips in a rural arca but lacks sullicrent mitigation for wildlife
undercrossings; it would cause an increased risk of wildlifesvehicle collisions and ereate a barmer
effect. This would oceur on Deer Springs Road, Sarver Lane, Carmino Mayor, Mésa Rock Road,
and North Twin Caks Valley Road. (See Jennings August 200 7 Beport at 7-11.) In particular,
the DEIR fails to analyze the impacts of Deer Springs Road’s eventual six-lane configuration,
which was relied upon in the Traflie Tmpact Analysis, becarse no design information is provided
for the eventual six-lane alignment. As a result, the DEIR shauld analvze the maximum
potential footprint to the north and to the south of adding the additional two lanes and ather
associated infrastructure to the proposed four-lane alignment for Deer Springs Road under
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Cption B, The DEIR should be revised to provide analysis of the proposed road improvements
and inereased traffic and traflic noise ingreases on wildlife connectivity. It should further
propose adegquate mitigation for such impacis—including, infrastruciure such as underpasses and
overpasses—that preserve wildlife connectivity,

Finally, the DEIR fails 1o sdequatcly analyze connectivily impacts from demalition and
reconstruction of the I-13 mterchange at Deer Springs Road.  Although this imerchange project
is required mitigation for the Project’s traffic impacts, no design information is provided in the
DEIR. As aresult, 1t 15 not pessible for the County or the public to analy e the potential impacis
to wildlife connectivity from this interchange project, including mmpacts to the culvert loeated
south of Deer Springs Road running under [-15,

. The Praject Fails ta g T5% of PAMA

The NC MSCP requires that development on PAMA land conserve 75% of a project's
acreage. (Se¢ Jennings August 2017 Report at 1; Schacfer Ecological Solutions, Review
Comments of Biological Resource Sections and Repona of the Draft Environmental Impact
Report (EIR) for the Newland Sierra Praject at 7 (Aug 10, 201 T) [“Schacfer 2017 Report™] ;
Scoping Letter at4.) Here, the DEIR admits the Project falls short of this goal, by stating that it
conserves 1,421 acres (which would be 72%2). (IDEIR at 2.4-3 10 2.4-4.) Even thiz 72% figure,
whach Falls short of the required NC MSCP"s T3% conservation goal, severely overestimates the
Project’s conservation. OF the acreage the DEIR charactenizes as “conserved,” 212 acres are
located over 22 mules east of the Project Sile in a different sub-region of the draft NC MSCP
PAMA, which, as discussed further below, is inadequate as mitigation land for the New land
Froject and should not be consideread in the Project’s conservation tolal

In addition, as proposed, the 185 acre area known as Block 3 lacks value as conserved
habatat. Although the Project would designate it as open gpace, it iz a small habitat block
surrounded by development and transportation infrastruciure. Species would be 1solated in this
black and be subject to edge effects and barriers. (See Jennings August 2017 Report st 6.7,
Jennings April 2017 Report at 4.) The 154 acre Block 2 15 also subject to edge effects and 15
nestled i a narrew sirp of land between the Project’s easternmost development footprint and -
15, which degrades its value as conserved habitat, While the 870 acre Block | presents a medium
hlock of hahilat, its size is overstated doe (o adge effects, and it remains much smaller than the
exmsting core of contiguous natural habitat currently on the Progect Site. Due w fragmentation,
an improper “block” and “core” design, and odpe effects, the Project’s conservation acreage is
significantly less than provided in the DEIR, and is much less than the 75% required of PAMA
lands

Further, as discussed above, conserved acreage itsell iz not the only indicator of

mialagical value. Projest design iz an impartant factor that must be considered, and here the
Propect’s design resulis in fragmentatiion and loss of connectivity.
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d. 0 e WC MESCP Consi
 DEIR bisit o lis i Toaufficiost Mikiat
Eroposals

The DEIR's failure to adequately analyze NC MSCP consistency bascd on its false
assumpticon that a hardline will be approved for the Progect Site résulls in an iadequuate CEQA
decument. By improperly assuming a hardline designation and not even disclosing that the
Propect Site is in PAMA, the DEIR fails 16 identify all potential impacts 1o biological resources,
and cannod propose adequate mitigation. This s a Gmbure under CEQA.

K. The Project’s (HT-Xite Miligation Proposal s Insdegquaie

The DEIR includes a proposal o mitigate the Project’s bological impacts by purchasimg
and preserving a 212 acre site cast of Ramona over 22 miles away from the Project Site, (Sec
Altachment 9.3 While the proposed ofl-site property s within the PAMA for the drall NC
MECP, it i5 not proper to rely only on inclusion in the draft Plan for purposes of determining
adequate mitigation. Al this time, an independent analvais of the off-zite land’s mitigation
patential is required. The DEIR, hawever, fails to adequatsly deszribe how thiz aff-site pareel
near Ramona is appropriate mitigation for the Newland Project’s bislogical impacts. The DEIR
fmls to set forth the expected binlogical resources that the off-aite pareel 12 intended to provade,
and fails to set forth performance standards and monitoring procedures that are reguired to
ensure that the property provides the biological resouwrce benefit that the County is relying upen
in accepting it as mitigation for Frojecl impacts.

s un initial point, the off-site propenty”’s distanee of over 22 miles from the Project Site,
and the breaks in PAMA and comidors between the Project Site and the off-zite property,
preclude any mitigation value for impacts o wildlife connectivity on and near the Froject Site
In addition, preservation of the afl-zite property docs not alter the fragmentation of the Newland
Fropect Site. The oft-site property 1s much smaller than the exasting contiguous block of habitat
on the Newland Proyect Site. In addition, the offesite property 12 located in a different NC MSCP
Planning Arca than the Project Site and 15 nflucnced by different micro-climatic conditions.
(Schaefer 2017 Report at 10.)

In addition, the DEIR s analysis of the off-site parcel relies on outdated and insulficient
surveys that do not provide sufficient support for the DEIR's determination that the off-site
property provides adequate mitigation. (Schaefier 2017 Report at 4.3 The DEIR does not
disalose these inconsistencies or analyze how the afl-site property mitigatas the Project’s impactz
1o biclegical resources in and around the Project Site.

L The DEIR (Omiis Required Analysis and Underestimates Impacis

The DEIR fails as an informational decument because 1t omits required analysis and
underestimates impacts. First, the DEIR relies pnimarily on surveys performed in 2013, Surveys
should be updated every two vears; therefore, these surveys are out of date. In addition, 2013
was a record drought year, which results m undercounting of species. (Schacfer 2007 Report ot
2-3.) Additional surveys should be performed for all protected species and habatat that could
oceur in and around the Project Site
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The DEIR also fails to adequately analyze connectivity across roadways and (o mitigate
for impacts to such connections, The DEIR wentilves several culverts under 1-15 and Deer
Springs Koad. It fails, however, (0 identify a culvert south of Deer Springs Koad under I-15 that
was identified by Dr. lennings in a report submitted to the County earlier this vear. (See
Jennings April 2017 Repart at 2, 6-7, seg also Jennings August 2017 Report at 14.) This
omiseion results in a failure 1o adequately describe connectivity in and around the Project Sire.
An identified wildlife corridor connects from the southeast portion of the Project Site across
[eer Springs Road to this culvert, which then leads under [-15 o the east. Failure io idenuify this
passage results inan inabihty o understand movement patterns of wildlife n and around the
Progect Sie in order o wentify impacts and propose mbgaton.

Further, the DEIR, fals to adequately identify wildlife croasings to the south and west of
the Project Site along Sarver Lane, Deer Springs Road, and North Twin Oaks Valley Road. The
DETR also fails o propose adequate wildlifie erossing infrastrocture, including the construction
of underpasses or overpasses, for roadways that the Project would improve or to which it would
add trips. Whether framed as projeet design features or milipation mMeasunes, mew crossing
infrastructure should be evaluated.

The DEIR also fails to pravide the requizite eight surveys for least Bell's vires
{Schacler 2017 Bepont at 4.3 1L also fuls o disclose the potential for pallid bat in halutat on the
Propect Site or to comduct the required bat surveys. (ld at 3.) Further, the DEIR relies on
surveys for spiny redberry, which is the host plant for Hermes copper butterfly, thal were not
conducted at the appropriate time of vesr, There s evidence of spiny redberry near the Project
Site, and proper surveys should be performed 1o determine if any spiny redberry or Hermes
capper hutterfly would be impacted by the Project. (fd at 4. Without the requisite surveys for
least Bell’s vireo, pallid bat, and spiny redberry, the DEIR fails as an informatonal document
and cannet adequately assess impacts or propose mitgation

The DEIR also relied on inadequate surveyvs o determine the presence of fairy shrimp on
the Progeet Sue. Riversude [airy shimp and San Diego fnoy shrmp are federnlly endangered
species, A survey was only performed as an after-thoughi, atter a member of the public provided
information. ineluding photegraphs, of potential fairy shrimp and vernal pools on the Fropest
Site. The surveys, however, faled to comply with USFWS protocol. (Schaefer 2017 Report at
5-6.) Additional survevs should be performed under appropriate conditions to determine the
presence of firy shrimgp on the Froject Site and which type of fairy shrimp,  Absent additional
surveys, the DEIR iz insufficient to determine whether a federally protected species of fairy
shirirmp &xist on-site.

The DEIR also omits the San Marcos Highlands project from its cumulative project list,
whach, in turn fails to account for cumulative impacts to wildlife connectivity.

. The DEIR Misconstrues the Project’s Effects on Human Intervention
The DEIR mcomectly states that the Project “1s expected 1o lead 1o a decrease m human
activily in the open areas of the projest Site”™ and determines that the impact 1o biological

resources from inereased human activity 15 less than sigmficant. (DEIR a1 2.4-96.) I defies
logic that this Praject bringing over 6,000 new residents the Project Site in addition 1o an 81,000
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sguare (oot commercial center, a school site, parks, trails, and equestrian facilities would A

decrease human intervention with biological resources when compared to 1ts current uninhabited

state. The DEIR's rationale is that illegal trespassing ocours on-site al present, but the Project

wiould “manage” the open space 1o prevent such illegal activities. O-1-108
As an initial matter, the Progect applicant is the current owner of the property and may Caont.

hire a preserve manager, a monitor, or a guard or take other action to prevent illegal trespassing
on s propenty. An applicant cannod allow a detenoration of bascline conditions and then take
gredit for alleged improvements that could have already been implemented but for the
applicant’s awn neglect.

In addition, the DEIRs assertion is contrary 1o scientific evidence indicating that adding
human population near open space increases human intervention with wildlife. {Jenmings August
2007 Repoat an 12 The DETR provides no evidence 1o support the conclusion that it can 0-1-109
ranage the apen space in the manner to effectively prevent such intervention. In addition,
detals of any proposed human miervention management are sparse and unenforceable

F. Analysiz and Mitigation for Califarnia Caastal Gnateatcher s Insufficient

The Project Site meludes coastal sage scrub, which 13 habatat for the federally threatened
California coastal gnatcatcher. There have also been muliple observations of gnatcatcher on-
site. The DEIR records multiple obsarvations, but indicates that the most recent surveys were 0-1-110
taken in 2013, (DEIR at 2,4-37.) As discussed above, surveys should be repeated every two
years, and 20013 was a significant drought vear, Additional surveys should be performed 1o
determine the cecurrence of gnateatcher on the Project Site.

The DEIR lacks sufficient focused surveys for gnatcatcher. The DEIR indicates that
apecies were observed in 2013 and 2014, but that neither observation occurred during a focused
survey for gnatcatcher. The 2013 observation acourred during a survey for southwestern willow
flveatcher and least Bell's vireo. The 2014 chservation accurred during a habitat assessment.
({DEIR st p. 24-153.) {iher observalions pre-date the 2013 and 2014 observations. The DEIR O-1-111
should be revised 1o include new focused survevs on all arcas with prior observations of
gnatcatcher or habitat for gnateatcher, including observations by community members such as

David Walker and Elsa Moms who desenibe gnateatcher observation i their comment on the
Mewland Sierra DEIR.

I adedition, the DEIR's proposed mitigation for impacts 1o gnatcatcher i imsullicient,
M-BIC-8A through M-BIO-8E provide for on- or off-site hahitat management. The Project’s
praposed affiite mitigation property, however, is located over 22 miles inland form the Project
Site, has no ohserved gnatcaicher, and 15 outside the gnatcatcher’s breeding range. (Schaefer
2017 Report ar 510} Further, the praposed Habitat Loss Permit for gnateatcher 1z located 1n
“Additional ltems,” which does not appear to be pan of the DEIR, and is only a drafl missing O-1-112
mmporiant components.  Finally, mitigatton must ensure adeguate protection for gnatcatcher (rom
construction impacts during the breeding season. 1t is difficult io evaluate the construction
impacts on gnatcatcher when the DEIR provides scand construction information on only a two
page construction schedule summary and does not disclose the number, timing, or location of
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blasting. The County should consider preventing any blasting during gnatcatcher breeding
season due 1o the uncertainty of this construction activity.

F. The DETR"s Proposed Exemption fram the County's RO Constilutes o
Failure ta Mitigute Impacts

The DEIR admits that County staf and the Wildlife Agencies agree that the Project
wiould violate the County s POl the RPO apphed wo it (DEIR at Appx. H-Z, at 4.) The DEIR
proposes instead that the County amend the RPCO 1o exempt the Project from s requirements
The exemption is discussed in a proposed Resource Protection Plan ("RFPP7), included as
Appendix H-2 to the DDEIR.

The EPP provides inconsistent descriptions of the KPO exemplion. On page 5. the KPP
provides the following text for the proposed coemplion: “Any project located within the
approximately 1,985-acre property known as “Newland Sierra Specific Flan” if determined 1o be
consistent with a comprehensive RPF which has betn adopted by the Board of Supervisors as the
functional equivalent of RPO.” (DEIR at Appx. H-2, at 5.) The language on page 5, therefore,
requires eansistency with an RPP in arder for the RPO exemption 1o take effest

Page 34 of the RPP, however, provides different exernpiion text, applving i to “any
praject lecated within the approximately 1,983 acre property known as "Newland Sierra Specific
Plan® if determined to be consistent with o comprehensive Resource Management Plan (RMP)
[that] has been adopied by the Board of Supervisors as the functional equivalent of RPC.”
(DEIR at Appx H-2, a1 34) The version on page 34, therelore, relies on consistency with a
Resouree Manogement Plan (“EMP”) rather than an REFP for the exemption to take effect. This
inconsistency deprives the public and decision makers of an accurate understanding of the
exemplion

The RO s a County ordinance the establishes special control on development 1o protest
“wetlands, Moodplains, steep slopes, sensitive biological habitats, and prehiztoric and historic
sites.” (5.0, County Code, bt 8, Div. 6, Chapl. &, § 86.601.) In enacling the RP(, the County
Eoard of Supervisors found that “the unique topography, ccosvstems and natural charactensucs
of the County are fragile, irreplaceable resources that are vital 1o the general welfare of all
residents . ... (fhiel)

“Approximately 55 percent of the Site contains RFC-defined steep slope lands.* (DEIR
poat 1:27) According to the DEIR s BFP, the Project would result in impacts to gnatcatcher amd
wetlands under the RPO. (DEIR o Appx. H-2, ar 34 These impacts are not mitigated by
simply exempling the Project fram the County ordinance that applies 1o such impacts, The
Board of Supervisors has found these resources to be “irreplaceable ™ The Project should not be
allawed ta rely an an unapproved amendment exempting it from the RPO 1o harm these
“irreplaceable™ resource by simply changing the rules 1o benefit the developer.

The DEIR states that EPO violation triggers a signibficant mmpact under CEQA. (DEIR &t
p. 2.4-81.) Becnuse the Project vielates the RPO with respeet o a1 least impacts 1o gnateaicher
and wetlands, mitigation 13 required. Simply changing the ordinance that applics 1o the

resources, dees nothing o mitigete the impact 1o those resourees i the physieal cnvironment. In
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addition, it 15 illusory and deferred mitigation to rely on a future approval in order o mitigate or
avord a significant impact under CEQA. There is no assurange that the County will approve the
Froject’s proposed RPO exemplion and no other ritigation appears to be proposed or analvzed
in the DEIR.

Further, regardless of whether the exemplion language an page 5 of page 34 of the RPP
applics, neither consistency with the RPF or an RMP is adequate to provide the same protection
as the RIPD, The RPP 13 not & plan, but merely regurgitates that biological analvsis found
¢lsewhere i the DEIR. A plan would inelude performance standands and prescnplive
statemnents, There is no standard by which it can be determined if the Project is consistent with
the RFF, because the RPF scls no requirements, [t merely re-stales analysis, As such the page 5
version of the exemplion is withoat effect and cannol be implemented 11, therefore, Tails as
rmitigation for RPO impacts.

The exemption language on page 34 requires consistency with a comprehensive RMP,
Yet, no comprehensive RMP for this Propect has been made available to the public. Mingation
reasiire M-RIO-8T) requires Mature preparation of an RMP, resulting in deferred mitigation. M-
BIO-80) notes the existence of two “concepiual” RMFs attached as Appendices L and M (o
Appendix 1 of the DEIR, but does not provide any apeeific and enforceable standards for &
somprehensive BMP, M-BIO-8D, therelore, i3 itsell delared muligation and sannot be wsed as a
basis for an RPO exempbion as alleged on page 34 of the RPP.

Funally, regardiess of which version of the PO exemption s sought, the exempion does
ned cover the full extent of the Projeet’s impacts, because both tse page 5 and page 34 versions
of the exemplion apply only to the ™1, 98 %-acre property known as “Newlamd Sierra Specilic
Plan."" The DEIR states that the Project results in temporary and permanent significant impacts
o off-aite RPO resources, including souwthem willow scrub, mulefat scrub, aronds dominated
riparian, eaast live sak woadland, and sauthern coast live aak riparian forest. (DEIR at 2 4-60 to
2.4-T0; Tables 2.4-22 and 2.4-23.) The proposed exemption that would apply anly 1o the = 1,983-
aere properiy known as ' Newland Siera Specific Plan'™ cannot apply to efl-siie impaci= not
located on the 1,985 acre site, These brictly referenced potential impacts, outside of the property
owned by Newland, also meed 1o be studied as parl of the County 's EIR for the overall propesed
progect based on these admutted conflicts with the County s own BEPO, The Drafl EIR must be
revised 1o include this analysis, and 1o consider nitigation pursuant to the County’s RPO as a
potential mutigation measure, despite the DEIR's Mawed exemplion schemve. Moreowver,
additional off-site impacts to RPO-jurisdictional resources identified by further study as
diseussed in this section would also be outside of the proposed exenption’ s language which was
tailored just 1o apply to Newland's praject. Expanding the scope of any RPO exemption ta ather
propery beyond Newland will alse have regional and countywide impacts that should be swudied
under CEQA, and mneluded i in s revised dratt EIR

There 15 stmphy no way to unravel the inconsistent, illusory, and circular proposals for the
DEIR's proposed RPO exemplion in a way that informs the public and decision makers or
protects the physical environment in aceordance with CEQA. The DETR. shoubd be revised and
recirculated to analyze consisteney with the RPO and propose mitigation measures for any
impacts thereunder
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. Impacted Resources Were Potentislly Excluded from the Analysic

The DEIR describes significant mmpacts (o on-site and off=site junsdictional wetlands of
the U&. Army Corps of Engineers (“USACOE™), including from improvements to Dieer Springs
Road (DEIR at pp. 2.4-67 to 2.4-70). The DEIR, does not describe the alignment for Dieer
Springs Road thal was shudved o delermine these impacis. The DIEIR should stwdy the impacts
of & six-lane alignment for Deer Springs Road, becawse that is the ultimate alignment that was
studied in the traffic study (where no four-lane options was studied). The Progect’s grading plans
only depiet two- and four-lane alignments for Deer Springs Road, not six lanez. It is reasonable,
then, for the DEIR 1o study impacts 1o USACOE jurisdictional resources, and other agencies”
junsdictional resources, of an alignment adding two lanes and all additional infrastructure to the
north of the grading plans” four-lane alignment and of an alignment adding two lanes and all
additional infrastructure to the south of the grading plans’ four-lane alignment.

This study to determine the full extent of the Project’s reasonably foreseeable impacts on
UBACOE jurisdictional resources will provide important information about potential impacts
and mitigation. In 2016, Schaefer Bealagical Services preparad a repant analy sing biological
impacts of a six-lane alignment on Deer Springs and determined there would ke potential
imipacts o USACOE jurisdictional resources, including 1o a Blue line stream ruaming along the
south side of Deer Spnings Koad. (Schaefer Ecologkal Solutions, Biological Constramts Report:
[Deer Springs Widening at |7 (Apnl 20016) [“Schaelfer 2016 Report”], attached hereto as
Attachment 19.) The County should review the 2016 Schacler Report and perform specific
stuglies to determine other specie and resources deseribed therein would be impacted by the full
buildbout of Deer Springs Road. Species wentified in the 2016 Schaefer Repaort, which was
provided to the County, include golden eagle, American hadger, mountain lion, Califomia
gnatcatcher, and southwestem pond mrtle, and a junsdienonal determination should be required
for all federal, state, and local jurisdictional resources.
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VI

CULTURAL RESOURCES

The DEIR's analysis of impacts to cultural resources presents several flaws. As an initial

matter, the Golden Dioor's technical consuliant submitted a report 1o the County with
recommendations 1o preserve sulural resources and potentially mitigate impasts to culiural
resources from the proposed widening of Deer Springs Road. (Spandnft, Cultural Resowrces
Reconnaszance of the Deer Spnings Road Widening Project, City of San Marcos, County of San
Diicgo, Califomia (May 2016) [*Spindeill Repont™). allached hereto as Attachment 20.) This
report’s recommendations should be analyzed and ineleded in the analysis of the Project, and has
been submitted with the Galden Door™s comments. The Cultural Resources Repon for the
Project presents the following Maws:

Secuien 1.2.1 Emvironmental Setting, the project specific geological deposiis, soil
deposits and FEMA flood hazard ratings were not discussed, which would establish the
geoarchaeological context of the Project and the culiural sensitivily of the sedimenis
underlving the Project, The Project Site-specific geological deposits were provided in the
geotechnical report produced by Leighton & Associates in June 2015,

The Project includes Vallecitos Water Lhsiriel roads to service exsiing waler
infrastructure (¢ g., water transmission lines and tanks), The northwest portion of the
project ineludes the San Diego County Water Authontys agueduet, which is part of a
regional svstem of water transmission pipelines the Water Authority uses to transfer
water to its méember agencies and between various reservoirs around the County. An
abandoned quarmy is located in the northwest portion of the Propect Site, fronting Twin
(ks Valley Road, and an abandoned privite linding &np is located in the north- central
partion of the Site.

It i3 not clear that any of these structures were ovaluated a3 pant of the technical repon
ard st & munimum the year of construction was nob provided, which would establish
whether or not these resources are historic and require evaluation for eligibility to the
CRHE under CEQA Guidelines, It is also not clear if these resources are part of existing
previowsly recorded resources as the resource identifiers were not provided in the
introduction chapter if previously recorded,

1t iz unclear whether Dudek surveyed the Deer Springs Road ofT-site impact area, which
should be included as part of the Project area. Thus, it is unclear whether the Project’s
full potential impacts have been anabyzed and disclosed inthe DEIR. Further, the DEIR
did ot survey the ultimate six lane bunbd-out of Deer Spongs Road. Based on the map, it
does not appear that the DEIR analy zed the additional right of way added to the zouthern
partion of Deer Springs Road, or the northemn boundary of the ultimate build out. The
DEIR did not accurately describe or illustrate the areas surveyed 1o ensure the potential
impacts from the entire Projeet (including off-site impacts) were analyzed.
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VIL  GEOLOGY, SOILS, AND SEISMICITY

The Geology, Soils, and Seismicity section of the DEIR suffers from the same
deficiencies as the rest of the document— Failure to provide imporant information o the puhlic; O-1-124
conclusary statements resulting in impact determinations; and inadequate mitigation measures as
a result the DEIR' s conclusory analysis ! §

The DEIR clums that the Fraject will be consistent with the (General Plan’'s policies.
Hewever, 1t 13 unclear how thiz will be the case based on the information provided in the D¥EIR
For instance, General Plan Policy 5-8.2 prohibits “development from causing or contnibuting o 0-1-125
slope instabihiy.” (IR at p. 2.6-9.) The DEIR simply siates the “proposed project would also
not permit development that could cawse or contribute o slope instability,” (fd. at p. 2.6-19.)
The DEIR 15 messing vital information (o allow the public determine the veraeity of this
statement.  The DEIR does net contain locations for the proposed blasting, which may take
place, as the County notes, on approsimately | 464 work davs, Tt is critical that the public
understand exactly where blasting will occur on the Project Site, as hlasting may ocour on
unstable slapes, thus contravening the General Plan Polisy. Az such, it is unclear baged on the 0-1-126
nformation provided in the DEIR whether the Project wall in fact comply with thos policy. Will,
fior instance, the developer post hoe change the location of structures o development if it
determines that blasting i the arca could contnbule (o slops stability 7

Gven the extent of blasting needed 1o constiect the Project, aleng with the potential for a
wiel winter leading to landslides should the soil become unstable, it 15 critical that the DELE
ingludes such information. Similarly, this lack of information renders it impossible for a member
of the public 10 determine the full extent of soil erosion thal may oceur as a result of the Project’s
grading and blasting. as it is unclear where on the site such activities will take place. While the C-1-127
DEIR motes that carth-moving activates will be temporary, it is unclear whether the BMPs
oulined in the SWPPP will be effectively ahle ta mitigate sail erosion impacis because there are
i blasting locations provided inthe DEIR. BMPs may be required o be aliered based on site
apecific conairmnis that cannoi be approprisiely determined bazed on the eontent of the DEIR

The DEIR states that the “1-15 interchange improvements, which constitute an off-site
mitigation measure for the project, are not within ... any known active, potentially active, or
imactive fults that transect the anticipated location of the interseotion improvements ™ (DETR a1
p. 26-11) Because no imerchange design plans are included in the DEIR, this statement is
conclusory and unsupported by substantial evidence. While the DEIR sugpgests Caltrans 0-1-128
implement a mitigation mersure 1o “ensure impacts [from the 1-15 Interchange] remain less than
significant”™ (i at 26220 it 15 unclear whether this mitigation measure will be effective because
it sumply tells Calirans to design the interchange to not have an impact on geology, =oils, and
seismicity, but should in fact include and analyze such designs o ensure the public may
adequately commenl on the proposcd measure and potential impacts.

Likewise, the section provides Lintke to no information on the location or extent of blasting
at the site bevond the number of days blasting may ocour, but simply notes that “cut slopes over
10 feet would require blasting to evacuate the slope.” (DEIR at p. 2.6.14.} The DEIR does not
identify where cut slopes will occur during construction, and concludes that there may be a 0-1-129
petentially significant impaat. (fhid ) The proposed mitigation for this impact only requires
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“mapping of all cut slopes and stabilization i mecessary.” (fef at p. 2.6-23 [emphasis added].) It
ie unclear why such information canmot be provided to the public beforehand so that they may
adequately analyze the cul slopes impacis and the subsequent impacts 1o surficial instability that
may accur. Moreover, it is unclear where the “necessary™ threshold for mapping such cuts is,
whether and how this information will be communicated to the public, or whether the public will
be given the opportumity to comment on the proposed cut slopes. The DETR mentions poteniial
locations of proposed cut slopes (scc cg. id at 2.6-24 [rockfall mitigation] ) but 1t docs not
appear o nelude o map or full loestwons of the propesed cul slopes for public comment.

Further, the DEIR concludes that the site contnins areas of potential surficial instability,
which may be a potentially significant impact when located above and adjacent 1o proposed
development. (DEIR at p 2.6-14) However, the DEIR does nol propose any miligation for this
impact, but instead states that “mitigation measures will be implemented on a ease-by-case
hasis,” with the “need for such mitigation . based on review of final grading plans and field
ohservations during grading ™ (Ibid) This is impermissible deferred mitigation. The DEIR
provides no information on the lecation of potential surficial mstability, nor does it provide any
information on the lecation of the surficial instability in relation 1o the proposed develepment.

Finally, the DEIR sdentifies a potentinl rockinll hazard ares near Sarver Lane, and
propuses a calchment arca adjacent 1o the potential rocklall slope amd Sarver Lane, (DEIK al p.
2.6-25.) As discussed in greater detmil elsewhere m this letter, Sarver Lane i bordered by
private property, It is unclear where exactly the developer will install this catchment area, which
includes a trench with a barrier “adjacent to the toe of the potential roekfall slope.” disturbing
“mos e than 015 acres. ™ (fd p 26-25.26-26.) I this area disturbs private property, or has
the potential to disturb private property, such an impact should be disclosed and analyzed
Muoreowver, the rockfall map only analyzes the northern partion Sarver Lane, and it 15 unclear
whether the rackfall will impact the private property oigide of the Project Site. The DEIR does
net appear io analy ze reckfall impacts to pnivate property located directly adjacent o the Project
Site, nor doex the Geotechmieal investigation and Rock Fall Hazard Repornt address condinons
and proposed improvements along Deer Springs Road,

Further, the DEIR does not analyze potentinl mudslide or rockinll impacts rom wedemng
Dieer Springs Koad to six lanes. A report from DELANE Engineering depacted a potential
alignment for a six-lane configuration on Deer Springs Road and deseribed the potential property
and grading impacis associated with such an alignoent. {DELANE Engincenng, Impact
Analysis for Mewland's Proposed Deer Springs Road Widening (Aug. 29, 2016) ["DELANE
Road Widening Meama™] which an altachment o DELANE Engineering Technical
Memarandum, Review af Newland Sierea Praposed Offane Raad Improvements as Presented in
the June 2017 Draft Environmental Impact Report (Aug. 12, 201 7} [*DELANE Offsite
Memao' |} The DELANE Rosd Widering Memo also depicted the potential for deep cuts imto
slopes nonth of Deer Springs Road due to the topographical constraint surreunding Deer Springs
Eoad. It i possible that such cuts would inerease risks for roek shides dunng construction or
operations, The DEIR does not analvie such risks, and has thus omitted important information
the public needs to properly determine the scope of the Froject.
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VIIL GREENHOUSE GAS EMISSIONS

The County claims that the Project’s greenhowse gas (“GHG™) emissions will be offset
entirely through the parchase of offset eredits and other mitigation measures that equal the
vaolume of emissions caused by the Project. This plan is flawed for a number of reasons. First,
the DEIR s appraach to (GHG analvas and mitigation s inconsistent with the County”s General
Plan and muitigation measures in the General Plan’s EIR, which require a comprehensive
approach 1o mitigate GHO emissions within San Diege Cossty. In addition, the DEIR s
ermssions caleulations omit or underestimale 8 number of emissions sources, and the mitigation
measures lack certainty, including providing a “true up™ provisions that renders the entire offset
approach for operational cmissions illusory,

Thee DEIR 15 not the first CEQA document to embrace a “net 2ero” approach. Earlier this
year, the Califomis Depaniment af Fish and Wildlife certified the Final Additional
Environmental Anabysis for the Newhall Ranch project in Los Angeles County [“Newhall Final
Analysis” | attached hereto as Attachment 21, which proposes a detailed program 1o offset
1000 af its GHG emissions. The Newland DEIR s smtempt 1o implement its oun “net sera”™
approach, however, falls well short of the stansdard set by the Newhall project.

First, the California Air Resources Board {(“CARB™) reviewed the Newhall “net zern™
program and concurred that it would not result m any net GHG esssions. (Letter from Kichard
W. Corey, CARB, 1o Chuck Benham, CDFW (Nov. 3, 2016}, attached hereto as Attachment
22} The Newland DEIK provides no such assurance from CARB. OHG emussions and offset
caleulations require complex technical expentise and knowledge of existing and proposed sources
of affsets. The County should request that CARR, the statew ide expert in air emissions
in¢luding GHG emissions, should analyae the Newland Project’s approach 1o GHG emissions
and mitigation before the County will rely an the proposed “net aéro” approach as Newland s
sale means of mitigating the Praject’s GHG impacta below a level of significance. The DEIR's
proposed offsel program is the necessary centerpicce of the Project’s mitigation plan for
potentially mgmiicant impacis from GHG emisions, Without assurances from the siatewnde
experl agency that the propesed offsets will be sullicient, the Newland DEIR should be re-
ereulated with additional messures that would resull inondequate mutigation for the Project.

Secand, the Mewland DEIR relies on a Nexible geographic prionty system for the
loention of is offsets under M-GHG-1 and M-GHG-2, The Newhall project proposed o similar
svatem in its draft environmental document, but replaced it with a more precise preference
sysiem in the final version approved earlier this year. (Newhall Final Analysis at 2.1-34.) The
Mewhall praject requires “Direct Reduction Activities” in an amount equal 1o the project’s GHG
emussions. Only “if necessary™ will the Mewhall proponent seek “Carbon Offseis™ for the
remaining GHG emissions.  The Newland DEIR, on the other hand, provides only a loose set of
preferences with no enteria for when the developer can move on to the next preference
level. The geographic location of emissions offsets 15 of particular imporance in the Newland
DEIR where—unlike for the Mewhall projeet—the lead ageney here, County of San Dhego, has
constrained itsell in s General Plan and General Plan EIR 1o providing a specifio level of
emissions reductions within its jurisdiction
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Third, the Mewland DEIR includes a “true up™ provision for its operational GHG
emissions offset requirement. The “true up™ provizion allows the County's Planning &
Development Services (“FDS™) Darector to, after Project approval and without additional pubhic
input, deerease the valume of operational emiszions that Newland is required o affset. This
“truc up” provision renders M=GHG=2 1llusory. No such “truc up” provision 15 mcluded in the
Mewhall project.

Fourth, the Newhall Final Analysis includes twelve mitigation measures that provide a
speatfic volume of GHG emissions reduction for each measure, and provides detailed supporting
caleulations for such reductions in an appendis. These miligation measures include specific
funding requirements that the project proponent will provide to ensure the projected benefit is
achieved. (Mewhall Final Analysisat 21-24 1o 2.1-34.) After systematically addressing each of
these twelve measures in detail, the MNewhall Final Analysis provides a thirteenth mitigation
mesksure requinng implementation of a GHG Keduction Plan, ineluding “Dairect Kedwction
Activitres” and, if necessary, "Carbon Offsets” that wall equal the Project’s remaiming GHG
emisgions thal were not offset by the previows twelve mitigalion measures. (fd at 2.1-34.) This
approach provides certanty as lo the volume of GHG emission reductions resuliing from each
MItIgalion Measure.

The Newland DEIR, on the other hand, provides theee matigation misasures. (1) oflscls
foor comstroction and vegetation removal GHG emissions, (2) offsets for operational GHG
emassions, and (3) a mitigation measure requinng the developer to implement various projest
design features. Under Newland's approach, it is not possihle 1o determine how many emissions
are offset by the project design Teatures and how many by offset purchases. Moreover, the
Mewland project design features do not provide the level of certainty and the developer-funding
requirentents found im Newhall’s minganon measures, In summary, the Newhall project
provides defined, certain, and well-delineated measures 1o reduce GHG emissions in an amount
equal to the Project's emissions; whereas, the Newland DEIR provides an aspirational jumble of
project design features and offsetz with no clanty as to how 1o the Praject will result in “net-
zero™ (i HUG emissions and a lack of cerlainty regarding implementation of any of the project
desagn features.

Fifeh, and finally, the Mewhall Final Analysis provides more certainty as to the regisiries
frem which oflsels may be purchased. Both the Mewhall Final Analyvsis and Mewland DEIR (for
MAGHS-1 and M-AGHG-2) Nirst provide that offsels should be oblained [rom the Chmale Action
Reserve, the American Carbon Registry, and the Verified Carbon Standard or from a registry
approved by CARE usder the cap-and-trade program (“First Tier Registries™), I no registry is
in existence in the First Tier Registries, the Newhall Final Analysis allows the purchase of
oflsets foom any registry salisfving a specific sel of performance standards that is included in the
Final Analysiz The Newland DEIR, an the ather hand, requires that if na regisiey iz in existence
in the First Tier Registries then the developers only requirement is to obtain offsets from a
“reputable” regiatry.  The term “reputable” iz not defined, nor is there any deseription in the
Mewland DEIR of a process 1o determine whether a registry is “reputable™ or of which entiry 15
charged with such determanntion. The Newlund DEIE, therelore, appenrs to leave registry
selection for offset purchase entirely 1o the developer's discretion if First Tier Registrics are not
avmlable.

RTC-86

0-1-138

0-1-139

O-1-140

Newland Sierra Final EIR



Comment Letters

June 2018

By comparing the Newland DEIR's proposed “net zero™ approach to the more defined
and supportable approach provided in the Newhall Final Analysis, it s apparent that the
Mewland DEIR falls short. Because the Newland DEIR s mitigation analysis requines an
effective “net-zera” program, these flaws are fatal. For these reasons and the others discussed
below, the Newland DEIR should be recirculated with a viable and supportable approach to
mitigating impacts from GHG emissions

A The DEIR Conflicts with General Flun Policies (o Reduee GHG Emissions

First, the EIR conflicts with the County’s General Plan policy to reduce GHG emissions
in San Diego County.

I 201 1. following approximately ten years of substantial input from numerous
stakehalders and citizen groups, the County approved an update 1o s General Plan, (San Dicgo
County General Flan at pp 1-2.) In the EIR for the General Plan, the County concluded that the
GHG and elimate change impacts from the County s aperations and from community sources
were “potentially significant”™—that without mitigation the County would fail to comply with AR
32, whach requires the State to lower its GHG emissions to 19940 levels by 2020, {General Plan
DF.I:. atpp. 217-13-2.17-23, attached hereto a3 Attachment 23; Cal. Health & Safety Code §
RSSO0

As a result, the General Plan EIR included mitigation measures for GHG and elimate-
change impacts. Mitigation Measure ©C-1.2 requires the Coumty 1o

Prepare a Counly Clhimale Change Action Plan with an update[d]
baseline mventory of greenhouse gas emissions from all sources,
maore detailed greenhouse gos emissions reductions targets and
deadlines, and a eomprehensive and enforceable GHOG emissions
reduction measures that will achicve a 1 7% reduction in coissions
from County operations from 2006 by 2020 and o 9% reduction in
communily emissions between 2006 and 2000, Once preparad, the
plan's umplementation will be montersd and progress reported on
a regular basis,

Mitigation Measure CC- 1.8, in turn, requires the County to revise its Guidelines for
Determining Significance based on the Climate Action Plan (*CAP™). The General Plan, 100,
redquires the County to certify the CAP and the significance thresholds that rely an it. (County
General Plan at p. 5-39.) Moreover, Goal COS-20 of the General Plan prioritizes “[rleduction of
local GHG emissions contributing 1o climate change that meet or exceed requirements of the
Global Warming Solutions Act of 2006, (Emphaziz sdded. )

Om June 201, 201 2—approximately a year after the County certified its General Plan
Update EIR—the County approved the CAP, along with a Greenhouse Gias Ersaons Inventony
as an appendix. On July 20, 2012, the Sierma Club challenged the 2012 CAP in the Supenior
Court of San Diego County and prevailed. The Court entered judgment for the Sierra Club on
April 24, 2013, and required the County to set aside the 20012 CAP. (Judgment on Petition for
Writ of Mandatz, Caze Mo, 37-2012-00101054-CU-TT-CTL {Apr. 24, 2013)) The County
appealed the judgment.
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Omn October 29, 2014, the Court of Appeal alfirmed the Superior Court’s decision in
Sigera Clib, invalidating the 2012 CAF. (See Sterra Cfub w Che (20033 231 Cal App.dth 1152,
1176 [*[T]he CAP does not fulfill the County’s commitment under CECQA and bitigation
Measure OC-1.2 to provide detailed deadlines and enforceable measures to ensure GHG
emissions will be reduced ")) The Court of Appeal held that the CAP and its related thresholids
of significance were a praject distinet from the General Plan amendment and that the County was
required to prepare an EIR before considenng the CAP and the thresholds, (fd atpp. 1171,
1174-74.%) Omn March 11, 2015, the Supreme Court dented the County s Petiion for Review m
Sierva Club. (Sierra Club v, Cty. of Son Diego (2015) 2005 Cal. LEXIS 1226.)

Follewing the decision and subsequent remittitur, the Superior Court issued a
Supplemental Wit of Mandate, setting aside the 2002 CAP, addendum and 2012 GHG
Significance Document. (Supp. Wit of Mandate at p. 2, Case Mo, 37-200 2-001 01 054-CL-TT-
CTL (May 4, 2005)) In addition, the County was required o submil a imeline for preparing a
new CAP and significance threshalds (Tkid )

The County has nat ver approved a revised CAP. On August 10, 2017, the County
published a draft CAP and drafi EIR for the CAP. The earliest the Board of Supervisors would
congider a revised CAP and related theeshalds of significanee 1= in 2018

The Project contravenes the General Plan EIR s mitigation measures CC-1.2 and CC-1.8
and General Plan Goal CO8-20 because its offsels may come from cutside the County, M-GHG-
| provides the County s Planning & Development Services with a “priority™ list for
consideration of GHG reduction features.

1) project design featuresion-site reduction measures, 2) off-zite
within the umncorporated areas of the County of San Diego, 3)
ofF-zite within the County of San Dicgo; 4) off-zite within the Seate
of Califorma; 5) off-site within the United States; and 6) off-sie
inlemationally.

(DEIR at p, 2.7-48.) The project applicant must cnly pursue local programs ™o the extent such
offset projects and programs are hinancially competitive i the global offset market.™ (/) The
DEIR provides no quantification for local offscts. Further, it provides no analysis of the
availability or costs of offsets from with San Diego County. The DEIR's praposal would allow
the projest proponent to contradict the County's commitment to reducing Countywide GHG
emissions by merely stating that such projects and programs are not “finangially competitive™
without any further analysis. The DEIR provides no gusdance for what constitutes financially
competinve offzets, and no assuranzes that any offzets will acmally aceur in the County, which iz
what 15 required for General Plan compliance. As a result, the DEIR fails wo present any
information as to the project’s ultimate impact on the tetal GHOG emizsions from sources located
in San Dhego County, since some of all of the project’s emissions may be oflset by emissions
from outside the County. This will conflict with the County’s General Plan requirément that
GHG emissions from within San Diego County should be reduced. Moreover, the draft CAP
(released just four days before the close of this Project’s comment period) prioritizes the use of
offsets within San Diego County

in
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The County’s General Plan specifically focuses on achieving reductions within the
County through sts CAF and related thresholds of significance. The County has not amended the
General Plan or revised the General Plan EIR w allow for reductions w be provided from outside
of the Country, or even world—that is not the policy choice the County made. The DEIR does O-1-142
not provide suflicient evidence 1o assure that s GHG emissions impacts will be mitigated within Cont.

the County, and pravides no quantifiable performance standard 10 demonstrate that itz offzets
will actually mitigate the Project™s GHG emiasions consistent with the requiremyents the Coungy
imposed on itsell in ois General Plan. The Newland Project’s DEIR does not require amy portion
of its purported cnussions reduction o occur on=site and could concervably allocate 10090 of 1ts
ermussions reductions to setions ken ofl-site and even cutsile of the County .

As noted, the County’s General Plan mandates the adoption of a CAP, which
promulgates the mitigation measures for projects in the County and provides an inventary of
emissions allowed within the County. The CAP is required miligation for the County s General
Flan Update, and cannot be ignored. A drafi of the CAP was released just days prior to the close
of public comment on the Project’ s DEIR. The pninciples set forth in the CAP further emphasine
the flaws in the Project’s approach. The CAP's policies emphasize that the General Plan’s
framework was developed 1o “accommodate future development in an efficient and sustainable
manner thai 15 compatible with the characier of umincorporaled commumnities and the profection
of valuable natural resources . . . Focusing new development in and arcund existing
unincorporated communities allows the County o maimize existing infrastrocture .. while
preserving the rural landscape that helps define the unique character of unmecorporated county,”
{Ban Diego County, Draft Climate Action Plan, Strategy T-1, aftached hereto as Attachment
24} "By not developing housing in the more remole areas, the county will avond GHG
emissions from transportation and enefgy uge associated with convevance of water and solid
wasle services. Reductions in Vehicle Miles Traveled (VMT) resulting from this strategy will 0-1-143
alzo impeove air quality through reduced viehicle emissions and contribute to public health
improvements by creating opportunitics for active wansportation choices.” (foid) Rather than
adhering to such planming strategies, the proposed Project would urbanize rural unincorporated
County, and increase VATs due to the Project’s location far from existing infrastructure.

Thee Progect i3 not included within the CAP's emissions invenlory, as the CAP has not
been finalized or certified, Mareowver, the CAF is mitigation far the 2011 General Plan. which
dees nat account for the Newland Project’s density in its land use plan. It is illagical 1 allow far
the addition of 2,135 homes in rural, unincorporated Monh County and not have it count against
the Caunty’s regional inventary for GHG emissions. Daing 2o would irrevocably frusirate the
County s commitment 10 reduce ns GHG emussions. The DEIR does not include a discussion of
the Project’s exclusion from the local inventory, or how such an exclusion will impact regional
planning. Further, as discussed in more detail below, the Project’s DEIR omits vanious
crussions souwrces, which would add o San Drego Counly 's emssions i violation of the Oeneral
Plam and the mitigatvon messures in the General Plan's EIK. Yel these emussions are proposed (o
b oflsct, if at all, by the Project’s mitigation measures, which do not requine off3ets to be located
within the County,

Moreover, failure to comply with General Plan EIR Mitigation Measure OC-1.2 would
result in the County™s vielation of & prior mitigation measure. (Ser Lincalln Place Tenants Assn, 0-1-144
W i af Log Angeles (2007) 135 Cal App.dth 425, 445 [graming petition for writ of mandate 1o 5
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compel the agency to enforce mitigation conditions that the agency imitially adopted] ) In
addition, the County cannot attempt to render conditions of approval “meaningless by moving
ahead with the project in spite of them.” (fd. at 430.) “Such condwct amounts o “piecernealing,’
a practice CEQA forbids, CEQA s requirements *cannot be avaided by chopping up proposed
prijecis into bite-size preces which, imdividually considered might be found to ... be only
mumizterial "™ (fhid [mternal eiations omiited] )

The DEIR i3 inadequate because it fails to include & discussion of the Project’s
nsonsistensy with the General Plan. {See eug Pleiffer v Cily of Swnmyvale (20113 200
Cal App.4th 1552, 1566, The General Plan and 13 EIR set forth o comprehensive approach Lo
addressing GHG ermissions in Sam Diego Cownty, Vet the Project’s DEIR omats analysis of the
efTect of this Project™s attempl to address GHG emissions outside of this framework on the
potential for the General Plan's comprehensive approach 1o reach its GHG emissions reduction
goals within the County

The Project’s DEIR uses the Appendix G threshold rather than the CAF and s
threshalds Appendie G requires analyziz for conflict with applicable plans. Here, as diszussed
above, the (ieneral Plan requires that the County prepare a CAF and thresholds of sigmificance
based on the CAP that provide the basis for (GHG analysis of Project’s on umincorporated County
lands, As previcasly mentioned, the DEIR cannsd be conmistent with the CAF, because the CAP
and its thresholds of sigmificance have not vel been approved. Any inconsistency with Lhe
implementation of the CAF and itz comprehensive scheme for GHG emissions reductions in San
Digsgas Coumty, therefore, is an inconsistency with the General Plan, which would result in a
sigmificant impact under Appendix (s threshold of significance

In addinon, General Flan Pohey COS-2003 requires regronal collabaration with federal
and State apencies, including SANDAG. As discuszed in more detail below, the Project
contlicts with SANDAG's local goals and plans, and therefore does not provide for proper
collaboration in funtherance of General Plan Policy C03-20.3

B The DEIR®s “True Up™ Provision Renders Mitigation Hlusory

The DEIK allows the Planming & Development Services (“PLS") Director o determune
by substantial evidence at a later date that advances in technology have reduced the Project’s
GHG emimsions, and the PDIS Dancctor may authonze a decrease i the offset purchase
requirement. (DEIR atp. 2.7-50 10 2.7-51.) This provision renders the DEIR's offset mitigation
measures illasory. (CEQA Guidelines, § 15126.4, subds. (a)1], (2); Sierra Club v Crv of
Frasno, 226 Cal App.dth at T50-51.)

This “true up” measure undermines the DEIR s already flawed mitigation scheme for
GHO emssions. Any such fulure delermination must be subject to ull CEQA review, and this
DEIR st commit to further CEQA process and must allow for the amount of GHOG emissions
requiring to offict to be fncreaed il il is determined such an adjustrment 13 necded, The purpose
of CEQA 15 to prodect the environment, and the “true up” provision, 1f it remnims, must allow for
increased protection to the environment—not merely added benefits for the developer.
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. The Project’s Location Conflicts with Regional and Local Planning
Dacuments

The location of the Project—rural, unincorported Morth County—conflicts with the
region’s regional transportation plan "R TF”) and sustainable communities strategy (5C5™)
{oollectively, “RTP/ESCE™) (attached hereto as Attachment 28 The RTR/ACS considers the
Project Site as primanily neral residential with one unit per 20 acres, and does not provide
transportation plans 1o accommodate Newland's proposed residential growth. As a result, the
Privject is inconsistent with 3B 375"s statew ide mandate to reduce GHOG emissions from the
transportation sector. 3B 375 required the preparation of a regional 3C8 o reduce regional
emizsions in furtherance of the statewide reductions targets, The DEIR ¢laims that it mects
CARB"s reduction goals for the region, and therefore 1s compliant with the 308, (DEIR at p.
2.7-22 ["Like the 2050 RTP/SCS, this planning document meets CARB's 2020 and 2035
reduction targeta for the region "]} However, the DETR does not discuss whether the Project
wiaz inaluded in the SC8"s land use madel for compliance with CARR's reduction goals
Moreover, the County conflates compliance with statewide reductions as compliance with
SANDAG s lncal reduction goals for the Coumty. Here, the Mew land Project was not included in
the RTPECE s underlving land use assumptions—difTerentiating it from the Newhall project,
which was included in the underlying land use assumptions for its metropolitan planning
orgamization. Moreover, the DEIR states that “implementation of the [Plroject would be within
4.5 percent of SANDAG-forecasted VIMT for the region.” (DETR at p. 2.7-44) The DEIR only
offers conclusary suppaort for this statement - stating that the proposed mix of uses allows the
Project 1o reduce ViTs (fhid ) The DER does not provide any in depth analysis of how it
reaches thas conclusion. [n additbion, it 12 unclear how being within 4.5 percent of SANDAG's
forecasted VAT equates o consiztency with SANDALG s approved RTPVSCS.

In sdelition, the DEIR fuils 1o even diseusy the omazzion of Newlind's proposed land use
from 3ANDAG s underlying land use assumplions, let alone analvee . The County commented
on SANDAG's BIR for its RTRFECS, asking whether SANDAG would include proposed
General Plan Amendments in its growth forecast for the region. SANDAG refused, stating that
the RTP/SCS growth forecast was “appropriately hased on the currently adopted land use plans
of local purisdictions .. including the County of San Diego”s (eneral Plan.™ (See SANIDAG
Letter fram Couney of San Diego to SANDAG (Juby 15, 2015) and SANDAG Response to
Comment {Sept. 29, 201 5), attached hereto as Attachment 26.)

Further, the DEIR employs an impermissible plan-to-plan analysis to demonstrate its SC8
consistency for VAT strategics. Moreover, as discussed in more detail in the Traffic and
Transportation section of this letter, the DEIR overstates trip reductions from itz Transportation
Demand Management (" TEM™) measures, including taking eradit for “mixed wse” reductions
despite only a nominal amount of proposed non-residential development, taking credit for
“promoting” and “coordinaling” various programs that stand little chance of effectiveness in the
Project’s proposed location, and conceplually muscharascteriang this rural sprawl] project as o it
were urban infill. (See STC Traffic, Inc., Traffic and Transportation Comments Newland Sicrra
Traffie Impact Analyas Report and Associated Traffie Technical Studies at 910 (Aug. 13, 2017)
[“ETC Repor™], Fox Repon a1 § 293
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While the County may not be legally required to make 1ts General Plan conform to the
land use assumpiions that SANDAG has used for the RTP/SCS, the public, the California Air
Resources Board and SANDAG iself must be provided the appropriale environmental
information under CEQA regarding how this major change in the County's General Plan, and
other planned cumulative changes to open up San Diego’s rural lands to development, will affect
SANDAG's analysis and planning. The DEIR must provide environmental information
sufficient to allow the public and the Board of Supervisors to determine if the Project will
interfere with the attainment of the goals for the San Diego region that have been set by CARE,
even if the County stafl has made the policy decision that it does not matier io County stafl’
whether their actions will interfere with those goals. (See Califormia Air Resources Board Stafflf
Report Proposed Update to 8B 375 Greenhouse Gas Emission Reduction Targets, June 2017,
[available online at
httpes: |

For example, the DEIR fails 1o provide information on whether the approval of the
Mewland project interfere with the San Diego Region's required reduction in vehicle miles
traveled referenced on page 3 of this report. The County staff should retain a consultant who can
rerun the model used by SANDAG in preparing its 2015 SCS, using the changed land uses
proposed by Newland alone, and in combmation with other pending I-15 corrider projects,
(along with the resulting trafflic congestion on I-15 projected in the Newland EIR) and determine
whether SANDAG would still be able to meet the VMT and GHG reduction targets that were set
by SANDAG and approved by the Air Resources Board in 2015

The June 2013 CARB siafl repon presents the following information regarding

SANDAG's regional planmung efforts from per capita GHG reductions from passenger vehicles
on page B-33:
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Existing S8 378 Targeis for the San Diego Reglon
Established by ARE in 2010, the existing SB 375 targets for the San Diego reqion are to
reduce GHG emissions from cars and light trucks by 7 percent, per capita, by 2020,
and by 13 percent, per capita, by 2035, compared with a 2005 baseline, Table 1 shows
that the Regional Plan adopted in 2015% would exceed the San Diego region's SB 375
targets for 2020 and 2035,
Table 1:
5B 375 Greenhouse Gas Reduction Targets and 5an Diego Forward:
The Regional Plan Greenhouse Gas Emissions Reductions Results
2020 2035
Existing SB 375 Targets 7 peroent 13 percent
San Diego Forward: The Regional lan GHG. | | 1455
ego Forwar e Regional Plan
Reductions (2015 15 percent 21 percent Cont.

Sode Averspe weekday per cageita Carhon dioside redass ions for cars amnd Bght tricks from 2005,

1. While the 58 375 analysis focuses on per capata GHG reductions from passenger vehicles, an anabsis
of lotal GHG emissions was imcluded in the Regional Flan Envircnmental Impact Report (EIR) (Section
4.8). The EFR analysis showed that total GHG emissions in 2050 are projected 1o be 26 Millon Melnic
Tons C02e (CarbonDicakde Equivalent), of 255 percent iower than GHG amissions im 2012 (Table 4.5
8).

The County staff should determine whether these conclusions are still true, by using all
the existing assumptions and modeling performed by SANDAG in 2015, the County changes its
General Plan to allow new urban development at the Newland site and other potential cumulative
locations on the Interstate 15 cormidor. Thas information should be presented inthe Draft EIR
and made available to the public, SANDAG, and CARB for public comment. Additionally, the
County should consider how additional GHG emussions caused by the major land use change
will be mitigated or avoided

A decision by the County 1o unilaterally overhaul its land use scheme in rural North
County to conflict with existing assumpltions used by SANDAG and CARB in therr planning
may be legally permissible, but the County should have before the information on the
consequences of this decision, which would undermine the purpose of regional planning
Because very little density 1z planned in this area, no transit or transportation infrastructure is 0-1-188
planned in this area. The Project should not be allowed 10 get around the fact that SANDAG has
not planned for ransit or improved transportation infrastructure in this area, and has not planned
for growth on the Project Site. The Project’s proposed development will overwhelm SANDAG s
modeling because there is no other way 10 bypass the congestion the Project proposes on =15 -
and there are no plans to accommodate the increased trips and density.

As noted in the DEIRs wraffic section, cumulative impacts from the Newland Project and
others would result in LOS F along a stretch of 1-15 from south of Escondido to the Riverside
County line. The Newland Project 1s unplanned development proposals that are not considered
by SANDAG's RTP/SCS. SANDAG s caleulations of GHG emissions reduction from mobile 0-1-157
source emissions n the region, therelore, are inconsistent with the analysis provided in this EIR.

43

June 2018 RTC-93 Newland Sierra Final EIR



Comment Letters

June 2018

This omission impagts GHG modeling analysis and has not been reconciled in the Newland
Froject’s DEIR.

The DEIR fails to acknowledge that the Praject was omitted from SANIDAG S regional
plans for mobile source GHG reductions. Instead, the DEIR only provides a cursory discussion
of the RTP/SCS s policies and goals which does nod provide sulficient information 1o allew the
public to comment on whether or not the Project is consistent with SANDAG s regional
planning. Moreover, the DEIR's analysis does not adequately deseribe the region. For example,
the DEIR =tates that the Project 15 conmistent with the RTP/SCS s goal to focus growth m an ares
that 15 already urbanized because the Project 15 next to the urban centers of San Marcos and
Escondido, However, the Project Site is located approximately & miles from Escondido, and 4
miles from San Marcos—without transit—and cannot, and should not be considered an
“urbamized” arca. Further, it is six miles to the meanest transit station

It i= mot encugh for the DEIR to merely state, without support, that the Project is
consistent with the RTRECS. The County must recirculate this DEIR with an assessment of
hew it will affeet the region™s goals and the per capita VMT levels and GHG emissions az they
pertain to the region s nventory of emussions. The County may nod skip the math on this
impartan consisteney analvaiz under SB 373 by pamting to the developer’s vague and
urrguantified buying olisels for is “on-sile” enassons,  The Project—and the opening of the 1-13
comder in Morth County to more development—eould lead to regronal eflects that must be
assessed in the Project’s EIR, net presented as a Gt agcompli 10 SANDAG o deal with on its
awn at an undetermined fulure date

Muoreowver, The DEIRs GHG section’s cursory discussion of the San Dicgo County
General Plan fails to analvze the Project’s consistency with the General Plan EIR's requirements
fior a CAP and related thresholds of sigmificance, as discuased in greater detail above.

Approval of the Froject signifies a larger policy shaft within the County. It demonstrates
that the County has decided that sigmificant residentinl housing will aceur in rural North County,
regardless of what is in the General Plan, and opens the floodgates to potential future
development along the rural 1-15 corridor. This may potentially have a large impact on
SANDAG"s regional planning calculations, along with overall GHG reduction goals within the
County. An approach (o new divelopment on the 1:15 corridor in Morth County that only
amilyzes impacts on a project-by-project basis would subsvent the purpose of regional planning
and allow piecemeal density increases inconsistent with the principles of the RTR/SCS and other
regional planning documents. Individual new projects that rely upon nen-esistent transit cannod
be planned inizolation.  As urban development is proposed on the 113 cormidar in Monh County,
3ANDAG musi be invelved 1o provide the regional planning view in determining whether and to
what extent iransit can be provided 1o a new wrban arca, and to do comprehensive planning for
predicied transporation problems. Approval of the Newland Project would signal the opening of
the North County [-15 comdor for development, contrary to current regional plans. For
example, such development will impact SANDAG"s 2020 update, as it may be foreed to include
progects approved by the County contrary 1o SANDAG s plans
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I, The DEIR Does Not Froperly Quantily the Froject’s GHG Emissions

The DEIR omits and underestimates significant sources of GHG emissions. Among the
omissions and underestimations are GHG emissions from offsile road and wility improvements,
conslruction INps, vegetation remival, construction equipment, water use, and an-site operations,
and an underestimate of mobile source enssions due to overestimating tnp and VMT reduction
credits for the Project’s TN measures, These omissions and underestimations are significant
flaws and resull in a Galure to detemiine the level of mitigation reguired. The DEIR should be
revized 1o disclose all petential GHG emissions and provide adequate mitigation.

Also as discussed throughout this section, the DEIR sigmbicantly oversiates the benelils
of the Project’s proposed TDM measures, The GHG cmissions calculations improperly include
eredits for these TIM measures that show unsubstantiated decreases in vehicle tnps and VAT,
thies resulting in an underestimation of GHG emissions. (See Fox Reportat § 293

The DEIR's calculation of GHG emissions appears to omit ¢missions from off-site
roadway and utility improvements. (See Fox Report at § 2.5-26.) Al a mininwim, emissions
fram demalition of the existing 1-15/Teer Springs Road imerchange and the recanstruction of a
new interchange (as required for the Project’s traffic mitigation) are not included, because no
eonatruction or design information has been provaded for the imterchange.

The DEIR underestimates emissions from on-site electricity use by elamming that solar
photovoltaic pancls “for all single-family and multi-family residential development™ will “offact
100 pereent of the residential structural electnicity demand” (DEIR at p. 2.7-38) There is
imsuflicient evidence in the DEIR 1o substantiate this ¢laim, and morcover, it is unclear whether
such a claim is feasible. The DEIR does not analyze, for example, whether the homes will be
designed with roofs able 1o accommaodate solar panels, or whether the homes will be positioned
i & manner to account for the assumed amount of sunlight the panels recerve in the missing
analysis. The DEIR does not explain the assumptions it must inherently rely upon to conduwct its
analysis to make such a elaim. [ addinon, it 8 unelear whether or how the DEIR aceounts for
the energy use required in multifamily housing when there will inherently be limited roof space
for the amount of salar panels required to fully mitigate each resident’s GHG emissions. Finally,
without assurances of a backup battery, 100% ¢lectricity from solar is not possible. (See Fox
Report a1 § 212}

The DEIR also underestimates emissions from water use. First the volume of water
neadad 1o contral air emissions during constrsction has not been adequately quantified, and thus
doea nat appear to be incorporated into the GHO emissions calculabions, Further, the emissions
required 1o transpan water over long distances 1o supply the Projeet do not appear 1o have been
included i the Progect’s emssions calculations, (See Fox Report at § 2.100) In addition, it
appears that GHG emissions from wastewster treatment and disposal were not included in the
DEIR's emissions calculations. (Seedd at§ 211

The DEIR underestimales emissions from vegelalion removal by improperly categorizing
the entire Project Site as “scrub.” (See DEIR. Appx. K at pdf pp. 254-55 [no other page numbsers
provided im Appx. K].b In fact, the majorty of the Project Site s chaparral, which contains a
higher biomass than scrub, and its removal results in a greater loss of sequestration. The DEIR,
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therefore, significantly underestimates the increased GHG emissions caused by vegetation

ID—1 -168
removal, {See Fox Report at § 22

Cont.

The DEIR also underestimates the emissions from constrection worker trips. The
DEIR s GHG appendix appears 1o assume 3,470 construction worker trips per day for the
purpeose of calculating GHG enussions, vet the DEIR s construction schedule in Appendix G
indicates there would be 2,260 workers per day, resulting in 4,520 nps. As such, it appears the 0-1-169
GHG caleulations underestimate the emissions from worker trips. In addition, the DEIR's
assumplion of a 20 mule worker and vendor length tnp 12 insuflicient considening the number and
akill level of workers that will be required to construct the Project. (See Fox Reportat § 2.3.)

The DEIR also underestimates the emissions [Tom construclion equipment by assuming [
use of Tier 4 engines Tor all construction equipment, yel the DEIR specifically allows for engines 0-1-170
with higher emissions. (See Fox Repomat § 2.4% 1

The DEIR notes that emissions stimation tools for mobile sources were limited a1 the
time of analysiz, which it alleges makes the analvais conservative. (DEIR atp. 2.7-37.) Simply
hecause future regulatory updates may impact GHG emissions does not make the analysiz
“gonservative.” While new regulatory programs may reduce GHG emisgions, the DEIR cannot 0-1-171
rely upon thiz az evidence that s current estimation tools are conservative. Thiz pomt does net
make sense, nor 15 s statement supported by substantial evidence, and a3 such, the DEIR 15
fundamentally flawed. 1

E. The DEIR Lacks SulTicient Evidence to Conclude the Project’s Impacis Will
Ba Froperly Mitigated

The DEIR includes three mitigation measures for GHG emissions. M-GHG-1 propases 04472
oy mitigate impacts from construction and vegetation remaval emissions through offsets; M-
GHG-2 proposes 1o miigate impacis from operational ermissions through oftsets. M-GHG-3
proposes 1o reduce emissions by implementing the DEIR s project design features. As discussed
above, M-CGHG-1 and M-GHG-2 are insulficient because the DEIR underestimales the volume 1
of Project’s emissions, thus underestimating the required offsets. In addiuon, the DEIR's offset T
approach in M-GHG-1 and M=GHG-2 has not been approved by CARB. Without the 0-1-173
congurrence of the expert ageney on complicated GHOG enussions caleulations and offsets, the
County is not able to provide adequate assurance that the mitigation measures will be effective.

Also, as discussed above, the lack of any enforceability for the “prionty™ system for the T
peagraphic loeation of offsees renders M-GHG-1 and M-GHG-2 inadaquate under the 0-1-174
reguuirements the County placed on atsellin its General Plan and General Plan EIR. Further, the 1

“trug-up” provision renders M-GHG-2 illusary and sirips any assurance that M-GHG-2 eould I 0-1-175
effectively mitigation GHG emissions impacts.

In addition, because M-GHG-3 categori zes the 32 project design features in the DEIR s
Table 2.7-7 as mitigation measures, all CEQA requirements for mibigation measures apply (o
each project design leature listed therein—including requirements for certainty and
enforgeabality and for a mitigation measure nol creatmg its own significant impacl. (AMeoadera 01176
Oversight Coalition, Ine, v. Cly o Meadkera (2001173199 Cal App.dth 48, 33 [“[Thhe EIR must
deseribe and discuss leasible mitigation measures for cach significant environmental effect,
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provided feasible measures exist™), Groy v, O of Modewa (2008) 16T Cal App Sth 1099, 1116
[substantial evidence must show that mitigation measures will be effective and feasible]; CEQA
Cluidelines, §§ 151264, subd (a)13, 13091, subd_ (b} (2}, CEQA § 21081 6.) These
requirements have not been met. For example, the TDM measures in PIDF-=1 throwgh PDF-20 are
mere asprations and do not provide enforeeshle requirements. (3ee 3T Report at 9-10; Fox
Fepoat at § 2.9.3.) These measures rely primanly on “promoting ™ and “coordinating” activilies 0-1-176
that stand lifile chance of being elfectively umplemented in the Project’s rural seting far from

transit infrastructure within & steep Project Site containing circuitous internal road—such as Cont.
relving on residents to pay for and whilize a shultle bo a ransit station over six miles away. Al a
mindmum the DEIR must inchade a detailed analysis of the effectiveness and likely
implementation for each PDF and cannot merely aszign CAPCOA credit: that were intended 1o
measure emissions reductions in more urban and mixed wse (e, selfsustaining) arcas. In
pamiculae, the DEIR s PDF: are impermizsible for the following reazons:

¢ PDE-1 FDF-1 provides a coedit for land use diversity, The Project contains a
mere 81,000 square feet of commercial development far 2,135 homes, which is
inadegquate 1o meet the vast majonty of residents” commercial needs. Further, the
eommercial development will not occur until Phase 2, even though more than
1,800 of the proposed 2,135 homes will be constructed in Fhase 1. Even if a land
wse diversity eredit wos wirranted for this Preject, the DEIR cannot provide a
credit for the tme peniod prior to the diversily of land uses being built oul,
Moreover, the Project Site layoul spreads oul across stecp terrain with a cincuitous
ntermal road network, thus limiting the potential for alternative transportation. 01177
The proposed commercial site is well approximately two miles away from the
mapority of residential units and is much more likely 1o cause added vehicle trips
an Dieer Springs Road from the units in the Valley, Summit, and Knall
neighborhoods (1,028 residential units totaly. Further, land use diversity eredits
should not be allowed for “park™ use, which 12 required and aszumed in resideniial
areas or 8 school “site,” which has not even been commiticd to be used fora
sehool amnd with no commtment as (o which and how many of the students withun
the Project 3ite would be able 1o attend the school—particularly when the Projest
Site 15 proposed to be split between multiple sehool districts,

¢ PDFs 2.3 PDFs 2 and 3, regarding pedestnian and bicvele trails, are inadeguate I O-1-178
for the same Project design tssucs noted in the discussion of PDF-1 above,

« PDEx 4-8. PDFs 4-8 provide for vanous programs that app<ar (o requare funding
from and participation by residents at a later date and are unlikely to be effective
or desirable at this Project Site; therefore, they are unlikely to be funded and are
llusory and unenforceable. At a minimum, the DEIR should include a feasibility
studly to determine the potential effectivencss of such measures and a cost O-1-179
gompareson agains other methaods of ransportation 1o determine whether such
measures will even meat the threshald level 10 be funded and implemented by the
reaidents

+ PDFES PDF 9 provides a transit fare subsidy Tor residents. This PIXF lacks any O-1-180
specificity, including who will pay the subsidy, how much the subsidy will be, or R
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whether there are any restrictions on qualifying for the subsidy or use of the 0-1-180
subsiddy (g, only for centan transik authontees or modalities). Moreover, as Cont
already noted, the nearest ransit station is over six miles away. OFK.

* PDFs 1013 PDFs 10=13 provide a credit for marketing the Project’s TDM
program for residents. However, il s illogieal (o provide o eredii for marketing an
ineffective tool. Becawse the underlying program is inadequate, as cxplained O-1-181
above in this section, its marketing materials do nod warrant an independent trip
reduction credit.

¢ PDF 14, PDF 14 provides a transil Gare subsidy for employecs and Fails for the T 0.1-182

same reasons as PDF O

s PDEz |3-19 PDFs |3-19 provide a credit for marketing the Project’s TR o 83
program for emplovees and [ails for the same reasons as PDFs 10-13. -1

s PDF 20 There is no PDF 20 listed in Table 2.7.7 I O-1-184

Further discussion of the TDM program’s inadequacics iz included in Traffic and
Transponation section ef this letter. The additional project design fentures included in M-GHG-
3 (PI¥s 21-32) are nod credited with any (GGHG emissions reductions. Any attempt to guantify
emissions reductions from PDFs 21-32 would require recirculation of the DEIR for the public 1o
amaly ze the effectiveness of such PDFs as mutigation measures under M-0HG-3. (Lowrel
Heights Tmprovement Assn, v, Regents of University af Califormia (1993) 6 Cal 4th 1112, 1120 0-1-185
[recirculation “required when the information added to the EIR changes the EIR in a way that
deprives the public of a meaningful opportunity to camment upon a substantial adverse
environmental effect of the project of a feasible propect altemative or mitization measure that
would clearly reduce such an eflect and that the project®s proponents have dechned io
implement.”)

F. The DEIR Appears to Contain an Analysis Pursuant to an Invalidated
Threshold

The DEIR contains an efficiency metne calculation as Appendix A o Appendix K. This
threshold appears to be a crucial part of the County's analysis and indicates that the efficiency
metric caloulation 15 used o analy ze GHG emissions and impacts in the DEIR, 1f the efficiency
mietria was nol usad by the County in its analysis, then the County must revise and recirculats
these documents. Because of the County stafl™s refusal 1o releaze key air quality documsnis,
neither the Galden Door nor other members of the public are able to determine haw the 0-1-186
efficieney metrie was used by the County and the developer’s consultant.

The Golden Door and Sierra Club recently prevailed againsi the County in San Diego
Supernior Courl i a challenge o overturn the County's “ 2016 Document for Determiming
Significance of Greenhouse Gases™ (2016 GHG Significance Document™ ). which contained 2
“County Efficiency Metric. " (Golden Door Properties, LLC v, Counly of San Diego, Case No
37201 6-00037402-CU-TT-CTL (Aled Ocr 24, 201 7) Notice of Entry of Judgment and
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Peremptory Writ of Mandate and Injunction attached hereto as Attachments 27 and 28*) In
that case, the Superor Court issued & weit of mandate regquiring the County 1o set aside the 2016
GHG Significance Dacument and enjoined use of the County Efficiency Metric in the Couny™s
CEQA documents. The County must revise the DEIR and provide a detailed description of the
use and purpose of the DETR s EMiciency Metrie Caleulmion, and provide a specific analysis of
its compliance with Superior Coun’s decision. including whether the efficiency metric is used as
a threshold of significance in the Newland DEIR

4 This case has been appealed by the County.
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IX. HAZARDS AND HAZARDOUS MATERIALS

The DEIR s analvsis of Hazards and Hazardous Matenals 15 seriously flawed. 1t must be
revised to ncorporate the feedback below and recirculated for public review and comment.

The goals for fire safety and project development should be to design the project such
that it is:

*  as fire safe as possible given conditions that present themselves 85% of the time;
and 0-1-187

*  has the capability 1o be 4 stand-alone project without first respenders, due to the
likelihood of “multi-fire” events that often occur in this geographic area.

The DEIR does not comtain sufficient information to evaluate the Project agaimst these
goals. If anvthing, the evidence demonstrates that the Project cannot meet these goals and that
the Proyect’s impacts on fire hazards and safety 15 significant and unavoidable. However, the
DEIR s analysis fails to live up to CEQA s fundamental informational purposes, because it lacks
the following information and/or provides inadequate analysis on the following issues:

(1) The Project draft evacuation plan (Dudek May 201 T is deficient because it does [
not evaluate daily static traffic flows in conjunction with accelerated evacuation traffic flows. It
also does not aceount for residents (both existing residents in the area and future residents of the
Project Site) leaving under duress while first responders are attempting (o gain eniry to either the
general area or the Project Site. (See also Safety Element 5-3.5.) The draft evacuation plan
states only that: “The timeframe may be longer if traffic flow is not maintained, and may be
double or mere il a region-wide evacuation is declared that does not enable preplanned iraffic
management measures.  Traffic flow 15 a priomty during evacuation events and phased 0-1-188
evacuations are important 1o reduce the number of vehicles accessing roadways at the same
time,” In other words, despite acknowledging that this area is a "Very High Fire Hazard Severity
Zone” and a major threat from a large-scale (not just site-specific]), fast-moving wildfire, the
DEIR evaluates only the Project’s fire hazard and evacuation impacts m the context of the
Project Site and Project residents and not the rest of the community. This generalized,
conclusory analysis is inadequate for the public to assess the potential impact of the Project on
fire evacuation in the area

(1)  The draft evacuation plan gives no consideration as to the impact of dumping
evacuation traffic onto existing public reads and whether these access points would cause a
choke point or choke points.  The evacuation plan evaluates only whether the Project Site could
be evacuated onto adjacent roads such as Deer Springs Road and Twin Oaks Valley Road, but
provides not assessment of whether Project residents or existing residents could evacuate the 0-1-189
arca within a safe imeframe. The DEIR states that a fire could move wp to 17.3 mph, with
highest flame length values reaching nearly 70 feel. Evacuating project residents to Dieer
Springs Road and Twin Oaks Valley Road will not provide safety for these residents or existing
residents who would be using these same roads to evacuale the area
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(3} Simlarly, the draft evacuation plan gives no consideration to the impact of left-
hand turns and other difficult road geometry on fire evacuation, such as the east-bound turn at
hiesa Rock Ridge Road and Deer Springs Road and the south-bound e from at Camino Mayor
and Rorth Twin Caks Valley Road

0-1-190

(4} The DEIR contains no evaluation of the impact on fire evacuation if the Project s
built out before the improvements to adjacent roads take place, vet the DEIR and draft
evacuation plan relies on improvements to adjacent roads like Deer Springs Road for its
conclusion that the adjacent roads have the capacity 1o handle a fire evacuation. (See drafl fire 0-1-191
evacuation plan at 19.) The Project should contain a condition that states that it may not be built
out until all the adjacent roads are improved to the level assumed in the fire evacuation analysis

5y The fire protection plan does not adequately discuss or mitigate the problems
associated with gated accesses. First, the draft evacuation plan notes that there 15 a gated road
that runs north from Camine Maver 1o Gopher Canvon.  Aside from “sdvising” residents not 1o
use this road, the Project docs nothing else to ensure that residents (future and existing) do not
iry 1o use this road in the case of an evacuation, where they may get trapped, or how this O-1-182
potential impact will be mitigated. Second, the fire protection plan notes that gated access to
driveways may exist {page 48], vet the comment made by the County of San Diego (with
independent experts concurming ) to “include that gates will open automatically upon power
failure and be equipped with strobe Light activation” appears to have been completely ignored

(6)  The DEIR fmls to acknowledge the Project’s inconsistency with General Plan
Goal M-1 and Policy M 1.2, In 2004 the County of San Diego requested that North Twin Oaks 0-1-193
Valley Road be improved from Camino Mayor to Gopher Canyon Road. The Project does not
appear to have incorporated this request. and the DEIR does not discuss it.

(T Wildland fire case studies show most fatalities occur as people are iving Lo
escape fast moving fires (Cedar Fire, 2003) Due 1o the rapid spread of wildland fires, some type
of localized emergency notification system should be designed to quickly prompt residents about
an emerging fire. The drafi fire evacuation plan, however, relies solely on existing County-wide 0-1-194
programs for notification and there does not appear to be any provision or intent for the Project
to provide for a localized emergency notfication system mdependent of existing County-wide
Programs

(8)  The DEIR does not adequately discuss whether the water supply system for the
Projpect can meet hillside elevation demands for volume and pressure in a multiple fire event
The fire protection plan states only in a conclusory fashion that “The static water pressure will
remain above 20 psa at 2,500 gallons per manute when meeting the fire requirements for the 0-1-185
DEFPD” but provides no meaningful analysis or explanation on this point. The Master Plan of
Water (DEIR Appx L) evaluates only flow rates at single nodes but does not evaluate whether
adequate fire flow pressure could be maintained at multiple nodes 1o fight a larpe-scale fire.

9y The DEIR does not disclose whether local law enforcement authorities have
reviewed, provided feedback, or approved the draft fire evacuation plan. As noted by an
independent fire protection expert, “Fire operations provide the imelligence about fire behavior
and provide general areas for evacuation. Law enforcement 15 charged to actually perform L

0-1-198
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evacuations.” Accordingly, the County should not proceed with consideration of this Project
uniil the appropriate law enforcement agencies have reviewed, provided feedback on, and
approved the Project’s evacuation plans.

(10} The DEIR does not evaluate whether the road system can handle both existing
and future residents departing the area during a fire evacuation. The draft fire evacuation plan
focuses only on future Project residents and does not include any assessment of evacuation
traffic from existing residents who would be using the same roads 1o evacuate this area

(11} As noted by an independent fire protection specialist, County of San Diego Code
of Regulatory Ordinances Sections 68.401-68 406, Defensible Space for Fire Protection
Ordinance, and the County of San Diego Code of Regulatory Ordinances Sections 96, 1.005 and
96.1.202, Removal of Fire Hazards, provide models to reduce fuel loads and create defensible
space. The DEIR fails 1o specify the County s success rate for program compliance, as (P
comphance is a good benchmark to assess whether these County Code requirements achieve
their intended purposes.

{12} The DEIR does not contain sufficient detail as to landscape design criteria. The
DEIR refers to a “Landscape Plan” that must be approved, but provides no detail regarding what
this Landscape Plan must include, its purpose, or any timing for its preparation or review. The
puhblic cannot meaningfully evaluate this element of fire protection without such detail, and the
post-approval preparation of this Landscape Plan is illegally deferred mitigation under CEQA
For example, the “Guidelines for Planting in Fuel Modification Zones™ contained in the fire
protection plan are only “guidelines” and not contain any mandatory requirements. Nearly every
“requirement” is couched in non-mandatory language that can be casily ignored without any
petential for enforcement.

(13} Asnoled by an independent fire protection specialist, heat deflector walls are not
widely proven for success. Heat deflector walls also do not mimimize ember spotting potential in
wildland fires. Indeed, the DEIR states, “Spotting (where airbome embers can ignite new fires
downwind of the initial fire) is projected to occur up to nearly 1 mile during a summer fire and
nearly .8 miles during a fall fire.” The DEIR and fire protection plan need to provide additional
information to justify the use and potential success for these heat deflector walls.

(14}  The DEIR does not adequately discuss the imteraction between the Project’s water
supply and fire protection impacts. As noted by an independent fire protection specialist, the
fuel modification “buffer” should be an absolute condition that must be maintaimed during
drought conditions. The Vallecitos Water District has projected a supply deficit over the mext 20
years, and m order to make up for that supply deficit, water demand Distnct-wide must be
reduced by 36% (or more). Because water supply for fuel modification and fire protection must
be maintained during drought conditions, it 1s wholly unclear whether there will be enough water
for other uses for the Project and existing District customers. The DEIR must be revised to
discuss this 1ssue and recirculated for further public review and comment, particularly to disclose
how much conservation will be required given the need for water for lire predection even in
times of drought and water shortage.
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(15} The DEIR relies on HOA enforcement of varous measures for many of its
conclusions; however, enforcement by County stafl or another government agency is not
adequately discussed or provided for, For example, the fire protection plan notes that fuel
modification requirements will be verified by an independent third party inspector on a semi- 0-1-202
annual basis. The DEIR provides that this inspection report must be given 1o Deer Springs Fire
[nstnct. But there 15 no penalty or enforcement mechanism to ensure that the HOA 15 adequately
enfarcing or implementing the plan’s standards. There is no requirement that the HOA
implement any of the Fire District’s feedback on the inspection report

(16} In general, the DEIR does not adequately provide for enforceable, effective
mitigation. For example, M-HZ-1 requires only thal imigation be shown on praject plans. There
is no enforcement or verification mechanism to ensure that irrigation is actually installed as
required. In addition, there is no requirement that the Project even comply with its own Fire 0-1-203
Protection Plan and Fire Evacuation Plan. There 15 no verification that fuel modification zones
are implemented as required, only that they appear on project plans. This is not enforceable
mitigation.

({17}  The DEIR does not discuss or account for the Project’s three-story residential
umits, For these units, a ladder unit 15 necessary, however, Deer Springs Fire District only has
limited ladder truck capability, which is based on suppost from the Escondido fire department, O-1-204
The DEIR does not disclose, discuss, or evaluate this imitation, particularly i the context of
capability to meet response time goals and requirements. The DEIR must be recirculated for
further public review and comment after it has been revised to consider this issue

{18) The FlamMap Fire Bchavior Modeling appendices to the fire protection plan are T
misleading and need to be revised and re-published for public review. For example, Appendix
C-1 1o the fire protection plan depicts fire spread rates for a summer fire on a scale of 0-400+ in
increments of 100, Appendix C-2 depicts fire spread rates fior a fall fire on a scale of 0-8300+ in
increments of 200, using a mix of different colors. This manipulation of scales and colors makes
it difficult for the reader 1o understand the differences between a summer and fall fire and
obscures the apparent fact that spread rates for fall fires are 6-8 times greater than a summer fire.
Similarly, Appendix [ 13 misleading and defies common sense. Appendix [ purports (o show 0-1-205
“cwrrent” and “pest-project” flame height conditions. In the "post-project” depiction, this
appendix states that the “flame length™ in the developed area will be “w/a™ and contains a
substantial amount of gray area that 15 not defined in the legend. The map gives the impression
that the entire developed anea of the Project is impervious to fire and therefore no flame length is
depacted, This is not only incorrect and contrary 1o common sense, bul conveys a misleading
sense of safety, This analyvsis must be revised to incorporate an analysis of Mlame length if
Project structures catch fire.

(193 Simalarly, the fire protection plan does not contain any appendices regarding fire
spread rates under current conditions as compared to post-project conditions. The DEIR must be 0-1-206
revised 1o incorporate this information and recirculated for public review and comment

(207 Due 1o the inherent uncertainty in wildfire behavior {and human behavior in
response) there is no conclusion other than “sigmficant and unaverdable™ that can be supported 0-1-207
in the DEIR. The DEIR concedes that the FlamMap modeling used 1o assess potential fire B
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hazard impacts has cnitical mitations. For example, Flambdap will not display spatial vanations
caused by backing or flanking behavior; this limitation 15 important to have m order to
understand the FlamMap output but does not appear to have been discussed in the DEIR.
FlamMiap 15 also most appropriate for forested areas, not the shrublands that are charactenistic of
the Project area.

Another important limitation i that FlamMlap assumes weather and topography are
uniform (fire protection plan at 27), which is not the case with the Project. In essence, the
software works only for treated landscapes, without the ability to consider the T0% of untreated
open space surrounding the Project. However, the DEIR nonetheless asserts that FlamMap is
capable of evaluating “variations in topography™ (DEIR at p. 2.8-3), It appears that inputs and
outputs from the FlamMap and BehavePlus software programs were mised and matched. There
15 no suppert for this methodology, which appears to have been concocted out of thin air in erder
to claim that the FlambJap modeling was capable of evalwating variables (i.e, topography) that
the DIEIR concedes the software is incapable of evaluating (fire protection plan at 32} This
unsuppored methodology does not constitute substantial evidence or any meaningful basis for
the DEIR conclusions, The DEIR should be revised to include an analysis that does not rely on
the mixing and matching cutputs from two different computer programs and recirculsted for
public review and comment. Also, given the flimsy methodology emploved by the DEIR, the
DEIR should alse be revised to incorporate modeling using the FARSITE program, in order to
provide independent support for the DEIR's conclusions. FARSITE includes important fire
modeling capabilities not considesed in the DEIR, such as the ability 1o simulate temporal
variations m fire behavior caused by weather and divrnal fluctuations.

(21} The DEIRs fire modeling contains no meaningful analvsis of the effect of ember
rains on fire risk and spread.

{22)  The draft evacuation plan’s reliance on Camino Mayor renders the DEIR analysis
deficient. This is because Newland has not demonstrated that it has the property rights needed to
provide access so that the road can be bt and maimained for general public access. The
evacuation plan improperly assumes such general public access, which is an error. At a recent
Twin Caks Valley Sponsor Group meeting, a Mewland representative admitted as much bat
stated that their efforts to obiain such real esiate and casement rights were “in process.”

Further, the existing private access easement for the existing private unpaved roadway
only contemplates limited access to one parcel, not the entire 20004 unil project, so the use of
Camino Mayor for emergency access o serve the entire Project is not permitted. A roadway
ecasement cannat be used to benefil additional persons who are nodt in title or possession of the
dominant tenement, and if the easement 1s appurtenant to one parcel of property at the time it 1s
created, it cannol be used subsequently 1o benefit another parcel of property.” (Miller & Starr,
California Real Estate § 15.60; Garther v, Gaither (1958) 165 Cal App.2d 782, T85-86 [holding
dominant tenements’ construction of mobile trailer park on their property Was an excessive use
and would result m an increase of burden on the servient estate]. ) Accordingly, the County must
also perform an analysis to determine the Project’s impacts if the Applicant is not able to obtain
the appropriate property rights for the Camino Mayor access.
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(23) The lack of design information (or any other meaningful information) regarding
improvemenis 1o the Deer Springs Road! I-13 interchange makes it impossible 1o determine how
vehicles will access the freeway in order 1o leave the area in case of a fire. The DEIR should
include and analyze this information, or, in the altemative, the County should delay
consideration of the Project until this information is gathered and incorporated into the analysis.

(24)  The County raized a number of issues in its May 7, 20135 letter to the Applicant
regarding fire pmtn:'l.im.’ Have all of these issues been addressed, and if not, why not?

(25)  With the on-site equestnian facilities as part of the project and the prevalence of
heese ownership in the area, there will be an unusually high amount of horse teailers in the event
of an evacuation. Those will be hard 10 navigate some of the steep roads and will cause extra
congestion. Meither the DEIR nor the draft evacuation plan address this 1ssue; both need 1o be
revised 1o incorporate information and analvsis on this issue and recirculated for public review
and comment

Conclusion. The comments above are supported by independent technical analysis by
experienced fire protection and fire evacuation specialists (Cova Consulting, Wildland Fire
Evacuation Plan for the Newland Sierra Community (Aug. 14, 2017} Rope Consulting, Newland
Sierra EIR Comments (Aug. 13, 2017)) If the DEIR is not revised to incorporate and address
these concerns, it cannot be said that its conclusions regarding fire safety and fire hazards are
supported by substantial evidence. The evidence shows that this Project will have a significant
and unavoidable impact on fire hazards, Regardless, the DEIR does not contain enough
information of sdequate analysis to be adequate wnder CEQA, and mmust 1ake inlo account the
comments above and be re-circulated for public review and comment under CEQA Guidelines
section 15088 5.

? Available at
& “ ar 5

rrascopingletter pedf.
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X NOISE

The Project will cause noise impacts for at least ten vears of construction and operational
traflic in perpetuity. The DEIR s analvsis of hoise impacts and mitigation proposals ane
msufficient under CEQA. A report from dBF Associates, Inc. dated August 12, 2017, provides
detailed analysis of the DEIR's methodological flaws and unsupported conclusions regarding
noise impacts and miligation

A. Omission of Blasting Locations and Schedules Deprives the Public and
Decision Makers of Necessary Information

The DEIR fals to disclose locations or schedules for blasting activaties. (DEIR m p.
21024 [“Ax the current stage of project design, a blasting studv has not been completed, and no
specific blasting timelines, blast numbers, or locations are proposed or available.” |} The Golden
Door met with Newland representatives in 2015 and requested information on the location,
timeline and duration of blasting activities. At that time, Newland's representatives told the
Golden Door that blasting information would be provided 1o the Golden Door in the next “six
months,” bul was never provided.

Elasting is an acute impact; therefore, location and timing are critical information for
understanding the impacts on specific properties. This omission is particularly consequential,
because the Project could reguire not only on-site blasting, but blasting for off-site improvements
including Dieer Springs Road. Existing property owners along Deer Springs Road, including the
Golden Door and the Deer Springs Oaks Mobile Home Park, as well a3 property owners near
other proposed ofl-site mprovements requining blasting are unable to determine the extent of
noise and vibration impacts they will expenence. There is no way for the Golden Door 1o
determine the impacts of nearby blasting to its operations, which require peace and tranguility.
Moreover, property owns at Deer Springs Oaks mav experience vibration that could impact the
foundations of their homes.

Omission of a blasting schedule and blasting locations makes it impossible 1o determine
the extent of the impact and propose mitigation. The proposed blast drilling monitoring plan,
therefore, 1= deferred mutigation because insufficient information 1s known at this time to inform
the development of such a plan and the plan fails 1o incorporate specific standards for noise, dust
and other impacts on the properties adjacent 1o the basting.

The County stafl have an independent obligation to obtain and present information on
biasting actrvities for the Mewland construction activities on Mew land's own property, for all of
the offaite road improvements including the Caltrans interchange replacement and the heavy
blasting neaded in hillsides along the existing Deer Springs Road right of way. This information
miuisl inélude the nature, extent and duration. [t appears that the developer simply refused 1o
provide this information to County s1aft, and the County staff “gave up™ on obtaining this
information for the County”s DEIR

Tao exercise their independent responsibility under CEQA, County stafl should either
withdraw the DEIR and the project processing at this time, until the developers actually develops
its planned blasung schedule and mformation.  Alternatively, the County staff should hire an
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independent blasting consultant 1o estimate a “reasonable case™ blasting program that the
developer may use, including the maximum extent of impacts on the adjacent community. The 0-1-218
DEIR should be withdrawn, and then revised and recirculated with this blasting information and Cont

the associated air toxics, air quality, noise and vibration analysis that will be caused by the !
blasting that the developer so far has refused to disclose

B Failure to Propose Adequate Mitigation for Impacts Along Deer Springs
Road Vielates CEQA

The DEIR considers mitigation measures for impacts along Deer Springs Road but
incorrectly concludes such measures are infeasible and characterizes the impacts as significant
and unavosdable. (DEIR at pp. 2.10-37 to 2. 10-38.) The mitigation measures considered include
noise barmers, road surface improvements, regulatory measures, and traffic-calming. The
DEIRs reasons for the infeasibility finding are speculative and do not suppon the conclusion

For example, the DEIR discards the use of barmiers because effectiveness may be limnted
by the need 1o provide aceess to the impactled properties through the barrier. Uses along Deer
Springs Road, such as the Gelden Door and Deer Spring Oaks Mobile Home Park, however, do 0-1-219
nod have access poinis that would preclude a barrier's effectiveness. (See dBF Associates, Inc.,
MNewland Swerra Project Acoustical Review at 4{Aug. 12, 2017) [*dBF Repont™].)

Another reason the DEIR cites for discarding the proposed mitigation measures 15 that
“some measures may not be desired by the local residents due to viswal or traffic impacts. ™
(DEIR atp. 2.10-38.) This conclusions i1s speculative and unsupported by evidence. Further,
under CEQA, a propenty owner's unwillingness to take a panticular action does not render
mitigation infeasible. (See Uphold Cur Heritage v. Town of Wossdside (2007) 147 Cal App.dth
587, 602.)

C. The DEIR"s Nolze Analysis Omits Consideration of Deer Springs Road's Six-
Lane Bulldout Alignment

As discussed in more detail in the Traffic and Transportation section of this letter, the
DEIR 15 required to analvze the indirect impacts of & six-lane configuration on Deer Springs
Road. The DEIR s noase section and Moise Report fail to provide such analvsis. The DEIR
should be revised to analyze the potential noise and vibration impacts of the potential footprint of
a six-lane Dier Springs Road alignment, including construction noase impacts, induced
operational traffic, and the changed location of operational traffic noise. The DEIR s approach 0-1-220
here ignores the fact that this construction activity is the first step in the implementation of the
County”s ultimate plan to atternpt to build six lanes in this location. The fact that the developer
doses not want buald all six lanes does not relieve the County of the duty to analy ze the full
mmpact of the Coumnty’s ultimate plan for streel improvements.  The County' did not do this six-
lane impact analysis at the ime of its earlier decision to add the s1x lane improvement to this
location, mstead choosing to defer the analysis until a later date. The analysis can be deferred no
longer.

Additionally, the developer’s traffic study also relics upon ultimate construction of six 0-1-224
lanes in this location 1o avold significant adverse traffic impacts, as described in the report of the
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Golden Door’s traflic consullant, Having relied upon the construction of six lanes in this
location, the developer cannol analy#ing the impacts of their construction,

As stated elsewhere, i the six-lane analysis is done i this location, the County should 0-1-221
conclude that six lanes simply would not “fit”™ in this narrow location.  Additionally, the Cont.
ervironmental impacts of the hillside blasting, streambed and wetlands filing, private land
condemnation and other measures to build these six lanes will be severe and extensive. This
information is simply missing from the DEIR

. The DEIR Fails to Adequately Analyze Impacts to Existing Uses Along
Sarver Lane

Operational traflic volumes on Sarver Lane are projected 1o increase from approximately 0-1-222
S0 trips per day to 6,300 trips per day. (3TC Report at 8-9.) This magnitude of increase would
result in a noise level increase of approximately 11 dBA. This level of noise increase results in a
significant impact. (dBF Reportat 3.) The DEIR, however, fails to analy 2¢ noise impagts 1o
existing uses for operational traflic increases on Sarver Lane. The DEIR must be revised to
analyze such iImpacts, propose mitigation, and consider alternatives. -

The omission of analysis for existing uses on Sarver Lane is particularly concerning
because two religious institutions on Sarver Lane—3t. Mark's Catholic Church and the Hidden
Vallev Zen Center—are afforded additional protections under State and federal law

CEQA Guidelines section 1513 1(b) provides the following example of an action that
would be characterized as a slgmﬁcan.l effect on the environment:

[1]f the construction of a road and the resulting increase in nodse in
an area disturbed existing religious practices in the arca, the
disturbance of the religious practices could be used to determine
that the construction and use of the road and the resulting noise
would be zignificant effects on the environment, The religious
practices would need 1o be analyzed only 1o the extent 1o show that
the increase in traffic and nose would conflict with the religious
practices

0-1-223

(CEQA Guidelines Section 15131(0).) This example describes the exact scenario caused by the
HMewland Project on Sarver Lane. The Project would improve Sarver Lane and add more than a
10-fold increase in daily trips. The DEIR, therefore, must analy ze the potential impacts to St
Mark’s Catholic Church and the Hidden Valley Zen Center

Further, in its analysis of impacts on 3t. Mark's Catholic Church and the Hidden Valley
Zen Center, the DEIR must account fof the particular religious worship activities that ogeur on
those sites. (See Chrstward Mintstry v, Sup Cn (1986) 184 Cal App.3d 180, 196-198 0-1-224
[determining an EIR. was necessary to evaluate the potential environmental impacts of a waste
management facility on nearby property used as a religious retreat], 197 [“Chnstward presented
evidence that the presence of solid waste facilities would disturb its religious practices, worship
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in the natural environment of the Cresthaven Retreat.™).) In particular, the Hidden Valley Zen
Center's religious practice is focused on quiet meditation, which occurs both inside their facility
and outside on the grounds.,

The DEIR must consider particulanzed thresholds of significance in this instance. Courls
have held that standard thresholds “cannot be used to determine awomatically whether a given
effect will or will not be sigmficant.” (Profect The Historic Amador Waterways v. Amador
Water Agency (2004) 116 Cal App.dth 1099 [citing Communilies for a Better Emironment v.
Cal Resources Agency (20020 103 Cal App.dth 98].) “Thus, in preparing an EIR, the agency
miust consider and resolve every fair argument that can be made about the possible significant
envaronmental effects of a praject, irespective of whether an established threshold of
significance has been met with respect to any given effect” (fd; East Sacraments Partnerships
Jor a Livable City v City of Sacramento (2016) 5 Cal App.5th 281, 301.) A project’s effects can
be sigruficant even if they do not exceed those deemed acceptable in a general plan or noise
ordinance. (Keep Our Mountaing Quier v, Cne. of Santa Clara (201 5) 236 Cal App 4ith 714, 732-
T34, Cva Fino Gold Miring Corp. v Cov off Bl Dovade (1990) 225 Cal App 3d 872, see also
Berkeley Keep Jets Over the Bay Com. v. Board of Port Cmrs. (2001191 Cal. App.dth 13344,
1380-1381 [“[T[he fact that residential uses are considered compatible with a nose level ol 65
decibels for purposes of land use planming is not determinative m setting a threshold of
significance under CEQA."].) The DEIR, therefore, should provide site-specific noise impacis
thresholds of significance For each of 5t Mark’s Catholic Church and the Hidden Valley Zen
Center that take into account the particular religious activities that occur on those site and the
level of noise that would sigmificantly impact such activities.

Further, the DEIR should analyze consistency with the federal Religious Land Use and
Institutionalhize Persons Act (“RLUIPA™), which 1s similar to the Religious Freedoms Restoration
Actand can protect a religious institution from harm to s religious practice caused by an
adjacent landowner, In an unreponted case, a federal distnet count in Oklahoma found that a
proposed military installation woiild be a substantial burden on a Native Amencan tnbe's view
of the surrounding landscape, which was necessary for religious ceremonies. (See Comanche
Nation v. United States (W .. Okla 20087 2008 WL 4426621, *17.) The federal govemnment
planned to build the military mnstallation adjacent 1o a histonc area where the tribe gathered 10
conduct religious ceremenies. (Jd a1 *3.) The installation was determined 1o be a substantial
burden because it would block the tribe’s view of landscape, which was required for the tribe’s
ceremonies. (Id at *17.) The court granted a preliminary injunction halting construction of the
military installation pursuant 1o the RLUIPA on the grounds that the installation would
substantially burden the tnbe’s exercise of their religious practices. (Jfd at *20.) To determine
consisiency under the RLUIPA, the DEIR should analy ze whether the approval of the Project
would impose a substantial burden on the Hidden Valley Zen Center’s silent meditation practice
and on 5. Mark's Catholic Church’s religious worship.
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XI. PALEONTOLOGICAL RESOURCES

The DEIR states that the I-15 interchange improvements are adjacent to sedimentary
alluvial formations that have the potential 1o vield paleontological resources, (DEIR atp. 2.11-
6.} The coctent of this impact was not analyzed, nor can it be analyazed based off of the
information included in the DEIR because there are no I-15 interchange improvement designs
in¢luded in the DEIR

The DEIR concludes that there will be potentially significant impacts to paleontological
resources based off of the grading. excavation, or other ground-disturbing activities located
within areas underlain by Quaternary older alluvium and yvounger alluvial deposits. (DEIR at p
2.11-6.) Sarver Lane is included as one such area. (Ihid ) However, it does not appear that the
DEIR analyzed potential impacts or will mitigate polential impacts grading may have on ofl-sile
sechmentary alluvial formations, such as on Sarver Lane's private propertics
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XL POPULATION AND HOUSING
A, ELR Scctivns Disjointed

The EIR discusses impacts from growth inducement from population and housing in both
section 1.8 and section 2.12 of the DEIR. Direct impacts are found in section 1.8 and indirect
impacts are discussed in section 2.12 Separating the discussion makes it difficult to evaluate
and review ihe tedality of impacis discussed. In addition, it dees nol seem appropriate to make
impact determinations in the Project Description section of the EIR, instead such determination
should be included in the analysis sections that follow.

B. Existing Conditions Are Not Correcily Stated

As more thoroughly reviewed in the land use section of thas letter, the DEIR s description
of the existing regulatory emvironment for the Project Site are incorrect and paint an inaccurate
picture of what could be developed on the site. The DEIR states that over 2 million square fect
of eommercial development could be built on the Project Site, which is clearly erfonecus. A
more detailed review of the potential office and commercial floor area 15 provided i a report
from DELANE Engineering. {See DELAME Engineering, Technical Memorandum,
Independent Analvsis of Zoning Kegulations, Constraints, and Development Potential of
Mewland Owned Commercial Parcels (Aug. 4, 2017) [*"DELANE Commercial Meme™].) The
DEIR appears to use this emoneous description of the regulatory environment as an editonial
about why the Project land uses are not as impactful as the exasting ones. This plan to plan
analysis is not permitted under CEQA, and provides the public and decision makers with a
distorted and incomplete desenption of the true regulatory setling

C. Impacis

The DEIR cormrectly finds that there are significant and unmitigable direct and indirect
growth inducing impacts to population and housing. The DEIR at page 1-34 states that one
example of growth inducing impacts is “revisions 1o land use policies, such as General Plan
amendments, annexations and rezones.” The DEIR goes on lo deseribe how the Project will add
aver 6,000 new people onto an undeveloped site in a rural commumity. These Dindings illustrate
how the findings of no impact in the Land Use Section and Agriculture Section of the DEIR are
not supported by substantial evidence.

The DEIR finds that the Project adds 5,782 more people 1o the area and will, “exceed the
planned population growth allowed under the General Plan and Subregional Plan.” Given this
statement in the DEIR it is illogical then to find in the Land Use section that the Project will not
be in conflict with the General Plan and the Subregional Plan. The growth inducement findings
also run counter to the DEIR s statement in the agriculture section at page 2 2-17 that “[tfhe
proposed project is not anticipated to change the existing environment, and would not result in
the indirect conversion of off-site agricultural resources to a non-agriculiural use.™ Again, growth
mducement means a change i the environment becasse there 1s an inducement to do so from the
Propect. Therefore, the Project 15 causing the changes around 1f, and will cause the change from
rural to suburban land, from agriculiural land to residential land. Tt is farcical to find both direct
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and indirect growth inducement impacts, but refuse to recogmze that that growth inducement
will change community character and land uses of the surrounding area.

D. Need for Housing
1. DEIR Igrewes the Great Recession

The DEIR spends an entire page a1 2. 12-8 discussing the nead for housing in San Dhego
County. It appears to provide this information as policy justification to add a massive amount of
housing into an area that was determined to be not suitable for a sigmficant amount of housing
under the General Plan, The DEIR acknowledges at pages 1-36 and 2.12-8 that, “the County’s
Land Use Plan provides adequate housing capacity to meet the fifth cycle’s overall RHNA of
22,412 residential units.” Despite the DEIR s acknowledgement of the adequacy of the General
Plan to provide the needed housing in the County, the DEIR goes on to deride the County for not
permitting more housing o fill the need. The DEIR editorializes on the County”s lack-luster
permutting and construction between 2009 1o 2015, The DEIR attempts to shock the reader with
statistics such as “in the past 12 yvears Califorma residential building permits peaked m 2004 at
212,960 and then spiraled down by 84 percent in 2009 to just over 36,00, the lowest level in 61
years of historical records.” The DEIR seems o provide this information to garner support for
increasing areas zoned for residential housing growth despite the DEIR s own statement that “the
County’s Land Use Plan provides adequate housing capacity to meet the fifth cycle’s overall
RHMNA of 22412 residential units.™ Despite the DEIR s long discussion about the recent
reduction in construction of housing 1in California, it appears 1o purposely leave out a discussion
of the economie downturn that began in 2007 and s known as The Great Recession. The nadir
of the Great Recession is generally thought to have been in 2009 and 2010, A history of the
Great Recession on the US. Federal Reserve web site

/W Y 0 eSS R srid LA

[ ; g : which is attached
hereto as Attachment 28, describes the great recession this way:

The Great Recession began i December 2007 and ended i June
2009, which makes it the longest recession since World War 1
Bevond its duration, the Great Recession was notably severe in
several respects. Real pross domestic product (GDP) fell 43
percent from s peak i 200704 to s trough in 200902, the
largest decline in the postwar ¢ra (based on data as of October
20131, The unemployment rate, which was 5 percent in December
2007, rose 1o 9.5 pereent in June 2009, and peaked at 10 percent in
Ogctober 20019,

The financial effects of the Great Recession were similarly
outsized: Home prices fell approximately 30 percent, on average,
from their mid-2006 peak 1o mid-2009, while the S&F 300 index
fell 57 percent from its October 2007 peak to its trough in March
2009 The net worth of US households and nonprofit organizations
fiell from a peak of approximately $69 trillion in 2007 to a trough
of $35 trillion i 2009,
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As of this writing 1n 2013, however, real GDP 15 only a little over
4.5 percent above its previous peak and the unemployment rate
remains al 7.3 percent. With the federal funds rate at the zero
bound and the curremt recovery slow and grudging, the Fed's
monetary policy strategy has continued to evolve in an attempt to
stimulate the econamy and Mulfill its statutory mandatle

It 15 clear that the reasons behind the lack of housing growth during this period was
economic and not driven by land use policy as the DEIR would have the reader behieve. Indeed,
with credit markets in turmoil, there was very litle capital for developers to finance projects, and
with the depreciation in housing prices, there was little appetite for people to sell homes and buy
new ones, All of this led o diminished housing starts throughout the Great Recession and during
avery slow recovery. Land use policy and zoming had little to do with slow housing
construction.

r The Housing Element Iz Not Being Amended

If changing land use designations were the solution 1o the housing cnises, the Project
wauld be amending the Housing Element of the General Plan to add the 2,036 homes proposed
over and above the Project Site’s existing ressdential density into the Regional Housing Needs
Assessment (“RHNA™) 10 show that instead of 22,412 residential units being needed, there are
24 448 residential units needed 1o fulfill the unat target for 2020, Why is this not being done in
conjunction with the Project? If the Project will reduce the need for housing in the County, the
Project should then reduce the total number of units needed during this time frame. Similarly, if
the Projeat 15 replacing units shown in the Houwsmg Sites Inventory, it should amend the Housing
Element to remove those areas being replaced so that there 1s no need 1o change the overall
number of units that can be provided under the General Flan, In any event, the County is
required to maintain consistency between its Housing Element and other elemenis of the County
General Flan.

The Project should also amend the Housing Sites Inventory for the NC Metro Subregion
and designate the Project property as adequate for housing. The Project fails to do this and 18
therefore not in compliance with Housing Element Policy H-1.1 to, “maintain an inventory of
residential sites that can accommedate the RHNA.™ The current Housing Sites Inventory does
el include the Project propeny and there 1s no propasal in the Project Description o amend the
Housing Sites Imventory to add the Project property.  Therefore, the Project will be inconsistent
with ihe Housing Element Policy.

In addition, the Project proposes no housing that would be categorized as “affordable
housing™ under Department of Housing and Urban Development guidelinegs in violation of the
County General Plan policy which requires affordable housing. Housing Element H-1.9
requires, “developers to provide an affordable housing component when requesting a General
Plan amendment for a large-scale residential projpect when this is legally permissible.” It is
legally permissible for the developer to provide an affordable housing component to the Project.
The Project proposes a large-scale residential project, but proposes no affordable housing as part
of the Project. Therefore, the Project musi amend the General Plan o remove the policy, or nsk
being inconsistent with the General Plan, Additionally, reviewing this policy and the Housing
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Element 15 no mere “paper” requirement. W believe that of the County looks more broadly at
potential locations and need for additional housing, 11 will find better sites for the same amount
of additional housing that are closer to SANDAG s planned regional transportation and transit
netwark, and which will not cause daily gridlock on I-15 for San Diego residents and residents of
Riverside County, as predicted by this DEIR.

3. There Is No Policy Justificanon for Amending the General Plan to Add
Housing

The Project seems 1o be stating that by up zoning the Project area for housing, more
housing will be created in the shont term.  However, this has been shown to be erroneous as there
has been plenty of adequately zoned property in the General Plan since its approval in 2011, The
economis Factors gripping the Country, however, made 1t impossible for developers 1o
adeguately use the designated property.  There are no guarantees that a similar economic
upheaval would not happen near the approval of the Project, and create a situation where the
Project had adequate zoning approvals, but the capital to develop the property was not present, or
buyers did not have adequate resources to purchase the homes. In this type of economic
scenario, the Progect would likely sit dormant for many vears before any housing was produced.

Amending the General Plan 1o add the need for more housing would be in conflict with
growth trends determined by SANDAG. SANDAG's 2050 Regional Growth Forecast shows
that the need for housing is actually decreasing in the uniscarporated County due 1o smart
gmwﬂi MEASUres Ihal: are bcmg roll;uv-wj ts} the ml:-::rpom-:d n:nm 'T‘h.c S.-\NDAG w etmte

http: 3
cis detanl ﬂﬂlbﬂ

This forecast represents a continuing trend im the San Diego region
to provide more housing and job opportunities in the existing
urbamzed areas of the region. Since 1999, more than three quarers
of the 19 junsdictions have made or are in the process of making
significant updates to their general plans, In 1999, SANDAG
prajecied 21 percent of future housing growth would oceur in the
unincorporaled areas of the county under the local general plans at
the ume. Today, SANDAG expects 17 percent of growth to occur
i the unincosporated areas and much of that is focused in existing
villages such as Lakeside, Valley Center, Ramona, and Alpine, As
a result of these updates, SANDAG has dentified sufficient
housing opportunitics in the existing general plans for the first time
in nearly two decades.

Therefore, although the DETR attempts to justify that the reason significant amounts of
housing 1s not being produced in the unincorporated County 15 because there 15 not sufficient
land designated for housing, SANDAG growth wrends tell the epposite story. The need for
housing in the unincorporated County is being reduced, because the incorporated cities have
increased their capacity for housing near transit and job centers, as has been the policy direction
in San Dhego County. As noted above, although many of these policies had been put in place in
the meddle part of the 20005, the economic upheaval of the Great Recession preventes the
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XIN. TRANSPORTATION AND TRAFFIC

The breadth and sigmficance of the Project’s traffic impacts are unprecedented and will
forever change the guality of life, not enly in Twin Oaks Valley, but along the 1-15 comidor
north of SR-T8, The DEIR wentifies significant cumulative impacts and Level of Service
(L") F—also known as gridlock—on approximately 25 miles of 1-15 from Old Highway 395
io Pomerndo Road south of Escondide. Further, the DELR entifies sigmificant surlace street
impacts alang several miles of Gopher Canyon Road in the north reaching through San Marcos
o SR-T8 to the south and west, A map prepared by expert traffic engineers at 3TC TrafTig, Ine,
demonstrating the breadth of these impacts 15 attached hereto as Attachment 300 Morcover, as
discussed below, even these far-reaching impacts identified in the DEIR are understated due 1o
Faulty amd inconsistent analysis

Diespite these imprecedented impacts, the DEIR provides madequate mitigation and
walild allow the develaper 1o szape respansibility for its share of gridlack on approcimately 25
miles of [-15: 1t would not requare the developer to pay a single dollar 1o improve the mainline 1-
15, The taxpavers in this area, then, would be left holding the financial bag for rmamnline freeway
improvemenis—or would be relegated to a lower quality of hife due o extensive gridlock on [-
15, which would alss induee cul throwgh trips on surfaee streets throughout imland Norh County
impasting neghborhoods and ransforming communitics. The extent of these impacts s
compounded by the lack of planned transportation improvements—which have not been planned
beeause this area i3 forecast 10 remain rural into the future, The developer™s propesal to overturn
i decade long planning process that identified this area for primarily roral development has stark
consequences for San Dhego County residents’ evervday quality of life

The importance of these drastic impacts cannot be averstated. The true extent of the
impacts, however, is underestimated in the DEIR and inadegquate mitigation is proposed. The
DETR's railic analysis should be revized and recirculated o disclose the full extent of the
Prajedt’s impacts and potential mitigation measures,

A Inconsistent Descriptions of Option B for Deer Springs Road Cause
Incamplete Analysis

Dicer Spnings Hoad 13 cumrently built a3 a two-lane country road connecting Twin Caks
Valley 1o 1-15 and to Hidden Meadows in the cast and to Twin Oaks Valley Road and San
Marcos on the south and west, Dieer Springs Koad s designated as a six-lane prime arterial road
in the General Plan's Mobility Element. According 1o the DEIR., the Project is anticipated to add
5600 trips 10 the segment of Deer Springs Road between Mesa Rock Road and Sarver Lane
{See DETR at Table 2 13-17.) The additional trips would cause a significant direct and
cumulative impact to this segment of Deer Springs Koad and result in Level of Senace LOS F
(See DEIR Impact TR-10, Impact TR-30.)

The DEIR proposes two opions o mitgate the Project™s impacts to Deer Springs Road
berwesn hMesa Rock Road and Sarver Lane. Option A would improve a majonity of this segment
of Dieer Springs Koad to include one travel lane mn each direction and & continuous center line.
Option A would include an amendment to the County General Plan's Mobility Element 1o
shange Deer Springs Road's designation from a sis-lane prime artenal (o conform with the
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Option A proposed alignment. The DEIR determines that Option A would fail w fully mitigate A
direct and cumulative impacts o this segment. (See DEIR, 2.13-109, 2.13-124, M-TR-2.)

The DEIR states that Option B would improve Deer Springs Road from 1-15 1o Twin 0-1-238
Craks Valley Road to a four-lane major road with two travel lanes in cach direction and a Cont

continuows center lane. Option B would not amend Deer Springs Road's classification in the
General Plan's Mobility Element. The DEIR determines that Option B for Deer Springs would
fully mitigate For direct and cumulative impacts 1o the segment of Deer Springs Road between
Mesa Rock Hoad and Sarver Lane. (See DEIR, 2.13-109, 2.13-124, M-TR-9.)

1. The MR s Conclusion thal Opliion 8 Milipales Impacts (o LDeer Springs
foad Is Not Based on Substantial Evidence

The DEIR concludes that h-TR-2 would fully mitigate direct and cumulative impacts to
Deer Springs Koad between Mesa Kock Foad and Sarver Lane under Oplion B, This conclusion
is unsupponted, because the DEIR fails to model traffic volumes for the four-lane major road O-1-239
propased in Option B The Traffic Impact Analvsis (“TIA™) in Appendix B of the DEIR anly
miadels twa canfigurations for Deer Springz Road: (1) Optian A and (2] the six-lane prime
arterial General Plan buildowt configuration. (See STC Report at 1-3.) Thiz same flaw is
apparent in Section 2,13, in which tables 2.13-32 and 2.13-34 only show velumces for Deer
Springs Koad Option A and the six-lane prime artenal buildout alignment. Without any modeling
of Option B, the DEIR lacks substantial evidence to conclude that M-TE-% would mitigate
impacts W Deer Springs Road.

The TIA's only forecost of traffie volumes under Option B ocewrs in Table 16-6, This
table indicates that Option A and Option B for Deer Springs Road will both result in the exact
same wip volume: 21,600 wips. The TIA offers no support for the conclusion that a four-lane
major road alignment under Option B would result in the cxact same valumes as s two-lane
community collector alignment under Option A, Such bare conclusions do not constitute
substantial svadence. Further, the TLA s own analysis contradicts this conclusion by stating that
added capacity on Deer Springs Road would attract additional trips. (DEIR. Appx R at 143.)

O-1-240

A report from an expert traffic engineer at 8TC Traffic, Inc. also concludes that
gddditinal capacity on Deer Springs Koad would attract more tnps. (See 5TC Report at 1-3.)
This is particularly true an Dieer Springs Road, which senves as cut through option for trips
between San Marcos and 1-15. A May 2014 hcense plate survey commuissioned by the applicant
and eondusted by Linscon, Law & Greenspan (“LLG™) confirms that a significant portion af
trips exitng 1-15 at Deer Springs Koad cut through Twin Qaks Valley to more distant
desninations. (See LLG License Plate Survey (May 5, 2014) anached hereto az Attachment 31 ) O-1-241
Consequently, added capacity on Deer Springs Foad would attract additional tnps that are not
generated from the Project’s proposed Land uses.

In fact, the DEIR s Newland Siemra Parkway Feasibality Study ("NSF Feasibality Study™),
which analyzes an alternative roadway configuration for the Project. explicitly states that
increasing Dheer Springs Road's capacity from twao bo four lanes would attract additional wips nol
generated by the Project. Table 4 of the N3P Feasibility Study analyzes the impacts of widening
Deer Springs Road without any Project-generated trips. It concludes that widening Deer Springs
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Road from its current two-lane alignment to a four-lane major road would result in an additronal )
11,5000 trips per day. (See DEIR, Appx. HH at 29, Table 4; ST Report.) This 11,500 trip 0-1-241

inereass 15 nod the result of Project-gencrated trips. but 13 dermved solely from increased capacity Cont.
on Deer Springs Road. L

If ndded capacity on Deer Springs Road attracts more trips, then it is impossible 1o
support the TLA's portrayal in Table 16-6 of exactly equal trip volumes for Deer Springs Road
under Options A and B, The TIA s traffic model™s omission of a four.lane alignment fuils to
account for the conditions under Option B, Therefore, the DETR s conclusions M- TR-% can
mitigate impacts to Deer Springs Road between Mesa Rock Road and Sarver Lane are not 0-1-242
supported by substantial evidence. The DEIR should be revised to include modeling of both the
four-lane major road alignment proposed by Option B and the six-lane prime anterial alipnment
that is reasonably foreseeable based an Deer Springs Road’s Mability Element designation and
the Project’s traffic analysis.

1. The [INEIR May Cverstate Ciption B 's Capacity as a Four-Lane Major
Road

In addition. engincering analvsis in the DELANE Offsite Memo indicates that the DEIR
may everstate Option B's capacity. While Option B s desenbed as a four-lune magor road with 0-1-243
two travel lanes in each direction and a continuous center turn lane, the Project’s grading plans
de not adeguately depict the center turn lane on all portiens of the Opticn B alignment. Any
mexdeling to mnclude a four-lane alignment for Ophon B should account for no more capacity that
shown on the grading plans,

3 Reliance on a Six-Lane Primie Arterial s Capeorly to Mitigate Inipacts to
Der Springs Rowd [= Urenforcvable, Defirred and Hinsory

As atated above, the DEIR relies on capacity from a six-lane prime anerial alignment on O-1-244
Deer Springs Road to mitigate the Project's impacts. First, this is improper because the Project
dees not propose a six-lane configuration in s Praject Description or descnibe it in 1is gracding
plans. The DEIR cannat rely on such capacity without funher description of how it will be
provided.

In addition, because it does not appear the developer 15 proposing to pay for construction
of six-lane alignment on Deer Springs Koad, ancther funding source 18 required. Transportation
Impact Fees, however, are not available for the cost of builkding out Deer Springs Koad, which s
estimated 1o cost $24.1 million, (3TC Report a1 2.3 Withowt a funding source for the 0-1-245
improvements, the six-lane alignment the DEIR evaluates to matigate the Project’s impacts (o
Dreer Springs Read lacks the cerainy required for a mitigation measure under CEQA. This
measure is deferned amd illusory because it leaves plans for implementation 1o be determined at a
later tirne, and such an alignment may never be implemented

4. Crniissian of Other lmpacts from Deer Sprivgs Road's Six-Larne Prime
Artevial Alignnrent Result ina Failure Under CEOA 0.1.248

The DEIR's analysis of Deer Spring Road 15 inconsistent throughout the document, As
described above, the DEIR s traffic analyais relies on a six-lane prime anerial configuration to
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determine the adequacy of Option B s mitigation for traffic impacts on Deer Springs Road A

Amalysis of impacts from off-site road improvements, however, only accounts for the four-lane 0-1-246
Deer Springs Koad alignment depicted in the Project’s grading plans. It is inconsistent for the

DEIR 1o take credit for six lanes of capacity in its wraffic analysis, while only describing the Cont.

indirect impacts from four lanes in other issue arcas. The added lanes could result in increased
bislogical, air quality, noize, geolapgical, cubural, and other impacts from the additional
construction and impact footprint. In addition, the larger footprint from additional roadway and
related mmprovements, such as drumage and grading, would result in inereased property impacts
and trigger analysis of eminent domam potential under County Policy J-33. (Sec DELANE
Offsite Memo.) The DEIR cannot rely on six lanes (o maitigaie tralfic mpacts but ignore indirect 0-1-247
impacts cauzed by the six-lane footprint.

Analysis of indirect impacts of a six-lane alignment on Deer Springs Road is also
recpuired because it 1= a reasonably foreseeable resull that would increase the Progect™s
environmental impacts. (Lawrel Heighes Inprovement Assn. v, Regents of Universioy aof
California (19881 47 Cal 3d 376, 396 [*[A]n EIR must include an analyais of the environmental 0-1-248
effects of future expansion or other action if: (1) it is a reascnably foresecable consequence of
the initial project; and {2) the future expansion or action will be sigmificant in that it wall Likely
change the scope or nalure of the mitial project or its environmental effects.”|; see also San
Joaguin Raptor Rescie Crr. v Oty of Merced (2007) 142 Cal. App.4th 645, 660.)

Here, eventual buildout 1o six lanes is reasonably foresecable because Deer Springs Road
15 designated as a six-lane prime artenal in the General Plan's Moklility Element. The County
could amend that clissification as part of this Project’s approval. That is precisely what is
proposed as part of Option A For Option B, however, but no such General Flan Amendment is
praposed. The need for six lanes 15 mare important when consadenng that the IXEIR s harizon
vear analyais underestimatad added wip volumes on Deer Springs by Miling 1o consider tripe 0-1-249
from the surrounding communities of Vista, $an Marcos, and Escondide, which will increase the
reasonably foreseeable need for addibonal capacity. (3TC Keport at 6-7.) The DEIR must
account lor impacts Irom improvement e the roadway and reasenably foresecable mmpacts of
such improvements.

Imi addditron, a six-lane alignment on Deer Springs Koad would change the Project’s
impacts. Last vear, the Golden Door provided technical stedies to the County demonstrating the
potential for swch impacts, A report from DELANE Engincerning depicted a potential alignment
for a xix-lane configuration on Deer Springs Road and described the patential property and
grading impacts associated with such an alignment. (See DELANE Raoad Widening Memo. )
The DELANE Road Widening Mema also depieted the potential for deep euts into slopes north
of Deer Springs Road due to the wopographical consirint surrcunding the road. It is possible tha
such cuts would inerense rsks for rock shides duning construction o operations.  In addition, the
Golden Door submitied reports regarding potential biological and cultural resources impacts that
would oeur from construction of a six-lane conliguration for Deer Springs Road. (Schaefer
2016 Schacfier Report, Anachment 19, Spindnfl Report, Atvachment 200 Potential biological
impacte could occur to USACOE and other jurisdictional resources, including a blue line stream
and wetlands as well as to golden cagle, California gnatcaicher, southwesten pond rtle,
Amcrican badger, and mountain lion, The six-lane alignment could also cause impacts to
cultural landscape reaources,

0-1-250
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Further evidence of the need to analyze a six-lane alignmemt for Deer Springs Road is
provided m the NEP Fesnbaliy Study. The Feasibality Study for an alternative mugor road across
Newland's propeny indicates the potential need for six lanes or at last initial grading of six lanes
to aggommodate eventual capacity. (See DELANE Offsite Memo.) There DEIR provides no
explanation of why the alernative road proposal across Newland s would requine six lanes but a
major road across Deer Springs Foad would nov. This is a failure in analvsis and provides ¢lear
evidence of the need to plan for six lanes on Deer Springs Koad at this time and study the
eventual alignment and indirect environmental impacts in accordanee with CEQA.

The DEIR should provide a full analvais of the impacts of & six-lane prime arterial
alignment on Deer Springs Road, beeause the alignment 13 reasonably foresecable and would
patentinlly increase the scope of the Project’s impacts, {Lanrel Heights fmprovement Assn, 47
Cal 3d at 3946, SanJoagquin Raprar Resoue Cre, 149 Cal App dah an 660.)

In addition, the DEIR should provide analvais of impacts from the six-lane buildow
configuration on Deer Springs Road because the selection of the four lane alignment limits the
alternatives possible fof the eventual six-lane alignment  Sibing an expanded Desr Sprngs Road
through the narrow existing roadbed requires engimeering chotces between steep uphull slopes on
the north and a ereck bed on the south. Onee theze chalees are made and the four-lane senter
ling 15 et 1L will be more dafficult (o later select a dallerent alignment for @ six-lane
configuration. In particular, because parts of Deer Sprnings Rond would include a median under
Cption B, initial centerline selection could significantly limit the consideration of future
alternatives, which could include different siting of the centerline along the existing roadbed or
an alternate location for the buildowt of County Road 512 For example, the DEIR analyzes an
alternative for 512 in Newland Siorra Parkway that would route the Mobility Element Road 512
thraugh the Progect Sne. While we sdenufy numerous shortcomings i the DEIR s analysis in
the Alternatives section of this letter, the patential for alternative alignments for a six-lane 512
wiould be severely restricted if Deer Springs 15 improved to a four-lane major road as proposed
by the Praject.

Other features of the propesed four-lane alignment under Option B on Deer Springs
Road, including walls, stovm waler infrastroctue, ditches, and dlsmmels will it options for a fou-hne
algment. No Design Exceptions are provided that would allow for the evenival six-lane buldout, (See
DELANE Offsite Mermo.)

Recause mo design information has been provided for a six-lane alignment in the DEIR, it
would be reasonable 1o analy ze indirect impacts under both of two scenanos: {1} readway and
right of way associated with two additional lanes and a1l additional infrastructure is built to the
nerth of the proposed four-lane alignment and (2) roadway and night of way associated with two
additional lanes and all additional infrastructure i3 built to the south of the proposed fowrslame
alignment. By concurrently analvzing both the southern and northern contours of an eventual
six=lane bunldout, the DEIR would be better able to identify and analy ze the full range of
reasonably foresecable cnvironmental impacts than the current methodology .

T
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B. The DEIR Overcstimates Trip Reduction Credits

The DEIR overstates trip reduction credits by treating this spraw] project as il it were
urhan infill. The Propect is nol located near existing o plannad nfrastruciure and 15 not a smart
growth project. (Sce Baranck Consulting Group, Comments on the Mewland Sierra Project EIR
(Aug. 11, 2017) | "Baranek Repant”™ [, STC Report at 3.4, 8-10.) The fact that the DEIR states the
developer will pay 20 for impacts 1o 25 miles of mainline freeway on 115 because Caltrans does
et have program inte which the developer could pay is a fact that in tself indicates the region
lacks the exisung and planned transponation infrastructure needed 1o accommodate and
densification of this magrstude, In fact, SANDAG s only planned praject for 1-15—the main
artery freeway through inland North County—is additional managed lanes planned for 2050,
which s 23 years afler the Project’s buildout. SANDAG s RTP 15 based on the County's
General Plan land use designations, which indicate the Project Site, and much of inland Rornth
County along 1-15 is projected to remain rural

Im addition, the nearest iransit stateon ks six miles away from the Propect. There are no
plans 1o being transit 1o the Project Site of indications that any denand exists for transit in this
generally rural area. 1f the Project Sile’s vicimity 15 as heavily populated as desenbed in the
DEIR, why iz there no tranait planned for the area?

The Propect's proposed 81,000 square food commercial center 15 imsullicient to provide
the 6,000 Progect residents’ commercial needs or employment opportunities. Few ether shopping 0-1-253
or emplovment opportunities exist in the area, and residents would be forced make long vehicle
trips for their evervday needs, The DEIR touts the proximity of several ity limit lines, however,
this is an arbatrary and misleading measurement for the purpose of determining tnp lengths, City
limit lines do not provide shoppang or employ ment opportunities; those are primarily found
further into the city centers. In addition, the school site does not have a proposed scheol
planned

Further, the site itself 18 over 552 RPO slopes, and many of the residences are lacated
approximately two miles away from the minimal commercial center and school site, making
walking or biking scross steep, circuitous loop roads unhikely. Trip reductions for alleged mult-
modil opportunities within the site are overstated. Any rip reductions for o mix of uses cannot
rely om unplanned uses or aspirational modalities of travel. A large portion of Project residents
will drive to uses across the Froject Site, and the uses on the Project Site will provide fog anly a
very small portion of residents” emplovment and shopping necds

In addition, many of the DEIR s proposed TIM measures are illuzory, relving on future
funding and use from residents who will be left to weigh their options in traveling 1o and from
the Project Site. There is no evidence that propemy cowners will pay for shuttle of car servise o a 0-1-254
tranzit center & miles away. The Project’s TIXM measures are illusory and aspirational and
should not be counted for tnp reductions,

The DEIR should net double count trip reductions from alleged mixed use and TDM
eredits and should not dowble count eradits that were already aceounted for in the tnp
duistribution mechamsm. The DEIR s conclusions regarding trip reductions lack evidentiary 0-1-255
support and relv on mismatched authority tailared to the type of urban infill that confam with v
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moedern planning principles. (S3TC Report at 3-4, 3-10.) The DEIR should be revised 1o decrease
the trp reduction credits and provide an accurate assessment of the Project’s rip generation, so 0-1-255
that the Project’s traffic impacts and potential mitigation can be evaluatesd. Cont.

Finally, any credit for a mix of uscs on-site should account for the more than 1,800
homwes planned for Phase 1 of construction to be completed and occupied preor o construction of
the limited commercial center in Phase 2. (STC Report at 4; Fox Report at § 2.9.3.) Any credit 0-1-256
for a mix of uses should not be provided during & time when no mix exists.

. The DEIE Misstates Tralflic Impacts on Sarver Lane

The DEIR states that traffic on Sarver Lane would be mummal. (DEIR at p. 2.13-04.)
Sarver Lane 15 currently a two-lane rosd with no through access carrying approximately 500 inps 012257
per day, As part of the Project, Sarver Lane would become one of the Project’s primary
entrances and expenence approxmately 6,300 trips per dav. This icrease 15 more than mummal,
and the DEIR should be revised to scourately deseribe impacts, (5TC Report at 8.)

In addition, the DEIR"s analysiz of Sarver Lane i flawed becavse it describes a portion
of Sarver Lane as only 24 feet in width, yet it describes the capacity as that of a 2.2 Light 0-1-958
Collector with at least 28 to 54 feet of pavement. (STC Report at 8.3 The DEIR should net
account for capacity that is not svailable.

I» Access Via Camine Mayor Should Mot Be Considered in the DELR

The Project describes Camune Mavor as a third pewnt of ingress and egress i ils tralle
and fire evacuation planning. The DEIR, accounts for over 200 daily all-purpose trips on Camino
Mavor and approximately 470 trips i case of a fire evacuation, Caming Mavor, however, is a
private road to which the applicant has no property nghts

There are three alignments. proposed for Camino Mayor—eone in the preliminary grading
plans and two in Appendix [ Adequate property rights are not disclosed for any of the
propased alignments. Any easement for use of the private road to and from a parcel owned by
Mewland should not be permitted to provide aceess (o the entire Propect Site through to Mesa
Rock Road and [-15. Such use would overburden the casement and cannot be relied wpon. (Wall 0-1-259
v, Muelodph (1961) 198 Cal App.2d 684, 695 [“Use of an appurtenant casement for the benelit of
any property other than the dominant tenement 13 a violation of the casement because it 15 an
excessive use.” . Gaither v, Gaither (1958) 165 Cal App. 2d T82, 78586 [holding dominam
tenements’ construction of mobile trailer park on their property was an excessive use and would
result in an increase of burden on the servient estate]; see also Miller & Star, § 1560 [“A
roadiway casement cannot be used to benelit additional persons who are not in tithe or possesion
of the deminam wenement, and if the cazement is appunenant to one parcel of property at the time
it is created, it cannot be used subsequently to benefit another parcel of property.™).) .

The DEIRs traffic analyzis should not rely on access to Camino Mayor because property

rights for it use have not been disclosed. The waific analysis should be revised to redistribute 0-1-280

trips 1o rely solely on Mesa Rock Road and Sarver Lane for ingress and egress. AL a minimum, T

the County should disclose any and all documentation of adequate property rights to allow the I 0-1-261
T2
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proposed ingress and egress or analyze the use of eminent domain to acquire such rights pursuant 0-1-261
Lo County poliey J-33, Cont.

In addition, should any trips be distributed through Camino Mayvor, the DETR s traflic
analysis should disclose and account for dangerous conditions on North Twin Oaks Yalley Road,
mncluding a harpan turm Far below County standards and use by trucks accessing a quamy north of
Camina Mayor, (See DELANE Engineering. Independent Assessment of Newland Sierra O-1-262
Development Impact 1o Camino Maver and N, Twin Oaks Vallev Road (Aug. 10, 2017)

["DELANE Camune Mayor Memo” ). The DEIR should also desenbe the potential for
improvements within an irrevocable offer of dedication on North Twin Oaks Valley Road and
amaly 5e whether such improvements should be made as part of the Project for traflic and safety
purpases,

E. The DEIR Should Include Mitigation for Impacts to the 1-15 Mainline

The DEIR states that the Project would cause significant direct and cumulative impacts 1o
the I-15 mainline freeway, ncluding cumulative impacts 1o approximately 25 nules of freeway
fram Pamerads Road south of Escondida ta Old Flighway 393 (DETR atp 23-112, 23117,
Impact TR-18; Impact TR-41.) The DEIR violates CEQA because it docs not examine any
poetential migation measures to reduce or eliminate the projeet’s contribution to these
acknowledged sigmficant adverse impacts. Caltrans has previously made clear to the County of
San Dacgo that the County has a duty Lo consider potential improvanents 1o 1-15 which could
reduce or eliminate impacts, and that the County has faled to do 50 in earlwer County EIRs. On
Jume 24, 2004, Jecob Amstrong, Chiel of the Development Review Branch for Caltrans District
11, wrole
0-1-263
Caltrans does not agree with mitigation language throughout the EIR, wihereby
mitigation 18 determined 1o be infeazible and would remain significant and
unavoldable because the impacts are within the junsdiction of Caltrans, or there 15
no project, fund or program o contribute fhir-share for cumulative impacts. It is
the Lead Agency's responsibality to determine and disclose under CEQA the
feasibility of implementing o matigation measure. Stating that Caltrans does not
have an identificd project at a Iocation identified to have an impact a3 justification
fior mol ritigating doses nol meet the intent of CEQA. Fusthermore, Caltrans does
have a mechamism or program o collect fair-share contnbutions for cumulative
impacts on Caltrans facilities

(See page 1 of the June 24, 2014 Letter from Jacob Armastrong, Caltrans, to Mark Shovick,
Coamly of San Dhcgo, at | (June 24, 2014}, attached herelo and incorporated mto this comment
letter by reference as Attachment 32

Ini numerous other projects throughout San Dhego County and the State of Califormaa,
major development projects which have frecway mainline impacts due to their increase in traffic
have gontributed funds for freeway mainline improvement or taken other sleps as miligation for 0-1-264
the project impact, (See, eg, Friends of Lagoon Palley v. Citv of Vacenille (2007) 154
Cal App 4th 807 [development project contributes fair share funds for the improvement of the
freeway mainline of Inerstate 80 and vanous affected freeway interchanges as CEQA L]
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miligation], ity of San Diego v. Board of Trustees, 61 CalAth 945 (201 5) [City and SANDAG
successful in requirmg SDSL io consider payment for required mitigation for traffic impacts on
Caltrans facilitics affected by SDSELU expansion plan).)

In many respects, this type of freeway mitigation analvsis in the DEIR is strikingly
similar 1o the analysis rejected by the Coun of Appeal in Wasdhward Park Homeowners v City of
Fresna,

One of CEQA's Iwo major purposes is o require public agencies Lo adopl leasible
mitigation measures o lessen the emvironmental impacts of the projects they
apprave. Tn thiz caze, the project was expected 1o impact an already congested
freeway imterchange at State Route 41 and Friant Road, The city caleulated a
freeway impact fee of the kind freguemly imposed on developments i sbher
cities, but throughout almost the entire CEQA review process, the city took the
pozition that it need Aot impose the fee o any other frecoay mitigation meisune
It took this position based on a long-standing Fresno policy of approving projects
despite unmibigated freeway impacts, a palicy apparently ansing from the ciy's
dissatisfaction with information provided te it by Caltrans, The policy 15 illegal
because CEQA does not allow agencies to approve projects alier relusing o
roquire Feasible miligation measwcs Tor significant impacts. I the projeet wenl
N = v foeen 160 miligation. the: divs bl Id be len

*holding the fioancia) bs *

(Wewnhward Park Honeowners Asse, Tne v Oty of Fresoeo (2007) 150 Cal Appdith 683
[emphasis added] ) Similarly, County Planning ataffs refusal to consider any plans for
mitigation of thes sigmificant impact on freeway facilines leaves the County driving puhlic

“halding the financial hag™ and iz also an “illegal™ policy

Any claims that far share contnbutions cannot be ealeulated at thas ome are without
menit. An analysis from DELANE Engineening provides a rough onder of magnitude estimate of
the developer’s fair share pavments for mainline freeway impacts on 113 a1 approcamanely S200
millien in 2027 dollars (Praject buildowt year). (See DELANE Engineening, Techmical
Memorandum: Planming Level ROM Fuir Share Freeway Contnbubion Assessment for New land
Srerra Development (Aug. 9, 2017) [“DELANE Fair Share Meme™].) The DELANE Fair Share
Memo also anabyzes far share payments for the Project’s impacts on SE-78, which are not
disclosed in the DEIR, In total, DELANE cstumates the developer eould provide fair share
contributions af 5214 million (2027 dollars) for the Progect”s mainline freeway impacts. ()
The County should require such pavments be made 10 Calirans as mitigation for the Project’s

mainling freeway impacts

K. The DEIR's Analysis of [-15 s Flawed

The CEIR fails to adequately disclose long term buildout impacts on 1-15. The DEIR s
analysis of 1-15 typically analyzes 32 miles of sepments from the Riverside County line to
Camino Del Nore. The TIA's long term impacis analysis, however, omits mosi of the segmenis

and anly analviees the three segments from Gopher Canven Road to El Morte Parkway,
constituting just eight miles. (Sée STC Report at 7; DEIR, Apps. B at 148, 150.) Moreover, as

4
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disclosed by the DEIR in Impact TE-41, the Project would result in a cumulative impact scross A
approximately 25 miles of I-15 from OId Highway 395 to Pomerado Road. Some of the 0-1-266
segments that are significantly impacted are omitted from the TIA"s long term analyvsis. The Cont.
omission of these volumes precludes adequate analysiz of long term buildowt traffic impaciz on [-

15,

Thiz omssion 15 compoundsd by the TIA s undemrepresentation of tnps lor the proposed
Lilaz Hills Ranch project in Valley Center, which would add a significant number of trips to 1= O-1-267
15, The underrepresentation may be by as much as 2,500 wips. (3TC Report at 3-5.) The TIA's
fatlure to provnde volumes on all impacted segments prevents adequate impact determanation and
mitigation proposals for the segments of 1215 and surface streets throughout the 115 cormidor in
Morth County

Mareowver, the TLA s bong term analysis assumes added capacity from a new proposed
freeway lane. The addition of thiz lane capacity = inconsictemt with the DETR : claim that
mannline freeway impacts o [-13 cannot be mitgated because no project 15 plannad. Here, the
DEIR azsumes the benefit of the added lane on one hand, while on the other, elaming the
freeway lane project will mot occur in order to avord the burden of paying a fair share for it. This
inconsistency 15 similar io the DEIR's approsch to mitigating impacts to Deer Springs Koad 0-1-268
(dissussed above) in which it assumes added six-lane capacily that benelits the tralli analysis
while only analyaing the indirect mmpacts of a four-alignment. The DEIR cannot rely on added
capagity en one hand while aveiding analysis of that capacity s indires! envirenmental impacts
ar payment ohligations on the other. This approach sbews the analysis and results in a failure
under CEQA

These flaws in long térm and cumulative analvses on 1-15 could result in an inadequate
seopee of analvsis. With the added congestion an I-15, it 15 likely some vehicles will “flee the
freeway™ in favar of surface strect eut through routes. This aceurs waday an Deer Springs Road
(See LLG License Plate Survey, Attachment 31 ) and Gopher Canyvon, but could spread funther
north with the projected gridlock on 1-15 1n the DEIR's cumulative impacia analyaiz and
realization of projested growth in the Bonsall community. (See STC Repartat 5.) By failing to
diselose volumes on all freeway segments m [ulure snalyses, emitling cumulative taps, and 0-1-269
relvimg on phantom capacity, the DEIK fuls 1o provide a complete picture of traflic on I-1.5 and
mmay be neglecting impacts on a broader scope of surlace streels,

. M-TR-1 Is Deferred Mitigation r

The DEIR sdentifies a sigmficant impact to the I-15 interchange al Deer Springs Koad
The DEIR proposes M-TR-1 1o mitigate thiz impast. M-TR-1 provides for improvemeants 1o the 0-1-270
interchange, but delavs any decisions regarding the interchange design and detiers them to
Caltrans, CEQA requires mitgation measures to provide adequate performance standards of not
implemented immediately. M-TR-1 provides no performance standards and defers all decizion
making to Caltrans, This consbitutes improper deferred mitigation under CEQA. (3o
Surtstrom v, O of Mendogine (1988) 202 Cal. App.3d 236, 306.)

In additien, the approach under M-TR-1 to separate the CEQA review of the Project and Q-1-2T1
the mterchange constitules precemeailling. The mlerchange is required as an enforceable ¥
T3
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mitigation measure based on the Project’s rraflic impacts. Environmental analysis cannol be 0-1-271
broken apart into smaller projects under CEQA. (See Berkeloy Keep Jots over the Bay Cone v, ¥
Bd of Povt Commissioners of the City of Gakland (20017 91 Cal App dih 1344, 1358 Cont.

Further, design information for the interchange is necessary for analysis of the Project’s
TE measures and VMT and GHG analysis. First, the footprint of the interchange could impact
the Caltrans park and ride facility. Without knowing the design of the interchange, no credit
should be taken for the tap reduction from the park and ride. In addition. the interchange design
should sccommesdate both the eventual burldout of Deer Springs Foad (o six-lanes, a3 discussed
above, and any future transit plans. Without accounting for these future possibilities in the
mterchange design, a second re-design may be required in short order. In addition, the DEIR 01272
should not take credn for either (1) added six-lane capacity on Dieer Springs Boad —meluding
multiple scgments of Deer Springs Road and at its intersection with Mesa Rock Road and at the
1-15 interchange itsell—until the interchange has been disclosad and analy 2ed for its potental 1o
accommaddate such capacity on Deer Springs Road or (2) any propased transit access to the site
because freeway ingress and egress options for buses and other mass ransportation oplions ang
an impartant piece of analyzing the functionality and effectiveness of such a propesal.

H. The DEIR"s Analysis of TealMe Volumes Under the Existing CGeneral Plan 1=
Flawed

Tables 2.13-31 through 2.13-34 provide the DEIR's analysis of traflic volumes under the
existing General Plan land use designations for the Project Site. As discussed further below in
this letter's comments on the DEIRs proposed Existing General Plan Allernative, the DEIR's
Moor arca assignments for exisling General Plan office and commercial land uses is overstated
Based on a site constraint analysis provided by DELANE Engineering, less than 750,000 square
feet of office and commercial floor area can be built an the Progedt Sine under the existing
General Plan—nat ever 2 millian square feet as stated in the Praject Deseription, (See DELANE
Commercial Memo.) In addition, an analysis by Cushman & Wakeficld indicaes there is no
market demand for oflice or commereinl uzes ak the Project Site;, thuz any 1loor area assigned for
the purpose of trip distribution would constituie an improper plan-lo-plan analysis. (Sce 0-1-273
Cushman & Wakehield, Demand Study for the Newland Sierra Town Center (Aug. 8, 2017)
["Cwshman Study™].)

Tables 2.13-31 through 2.13-34, therefore, oversiate the trips generated under the existing
General Flan. Any comparison of these volumes to the proposed Project would be misleading
and inaccurate. The DEIR should be revised 1o accurately describe the existing General Plan's
trip generation. In addition, it appcars the floor arcas or land uses underlyving the trip generation
values in Takles 2.13-31 through 2.13-34 may vary from those provided in the Propect
Deseripiion. Any such inconsistency such be disclosed and explaimed.

L The DEIR"s VMT Analysis Is Inadequate

Although the DEIR describes in detail why a vehicle miles raveled (" VMT™) analysis is 0-1-274
ned resquaresd, it provides an analysis of the Progect’s VAT, State law under 3B 743 and puidance
by the Office of Planning and Research 15 likely o soon require a shift from LOG waflic analysis
to VMT analysis, Where LOS measures congestion only, YVMT measwes a progect’s impacts 1]

T
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based off of its VMT. This VMT analysis incentivizes development near existing infrastructure
and commercial and job centers, which more ¢losely conforms with California’s long-term GHG 0-1-274
reduction goals. Such an analysis is important for a project like Newland Sierra that locates Cont,
significant housing density far from existing infrastructure of ransit options. (See Baranek
Report. )

As descnibed above, the Project’s mixed use and T credits are overstated. They
should be reduced before being applied as & VMT reduction. SANDAG s plans, including its 0-1-275
3CE, call for new development in more urban arcas that reduce VAT because of proxamity 1o
transit, emplovment, and services,

The DEIR provides a comparison of the Projeet’s VMT against the County as a whole
and against the Project’s subregion. When compared to the County as a whole, the DEIR
indicates that the Project has a higher than average VAT When compared 1o the subregion, the
DETR indicates that the Project has a lower than average VMT. Here, the appropriate metric
wiould be the Countywide comparison. Because the Project s ot proposing an amendment o
the General Plans Housing Element, and because it exceads the hausing imventary for the Nonh O-1-276
County Metro region, a YT companson should evaluate the Project compared (o other arcas
throughout the County where housing iz planned  Moreaver, the higher VAT in the subregion
than the County as a whole 5 indicative that the Projest is proposed i a meral arca reguinng long
car inps, which s contrary to modern planning principles.

The DEIR farls to descenbe whether the Project 15 in comphance with the VAT reduction 0-1-277
strategics of SANDAG and Caltrans—the regional and state ageneics respomsible for
transportation planning.  Further, the DEIR errs in its deseripbion of Caltrans’ "Local
Dievelopment — Intergovernmental Review Program Interim Guidance” daved Seprember 2, 2006,
and revised an November 9, 2016 (“Imenm Guidance™ ) which accelerates the implémentation
of 58 T43. The Interim Guidance requires Calirans to imnplement a VAT anabyziz, rather than
the current LOS wraffic impacts analysis, for CEQA review. Additional discussion of this
requirement 13 mncluded a letier exchange between the Golden Door and Calirana aitnched hereio
a3 Attachments 33-35.

The DEIR's characterization of the Calirans Interim Guidance as a “desk reference™ iz
imaccurate and fuils 1o give proper weight 1o the Interim Guidance. The Tnterim Guidance cannot 0-1-278
begnored. The Imenim Guidance mokes clear that— unnil the Governor's Cifiee of Planning
and Research develops new CRQA Guidelines in response to 8B 743—local districts should use
the Imerim Guidance for formulating comments o local agencies instead of the 2002 Calirans
Guide for the Preparation of Traffic Impact Studies. {See Interim Guidance at 4.7 Thus, the
Intenm Guidance i1s not merely a “desk reference,” but provides specific gurdance for local
districts to further the amma of 8B 743, including commenting that a VAT analysis may be
necessary for cerlam projects. The Intenm Guidance states that “[i]hough 5B 743 clanfics
requirements for transponation analysis, a VMT analysis 15 already needed to meet other CEC A
requirements.” (ol al 6.)

The Interim Guidance is particularly relevant here because it provides specific guidance
fior “rural fringe” projects such as Newland Sierra, stating that urban infill projects will require 0-1-279
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lezs review and mutigation than rural fnnge projects. For traditional suburban amd meral
fringe/undeveloped land projects, such as Newland Sierra, the Interim Guidanee states:

[Thraditional suburban or rural nnge development ... generate higher VAT, and
do nod encourage walking or biking by therr project design.  Ihstricts should
AT COMUTenEs on wayy projects can punmmize VMT generation to meet VXT
reduction goals from SH 743 and assist the State i mesting GHE reduction
rargets, Calprans showld press for significant conmdections o existing
infrasiructure fo avoid a development relving solely on the existing local
rondway system or SHS. Districts should also make comments on the ways the
projects can improve inbernal cireulation for all modes, betber integrate with other
nearby land vses, and provide o network of complete streets that benefits all users
of the transportation system.

{Interim Guidance, Appendix A at 3 [emphasis added]. ) The Interim Guidance provides clear
direction that Calrans should provide comments on VAT for rural fringe projects such as
Mewland Sierra. This policy is consistent with State policy to reduce VMT, hacanse it focuses
on Vi T-reduction for projects like MNewland Sierra that follow an outdaned spraw] model and
locate new housing far from existing infrastructure, multi-modal and transit commuting
oppartunities, and significant job centers. The DETR errs in its contention that the Tnerim
Guidance 15 inapplicable. The DEIR should be revised to comrect this maccuracy and request
specilic review of the DETR™s VMT analysis from Calirans

T
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XV, UTILITIES AND SERVICE SYSTEMS

The Golden Door Properties, LLC (“Golden Door™), has previously rased numerous
issues and questions regarding the Newland Sierra Project’s (or the “Project™) with the Vallecitos
Water District ("Dhstrict™). The District, however, rather than addressing those questions with
any substantive analysis or response, approved the Project’s “Water Supply Assessment”
(“WSA™) on the grounds that the District was not a land-use agency. The W3A is currently
subject 1o challenge pending litigation in the Court of Appeal Accordingly, it is incumbent upon
the County of San Diego ("County ™) to review, explain, and fix the flaws noted in the WSA
Furthermore, because the WSA is in active litigation, it should not be relied upon due o the
uncertainty over the WEA's legality. (See Attachment 36.)

The County 's conglusion in the Drafl Environmental Impact Report (“DEIR™) that the
Project will have a “less than significant”™ impact on water supply 15 irrational and unsupported
by any substaniial evidence, for the following reasons:

{13 The DEIR s own analysis (to include the County’s reliance on Newland's W3A)
shows that there s insufficient water (o serve the Project;

(2} The Dustrict projects a 20-vear supply deficit, making it unable 1o serve the
Praject;

(3}  The DEIR improperly relies on new unspecilied mandalory ralisning
requirements on a Distnet-wide basis—in contradiction 1o the District’s 2015
Urban Water Management Plan (“District 2015 UWMP™) and the District’s
approved water duty factors—io make up for the supply deficit

(4} The DEIR does nod contain enough detail regarding water rationing measures to
evaluate the potential environmenial impacts of those measures, such as impacis
regarding urban decay, air quality, and fire hazards,

(5)  The DEIR improperly relies on the Dastrict’s 201 5 U'WMP even though supply
for the Progect was not included in the L'WMP,

(6}  The DEIR improperly assumes that the Project will implement demand reduction
measures to meet a specific water conservation goal, even though it provides
inadequate analysis of the measures” effectiveness and the District lacks authority
to implement such measures,

(7T)  The DEIR uses an impermassible hy pothetical baseling that does not reflect actual,
existing physical conditions,

(8}  The DEIR anificially inflates the alleged water savings for the Project by taking
credit for modern day water efficiency technology that is already accounted for in
the 2014 water duty factors,
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The DEIR fails to provide adequate information on how much water will be
reqianred for the Project, notably by the complete omission of any information
regarding how much water the Project will require for construction purposes, and

The DEIR contradicts the projections of the District’s upstream wholesale
supplier that demonsirate an even greater water supply deficit,

In order to aceoumt for the projected supply deficit, drastic mandatory rationing
requirements on Dustrict customers will be requared—as much as 36 percent—so that the County
can approve a single developer’s unplanned development proposal. These mandatory rationing
requirements would be simultaneously infeasible, unfair, and inconsistent with the District’s
approved planning documents and decisions and the community. The Golden Door requests the

following:

June 2018

The Counity should reject the Project due to insufficient water supply, among
other reasons;

In the alternative, the County should delay consideration of the Project until the
Dhstrict has revised its previously adopled District-wide planning documents
(whach contradict the W3A) and adopted, after public notice and comment, the
unspecified mandatory conservation/rationing requirements relied upon in the
DEIR to account for the measures necessary to address the projected supply
deficit;

The County should revise the analvsis in the DEIR to acknowledge, dizcuss, and
resalve the mconsistencies between the W5SA and the Distriet’s planning
documents, and recirculate the DEIR for public review;

The County should change 1ts conclusion regarding the Project’s potential impact
on water supply to “significant™ and consider and require appropriate mitigation;

The County should specify the Dnstnct-wide conservation measures that will be
required to resolve the District’s projected supply deficit, incleding specifving:

o What conservation measures will be required,

o Who will be required to implement conservation measures, and (o what
exlent,

o When conservation measures will be reguired,
o How long conservation measures will be required; and

o Specify whether new customers (like Newland) will have to implement
greater conservation than existing customers, and to what extent.

iy
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A Golden Door Background

The Golden Door 15 a Dhstrict customer m Distnet 1 who relies upon the District for
supplementary water for its agricultural and guest operations. [ts propenly encompasses a
peaceful array of hiking trails, luxunious spa amenities, tranguil Japanese gardens, and a bamboo
forest. Agricultural cultivation on the property mncludes avocado groves and fresh vegetable
gardens as well as citrus and olive trees. A key part of its agricultural operations includes the
purchase of supplementary water from the District. The recent drought has caused significant
concerns for agriculture in rural Morth County and has emphasized the need to protect our
current and future water supply. The unplanned intensification of use proposed by MNewland
threatens to cut Narther into the region’s water supply to the detriment of the entire commumily,
including agricullural and hospitality businesses. This 15 especially true when the Dastrict
planning on providing water service to the Project is required to adopt additional mandatory
“conservation” of rationing measures to restrict water supplics due to the District’s current
planned water deficit. in order 1o serve the Project. The availability of water supplies from the
District at current levels is essential for continued operations of the Golden Door

B The DEIRs Own Estimate Shows that InsufMicient Water Supply Was
Projected for the Newland Project

1f the water demand associated with a proposed project was “accounted for™ in the
supplier’s most recently adapted LNWMP, the WEA may incorporate information from that plan
Water Code § 109102}, Gov, Code § 66473 el 1) I the water demand was not “accounted
for™ in the most recently adopted U'WMP, however, the WESA “shall include & discussion with
regard to whether the public water system's total projected water supplics available during
nemmal, single dry, and multiple dry water years during a 20-vear projection will meet the
projecied water demand associated with the proposed project, in addition 1o the public water
system’s existing and planned future uses, including agricultural and manufacturing uses.” Water
Code § 10910{c)3) A WSA cannot rely on a WP if the WP did not analyze water
supply for the project, See Pimgvard, 40 Cal, 4th a1 434-35%

Tt is uncontested that the District’s 20015 UWMP was based on the County”s adopted
General Plan, and did not include supplying water to the residential units proposed by Mew land,
As a result, the MNewland Project’s over 6,000 new residents and other amenitics were not
“accounted for” in the TIWMP

Here, the DEIR errs in relving on 8 WSA that is based solely on the District’s 2015
LIWMP, which fails to provide a separate analysis of normal, single dry, and multiple dry water
years for the Project during a 20-vear projection.

* Because the DEIR relies on the WSA for its significance conclusions, the criticisms to the
DEIR expressed herein apply also to the WSA, and vice versa.

81
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1. The Praject s Demand To Serve New Residential Units Exceeds the
Projected Demand for the District's 2005 UHMP 's "No Profect
Alternase ™

The DEIR alleges that the Dastrict has sufficient water supply to meet the Project’s
demand because the “No Project Aliemative” (1., current moning) projects a higher water
demand than the WSA calculates for the Project. (See e.g., DEIR at p. 2.14-48. This is incorrect.
On its ace, the WSA finds that the U'WAP predicts that there will be insufficient water supplies
to serve the Project in the yvear 2020,

When accounting for the proposed conservation requirement, the W5A states that the O-1-298
Project’s projected demand is 1,196 AFY. (WSA at 4) To meet the District’s demand in 2020,
the WA states that “Conservation Required” must cut District-wide demand by 36 percent.
(Iidy When that requirement of 36 percent reduction through “Conservation Required” is
applied to the “No Project Alternative,” il results ina demand of 1,168 acre fieet per vear
{~afy™}—thus constituting the demand for the “No Project Alternative™ in 2020, (Ihid )} Because
the “No Project Aliemative’s”™ demand in 2020 (1,168 afy) 15 28 afy less than the Project’s
demand i 2020 (1,196 afy), the WSA demonstrates that the UWAP does nol project sufficient
supply to meet the Project’s demand. The DEIR fails 1o address this factual inconsistency. The
County must correct the DEIR s misleading discussion on this point and recirculate the DEIR for
another round of public review and comment

- The DEIR Cannot Rely on the District’s 2005 UWMP Becouse It Shows a
Supply Deficit

The Dastriet’s 2005 UWMP admits that the District faces a “significant shortfall™ in its
projected supply. (District 2015 UWMP at 7-3 [*If VWD water demands develop as called for 0-1-300
in its Drafl 2004 Master Plan, there will be a significant shortfall in projected supplies ™), see
alsoid at 7-5) The Dastrict’s 2015 UWMP 15 attached hereto as Attachment 37, Tables from
the Dhstrict”™s 2015 UWMMP (copied below) disclose water supply deficits in normal, single dry,
and multiple dry-vears ranging from 2.775 billion gallons per year to 4,262 billion gallons per
year from 2020 to 20535, (Id at 7-3 1o 74} ¥
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Table 7-2: Normal Year Supply and Demand Comparison

2020 2025 20320 2035
Supply totals
(from Table 6-9) 6914 | 8011 | 8794 | 9,198
Demand totals
i Table 4-3) 10644 | 11,187 | 11,569 | 12,330
Difference (3,730) (2,176) (2,775) (3,132)

of water

The figures shown in (red) as the “Difference™ ane a water deficit and expected shortage

Table 7-3: Single Dry Year Supply and Demand Comparison

O-1-300
Cont.

2020 2025 2030 2035
Supply totals 7,362 8,539 9,359 9,799
Demand totals 11,399 11,985 12,398 13,225
Difference (4,037) (3,4486) (3,039) (3,428)

of water

June 2018
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Table 7-4: Multiple Dry Years Supply and Demand Comparison

2020 | 2025 | 2030 | 2035

Supply totals | 7,359 8,533 9,349 9,781

First year total 11,389 | 11,970 | 12,379 | 13,193

Difference (4,030) | (3,437) [ (3030) | (3,412)

Supply totals | 7,494 8,691 9,518 9,958

11,623 | 12,216 | 12,633 | 13,464

Difference (4,128) | (3,525) | (3,115) | |3,505)

Supplytotals | 7,691 | 8822 | 9762 | 10216

Third year 11953 | 12,563 | 12,992 | 13,847

Difference (4.262) | (3.641) [ (3,229) | (3,631)

The figures shown in (red) as the “Dhfference™ are a water deficit and expected shortage
of water.

Because the Districts 2015 UWMP does not project sufficient water supply to mest
demand, the County cannot find sufficient supply exists (o serve the Project based on the
UWME. (Gov. Code § 66473 T(b)3) [requinng finding of sufficient water supply to be based on
substantial evidence], see also Fimevard, 40 Cal Ath at 441 (requinng supply and demand to
balance); id. at 444-43 [overnaming water supply analysis for lack of substantial evidence] )
Here, instead of substantal evidence indicating that sufficient supply exists, substantial evidence
demonsirates the opposite—that supply is inadequate. The Distnict is bound as a matter of law to
fiodbow its owm recently adogted 2015 L'WMP, The County cannct rationally declare that
sufficient water supplics exdst when such a conclusion contradicts a central feature of the key
water planming document, the 2015 UWMP. (See e g, Preserve WHld Saniree v. City of Samitee,
210 Cal. App. 4th 260, 284 (2012) [“[Aln unexplained discrepancy precludes the exastence of
substantial evidence to conclude sufficient water is likely to be available for the project.™).)

#4
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3. The Newland Profect's Density Is Not Included in the Land Use Plans on
Which the UWAP Is Based

The Disirict’s 2015 U'WRP used the approved land uses within its junisdiction, including
the County s Updated General Plan, to determine the water demand for the WP, District
2015 UWMF 4-2 1o 4-3. Projections for 2020, 2025, 2030 and 2035 “wiere developed by
applyving the SANDAG Regional Growth Forecast Series 13 Update coverage to these ultimate
demand progections.” (fd at 4-3.) The SANDAG Senes 13 Growth Forecast includes the
adopted County General Plan land uses. The current County General Plan, however, does not
include the land uses necessary for the development of the Project, therefore, the Project was not
mchuded in the land use assumptions used to develop the demand model for the Distnct’s 201 5
LNWMEP,

Becawse neither a draft nor an approved version of the Distrect’s 2014 Water,
Wastewater, and Reeyveled Water Master Plan Master Plan (“Dastrict 2014 Master Plan™) is
avallable for public review, 11 15 impossible to determine if the Project was included m the
undertying land uses considered in that plan. However, the [hstrict’s most recent approved
Master Plan from 2008 (“District 2008 Master Plan™) shows primarily “spaced rural residential™
designations on Newland's proposed Project Sne. To the contrary, Newland 15 proposing 10
drastically increase density on much of the Project Site. In addition, the District’s 2008 Master 0-1-301
Flan lists the Mernam Mountains project as a “known development,” but the District’s 2008
Master Plan cautions that “[s]hould new developments move forward, they will require seprarare
analysis prior 1o being served by YWD District 2008 Master Plan at 2-3 to 2-6 (Nov. 20007
{emphasis added), attached hereto as Attachment 38

In any event, even if the Dastrict had previously planned for the possibility of providing
water for agricultural uses on the Newland Project Site, the provision of water for residential,
commercial, or educational uses is a fundamentally different obligation. While shuiting off or
restricting water usage with mandatory rationing requirements for agricultural uses may lead 1o
the elimination or restriction of agncultural crops, such water shutoffs or ratoming for new
apartments or homes presents senous health and safety concerns for the 6,000-plus occupants of
those buildings who mast have a minimam amount of water for their kichens and bathrooms in
order to survive. The DEIR fails to aceount for this fundamental change in expected uses of the
water under the MNewland Project. While it is not ¢lear how the District expects to address the
existing large water shortages (“deficits” or negative “differences”™) projected in its 2015
LIWIAP, it will be Far easier if the District does not have 1o shut off or ration water 1o new
residents who would not atherwise be dependemt on the Dastrict for their water. The DEIR does
not contain any of this information, and the County must add such explanation in the DEIR and
recirculate it for public review and comment, L

C. The Water Supply Assessment Relies Upon an Improper Bascline

According to the District, the Project would add approximately 6,063 new residential
customers, plus additional commercial buildings which will solely rely upon the District for their 0-1-302
water supplies, including minimum supplies needed for health, safeaty, and sanitation. To our
knowledge, on the Newland property there are currently no residential or other uses recenang
their water from the District. There may have been planned agricultural uses on the Mewland
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property in the past, but there are no agricultural water customers taking water in the Newland 4
Project area.

The County should not continee with this begal error. Under the Califormia O-1-302
Environmemtal Cuality Act (“CEQA™), an agency must use some sort of measure of the Cont.

environment's state absent the project to decide whether a given project’s emvironmental effects
are likely 10 be significant—sometimes referred to as the “baseline.” The baseline consists of
“the physical environmental conditions in the vicinity of the project, as they exist al the time . . .
environmentsl analysis 1s commenced . . . .” (CEQA Guidelines §15125, subd. (a))

The DEIR does not provide an own independent baseline for the “Conservation
Required” Distniet-wide demand projections but instead continues to rely on the District’s 2015
LWRP, The 2015 UWMP discusses State-mandated reductions in waler uwage of 20 percent
below baseline usage. District 201 5 WP at 9-13. Table 5-1 in the Dustrict's 2015 UWMP
shows that bascline usage was determuned using actual water usage between 1999 and 2008
calculated to be 199 gallons per day per capita (“gpde™) The Dastrict’s 201 5 LNWAMP continues
o state that “VWD has calculated the 201 5 target (90 percent of baseline per capita water usage)
at 1793 gped, and the 2020 target (80 percent of baseline per capita water usage) at 1594 gped ™ 0-1-303
Id, Tt coneludes that “the actual capita daily water use for the fiscal vear ending in 2015 i= 117
gped.” Jd. a1 9-14,

Thus, the DEIR relies on a bazeline that is almost a deeade old and cannot be used 1o
analy#e the Project’s potential water supply impacts. Such reliance contradicts CEQA's
requirement that the baseline consist of the existing physical environment, not a baseline usage
from 1999-2008. If the DEIR is not revised to use a legally permissible baseline, the County
would be proceeding to process the Project using a different and older baseline in violation of

CEQA.

D.  The DEIR Improperly Relies om Unspecified “Conservation™ that must "0_1 304
invalve Mandatory Rationing Requirements to be adopted by the District

1. The DEIR ‘s New District-Wide “Conservation Required " Mandatory
Rattoning Requirenents Contradict the District’s 2005 UWMP

The L'WAP projects a substantial supply deficit over the next 20 years. To “resolve” this
supply defiicii, the WSA concocts an entirely new “factor™ called “Ceonservation Regquared” - but
this “Conservation Required™ factor does not appear in the UWMP. Accordingly, the Project
will require District-wide cuts in demand in order 1o facilitate this “Conservation Required”
factor.

0-1-305

As noted, the Dastrict’s 2015 ITIWMMP shows a supply deficit in normal, single dry, and
multiple dry years ranging from 2. 775 billion gallons per vear to 4262 billion gallons per vear
from 2020 1o 2035, which precludes the County from relying solely on the UWMP in the WSA
Dhstrict 20015 UWMP at 7-3 10 74, Where a UWMP shows a negative “Difference” between
supply and demand (which should more properly be labeled as a “shortage™ or “deficit”), the
WP cannot “account for™ (as set forth in the statutory language) the additional water
demands of residential development that was not considered in the UWMP. To “account for” in Y

BG
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this context means 1o demonstrate that there 15 a surplus of water that would serve these new
residential customers. [n an apparent attempt 1o mask this fatal flaw, the WSA sets forth
unspecified mandatory ratioming requirements—referred to as “Conservation Required” in the
WEA—to make up the deficit between supply and demand. WSA at 26.27. The specific levels of
“Conservation Required,” measured in afy, is the exact same amount as the District’s supply
deficit in each year analyzed. These specific levels of mandatory rationing requirements,
however, are not included in the Distriet’s 2015 TWAIP, which relied on water duty factors that
set forth the projpected per unit water demands for each customer

It is improper for the DEIR to continue 1o rely on these Dhisinct-wide “Conservation
Required ™ /mandatony rationing requirements with no analvsis or details as 16 what such ralisning
would invelve, and whether these further reduced water demands are attainable by Dastrict
customers under adopted water rationing measures. Iff the County or the District intends to plan
for reduced demand due to future water rationing meassres, the County should delay further
consideration of the Project until the District first amends its UWMEP to set forth the new 0-1-305
expected water demand levels that the District believes would result from the additional Cont.
“Conservation Required™/ water rationing measure,

The Distmct failed 1o make any attempt 1o reconcile its demand numbers in the recently
adopted L'WAP with these new assumptions aboul measures to further reduce future demand, In
fact, it appears that the “Conservation Reguired” numbsers are just “invented numbers” without
any evidentiary basis, intended to “paper over” the Disinict’s expected water shorlage. As the
Court of Appeal stated in Preserve Wild Santee, a public agency may not simply “assume a
solution to the problem of supplying water io a proposed project.” The DEIR simply fails 1o
address how, when, and where the “Conservation Required™ will work to supply the missing
waler shown as a deficit in the Dhstrict’s 2005 WP, just as the EIR in Preserve Wild Santee
failed to provide any details as to how groundwater would provide supplies for a proposed lake.
210 Cal. App. $th at 286,

Even in normal vears, the Distnet projects a substantial supply deficit - up 1o 35%
(20200 Even sccepting the DEIR s Mawed clamm that District customers can absorb a 25.6%
reduction in demand, this still would not resolve the supply deficit problem in normal rain vears 0-1-306
in 2020 and 2025, The DEIR's flawed conservation analysis also does not resolve the supply 3
deficit for other scenartos, e, it would not resolve the supply deficit for any single dry year or
any of the multiple dry vear scenarios.

And, as noted, in order 10 accommodate this Progect, the County now asks Disirict
customers to implement drought-level conservation measures they implemented on a temporary
basis in past years, on a permoanend bases i the fiture. In other words, even if the DEIR does
provide some details regarding the “Conservation Required " /'mandatory rationing that the
District will implement to make up the planned water supply deficit to supply the over 6,000 new 0-1-307
residential users, the DEIR fails to also provide a discussion of the “comtingent” nature of the
Dhstrict’s water supply projections, including whether the “Conservation Required” measures
would be feasible, would actually result in reductions, or mean “mandatory ¢ul backs™ for
[istrict customers on & permanent basis in the future. (Preserve Wild Samtee, 210 Cal App.4th at
284-285.) Though the DEIR asserts that a reduction of up to 25.6% based on conservation may
be feasible, based on temporary cutbacks duning the last drought penod, the DEIR contains no Y
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explanation or discussion as to whether permanent rationing of up o 36% is feasible for existing 0-1-307
residents and customers. (See DEIR at p. 2.14-39.) Without this information, the DEIR 15 Cont
legally inadequate under CEQA '

a. The DEIR Errs in Assuming Additional Mandatary Rationing
Reguirements When the District s Customers ' Historic Level af
Conservation Was Already Accounted for in the District's 2015
LWMP s Demand Projections

On September 21, 2016, the District approved new water duty factors. (Dhstrict Board of
Directors Meeting Agenda (Sept. 21, 2006).) According to District staff, these water duty
factors were used to project the Dustrict’s demand for 2020, 2025, 2030, and 2035 in the
Distriet’s 2015 UWMP, which provided the basis for the District-wide demand projections in the
WEA® (S1aff Report re: Modification of Unit Water Demands and Wastewater Unil Generation
Factors {Duty Factors) Utilized for Estimating Water Demands and Wastewater Flows at 1 (Sept.
21, 2016); the Distriet's September 21, 2016 Staff Repert is attached hereto as Attachment 39.)
The Distnict alleges the duty factors were derived from empirical evidence. (fhid) While the
Golden Door commented on procedural concerns with the District’s approval of the duty
factors—including fatlure to comply with CEQA’s notice and comment procedures—the
District’s approval loeked it into using these dutv factors 1o analyze demand. Use of any 0-1-308
different water duty {factors to estimate future Dhstrict water demand would be illogical, arbitrary
and capricious, and conflict with the District’s own 2015 UWMP. For a new development
project 1o be “accounted for™ in the District™s LIWMP, it must use the same water duty factors as
were used in the adopted LWHP iiself and later adopied by the Distnict Board at iis Seplember
21 meeting.

These duty Factors already account for the District’s hastonic level of conservation during
the recent drought. Appendix B of the W3A provides a stafT presentation on the water duty
factors in the Draft 2014 Master Plan, which were used to develop the District™s 2015 UWP
and the WSA. The presentation states that the duty factors were created using “Actual Meter
Readings from all VWD water meter accounts from July 2008 to June 2014 (WSA at
Appendix B (emphasis in original}.) The District’s 2015 UWMP states that water demands for
the Dhstrict were created by using the water duty factors in the 2014 Draft Master Plan, (Thstnct
2015 UWMP s14-2.) The water duty factors were applied “in VWD's Geographic Information
Systemn (G15) database, all parcels in VWIY's service area were attnbuted with their approved
land use condition and unit water demands.” (Id. at 4-3.) The District’s 2015 UWMP's demand
projections, therefore, are the direct result of water duty factors created by using actual meter
readings (rom land uses from 2008 10 2014, ¥

" Video record of the District’s approval of the duty factors, including the Golden Door's
comments on the record, is available at

hitps:‘wanw voutube com'watch™=h3H TXuDIW] s & feature=vouis be

* The District has not provided an explanation as to why it first adopted the 2015 UWMP, and
then afterwards adopted the “water duty factors” which were the basis for the demand
projections. Monaheless, both have now been formally adopted by the Dastrict,
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The District’s 20015 LNWMP states that District customers have been very successful in
reducing their overall water use through conservation: “VWD customers have demonsirated a
strong propensity to respond to calls for water conservation whether as part of a long term
commitment 1o water efficiency during times of adequate supply availability or when
extracedinary conservation measures are required, as experienced during the ewrrent 3-vear
drought and just prior during 2008 throwgh 2011, This is evidenced by the steady reduction in
water use and per-capita consumption since 2007 despite population, employment, and housing
growth within the District. ™ (District 2015 UWMP at 9-1.)

Funher, the District’s 2005 U'WMP discusses State-mandated reductions in water usage
af X percent below baseline wsage. (Dastrict 2005 U'WAP a1 9-13.) Tahble 5-1 in the District's
2015 UWMP shows that baseline usage was determined using actual water usage between 1999
and 2008 caleulated to be 199 gallons per day per capita ("gpde™) The Dhstrict’s 2015 LNAMP
continues to state that ='WD has calculated the 2015 target (90 percent of baseline per capita
water usage) at 1793 gped, and the 2030 target (80 percent of baseline per capita water usage) at
1594 gped.” (fid.) [t concludes that “the actual capata dmly water use for the fiscal vear
ending in 2015 is 117 gped.™ (Id. at 9-14.)

Based on these figures, actual water usage by District customers has been reduced from
the 2008 baseline by 40 percent. Consequently, actual meter readings from the Lime period of
the baseline vear of 2008 to 201 5—and thus, the water duty factors used to supply the demand
projections i the Distrect’s 200 5 U'WAMP and the W3 A—account for this sigmificant reduction in
water use. Consequently, significant conservation is already built into the District’s demand
projections. Any addifienal rationing required to make up for the Disiriet’s projecied shorifall
would assume that further reductions in water use could magically ocour even beyond to the 20-
40 percemt conservation already achicved and included as part of the water duty factors. This is
abviously an “unexplained dizcrepancy™ between (1) the expected water duty Mactors adopted by
the Dhstrict in the U'WMP and a5 an independent Board action on September 21, and (2) the
water demand factors calculated for the Dhstrict based on additional water reductions through
“Conservation Required” ‘water rationing listed in the W3A. Projects cannot be approved with
“unexplained discrepancies” in their water supply analysis. (See Preserve Wild Santee, 210
Cal App.4th a1 284 [project approval overturned where there were “unexplained discrepancies™
between the WSA"s water demand projections and the EIR s water demand projections for the
same group of water users].)

The DEIRs requirement for an additional 36 percent demand reduction District-wide
through further rationing fer addition to the Instorte demand reduction alveady acliteved in
response o the recent drought 1s simply impractical, and the County has provided no evidence
such an extreme level of rationing is feasible. Further, failure 1o disclose and explain this
conflict between the DEIR's mandatory rationing requirements and the conservation already
built inte the demand projections s error.
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b The Comtradictions in the WA and the District's 2005 URMP
Regarding the Use of Mandatary Rationing Requirements to Make
Up far the District s Supply Deficit Results in Legal Error

Instead of implementing new District-wide mandatory rationing requirements through a
WA for an individual development proposal without notice to its customers of this drastic
District-wide policy change, the County should not approve this Project until the District has
revised its WP subject to appropriate procedures.

Procedures for approving a new U'WMP include submatting the draft UWP to member
agencies for review, and a 60-day notice for public hearing period for land use agencies in the
Dristrict’s junisdiction. See Water Code § 10621(b). Once the LTWRP 15 available for adoption,
the Dhstrict mast nolify the public of its mtent to adopt the UWMP, and must make the plan
available for public inspection. (fd, § 10642, Gov, Code § 6066.) The District must then host a
public hearing to allow commurity input regarding the District’s WP implementation plan,
and to provide information on the District’s baseline values and water use targets. (Water Code
& 10608.26.) The District must consider all public input and make a determination as 1o whether
or ot the WP shall be modified in response to public comment, or adoptled as presented.
(fdl, § 10642, ) Public workshops are also necessary 1o ensure adequate committee review and
comment. An amendment to an adopted UWMMP also requires compliance with each of these
steps for notification, public heanng, adoption, and submittal. (fd, § 10621c))

Because the WSA"s use of mandatory rationing to make up for the Distnet’s supply
deficit contradicts the District”™s 20015 UWMP, the DEIR cannot permissibly rely on the District’s
2015 U'WWMP as the basis for finding that there will be sufficient water supply to serve the
Project. (See Water Code § 10910e )2} Gov, Code § 65473 NeX 1)) The DEIR s conclusions,
therefore, are not based on substantial evidence. (See Gov. Code § 66473 Tic), see also City of
Long Beach v. Los Angeles Unified School Dnst,, 176 Cal. App. 4th 889, 917-18 (2009, Gentry
w. City af Murrieta, 36 Cal Appth 1359, 1422-23 (1995} ) Unless and until the District has
prepared a new or amended LW subject to these procedures, it would be legal error by the
County to approve the Project in light of these inconsistencies. (Water Code § 109100c (3 ) Gov.
Code § 66473, Tc), see also Finevard, 40 Cal 4th at 434-35.)

Simularly, the W3A's mandatory rationing requirements conflict with the approved water
duty factors, which already account for significant conservation. Revisions o the District’s
waler duty factors must also go through the appropriate process, including public workshops and
nedice and comment, and a separate Board vote before the revised duty factors take effect. The
County s approval of the Project before formal amendment of the UWRP water duty factors
constitules improper scgmentation under CEQA

. The “Conservation Required " Mandatory Ratiening Fails as a Master of
Law Because It Is a Mere Generality thar Lacks Sufficient Certainty

The DEIR includes no meaningful discussion or analysis of how the Dastrict will meet the
demand reduction levels specified for “Conservation Required”/mandatory rationing. In fact, it

appears the County accepted the Dastrict’s claim that “Conservation Required ™ /mandatory
rationing would result in the exact level of demand reduction necded 10 make up for its supply

S0

RTC-140

0-1-309
Cont.

0-1-310

Newland Sierra Final EIR



Comment Letters

June 2018

deficit. This is evideni because the “Conservation Required”/mandatory rationing was not
inchuded in the District’™s 20015 WP, (See 2015 District WP at 7-3 to 7-4.) Adfter the
Golden Door’s August 4 letter identifying the issues posed by the District’s supply deficit, the
District added this specific level of “Conservation Required”™/mandatory rationing i order 1o
miake up for the supply deficit. The “Conservation Required”/mandatory rationing 15 the result
of the District’s efforts to make a spreadsheet balance rather than reasoned analysis of specific
measures that would achieve this level of demand reduction.

The County's acceptance of the Disirict’s approach flatly contradicts legal requirements
to describe with certainty how such measures will be accomplished. Instead, the DEIR
impermisaibly relies on vague generalities. In California Oak Foundation v. City af Santa
Clarita, the Court of Appeal determined an EIR was defective because i failed to discuss
uncertainties with a 41,000 afy water entitlement. (133 Cal App.dth 1219, 1240-41 {20053 In
that case, the EIR discussed a confingency plan for altemative water sources, which it noted
included short-term water exchanges, desalination, and groundwater pumping. The Court
determined the discussion was madequate, because the EIR failed 1o “analy ze or quamify these
alternative sources.” (fd. [“These generalities, withowt details or estimates concemning the
amount of water the programs might make available, are not a proper substitute for a discussion
which allows those whe did not panticipate in [the EIR's] preparation to understand and
meaningfully consider the ssue ot hand. ™) [internal citations and quotations omitted]. )

Here, the DEIR s acceptance of the W3A's proposal for “Conservation
Required”/mandatory rationing simalarly fails. The W5A does not base the amount of
“Conservation Required”/mandatory rationing on any empirical data or achievable plan, It
simply enters numbers imo a spreadsheet 1o make supply and demand balance with no
consideration as 1o whether the required level of rationing 1s achievable. Further, the
“Conservation Required”/mandatory raticning proposal s the Dhstrict’s onfy proposal for making
up for its supply deficit—whereas the flawed analvsis in California Cak Foundation pertained
merely te a contingency plan. The public has been deprived of this essential information o
evaluate the District’s drastic proposed policy shuft. [t is impossible 1o understand how this
“Conzervation Required™/mandatory rationing would impact District customers, including
requiring the fallowing of agriculiural lands, permanently restncting outdoor watering, installing
composting todlets, limiting showers, or any other water use restrictions thal may be required to
meet the District’s pew unspecified requirements. Dhstrict residents and businesses deserve an
opportunity 1o understand the personal, financial, and economic impacts of the District’s
proposed rationng requirements.

Further, the DEIR fails to note that the Dastrict 1z not currently recerving the benefit of
reduced water usapge that the District claims would result to the unspecified “Conservation
Required™ measures, since they are unspecified and unadopted by the District. This is a future
“water supply”™ that is not currently available o the District, since these levels of “Conservation
Required” are not occurning under the recently adopted duty factors based on current water meter
readings. (In fact, as noted in the DEIR, the District recently repealed certain water use
restrictions. ) Just as in California Oak Foundation, “generalities” cannot substitute for the

required regulatory approvals.
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3 The DEIR s Unspecified “Covwservation Required " Mandatery Ratioming
Tmpraperly Defers the County's Deciston-Aaking for Measures Necessary
to Address a Significant Impact to Water Supply

The DEIR s failure to provide any specific plan or implement a binding legal
mechanism-—such as an ordinance, conditions of approval, reguired mitigation measures, ele
mmpermissibly defers sction required to achieve the demand reduction necessary 1o make up for
the Dastrict’s supply deficit. Because of this improper deferral, the “Conservation
Required”/mandatory rationing requirements are vague and uncertain and cannot be relied upon
o achieve specific demand reduction levels, As such, the DEIR fails 10 support its conclusion of
less than signilicant impact o waler supply, 1.e. thatl the Distrel can serve the Project’s 6,000
plus new residents and other amemities. { Finevard, 40 Cal. 4th at 434, Preserve Wild Santee, 210
Cal. App. 4th a1 283; Gov. Code § 66473.7.)

In similar situations, CEQA plamly precludes deferral of mitigation measures necessary
to reduce a project’s significant impacts. An agency cannod mitigate a project’s impacts by
referring merely to a “generalized goal ™ (See POET, LLC v. State Air Resources Bd., 218
Cal App dth 681, 740 {2013} (ARE s statement that its “rulemaking would “ensure that there 15
no increase in NOx™ without more improperly deferred mutigation of increases in NOx
emissions ), Conmunities for @ Better Emiromment v, City of Richmond, 184 Cal. App. 4th 70, 93
(20100.) In addition, a lead agency cannot rely on proposed matigation measures without analysis 0-1-312
of how the specific mitigation measures will achieve the requisite reduction in impacts. Jal
(finding mitigation deficient where “[n]o effort is made to caloulate what, if any, reductions in Cont.
the Project’s anticipated greenhouse gas emissions would result from each of these vaguely
described future mitigation measures” and such mitigation measures were “nonexclusive,
undefined, untested and of unknown efficacy ™).

Here, the “Conservation Regquired”/mandatory rationing 18 necessary for the District to
make up its supply deficit and serve the Project; vet, the implementation and achievement of the
“Conservation Required™/mandatory rationing is improperly deferred with no assurances of its
actual schievement and no specific performance standards applied to anv sector, use, or
timeframe. It 15 improper o assume future actions by the District and defer any desenption of the
nature and type of requirements that the District will adopt in the future to make up for its supply
deficit on a District-wide level via unspecified “Conservation Required”/mandatory rationing
included in the WA

It 15 also improper to assume that the Project would obtain the requisiie demand reduction
via iInsufficiently analy zed demand reduction features that fail to set forth standards and details
that provide a “reasonable expectation of compliance™ with necessary mitigation

d. FPlans for Other Water Districts in the Region Do Not Show Similar Supply
Difictiz
Based on a review of other similarly situated water districts in the region, it appears the

Diistrict stands alone in projecting such significant supply shortages in its UWMP. The
Olivenhain MWD 20015 UWMP at table 7-2 shows the supply and demand comparison for the Y
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A
Olivenhain MWD in a Normal Year* Table 7-2 shows that supply totals in the vears 2020
through 2035 match the demand totals. Deficits are shown in mubtiple dry vears in the years
2030 and 2035, but the deficits constitute only a few hundred acre feet—not the thousands of
acre feet deficit the District projects under every scenario in every year from 2020 through 2033
0-1-313
Similarly, the Valley Center Municipal Water Districts (“VCMWD™) 2015 UWMP Cont

shows that VCMWD supplies will meet demands in Normal Years and shortages are only
forecast in the later vears of a three-year dmught."“ The VOMWD WP notes that “carmvover
storage would be utilized in order to lessen the impacts of a supply shertfall ™ (VCMWD 2015
LWHP at 7-14.) The VOMWD goes on 1o provide a eritique of relying on extraordinary
conservation to fill supply gaps.

It should be emphasized that the amount of extraordinary conservation savings expected
o be achieved through mandatory measures, such as waler-use restrictions, could be less than
that experienced in the previous shortage periods due to demand hardening. Responsiveness to
drought pricing and general price increases will diminish because remaining essential uses ane
less responarve to price. This will reduce customer discretionary demands and create less
flexibility in the managing of demand during shortages, which will increase the importance of
accquiring supplemental drv-year supplies to chminate or reduce potential supply shonages
Long-term permanent conservation savings is critical to ensuring water is used most efficiently
and will help avoid or minimize drought situations.  Due to potential demand hardening,
shortage management measures such as water-use restrictions and drought pricing may not 0-1-314
be as gffective in the future in achieving necessary savings to help reduce the supply gap. (1d
[emphasis added].) This indictment of over-reliance on mandatory rationing to make up for a
supply deficit iz wholly unaddressed in the DEIR. The DEIR fails to discuss demand hardening
or whether 1z specific projected demand reductions are achievable through its unspecificd
mandatory raticning program. As noted, the DEIR asserts that a reduction of up fo 25 6% based
on conservation may be feasible on a temporary basis, based on conservation actions dunng the
last drought period. but the DEIR contains no explanation or discussion as 1o whether such
conservation measures are feasible on a permanent basis and could achieve up fo 36% reduction
in demand by existing residents and customers.

The City of Escondido’s 2015 L'WMP at sections 6.3.1 and 6.3.2 also shows supplies
meeting demands in Normal and Single Dry years "' Only in the third year of a drought scenario
dees the City of Escondido tum to additional conservation as a means to fill a projected supply
gap. In contrast, the WSA relies on extraordinary conservation in Normal Years and 1o make up
for the Distnict’s 2015 UWMP's substantial supply gap in all scenarios from 2020 10 2035 o-1-315
Although Escondido relies on conservation s a supply tool, it only occurs in a time of
extraordinary weather conditions. The DEIR s approach, on the other hand, is that substantial
mandatory ralisning over and above what was accomplished in response to the recent drought
musl oCour in perpetuity—even in Mormal Years.

* The Olivenhan MWD 2015 UWHP 15 attached hereto as Attachiment 40
' The VCMWD 2015 UWMP iz attached hereto as Attachment 41,
" The City of Escondido’s 2015 UWMP is attached hereto as Attachment 42,
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Based on this evidence, it appears unprecedented for similarly situated water distnets 1o
project significant supply shortages in thewr LW, {Ps and then cite to unspecified and previously
unannounced “Conservation Required” or water rationing programs for all water district
customers in W3As for individual development projects in order to show they can supply
sulficient water for the mdividual project.

s The DEIR Fails to Analhvze the Feasibility and Effectiveness af District-
Wide Mandatory Rationing

The DEIR provides no discussion of how the District will achieve the specific demand
reduction required to make up for its supply deficit through implementation of mandatory
rationing requirements. The WSA merely lists variows best management practices and State laws
with no discussion of how these measires will achieve the specific damand reduction levels
necessary for the District 1o make up for its projected supply deficit. (W3SA a1 17-20.) The WSA
fails to describe how much demand reduction will result from any particular measure, It does not
discuss the feasibility of implementing any particular measures on the Dhstrict’s customers,
imcluding what percentage of the reduction will be achieved by varrous sectors (agriculiural,
mdustrial, residential, commeercial, etc. ) or how rationing requirements will be split between new
development and retrofitting existing customers 1o meet the demand reduction requirements.
Further, the DEIR does not deseribe the cost of new mandalary ralioning requirements —
meluding retrofiting technology and installation, providing new facilities and infrastructure for
recycled water, and enforcement cosls—and whether and how the District will ensure sufficient
funding 1o achieve these measures,

The level of water rationing the District proposes to implement on its customers through
the W5A appears unprecedented in recent history. The WSA requires 36 percent demand
reduction through unspecified mandatory rationing in order to make up for the District’s supply
deficit in 2020, (W5A a14) Yet, even under drought restrictions and pursuant to extraordinary
efforts and saerifices by District customers, the District achieved only & “25.6% water
conservation reduction.” (fd at 17.) Moreowver, as discussed in above, that 25.6 percent
reduction was already included in the WSA's demand projections, and any further demand
reduction requires additive rationing requirements. The DEIR provides no evidence that an
increase of this extracrdinary level of rationing will be achievable on a perpetual basis in normal,
dry, and multiple dry year scenarios. Further, the DEIR does not provide any examples of
similarly situated water districts that have been able 1o achieve the high levels of demand
reduction required to make up for the Distnict’s supply deficit nor provide any specific plan for
their achievement,

The DEIR s failure as to how or whether the District will be able to achieve sufficient
demand reduction to make up for its supply deficit through unspecified mandatory rationing
requirements fals 1o bradge the analyvuic gap between the evidence and the W5SA"s conclusion
and makes for a legally inadequate CEQA review. (See Cir. for Biological Diversity v. Dapt. of
Fish and Wildlife, 62 Cal. 4th 204, 227 (2015); sec also Topanga Assr for a Scenic Commumity
v Oty af Las Angeles 11 Cal.3d 506, 515 (1974))

Further, ane conservalion measure noted in the District’s 2015 TWMP is not legally
permissible under current Califormia law. The Chstnict’s 2005 U'WMP relies in part on a tiered
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rate structure and conservation pricing as part of its proposed water ralioning regquirements. L
(Dristrect 2015 LWMP at 8.7, 9-4 to %53 Using tiered water rates for the purpose of
conservation, however, has been found unconstitutional. (Capistrane Taxpayers Assn, fne v
Cily of San Juan Caprsirans (20153 235 Cal App.dth 1493, 1516 [tiered pricing must be based
on cost-=of-service despite policy goals of conservation].} As such, the District may not rely on a
tiered rate strecture to make up for its supply deficin. (Finevard, 40 Cal.4th m 439 [WSA
inadequate because of “loo great a degree of uncertamty regarding the long-term availabi ity of
water”].) Any determination by the County which relies, even in part, upon water usage
reductions based on illegal rate structures cannot be the basis for approval. {See City of San
Diege v. Board of Trustees of Califormia State University (2015) 61 Cal 4th 245 (201 5) [agency
may not make a finding regarding feasibality of mitigation which relies upon incomect statement
of law]. ) 0-1-319

Similarly. the County's failure to specify any meaningful detail regarding the potential Cont.

“Conservation Regquired” rationing measures makes it impossible to evaluate potential
environmental impacts that may stem from these ralioning measures. The inadequate analysis in
the DEIR makes 1 impossible for the public to evaluate the effiect of potential water rationing on
urban decay, either from the lack of water and mability 1o institute effective dust control
measures' or from the ¢losure of businesses that depend on a reliable water supply, such as the
Galden Door. The DEIR s inadequate analysis also makes it impossible 1o evaluate the effect of
these water rationing measures on the fire hazard impact in this area. We note that the DEIR
credits the Project with substantial “water savings™ by concocting a “land use deduction”
whereby open space will not be irrigated, but provides no detail on the potential impact to fire
hazard of these “land use deductions.”

Relying on unspecified mandatory rationing requirements for the District to make up its
water supply deficit lacks certainty because neither the District’s 2015 U'WMMP nor the WSA
provides any analysis demonstrating that the necessary extent of demand reduction 1s achievable 0-1-320
through mandatory rationing. In fact, the Dhstnict’s 2015 UWMP describes limitations on the
effectiveness of rationing that preclude the level of demand reduction needed to make up for the
supply deficit. The DEIRs failure to bridge this gap in the analysis is a violation of CEQA.

6. The Impacts of the DEIR ‘s Proposed Mandatory Rationing on Existing
District Customers Have Not Been Analyvzed

In addition to providing no evidence that its proposed unspecified mandatory rationing
could achieve the demand reduction required to make up for the Dastrict’s supply deficit, the
DEIR also fails to provide any analysis of the cost or impacts to District customers. As noted in 0-1-31
the DEIR, during the recent drought, District customers achieved a “25.6% water conservation
reduction.” which exceeded the State drought restrictions” regquired reduction. (DEIR at 2. 14-
39.) The County is now relying on existing District customers to exceed this extraordinany level
of conservation—on a permanent basis—so that the County may approve a single unplanned
development proposal.

2 B, ap, Swphame ‘ih‘::sm (‘ﬂiffurmasﬁmﬂng Farmland, N. ‘: T‘lMl—..a{;‘n.pr .0 2014},
available at y S 3
thirsting-{farmland hl:m :
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Yet, neither the County nor District has provided any analysis of the cost of achieving
this level of rationing. The DEIR has failed to describe the levels of cuthacks required from
different sectors, including the District’s many agricultural customers, The DEIR has also failed
to differentiate the level of rationing to be achieved by new developmeni compared to the burden
places on existing customers. In short, the DEIR 1s forcing Dastrict customers {County residents
and businesses) into a black hole of mandatory rationing requirements with no idea how it wall
impact the community

A recent column written by the general manager of Valley Center Municipal Water
District warns of potential 3tate-mandated command-and-control style water usage restnetions
(Gary Arant, Taking a Shower with Governor Brown, Valley Roadrunner, Guest Opinion (Sept
1, 2016 attached hereto as Attachment 43.) Such restrictions could set per-person water
restrictions as low 35, 45, or 35 gallons per day and require local water districts, such as the
District, to monitor and enforce personal water usage. (fhid) Based on the absence of any
specific demand reduction measures that the Dhstrict has determined would fulfill its new
mandatory mioning requirements, it is unclear 1f 11 would be forced 1o employ such a command-
and-control style approach even in the absence of State requirements to do so. The DEIR's
failure to disclose the potential impacts of its new mandatory rationing requirenients to ils
CUSIIMETS 15 ITIProper.

S The DEIR Tmproperly Analvzes Comservation Measures to Be
Incorporated in the Project

The WSA states that the Project will reduce demand from 1,624 afy to 1,196 afv—a
reduction of 428 afy or 26 percent. (W3A at 8.} The WSA, however, does not provide any firm
of assurances that this level of reduction is achievable or enforceable. Whale the WSA provides
a general discussion of measwures that could result in demand reduction for the Project, it makes
no effort to quantify such reductions and demonstrate that the 428 afy reduction 15 achievable ar
enforceable. As stated above, the unanaly zed measures noted in the WSA for the Project’s
demand reduction are insufficient and improperly deferred to a Progest apphicant with no
assurance of implementation. (See POET, LLC, 218 Cal App.4th at T4, Communities for a
Better Envirgmment, 184 Cal App.4th at 93.)

Cne of the measures to reduce Project demand raises specific concems regarding
feasibality—prev water systems. (WSA at 8.) The DEIR provides no analysis of the type of
svslem of svslem capacity of the grey water systems Newland would install, nor does it even
provide standards that such systems must meet o achieve the requisite demand reduction. The
DEIR also fails 1o discuss the feasibility of implementing grey water svstems from a cost or
availability standpoint.  As of March 2015, one company— Nexus eWater—advertised itself’ as
the world"s first certified installer of grey water systems for residential use. (See “Nexus eWaler
15 World's First Company to Obtain NSF/ANS] Cemification for Residential Grey Water
Treatment,”™ Press Release (Mar. 13, 2015) http-Vedn hiibspot pet hub/ 40008 Tiile- 26232333065
pdfiblog-files MexuseWater NS F-ANSI[350pressrelease finall pldffi=1475188113797 [attached

hereio as Attachment 44).) Given ihis extremely himited availability of certified grey water
svstems which are legal to install in California, the District must provide specific analvsis
regarding feasibility of the specific grey water system proposed by Newland and Newland's
plans for long term operation and maintenance that are required for these systems. The DEIR
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must contain information on the make, model, and efficiency of the certified manufacturers A
equipment which Newland has included in its project application. The record contains no 0-1-323
information a1 all regarding Newland's specific proposal. In order to “verify™ that the grev water

system will reduce water demands from Newland's new residential units, the County must be Cont.

provided with the details of the equipment that will be used.

Further, the DEIR claims that Green Building Code and State and local landscape
efficiency ordinances will purpertedly result in additional water savings (W3SA at 8, Water
Conservation Demand Study (“WCDS™) Tables 7 and 8, in an attempt 1o misleadingly inflate
the amount of water savings that the Project may achieve. There is no evidence that water usage
rates from the 19908 accurately reflect the water usage rates based on the actual data from 2008 0-1-324
1o 204 and'or the water duty factors set forth in the Draft 2014 Master Plan. There 15 also no
evidence that historical data from 198405 usage in the City of San Diego, Las Virgenes Municipal
Water District, and the Walnut Valley Water District i an accurate representation of water usage
for customers in the VWD service area in the year 2017,

li is inappropriate and incorrect under CEQA, for the Project to characterize the 2014
Water Duty Factors or VWD Sewer Generation Rates as “without conservation.” The 2014
Water Duty Factors were developed based on actual usage from 2008-2014, during which
technology under “modern plumbing codes”™ existed and existing customers were implementing 0-1-325
mandatory water conservation measures due to the most recent drought.  Further, water
conservation from “modemn plumbing codes™ would be required for any new development in the
Project area (including under existing general plan conditions), and it is improper for the Project
to attempt 1o take credit for modem technology that 15 required by law.

Simalarly, the DEIR also fails 1o describe the extent 1o which any conservation or water
efficiency savings from these existing laws and codes was already accounted for in the Dastrict’s
approved demand projections (including the water duty factors and sewer generation rates) and 0-1-326
its 2015 LNWAAP. The Project should rather determine what additional water efficiency savings
are achigvable bevond (i.e., in addition 1) the waler conservation measures and technology that
15 already reflected in the 2014 water duly [actors or sewer generation rates.

In additton, the DEIR provides no discussion of enforcement of any demand reduction
measures that may be implemented as part of the Project, There is no discussion of potential
fimes of penalties for failure o comply with demand reduction measures, A fecent news article
indicates that the City of San Diego logged nearly 10,000 reports and investigations of alleged
water wasting during approximately one vear of drought restnctions, and that it issued almost
400 ciabions, {See Roger Showley, “Fountains Flowing Again After Drought Restrictions
Eased.” San Dhego Union-Tribune (Sept 22, 2016)
http:wwow sapdiegoumiontnbune combusiness growth-development/sd -fi- fountaims- 201 6092 1 -
story himl [attached hereto as Attachment 45).) The DEIR provides no evidence that any
demand reduction programs for the Project would be enforced,

0-1-327

The County, as lead agency. s responsible for “provid[ing] thal measures lo mitigate or
avoid sigmificant effects on the environment are fully enforceable through permit conditions,
agreements, of other measures ... 7 (CEQA § 21081.6(c) ) District staff, in fact, has conceded
it lacks the begal authority 1o mplement enforceable project conditions because it does not have \
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lamd use authority. During the Board's January 6, 2016 consideration of a previous version of
the Project’s WSA, Dennis Lamb (who was then the District’s General Manager) stated that the
District lacks land use authonty, (Vallecitos Water District Board of Directors Meeting (Jan. 6,
2016}, Unofficial Transenipt, video available at

hitpsfwwew voutube comwatchMvep TOSEPEhGY [“The comment letters provided by .

Latham Watkins, does have some points in there with respect 1o concerns over land use. . .. We
do believe they have some valid points. But again, we're the water district. 'We don’t have 0-1-327
contral over land use "] [the unofficial ransenpt is attached hereto as Attachment 46]. ) Without Cont,
enforceable conditions, there are no firm assurances that the Project could meet the necessary
demand reduction requirements.

The County, therefiore, cannot rely merely on unevaluated hopes for conservation
measures, including sufficient grey water systems use, to result in the specific 428 afy demand
reduction required of the Project

E. The DEIR Fails to Resolve Contradictions Between Upstream Projections
amd the WEA s Projections, Which Provide Evidence of Additional an
Supply Deficit Not Addressed Even By the WSA's Proposed Mandatory
Rationing Requiremenis

The SDCWA's 2015 UWMP (attached hereto as Attachment 47) provides demand
projections for the District that are far below the supply projections included in the WSA
Because the SDOWA supplhies 10085 of the Dastrict’s water, the SDCWA's demand projections
{upon which it determnes its supply allocated to the District) should be equivalent to the
[Mstrict’s supply projections. Here, however, there is a significant discrepancy in the SDOWA
201 5 L'WMP*s demand projectiens and the WSA's Disinict-wide supply projections 0-1-328

The Golden Door has provided a chart (attached hereto as Attachiment 48), which shows
the demands estimated 1n the WSA {which are based on the duty factors and the District’s 2015
LWAF) and the SDCWA's 2005 UWMP.® For example, in a Normal Year the SDOWA
projects that the District will use 15,896 afy, 19,227 afy, 20,687 afy, and 26,176 aly in the years
2020, 2025, 2030, and 2033 respectively. The W3A, however, indicates higher supply
projections for District—2 1,219 afy, 24,586 afy, 26,986 afy, and 28,229 afy in the same years of
2020, 2025, 2030, 2035 respectively. The District, therefore, 15 indicating it has greater demand
than there s supply that the SDCWA has allocated despite the fact 1t obtains 10086 of ils water
from the SRCWA

These discrepancies are significant for six distingt reasons

Frrsr, both the SDCWA"s 2015 WP and the WEA purport to base their projections on [
SANDAG s 2050 Growth Projpections whach inélude the land uses in County of San Drego 0-1-323
General Plan. SDCWA 2015 LNWMP at 2-13, Table 2-8, n. 1 (stating that the demands noted in
the iable are “based on SANDAG 2050 Regional Growth Forecast.™) The WSA also states that

¥ Because the District-wide supply projections in the WSA is equivalent to the District-wide
supply projection in the District’s 2015 UWAP, we refer onlby to the WSA in this section for the
sake of simplicity.
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the “[plrojected water demands for 2020, 2025, 2030, and 2035 were cstimated based upon
SANDAG"s regional growth forecasts for the Districr.™ (WSA at 16.) Il both SDCWA's and the
District’s projections were based on the same SANDAG Growth Projections, either one analysis
is clearly incorrect, or different land use assumptions were made in the development of these
documents.

Second, SDCWA's 2015 WP contradicts the WSA's finding that “the District’s 2013
LIWHMF demonstrates that if Metropolitan, Water Authority and District supplies are developed
as planned. along with achievement of conservation targets. then no shortages are anticipated
within the Dhstrict’s sarvice area in a normal, single dry or multiple dry-year through 20357
{(WSA a13) Based on the SDCWA™s projections, even if the SDCWA supplies the water
necessary Lo meet its demands for the Dhstrict, the Dhstrict would have a significant supply deficit
even 1f the Dhstrict was able to meet its demand reduction goals through implementation of its
proposed mandatory ralioning requirements.

Third, based on the SDCWA's projections, the District would need to achieve more than
an additional 5,000 afy of conservation in 2020, 2025, and 2030 In addition, using the
SDCWA projections, in 2020 the VWD would need to achieve 51 percent demand reduction
through s unspecified mandatory water rationing respurements in order 1o make up for its
supply deficit. Under the same comparison scenario the mandatory rationing requirements in
2025, 2030 and 2035 would have to achieve 44 percent, 42 percent, and 31 percent reductions
respectively —all of which exceed the demand reduction requirements projected in the WSA.
(WSA a4, 26-28)

Fourth, the SDCWA's demand propections for the Distnct already include “historic and
projected water conservation.™ {SDOWA 2005 UWRP at 2-13, Table 2-8, no 2.) The WSA's
reliance on iz proposed mandatory rationing requirements as a new supply, therefore, contradicts
the SDCWA's 2015 LI'WAMP projections.

Fifth, the SDXCWA, projections “[a]ssume] | member agency implementation of verifiable
local supply projections.” (SDCWA 2015 UWMP a1 2-13, Table 2-8, n. 4.) Thus, it appears that
SDEWA has already taken into account desalinated water and reclaimed water purchases that the
WSA counts as local supply ¥ (See WSA at 24.)

St the District may have to draw from the SDOCWA's Accelerated Forecast Growth
water allocation i order to make up for its supply deficit. The Accelerated Fosecast Growth
water allocation is used to address any unexpected grawth in the entire SDCW A territory from
changes in land use or accelerated construction due to economic {actors and 15 nod accounted for
in cach member agency s allocation. (SDCWA 2005 WP at 2-13, Table 2-8, n. 6.) Based on
the discrepancies noted herein, the District could have to wse the entire allocation for the
Accelerated Forecast Growth to make up iis supply deficit. If thai occurred, then the SDEWA

1% This amount exceeds the 3500 afy of newly obtained desalinated water that the District has
contracted for from the Carlshad Desalination Flant.

' Driscrepancies in the WSA's characterization of water from the Carlsbad Desalination Plant
and the Dhstrict’s 2005 UWKP's characterization of that water 15 discussed 1in above.
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would have no additional capacity to handle unplanned growth in the region. As a result, the
discrepancies i the District’s and SDCWA's projection could have implications for the entire
region. Before “venifying™ that the Dastrict can use some or all of this “Accelerated Forecast
Growth™ specifically identified SDOW A water supply, the District must obtain a “firm
commitment” that this water has been exclusively reserved for the District’s use for the Newland 0-1-334
Project and will not be used for any other projects in the SDOW A service area. Without this Cont
commitment from SDOWA, it is impossible to know whether or not other projects or water ik
agencies in the SDOCWA service area are also planning on using this same water as a verified
supply for their own projects. Because the District failed to provide evidence that there 15 no
double-counting of this water supply for others, it s now the County’s burden to do so.

The DEIR fails to desenbe and explain any of the discrepancies discussed above, These
unexplamned contradictions result in legal error. (Preserve Wild Samtee, 210 Cal App 4th at 283.
84} Upstream supply, therefore, is 100 uncertain to support a “less than significant”™ impact 0-1-335
conclusion regarding water supply for this Project. (See id at 284-85 [CEQA document imvalid
for unexplained uncertainty regarding upstream supply]. )

F. The DEIR Fails to Discuss the Cost of Obtaining New Supply (o Serve the
Project or Its Allecation or Costs Implications of Demand Reduction

The DEIR attempts to address the District’s projected water supply deficit by alleging—
without supporting evidence—that new District-wide mandatory rationing requirements would
make up for the supply deficit. As a result of its reliance only on ratomng 1o adkdress the supply
deficit, the DEIR fails 1o discuss the potential for obtaining new supply to make up for the 336
[stnict’s supply deficit and provide sufficient water to serve the Project. The DEIR, therefore, -1
fanls to discuss the implications of any new supply and how increased cost for a new supply or
related new infrastructure would be allocmed between Project resudents and existing customers.
In addition, the DEIR fails to provide the necessary firm assurances for any new water supply as
required by law, thus forfeiting the opportunity to serve the Project with a new supply or a mix
of pew supply and new rationing requirements.  Instead, the County 15 allowing the Distnet 1o
lock itself mio the WEA's proposed unspecified Dastrict-wide mandatory ralioning reguiremints
in order to serve this unplanned development proposal,

In addition, the DEIR fails to discuss the cost implications of the proposed “Conservation
Required”/mandatory rationing. 11 the unspecified measures pursued by the District 1o meet its
demand reduction goals succeed in reducing demand, the Dastrict may have to increase per
gallon water cost to customers in order to cover 11s fixed costs. As a result, Dstrict customers 0-1-337
may pay the same or more 1o recemve bess water from the District. The County should provide a
thorough analysis of the broader cost and environmental implications of this unspecified
ralioning proposal

.  The Fact That the District’s UW AP Projected Future Water Use for
Agricultural Uses on the Newland Property Does Not Cure the DEIRs
Defects 0-1-338

The DEIR argues that the District’s 2015 U'WMP did include expected future water usage
on the Mewland site for agriculiural uses in what the WS A calls the “No Project Alternative.”
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(DEIR atp. 2.14-22.) The DEIR also cluims that no further analysis on the District’s ability to
serve the Project is required, because Newland's proposal (which lacks imponant project details)
allegedly would result in less water use than projected in the District’s 2015 TIWMMP, despite the
addition of over 6,000 new residents, a commercial center, a school, and vineyard areas.

First, there is currently little or no water use on Newland's property for any uses, and
there do not appear 1o have been agricultural uses on the property for many vears, 3o, this
projecied agricultural use, which was never subjected to a WSA, appears 1o be “paper™ water
use, not & current use of available District water.

Second, without additional detail, there is no basis for concluding that the vineyard uses
proposed by Newland in the Project’s landscape areas will use any less agricultural water,
standing alone, than the Distnet propected in the past. Newland has not explamed how it can
establish both agricultural uses and residential uses on the same property.

Third, the fact that the Distnict previcusly planned 1o supply agniculiural use to this
property i the futire does not eliminate the Distriet™s now reported water shortage and allow
these past planned uses to provide a baseline for whether water is now actually available for new
residenis to use. The Distriet cannot use a “plan to plan” baseline and cite past proposed uses o
suddenly make surplus water appear for new residential uses, when this water supply has never
actually been used (Communities for a Better Emvironment v. South Coast Air Quality
Management Dist, (20007 48 Cal.dth 310 [impacts of a proposed project must be compared to
existing conditions, rather than 1o allowable conditions defined by a plan or regulatory
framework, not hypothetical situations]; Keep Our Moumtaing Quier v. Coumnty af Samta Clara,
236 Cal App. $th 714, T34 (2015) (same), Neighbors for Smart Rail v. Exposiftion Metro Line
Construction Authority (2013) 57 Cal. 4th 439, 447 [an EIR “must delineate emvironmenial
conditions prevailing absent the propect, defiming a baseline against which predicted effects can
be descnibed and quantified ™}, Gov. Code § 66473, 7(d) [where a venfication relies on projected
water supplies, the analysis must be hased on specified criteria to conclude that water supplies
will be sufficient]. }

Finally, the DEIR fails to provide any temporal aspect of its comparative projections,
mcluding when the alleped agniculiural uses included in the District™s 2015 UWRMP would be
built compared to the Mewland Project’s build-out schedule. The DEIR assumes, instead, and
without evidence, that sufficient supply exists to serve such alleged agricultural uses now.

H. Riiles Regarding Deought-Level Restrictions Prohibit the Disteict From
approving a new Water Supply

Based on District Ordinance Mo 198, (attached hereto as Attachment 49) the District 1s
generally precluded from approving new potable water services when restrictions reach Drought
Lewvel 3, requinng ) percent redwction. (So¢ also District 2005 UWRP at 9-3.) Here the DEIR
acknowledges that as much as 36 percent reduction, District-wide, will be required to meet the
projected multiple dry-vear requirements in 2020 and future years. (W3A at 26-27.) Because
the water duty factors already account for significant conservation, the 36 percent reduction
figure 15 likely low, and it could easily reach over 40 percent. In addition, as discussed i above,
the SDCWA’s projections show a more significant supply deficit that would require as much as a
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51 percent reduction through “Consearvation Required”/mandatory rationing in order 1o balance. n
This level surpasses the 40 percent threshold for Drought Level 3.
The DEIR fails to provide any analysis of whether the District wall approve a new potable
water source despite meeting or exceeding the 40 percent threshold noted in the District's 0-1-343
ordinances Drought Level 3. Here, it appears the County and the Distract propose to mandate Cont.

Drought Level 3 restnictions (or mare) in order 1o approve a new development project, in
contradiction 1o i1s own ardinances which preclude it from approving water supply for a new
development when it requires a 40 percent reduction. This unexplaimed contradiction is
impermissible under CEQA

I The DEIR Fails Provide Coherent and Accessible Information

Based on our review of the WSA, the Distniet’s 2015 LIWMP, the District™s 2008 Master
Flan, and SDCWAs 2005 U'WMMP, we are concemad that information is not being presented in a
way that is easily accessible to the public and decision makers. A W3A must include consistent
figures and coherent analysis. (See Vinevard, 40 Cal 4th at 445 [emvronmental document fails
because it “presents a jumble of seemingly inconsistent figures For future total area demand and
surface water supply, with no plainly siated, coherent analvsis of how the supply is to meet the 0-1-344
demand. The reader attempting 1o understand the County”s plan for providing water . .15 left to
rely on inference and speculation.™].)

Here, the WSA, the District’s 201 5 UWWMP, the District’s 2008 Master Plan,™ the
SDCWA 2015 WP, rely on a mixture of numeric bases—with water volume expressed in
gallons per day, million gallons per day, million gallons per year, and acre feet per year. In
particular, the supply and demand tables in the WS A provide figures inacre feet per vear, while
the supply and demand tables in the District’s 20015 UWMP provides figures in millions of
gallons per yvear. (WSA at 26-27; Distriet’s 20015 UWRP at 7-3 o T-4.) As such, il is very
difficult for the public or decision makers 1o comprehend an apples-to-apples comparison of the
data presented.

The DEIR also states, in a conclusory fashion, that water used for construction will have
“less than significant impact”™ on water supply. The DEIR contains no data on how much water
will be required or when. The DEIRs conclusion here is wholly arbitrary without any
meaningful explanation, and it defies reason to state that the construction of a 2000+ residential
umit project, along with all the associated water needs for dust control, road construction,
grading. concrete, equipment cleaning and maintenance may not have a potentially significant
impact on waker supply — over 10 million vards of cut and fill. (DEIR Appx K at 68.) It 1s not
¢lear that Newland has included in its forecasted water usage the water it will need ta (a) for
purposes of maintaining vegetation in any brush management zones for fire protection, and (b)
for purposes of replanting or planting new vegetation in open space areas. Additionally, Newland
has not made clear the amount of water that will be needed to support the equestrian trails and

' While the WSA purports to rely on the District™s Draft 2014 Master Plan, the District™s most
recent Master Plan that s available to the public 15 its 2008 Master Plan. Because we cannot
ascertain the unitization figures for the District’s undisclosed 2004 Master Plan, we note the
2008 Master Plan here
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A
equestrian center, and to establish or reestablish vegetation aflfected by Newland's plans o allow
large scale equestnan use of the open space areas. The DEIR must be revised to melude this 0-1-346
information and recirculated for further public review and comment Cont

Data with unexplained discrepancies does nol constitute substantial evidence. (Presenve
Wild Santee, 210 Cal App dth at 283-84.)

J The DEIR Conllicts with the County's General Plan Provisions Regarding
Recycled Water

The County s General Plan requires use of recveled water in new development, when
“feasible.” (San Diego County General Plan at p. 5-38 (Aug. 2011} [COS-19.2: "Recyeled
Water in New Development. Kequire the use of recyeled water in development wherever
feasible. Restrict the use of recycled water when it increases salt loading in reservoirs.”]; see also
id [Goal COS-19: “Sustainable Water Supply. Conservation of limited water supply supporting
all wses including wrban, rural, commercial, industnal, and agriculiural uses,™).) ™ Feasible'
means capable of being accomplished in a successful manner within a reasonable penod of ime,
taking into account economic, environmental, social, and technological factors.™ (CEQA §
21061.1.} Feasibality determinations must be based on detailed findings supporied by substantial
evidence. (See Preservation Action Conncil v. Citv af Sondose, 141 Cal. App. dth 1336 (2006)
[economic infeasibility based sclely on competitive disadvantage found insufficient], Ctr. for
Biotogical Diversity v. Chv. of San Bernarding, 184 Cal. App. 4th 1342, 1357 (2010) [conclusory
statement with no factual support found insufficient]. )

The DEIR fails to discuss the feasibility the Progect’s recyeled water use, including
consiructing an on-site treatment facility to generate reclaimed water.!” While the W5SA makes 0-1-347
vague references to plumbing for grev water systems and other potential developer-proposed
standards for resviled water, the DEIR fails to discuss whether any such Project components
could feasibly result in recveled water use or the extent of any such use and provides no
explanation of how such requirements would be enforceable.

The County musi analyze the potential aliemative of an on-site recyeled water plant, and
whether such a facility may be superior in term of cost, reliabality and water saving in
comparison 1o the grey water recycling svstems that are vaguely referred o the in WSA.
Assuming both options. are feasible {(which must be analvzed by the County because the District
failed to do s0), which option provides the greater water reduction, is more reliable, and of less
cost to the Distriet?

The City of San Diego recently required the inclusion of an on-site trestment plant in the
Cuarry Falls project in the Mission Valley area in order to provide recveled water to the Project.
Such plants exist and are, therefore, physscally feasible to build within the Newland Siema
Projpect Site. The County should also examine whether the Drstriet could provide recveled water
from a downstream treatment plant, if an on-site plant is not preferred. Because the District s
the planned provider of sewer and water services to the Project, it is the only agency that can ¥

17 Such a facility may not be found infeasible merely because it would cut into the developer's
profits, (See Uphold CQur Heritage v. Town of Woodside (2007) 147 Cal App.<th 587, 599.)
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supply the needed evidence to the County staff and Board of Supervisors and the only agency
that can make the determination of “*feasihility™ required by the County General Plan, so that the 0-1-347
County can then determine whether the Project can comply with the General Plan’s very specific Cont,
requirement for all new development.

K.  The DEIR Errs in Incorporating the Project Applicant’s Advacacy witheut
Disclosing Its Independent Analysis

The WSA provides a project description including statements from the Newland Siemra
web site, which promote the Project as “one of the most water-efficient communities ever built in
San Diego County.” (WSA at 5.) Neither the DEIR nor the WSA provides any meaningful 0-1-348
evidence o support this obviously self<interested promotional statermnent, and we are concerned
that such language frames the WEA as Newland's marketing platform rather than a technical
water supply analysis. Such hvperbole 15 improper. (See Genrry, 36 Cal. App. 4th at 13597
[agency must independently review documents prepared by applicant’s consultants); see also
California Clean Energy Committee v. City of Woedland, 225 Cal. App. 4th 173, 194 (2014} )
The DEIR fails 1o provide any evidence or independent analysis 1o suppon Mewland's marketing
statement in the WSA.

L. Additional Inconsistencics

In addition to the contradictions and inconsistencies raised above, it is unclear how the
DEIR reconciles the WSA's projections with the Dhstrict’s ather per-person projections. Based
on a recent press release, an average single-family home in the District uses 8,976 gallons per
month (based on 12 units and each unit being 748 gallons) (See Distnct Press Release,
“Vallecitos Board of Directors Dentes Propesed Rate Increase,” (Sept. 27, 200 &) atached hereto
a3 Attachment 50.) The WEA does not provide per peraon estimates of water supply, and it is 0-1-349
ot possibile to determine if the new “Required Conservation™ /mandatory rationing iz included in
the estimates the District 15 adventising to the public. Additional analysis and clanfication 1s
needed in the DEIR.

The DEIR also erroneously states: “The Vallecitos Water District is one of 24 member
agencics of the Water Authonty, and the Water Authority 1= a member agency of the MWD
MWD develops, stores, and distnibutes water to Southemn Califormia from two primary sources:
{a) water from the Delta in northern California via the State Water Project, and (b} water from
the Colorado River via the Central Valley Project.” (DEIR at p. 2.14-14.) The Central Valley 0-1-350
Project does not supply water to Southemn California, Also, the Central Valley Project does not
deliver water from the Colorade River. This is a fundamental informational error—where water
in Southern California comes from—must be corrected in the DEIR, which afler revision must
be recirculated for public review and comment under CEQA Guidelines section 15088 5(a)4)

In addition, though the District rescinded the mandatory drought restrictions connected
with the last drought period, it adopted a new ordinance implementing some of the drought
restrictions in perpetuity. (See “Vallecitos Water District Ends Restrictions on Owdoor
Watering,” San Elijo Life (July 7, 2016 attached hereto as Attachment 51.) Despite this action, 0-1-351
the DEIR does not indicate whether the District’s new restrictions are accounted for in the
demand factors for Newland or Distnct-wide or whether they are included as part of the Y
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“Conservation Required” 'mandatory rationing. Because the water duty fnclors were determined 4
based on actual meter reading occurnng during the drought, it appears these reduction 0-1-351
measures—which apply some of the drought restrictions even in non-drought years—are already Cont
accounied for in demand and cannotl constitute any portion of the additive “Conservation ont.
HRequired ™ 'mandatory rationing necessary 1o make up for the Disinct’s water supply deficit. The
DEIR should clanfy how these additional restrictions factor into its analysis.

M. Caonclusion

The informational deficiencies and errors identified and discussed above require revision 0-1-352
and recirculation of the DEIR under CEQA Guidelines section 15088 5(a)
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XVL SIGNIFICANT IRREVERSIBLE ENVIRONMENTAL CHANGES

The DEIR"s section on Significant Irreversible Environmental Impacts does not list the
full seope of significant immeversible elanges as a result of the Progect.

Az nofed elsewhers in this comment letter, the Project will cut off significant biclogical
cormidors, rendering species movement impossible through the region. The DEIR ignores the
concept of eommdor mdl.n'ld.l.mcy. which 15 noted 10 thie NC MSCP's Comdor Conservabon Goals
mnd Actions, and 13 important for lirge predators such as mountan lion. (Jenmings August 2017
R.cpuﬂ at 7.} E!ll‘u.n:dllg lunh‘tgl.ml commdonre cmnel e andone, and wall |n'|ﬂ'i:rubiy alter ilie
bicdogy of the region For vears 1o come, ad comtrary to the DEIR"s dagms, has not been redusced
1o @ less than sigmificant level. Fusther, the contravening of the County's General Plan signafies a
shafl .Ipu.im[ current t'.'ou.ml}' ]xllic:_ﬂn.‘r]xﬂeﬂ'\e u.l'li:lmm'l'u.\rﬁ.lcd il areas. ()pcl‘n:ug up thi
Progect Site for development will open up the entire rurad backoountry for development and
fundamentally change the nathure of the area forever.
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XVII. ENERGY

As an initial matter, it 1s unclear how Energy is included in the portion of the DEIR
deeming its impact to not be significant, vet the DEIR notes that the Project would have a
significant and irreversible environmental impact on “commitment of resources” and “inereased
consumption of resources” which both include energy. (DEIR atp. 2.15-1.)

The DEIR's conclusion that the Project is consistent with General Plan Policy COS-16.2
15 mot supported by substantial evidence. Policy COS-16.2 states that the Project mast “support
transporiation management programs that reduce the use of single-occupansy vehicles.” Yel, as
discussed elsewhere in this letter, the TDM program proposed in the DEIR contains measures
that may never be implemented, or utilized 1o an extent that would actually reduce reliance on
single-occupancy vehicles. Further, the Project Site 13 located far away from job centers,
commercial uses, and has no existing of planned transit infrastructure on of adjacent 1o the
Project Site.

As a result, the DEIR's signficance determination 15 ned supported by substantial
evidence. Under Appendix F, a sigmificant impact 1o energy would result if the project would be
inconsistent with adepted plans and policies. In addition 1o being potentially inconsistent with
Palicy COS.16.2, the Project is inconsistent with SANDAG s SC5. The location of the
Project—rural, unincorporated Morth County—conflicts with the region’s RTP/SCS, The
RTPR/ECS considers the Project Site ag primanly rural residential with ene unit per 20 acres, and
does not provide transportation plans 1o accommodate Newland's proposed residential growth.
As aresult, the Project is inconsistent with 5B 375%s statewide mandate to reduce GHG
emissions from the transportation sector, 5B 375 required the preparation of a regional 3C5 to
reduce regional emissions in furtherance of the statewide reductions targets. The DEIR claims
that implementation of TDM measures would result inan 11,1 percent reduction in overall VAT
(DEIR atp. 3.1-16.) As discussed in greater detail in Traffic and Transportation section of this
letter, the DEIR overstates trip reductions from s TD% measures, including taking credit for
“mixed use” reductions despite only a nominal amount of proposed non-residential development,
taking credit for “promoting™ and “coordinating” vanous programs that stand little chance of
effectiveness in the Project’s proposed location, and conceptually mischaracterizing this rural
sprawl project as af it were urban infill. Thus, the conclusion that the implementation of TDM
measures would reduce petroleum consumption 15 not supporied by substantial evidence.
Further, the DEIR does not acknowledge that the Project was not included in SANDAG s
underlying plans. The conclusion that there would be a “less than significant impact™ is not
supported by the evidence in the DEIR because the Project is inconsistent with local and regional
adopted plans and policies.

The DEIR s analvsis includes many conclusory statements that are not supported by
substantial evidence. For example, the DEIR concludes that the electricity used for construction
will result 1n a less than significant impact because electricity for lighting and electronic
equipment would be “temporary and negligible ™ (DEIR atp. 3.1-12.) The DEIR does not
provide any further anatysis, or additional information for the public 1o understand the extent of
such usage, For instance, will the temporary construction trailers use air conditioning? Will
they have sensor lights, or will lighting be used through the night 1o deler anyv poternitial
burglanes? During daylight savings time, will construction incorporate lighting 1o enable work
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past dusk? During construction, will there be highting overmght to deter robbenies? Will the 1
Project include security cameras operated by electricity? None of this information is included 0-1-360
within the energy analvsis, and it must be included 1o enable the public to adequately comment Cont.

on the proposed Project’s impacts.

The DEIR states that “solar panels would be included on all residential units (both
attached and detached) and Community facilities to offset |00 percent of estimated electrical use
associated with these land uses ™ (DEIR at pp. 3.1-12 10 3.1-13.) The DEIR does not analyze 0-1-361
how it reaches this conclusion, and this statement i= wholly unsupponted by substantial evidence.
The DEIR does not provide information on design or placement of the solar panels on the
residential units of facilities, and 11 15 possible they may nol face the correct direction o ensure
full capture of solar energy. In addition, because there are no developmental designs included in
the DEIR, it is unclear how there may be enough solar panels placed on a roof to adequately
accommedate 100 percent of the multi-family residential” s electricity needs gven the inherently
limited roof space. Further, the DEIR does not analyze whether this 100 percent offset is
feazible if members of the community run their air conditioning during the night, or provide any
details on whether there will be any storage of the propesed solar energy. The DEIR only
concludes thit the proposed Project”s residential and commumnity Bacilities will be 100 percent
offset by the use of solar panels, which is insufficient information for & member of the public 1o
adequately comment on the Project’s potential energy impacts.

The DEIR's conclusory statement that “the demand for housing, jobs, and educational
facilities in the project vicinity demonsirates that petroleum consumption associated with the
project would not be unnecessary.” (DEIR at p. 3.1-17.) This statement is nonsensical, and
makes it appear that petroleum consumption, would, in fact, be necessary. Likewise, the 0-1-362
significant ireversible change section of the DEIR states that “fossil fuels would represent the
primary energy source associated with construction and ongoing eperation of the praject.”
(DEIR at p. 2.15-2.) The energy section states that solar will offset 100 percent of the residential
elecancity use, 115 unclear which statement 1s true.

Finally, the DEIR omits the San Marcos Highlands from its cumulative impacts analysis. J0-1-363
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EVIILHYDROLOGY AND WATER QUALITY

The DEIR concludes that the Project’s impacts on hydrology and water quality will be
less than significant based on an incomplete evaluation of the Project and hypothetical data. The
County must correct the deficiencies noted below and recirculate the DEIR for further public
review and commeent.

The Project does not make the appropriate significance determination related to storm
water flows impacting the site and surrounding properties. The DEIR at page 3.2-18 states, “In
summary, development of the project would result in an increase in stormwater runoff when
compared to existing conditions due to the intredustion of new impervious surfaces within the
project Site. . the incorporation of basins for detention and water quality, as well as compliance O-1-364
with County requirements for drainage design, would ensure that flooding does not oceur
downstream of the project Site and that watercourses are not substantially altered from existing
conditions. Impacts would be less than significant.” However, the full list of measures to
mutigate storm water flows is not provided. A narrative of the tvpes of mitigation measures
proposed i3 provided, but the DEIR defers the actual mitigation measures to the Storm Water
Pollution Prevention Plan (“SWPPP™) which will be developed as par of the grading permit for
the Project. The DEIR should find that the impacts from the increased storm water flows will be
significant and then disclose the miigation measures propased to address the sigmificant impact.
By requiring these improvements as mitigation measures incorporated as Project conditions, they
will be enforceable as requirements of the Project. The current paradigm creates an
unenforceable, “trust us” approach that is not permitted under CEQA.

Because specific storm water mitigation measures have not been provided in the DEIR, 1t
15 impossible to determine the adequacy of those mitigation measures to control pollutants from
leaving the site. The Project proposes millions of cubie vands of earth movement, but does not 0O-1-365
provide a detailed understanding of what measures will be taken to control sml from leaving the
site in storm water flows.

The Project will require significant storm water mfrastructure o caplure, treat, and
convey stormwater flows throughout the Project and to off site discharge points. The Project’s
need for extensive infrastructure illustrates that it is imcompatible with the rural community
character of the area. The need for this infrastrecture shows that there are no plans for growth in O-1-366
this area. Despite the claims by the Project that there 1s an existing Village in the Progect area,
the lack of significant storm drain infrastructure shows that the Project is not located near
existing or planned infrastructure in violation of the Guiding Principles of the General Plan,

The DEIR at 3.2-18 states: “Similarly, construction of the I-13 interchange
improvements, which constitutes an off-site mitigation measure for the project, will not cause
significant hydrology impacts, as they are not expected to substantially alter existing drainage
pallems of increase water surface elevations.” However, as discussed throughout this letter, the 0-1-367
Progect has not provided a design for the mterchange and has deferred design of the interchange
until after the Project 1s approved. The applicant has acknowledged that the need for the
interchange will be created by the Project, but has bi-furcated this important piece of mitigation
from the Project itself’. In doing so, the Project DEIR cannot adequately determine the impacis
of the interchange on water quality and erosion in the area. The imerchange is in close proximity
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0 a creek and a mobile home park that could see impacts from increased run-off. These impacis
musl be evaluated as part of the DEIR

It 1s very likely that the design proposed for Deer Springs Road BMPs will be
undermined by the ultimate six-lane build out in the General Plan. The DELANE Offsite Memeo
notes thal drainage facilities in the design of a four-lane Deer Springs Road could preclude the
ultimate build out design.

The DELANE Offsite Memo also shows at page 4 that impacts 1o private driveways and
improvenents along Deer Springs Road have not been adequately analyzed. In particular “STA
14400 — Drainage discharge, slope, and safety impacts to Deer Springs Oak mobile home
community are not clear.”

The DEIR describes a series of BMPs apparenily meant to adequately convey siorm
water flows off the Project Sie. However, the DEIR does not seem 1o incorporate detention
basins that would prevent storm water and pollutamis contained in that storm water from leaving
the site. The revised General Construction Permaut and M54 Permit for San Dhego County have
emphasized detention over retention to prevend pollutans from leaving a site. Given the millions
of eubic vards that will be moved around the site and the sigmificant blasting that will disturb
soils throughout the site, the Project should detain storm water runoft to avoid siltation of
downstream creeks and lakes, The DEIR does not appear to consider or provide detention as a
mitigation measure for the Project.

As noted in the Water Utilities section of this letter, the Project will require Vallecitos
Water District customers 1o reduce their usage by up to 36% to create enough water 1o serve the
Project. To mitigate these impacts, the Project should analvze the capture and reuse of storm
water within the Froject Site to both reduce the amount of water needed by the Project, as well az
reducing the total storm water flows being discharged off site. Please provide an analvsis of how
the Project could utilize much of its storm water flows on-site for irrigation and water features.

Further, the Hydramodificarion Managememnt Study: Newland Sterra PDS 201 4-MPA-14-
018 Report prepared by Fuscoe Engineering, SJavary 20, 2015, 15 based on incomplete,
hypothetical data that is inappropriate given the scale and complexity of this Project. Page 6 of
the hydromodification study states that data for impacied channels were extrapolated. The
hyvdromodification study’s enteria for extrapolation were “Steep hillside canvons draning 1o the
east”, or “Steep hillside canyons draining to the west.” However, there is an inherent variability
and complexity in bed and bank materials (and thus their stability), affected by variables such as
bed material grain size, contemporary and historical processes such as hithology, uplift rates,
precipitation, fire history, vegetation, road construction, soil properties, grazing intensity,
sediment transport capacity of upstream reaches, watershed aspect and shape of the chanmel
network, among other factors, as well as runoff magnitude and duration as well as channel slope
and the cross-sectional shape of the chaanel. Given this complexity, there was no basis for the
hydromodification study to “assume|] erosion susceptibality for each POC.™ Accordingly, the
DEIR musi be revised and recireulsted after a full assessmeni of each impacted channel is
performed and incorporated mto the analysis, mstead of using hypothetical “extrapolated™ data.
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The scope of the hydromodification analysis is also inappropriately narrow. The
h}'d'mmdiﬁcal:im study treats cach POC indnadually and does not appear to conssder the
potential channel instability when several hvdromodified channels jomn downstream of the POCs.
For example, POC 1021, POC 1053, POC 1064, POC 1073, POC 1088, POC 1083, and POC
1112 are all impacted by development and yoin before flowing under [I-15. But only POC 1064 15
assessed (for 310 feet until it achieves “confluence with a larger drainage course™). The larger
drainage course is impacted by the Project, but the DEIR does not provide an appropriate
justification for such a downstream cutefl. Similarly, due to the large Project footpnnt, the
DEIR must also consider the stability of downstream receiving channels. For example, POC
1021, POC 1053, POC 1064, POC 1073, POC 1038, POC 1083, POC 1112, POC 1304, POC
1320, POC 1341, POC, 1349, and POC 1603, POC 1905, and POC 2000 all drain into Moosa
Canyvon, which may already be impacted from hydromodification or may be near s threshold of
instability. The DEIR must be revised and recirculated after it has considered a broader
downsiream analysis and these Project-specific concerns,

The DEIR's Potential Critical Coarse Sediment Yield Areas (PCCSYA) 15 also
fundamentally flawed. For example, the DEIR s PCCSYA Analysis Report designates POCs as
threshold channels, but the analysis does not directly assess sediment transport through these
threshold channels and does not consider episodic transpon due to fire, drought, carthquakes,
debris lows, infrequent rain events, o the combination of those factors. Furthermore, the
presence of a threshold (immobile bed) channed does not imply the absence of crtical sediment
source arcas, To account for this, the DEIR must be revised to incorporate a well-documented
channel assessment with direct abservations (not predicted prain sise or airr photos) at the POC as
well as reaches upstream and downstream of the POC and banks and hallslopes connected to the
channel.

Ancther example of a fundamental flaw i the by dromodification analyss 15 in the
adoption of a 10-year peak discharge as a design flow. However, the study does not provide
adequate explanation as to why a 10-vear peak flow 13 appropriste at these sites. The County
BMP Design Manual suggests the 10-vear peak discharge as a rule of thumb, but in confined
headwater channels (such as these included in the study), the 100-vear peak discharge 15 ofien
confined within the banks (i.¢. there may not be connected Noodplains 1o disperse and dissipate
shear stress during peak events), so transport potential likely increases substantially for less-
frequent events. In the episodic channels of Southem Califomia, more sediment may move in a
single rainy day following a wildfire, than would move in a decade of average conditions, The
scholarship has highlighted the eritical distmetions between California’s episadic channels and
the sediment transport dynamics of more stable systems (g, Kondolf et al. {20013)) and the
dominant influence of fire on sediment transport in southern Californsa (e.g., Florsheim et al.
(19917). Given the well-documented studies from the region showing the episodic transpon of
sediment, 1t was unreasonably dismissive to limit consideration of sediment transport to only the
10-year peak discharge, which likely does not include the majority of sediment-transport. The
hydromodification analysis needs to be revised to evaluate a 100-year peak discharge flow and
the DEIR must re-svaluate its significance conclusion and be recirculated for additional public
review and comment,

Yet another example of the fundamental flaws in the hydromodification analysis i the
PCCSYA Analvsis Report’s assumplion that the presence of vegetation on a bed 15 an indicator
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of an immobile bed  However, based on the role of fire and episodicity in southern Califormia,
discussed above, the presence a‘t‘w:g:baii.cn on the bed is mot a relevant indicator of bed stabality
of sediment transport, particularly when considering transient vegetation such as prasses,
Wildfires that wiould burm the contributing watersheds and contribute sediment 1o the channels
would likely also remove thal temporariby stabilizing vegetation along the channels.

The hvdromodification analvsis is also fundsmentally flawed because photographic
documentation and grain size analysis was not thoroughly conducted. Although some photos
were included in Appendix 2 to the PCCSY A Analysis Report, there was no systematic
phetographic documentation or analvsis of bed material, and direct assessment of bed material at
POCs 138, 19, and 26 does not appear to have been conducted at all. In addition, it appears that
d50 was predicted from an empirically -derved threshold of channel instability based on
observed d30 and 10-vr speeific stream power (Figure H.7-1 in the County BMP Design
hianual). However, a stream-power baged method of predicting grain size is not appropriate for
an analysis of sediment supply or transpon because such methods only consider the transport
capacily of the channel and do not consider sediment supply. Sediment supply 15 the essential
question being assessed in a POCSY A analvsis and exerts substantial influence on the
composition of bed material. Moreover, the equation used to estimaie the d530 15 the same
equation being used 1o determing stability of the bed, 5o a3 a result the analvsis becomes circular
Finally, Figure H.7-1: shows an order of magnitude vanation, highlighting the imporntance of
other processes such as sediment supply and the importance of direct observation at the reaches.
of interest. The DEIR must be revised and recirculated after the hydromedification analysis has
performed and considered an adequately documented grain size analysis.
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XIX,  LAND USE AND PLANNING

A The Project Has Alrcady Been Found Inconsistent with the General Plan and
Community Character

The Project has significant history at the County of 3an Diego — history that has been
ignored in the DEIR and throughout the DEIR process. ‘The Project was propased once before as
the Mermiam Mountains project and was rejected by the Board of Supervisors in 2010, The
{ieneral Plan Update in 200 1 decreased the density permutied on the Project Sile such that the
site is now largely zoned RL-20, allowing one residential unit per 20 acres, of approximately 99
units, Also in 200 1, County stafl reviewed a request (o inerease the density by approximately
1100 residential units (General Plan Property Specific Reguest NC42 Stall Repon, anached
hereta as Attachment 3), which County staff moted would require amendments 1o the General
Plan"s Guiding Principles and additional environmental review of the General Plan and
recirculation of the General Plan ETR. Despite the 1wo recent decizions by the County Dasrd of
Supervisars (the 2000 rejection of the first Memiam Mountains proposal and 2011 applicanion of’
appeopriate denasty in the General Plan Update to maintan rueal denaity on the Project Sie), the 0-1-37T
Project now proposes 2,135 residential wnats, 81,000 square feet of commercial developmend, a
school sie, and the expansion of Deer Sprimgs Hoad.

On the face of the matter, the County Board of Supervisors has already twice found that
the Project is not consistent with the land use designations for the Propect area and iz not
consistent with the rural character of the Twin Oaks Community. That is why the DEIR's
findings of no significant impacts 1o land use are unexplainable and are inconsistent with past
Board of Supervisors policy direetion or County stafl”s recommuendations related to this Project
Site. The County cannot simply erase the policy history of this Project. Given the history of the
site, Mewland should not be allowed 1o continually ask for reconsideration of the same Project
until they achieve their desired resuli. The past land use paliey determinatinns about the site
should be upheld and should not be arbitrarily reversed and ignored.

In addition, the County has heard from the Twin Oaks and surrounding communities for
years that they value the roral charneter of their commumty and want it to be preserved in line
with the recent Board of Supervisors actions related to the Project Site. Indeed, the General Flan
and the North County Metropolitan Subregional Plan (“Subregional Plan™) give sigmificant
welght o community character as o determining factor as 10 whether or nota Project will have o 0-1-378
significant impact on that commumty. The Twin Oaks Valley Planning Group has taken a
presition against the Froject and the County Board of Supervisors rejecied the first iteration of
this Project—hdemriam MMountains—as not being consistent with the community character of the
Twin Caks area. How can the EIR now find that this Project i1s consistent with ihe character of
the area?

The hughest land wse autherity in the County has already spoken on this point and made
the determunation that a large, urban seale project in this area = not consistent with the rural
commumty character of the area. Indeed the Board of Supervisors had a second chance (o 0-1-379
determine if additional density was warranted in this area during the 201 | General Plan update,
They agan rejected the developer's request for addittonal densaty in the General Plan update and
reduced the density of the site. PSR NC42 for only 1,162 units was also withdrown after County
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stafl™s determination that its consideration would require recirculation of the General Plan EIR
and would fundamentally undermine the General Flan Guiding Principles. In each of these
instances the Board of Supervisors made policy determinations that the proposals did not it the
community character of the area.  The County chould stand by these determinations,

The Twin Oaks Valley Community Sponser Group has alge made clear that the Praject is
not consstent with the communaty character of the area, The Sponsor Group first voted on to
oppose the Mermiam Mountains Project and then to oppose the PSR NC42 in the General Plan for
the same site. The Twin Oaks Community Sponsoer Group has agam taken a posilion agamst the
current propased Praject a3 not bemg consistent with the community chameter of the area,
beeause it would place a population the size of the City of Dl Mar into a rural arca with litle
infrastructure o suppart it

(i3 NOP Land Use Comments Ignored

The Golden Door submitted comments on the NOP on March 16, 20135, including
comments regarding land wte impacts from the Project. These NOP comments were largely
ignared in the DETR. We have anached aur NOP camments, as well as NOP commentz 1o this
letter a3 Attachment 52, The DEIR must be revised 1o acknowledge and address cach of the
concerns expreszed 1n our NOP commients. In addition, we re-submit our NOP comment letter
83 8 comment letter to the DEIR and request a response to each of the 1ssues addressed.

D o zignificant concemn by residents in the area, we noted in our NOP letter that public
participation would be imperative 1o ensure thal yet another “hate at the apple™ does not result in
o drastic density inerease against the will of the community and poliey direction given twice by
the County Board of Supervisors, The County and the applicant have ignored resident’s request
fior participation. The applicant has meade no presentations and has providesd mimimal 10 no
information during the DEIR process 1o the affected community groups. The County held ane
meeting to obtan information about the DEIR but provided no information about the impacts of’
the Project at that meeting and advised the public that no oral comments presented at the meeting
would be addressed by the County in responding 1o commenis on the DEIR.

Criven the public’s need for mformation on & DEIR that is thousands of pages long with
theusands more pages of appendices, we request that the County held a real mformation session
where a summary of the findings of the DEIR are presented and the public is allowed to provide
comment an the Progect that the County will actually consider and respond 1o, Anything less is
an abdication of the responsibility of the County to provide meaningful avenues for public input,
peer Gruading Principle 100 in the General Plan, Simalarly, the Project applicant should also make
presentations to the relevant planning groups so that they can answer questions and raceive input
on the Project. A new comment period should be provided &0 that the public can commend afler
such presentations

. The Drall EIR Land Use Scction 1s Incomplele

1. Imtportamt Analvsis Table Omitied

Page 3.3.9 of the DEIR states that, “[a] detailed list of County General Plan policies and
the propesed project’s consistensy with these policies is found in this EIR, Table 3.3.1, General

114

RTC-164

0-1-379
Cont,

0-1-380

O-1-381

0-1-382

Newland Sierra Final EIR



Comment Letters

June 2018

Plan and Subregional Plan Consistency Analysis.” It does not appear that this table exists in the
published DETR and therefore we are unable to review and provide comment on thas important
amalysis table. The table of contents for the DEIR does not list Table 3.3-1 in the list of tables
and we are unable to locate this table in the DEIR.

Below is an excerpd from the DEIR table of contents, list of tables, which shows that
Table 3.3-1 is not listed in numenical order like other tables in the EIR:

Table of Contents

3.2-1 Basin Areas and Peak Flows for Existing and Proposed Conditions..... 3.2-28

34 Park Summary.... e 3417
351 Deer Springs Fnrqr Pﬂ:lmron l:hltrh:l Flre and Emnrgenqr Hodtul

Dalivery System.... : s wimnn mi smimms  E
352 Student Gunmn rnf lna Pm-pnud Fm}eﬂ. e 3.5-25
4-1 Summary of Analysis for Alermnatives 1o the Pmpom Pmﬂd =01

D to the important information related to land use impacts that this table would
provide, we request that the table be placed back into the DEIR and the DEIR recirculated so that
comments can be provided.

;3 Regulatory Setting Inappropriately Described

Section 3.3.2 of the DEIR provides the discussion of the exsting Regulatory Setting for
the Project, However, the DEIR inappropriately inserts the “Proposed Newland Siema Specific
Plan™ as part of that regulatory setting. The Proposed Newland Sierra Specific Plan is not part of
the existing regulatory setting. It is one of the significant changes to the land use in the area that
the DEIR must evaluate for environmental impacts. 1 the Specific Plan is made part of the
Regulatory Setting, the DEIR would be evaluating the Project against itself, which is not
appropriate under CEQA. In addition, this section of the DEIR provides a finding that the
Specific Plan is “in compliance with applicable County policies and regulations,™ The
Regulatory Setting is not the correct place to make compliance determinations for a proposed
change inland use. This analysis should be located in the land wse section 3.3.3 which provides
analyss of changes to the Regulatory Setting.

kS The Analvsis Split Between Sections

Land Use impacts from the Project are described in the Project Deseription, Land Use
Section, Population and Housing sections, and appendices to the DEIR, making it difficult to
determine where significance deferminations are being made and where analyss on particular
points can be found. This Gulure as an informational document violates CEQA. (Vimevard, 40
Cal Ath at 442, Coy. of Amador, 76 Cal App.dth at 956.)
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. Existing General Plan Conditions Are Mot Correctly Described

1. Exizting Commarcial Area

The [FEIR at Table 1-11 and in zection 1.8.1 states, “the existing General Plan land use
designations would allow approximately 99 residential dwelling units and 2,008, 1 16 sguare [ect
of commercial space.” This stalement and the table are inaccurate and attempt to poriray the
existng conditions as having podentially more impact on the Project Site than the Froject. It is
correct that a maxamum of %9 residential dwelling units can be developed on the property. bui 0-1-385
2,008,116 square feet of commercial development may not be developed on the property given
regulatory, phyvsical, and market constraints, In addition. page 1-35 of the DEIR states an
alternativie commercial square footage for the site. Page 1-35 states that “as 1o planned
commercial growth, the project proposes 81,000 square feet of commencial uses compared to the
1,777,684 square fieet of commercial space otherwise allowable under the propased General
Plan.™ I iz unclear az 1o what is meant by the “proposed General Plan,” bant either the 2 millian
sepuare foot or the 1.7 milhon square foot deseription of the commercial area in the DEIR 15
ineerrest and iz internally inconsistent

2 COffice Professional Area

The DEIR states there is currently 53.6 acres of land designated for Office Professional
and zoned C30. Owver 30% of the property 15 encumbered by steep slopes greater than 25%
which renders those areas of the property almoeat undevelopable under the County’s RPO. The
RPO generally requires preservation of these slopes and only allows encroachment of 10%4 into
these steep slope arens. There are Mat areas of the property which exist between the steep slopes
that are also not developabile due to the adjacent topography. After accounting for setbacks and
slopes, there are approsimately 27.7 acres of “developable™ land that are designated Office
Prafessional and zoned C30 on the site.
0-1-386

Office uses in this area have a maximum 2-story height limit, which would necessitate
indusireal-office type development with surface parking.  Although the General Plan’s Office
Prafeszional designation allows a maximum floor area ratio (“FAR™) of 0.8, when requirements
for surlace parking, sctbacks, height, and olher development resinctions arc applicd to the
property. the area would enly be able to provide 3 maximum building square footage of 635,000
square feet, These himiting factors are more thoroughly discussed in the expent repont provided
by DELANE Engincering. (See DELANE Commercial Memo.)

The DEIR must consider these facts and be recirculated for further public review and
comment under CEQA Guidelines section | 50885,

k3 Chavagrad Conmmeveial Area

The General Commercial area of the properly is 4.0 acres. (eneral Commercial in this 0-1-387
area is allowed to develap 1o o maximum FAR of 0.7. However, given requirements for parking,
a Z-story height maxamum, and required sethacks, the property could enly developtoa
maximum of 103,000 square feet per the analysis in the DELANE Commercial Mema Y
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Also, the General Commercial parcels are divided by Mesa Rock Road, which would
make it impassible for all of the development square foctage 1o be used by a single building like O-1-387
4 "Big Box” store (discussed below) These limiting factors are more thoroughly discussed in Cont.
the DELANE Cammercial Mema.

The DEIR must consider these facts and be recirculated for further public review and
comment wnder CEQA Gundelines section |5088.5, &

4. Total Feastbhle Allowed Commercial Dievelopment

The total feasible combined Oflice Professional amd General Commercial square foolage
allowed in the existing conditions is 738,000 square feet and not 2 million square feet, The
feasible square footage shown in the DELANE Commercial hMemo only aceounts for restriclions 0-1-388
from development regulations and does not take into account economic and other environmeental
factors that would further reduce the feasible developrment on the site

Therefore, the DEIR s charactenzation of the commercial area of the Project Site under
existing conditions is incorrect and must be revised and recirculated

E Commercial Arca Not Econemically Viable
1. Crshman & Wakefield Report

The Cushman Study determined that construction of commercil oflice or retal on the
Project Site 13 not ceonomically viable. The report states that “[there 13 no current conslruction 0-1-389
of office and a net negative (2,000 50) absorption as of the 2nd quarter 2017, Thus, there docs not
appear o be sigmificant demand for office spaee m the subject’s designated site area.” With
respect to retail, the study finds, “there is hittle to no current demand for retail development at the
sulypect’s site.” Therelore, even il the Froject Site's commercial area could physically be
developed 1o the maximum square footage, there s no economic demand for the square footage
in the foresecable future. Megative absorption rates for both office and retail shown in the
Cushman Study illusirate that there will be litthe w0 no growth in demand for these land uses in
the shom ar lang term

kS NNP-Shonegate Commanls

The previous owner of the Project Site and the applicant for the Mermam Mountains
Propect noted moan August 31, 2009 letter to the County of San Dhego (attached herelo as -1-350
Attachment 53) that, “the commercial and office professional designations in the drafl GPU are
too small and isolated 1o be economically viable ™ Therefore, not even the former owners of the
property believed that the commercial area of the Project could be developed to amywhere near
the maximurm build-out assumed in the DEIR.

3 Froject Traffic Study My Ackeowledges that 2 Millien Sguare Feel of
Cammereicl Development Is Nor Feasible.
R
The DEIF. traffic study appears acknowledges that producing 2 million square feet of geraa
commercial Ees on the propeny 15 unlikely. The technical report in the DEIR assesses wraffic
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trips that relate to less commencial Moor area than 2 million square feet. The County should
clarify the figure used for this calculation. The DEIR cannot claim a maximum build out
allowance of 2 million square feet of development in the Project Description and Land Use
sections of the IEIR and use an altermative existing condition m the iraffic studv. This ereates
an mternal inconsistency in the DEIR, 13 maisleading to the public and decision makers, and
vialates CEQA.

4 Big Box Retail 13 Not Allewed and Not Feasible

The appheant has provided false and misleading statements about the potential for
commercial development on the property in relation to the existing Grencral Plan®s designation at
public inpul sessions on the DEIR. Newland' s statements aboul the potential for Big Box retail
on the site are untrue and serve to confuse the public and decision makers aboun the existing
conditions related to the land uses designated on the property. A brochure entitled “MNewland
Sierra, A Better Choice. . Dhspelling the Myths and Telling the Truth,” prepared by Newland and
dated July 18, 2017, was placed on every seat at the County of San [hego, July 18, 2007
information session held by the County. A copy of the brochure 1s atlached hereio as
Attachment 54. The brochure states that “the General Plan would allow 949 large lot estate
hemes — plus over 2 million square feet of office and commercial space, including ~Big Box™
retail.” (Emphasis in original ) The brochure goes on o state, ~General Flan: 2,008,116 square
feet of office and commereial space with *Big Box “retail. ™ The allowance for “Big Box™ retail
has been restated by representatives of the apphicant al communitly sponsor group meetings, and
the ¢commercial office area has been compared by the applicant’s representatives to “two Morth
County Fair malls,” even though “Hig Box™ retail and other general retanl uses are not allowed
on the property dezignated for OfMice Prafessional in the General Plan, which is the vast majority
of the commercial property on the site

The Brochure and applicant statements are incorrect and create a {alse piciure of what
could be developed under exazting conditionz. “Big-Box™ retal 12 aot allowed in the C30 Office
Professional zone and the amount of land zoned C36 13 not sullicient 1o make "Big Box” retail
feasible. The County should acknowledge this fact in the DEIR to dispel the myths being

promulgated by the applicant

Section 2300 of the County Zoning Ordinance states that the intent of the C30 2one is as
follows. “The C30 Use Regulations are intensded 1o create and enhance arcas where
sdministrative, oflice and professional services are the principle and dominant use. 1t is also
intended that uses involving high volumes of vehacular trafTic be excluded from the C30 LUse
Regulations. Typically, the C30 Use Regulations would be applied near residential areas. have a
seale and appearance compatible with and complementary 1o the adjacent residential use, and
have pedestrian as well az vehizular aceess ™ Therefare, “Rig Bax™ retail iz incampatible with
the intent of the C30 Zone.

In addition, per section 2302 of the County Loning Ordinance, General Commercial use
tvpes are not allowed in the C30 zone. “Big Box™ retml establishments such as Home Depot,

Costeo, or Lowes are within the General Commercial use types. Permitted Commercial Use
Type uses in the C30 zone include Admimstrative and Frofesional Services. Business Support
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Services, Financial, Insurance and Feal Estae Services, Medical Services, and Personal
Services: General,

The area zoned C36 does allow General Retail Sales which would melude Big Box retail,
However, s noted above, approximately 100,000 square feel of retail would be allowed, which
is smaller than the typical Costeo or Home Depot store.

The 4.6 acres zomed C36 s split by Mesa Rock Road, which further diminishes the ability
for the propery (o develap in a single black, as would be required for any type of large format
retnil. Small convenience store retail, akin to the existing AMTPM minimart, is more hkely.

Therefore, the majority of the commerial acreage in the existing land use condition of
the property may not be used for “Big Box™ retal, and the DEIR must be revised 1o reflect the
existing conditions and recirculated 1o allow the public to comment on an accurate description of

the property.

Further, the Project applicant’s public relations campaign 1o confuse and mislead the
pubhe as ta the existing conditions of the property has tamted the DEIR analysis and the public's
ability to accurately comment on the DEIR. The DEIR must therefore be recireulated with a
eorreated land use desenplion which provides acourate information to the public

F. Housing and Conservation Area Using Existing Land Use Deignations

Section 4.5 of the DEIR provides the Existing General Plan Allernative Description. The
deseniplion states: “In summary, the existing Ueneral Plan land use desggnations would allow
approximately 99 single-family residential dwelling units and 2,008, 1 16 square feet of office
professional and commercal space with asseaated roadways, leach Delds [or seplic systems, and
Fuel Modification Zones (FhZs) The distnbution of the %9 sing le-family residential dwelling
unils was developed 1o ensure compliance with the County's Conservation Subsdivision
Chrdinance and other existing development requirements and constraints that apply to the Project
Sne ™

The DEIR site plan fior thiz Alternative appears to have been develaped in arder 1o
maximize {and mflate) potential impacts on the site under the cxasting General Plan designations
and does not tnke into consideration the restrictions of the Conservation Subdivision Crdinanee.
The analysis makes conclusory statements that the Existing General Plan Alternative will
degrade open space and increase hiological impacts on the Projed Site, bul provides no basis for
these finchngs. In addition, as discussed below, the analysis makes assumplions about the
development potential of the Project Site without actually applving regulatory, physical, and
market conditions that impact the develapment viability of the site, and is a misleading,
unreazenable, and unfairly biased deseription of the development allowed under the existing
General Plan.

The analysis of the Exsting General Flan Altemative states that, “[o]verall, open space
wiould decrease by approximately 273 acres and disturbed arca would increase by the same

acreage under the Existing General Flan Alternative compared to the project. The increase in
development footprint would result in greater IMACcts to On-8108 VEREIAon CoOmmunies,
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including coastal sage scrub.” The analysis goes on to state that “[tJhe commercial area in the
southeastern portion of the project would impact coastal Califorma gnateatcher (Polioptila
californica californica), a federally listed threatened bird species, and the coastal Califormia
gnaicatcher biolegical ladder along the 1-15 corridor. Therefore, this aliemative would result in
greater impacts compared to the proposed project.”

However, the DEIR s statement that impacts to the California Gratcatcher would be
greater under the Existing General Plan Altemative are unfounded and not supported. First, the
California Gnateatcher 15 covered under the Federal Endangered Species Act and would
therefore require the same level of protection under the Existing General Plan Alternative or the
Project. [f impacts were 1o occur, a Section 10 permit would be required from the US Fish and
Wildlife Service under either scenano. Second. the Project would remove 56 of the 80 acres of
occupied gnatcatcher habitat 1o accommeosdate the Project. The need for this destruction of
habitat is the enormous growth in housing on the site. 1t makes no logical sense that 99 homes,
which could be clustered into an area where occupied gnatcatcher habitat did not exist, would
impact more area than over 2,100 homes that sprawl throughout the Project Site. This defies
commeon sens<, and there is no substantial evidence provided 1o support the DEIR's contention
o this point

The description of the Existing General Plan Alternative states that it was designed using
the County”s Conservation Subdivision Ordinance (“C307), The County provides information
about the C20 and links to the Ru.ml Su'ndmsmn and P'mocsalng L-mdcllm on T.hr. LDI..I:I'I.'[} web
site at hiip:/'w g / &l 1
As noted on l|'|¢ mﬂ: slic "Tl'us. pmgrarn 15 lmnrlalwy uh-m subd wdmg pmpm} w |I'.h Gmenl
Plan residential land use designations of Semi-Rural 10 and Rural Lands 20, 40 & 807 As noted
in the DEIR, 1,907 acres of property i the Project are designated Rural Lands 20, Therefore,
any subdivizion of the property 1o accommaodate the allowed 99 units would require compliance
with the C50,

According to table 81,4011 of the CSO, subdivision of RL-20 lands requires a minimum
avoldance of resources in the amount of 80 percent of the total area. This would indscate that
20% of the land designated RL-20 is developable. Therefore, under the CE0, 381.4 acres of
1,907 acres would be developed. Also under the C50, SR-10 lands require a 75% avoidance of
resources, which would allow for 4.9 acres of development on the 19.6 acres of Semi-rural SK-
10 land in the Project area. Therefore, a total of 386.3 acres would be the maximum allowed for
development or disturbance area under the CS0 for the 1926.6 acre area designated RL-20 or
SR-10

Per section 81401 1{r}énv, “Resources shall be avoided and placed in open space
pursuant (o the percentage indicated in Table 81.401.1. The avoided lands shall be protected
with an casement dedicated to the County of San Diego or a conservancy approved by the
Director.” Therefore, under the Exasting General Plan 1,540.3 acres of the 1,926.6 acres
designated for housing would be required 1o be set aside for open space conservation. [n
addition, as noted in the DELANE Commercial Memao, 30% of the commercial area on the
property is coverad by steep slopes that must be preserved under the RPO. Therefore, an
additional 17 46 acres would be preserved in the commercial area in the Existing General Plan
designation. In total 1,557.8 acres would be required to be preserved under the Existing General
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Flan condition for the Project 3ite. This is in contrast o the Project, which claims (o conserve L
1,208 acres on-site and 212 acres off-zite for a total of 1,421 acres of preserved lands under the 0-1-398
Project scenario. This is still 136.8 acres less preservation than the Existing General Plan ik
Alternative for the site. In additian, all of the lands conserved under the Existing General Plan Cont.
Altermnatrve are on-site and therefore better preserve the biological functions of the area than the
off=site mitigation offered by the Project.

In addition, the County’s website lists incentives to encourage conservation. It states:
“Minimum lot size in zoning has been decoupled from the density regulations in the General
Plan; meaning that a minimum lat size in zoning does not dictate the number of permatied
dwellings, Rather the General Plan land use designation identifics the maximum number of
permitted dwelling units allowed ™ Using smaller lot sizes and clustering would allow for even
greater conservation of the property. By clustering, the 949 allowed units under the Existing
Gremeral Flan could be clustered together on 99 one-acre lots, which would provide even less
disturbance to the site and greater conservation than the Project In addition, the clustering of
these 99 one-acte lots would reduce the amount of roads needed 10 access those lots and
theretore, would reduce road construction throughout the property. The DEIR inappropriately
assumcs that under the Existing General Plan, homes would be spread sprawled across the entire O=1-328
1,907 acres ef KL-20 m an atlempd to create the greaiest possible impact by inflating the
potential impacts of development under the Existing General Plan, But the DEIR ignores the
fact that this type of site planning e prohibited by the County’s Conservation Subdivision
(rdimance. Therefore, the DEIR s analvsis is misleading and improper under CEQA. The DEIR
kst be revised to consider realistic, feasible development of the property under existing
regulatory conditions and be recireulated for Turther public review and comment

The EIR's charactenzation of the Existng General Plan land uses for the propeny 15
ineorrect and vastly undersiates the Project’s impacts 1o the property. In addition, the Existing
{ieneral Plan Alternative finding that 1t 15 not consistent with the (eneral Plan 1= both factually
falze and lngically flawed. Substantial evidence shows that the Existing General Plan
Alternative will bave fewer impacts than the Project, and 15, of course, consistent with the
Gieneral Plan, which the Board of Supervisors has found to be correct in their adoption of the
General Plan, The DEIR must be revised and recirculated 10 aceurately and correctly present the
Expsting General Plan conditions of the Project Site.

G, Lamd Use Findings in the Drall ELE Are ot Odds with the Stall BEeports for
the NC 42 “Project Specific Request” During the County General Man 0-1-401
U prabate Hearings

1. Fincings in Draft KIR and PSR NCO42 Staff Reporis Are Inconsistent

County stafl has previously determined that increazing denaity on the Prajest Sne would
change the General Plan's objectives and would likely require recirculation of the General Plan"s
EIR. Afler compleling an update of the (ieneral Plan in 2011, County stafl evaluated a Property O-1-402
Specilic Regquest called PSR NC42 1o increase density on the Project Site to pemat
approcimately 1,100 residential units over the 99 residential units permitted under the General
Plan's KL-20 designation. (Sce Attachment 3.) County stall designated PSE NC42 as “hagor”
and “High Complexity " According to the Staff Repon for a January @, 2012 workshop on the W
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General Plan Property Specific Reguests, a “Major™ category designation indicates an
ingonsistency with General Plan Guiding Principles and “would require more fundamental and
extensive changes to the General Plan Updae and sssociated environmental documents.” (Sec
County Seafl Report for General Plan Property Specific Requesis Warkshop, at 3 {Jan, 9, 2013)
["Workshop Staftf Report™], attached hereto az Attachment 55.) PSR NC42 proposed only
1,100 uniz, while the Newland Sierra Project proposes upwards of' 2,100 uniis, yet the Land Use
section of the DEIR for the Newland Sicrra Progect finds no sigmficant impacts. This musmaich
mn Nimdings does not make logieal sense given the fmdings i the PSR NC42 siafl report and musi
be explained.

A noted in the stall report discussed above, PSR NC42 would have resulied in a
fundamental change in the Guiding Principles ol the General Plan. The Warkshop Stall Repaort
further noted that “if' the County chooses to implement the Guiding Principles differently for a
single property, it nsks establishing an inconsistent basie for applying the Guiding Fringiples 1o
other similar properties,” that additional public outreach and review would be required 1o modify
the Guiding Principles. and that changes 1o the General Plan's Land Use Map could be required
for consistency.

I the Jamuary @, 20012 report, County stafl siated that mujor changes to the (General
Plan's guihing ponciples would be required. The Stall report i ludsed the [ollowing.

- The General Plan Guiding Principles and policies would require
revisions fo deemphasice Compae! Communiies,

+ Revistons moy alsa be necessary to Guiding Principles and policies thar
relate to veducing densities in areas with sensitive natural Fesources and
CEFTGIR SORSTranes

] The fundamental approach o designating Rural Londe would reqrire
Fecansideration,
. Dapending on the revisions to the principles, policies, and concepis,

other  lamdy  with  Rural  Lamdsy  designatforns  wonld  require
reconsiceratiomn,

In a follow-up report by County stall on June 20, 2012, for PER NC42, the request was
deemed “Very High™ complexity by County staff specifically because the sigmificant changes
being sought could alter the hasie policy constructs and planning principles of the General Flan
The stalT repaort for MNC4T noted the following rationale for the *Very High™ complexity
classification of Property Specific Request NC42:

*  The work plan cutlines an extensive conmunily remaggang that will hove o
mayar impact on the Twin Oaks Camnnmity and neighboring commmentites.
The effects of adding over 1000 dwelling units on land that is currently
unchstierbed rural land will require extensive sty o determiine the imipact ar
the compunity, resources, and the emvironment and fo address consistency
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with Pelicy LU-2.3 assigning densities in o menner thet is compatible with the
character of the community.

*  The propasal would shifl the focus of the Twin Oaks commumity fronr ils
center fa its edge alomg =15 At a miniman i wonld be necessary to review
e progresed change to address consistengy with the Conmunily Developrneal
Mdel, Policy LU-1.1, and Guiding Principle 2 The Community Development
Model supports decreased densities as the distance increases from the village
corg Ia prowoe eonpac developmien and preserve disting boundaries
Batwae cominiiiin e,

¢ The study area affects over 250 properly owners. A change affeching such @
large minber of peaple increases the complexity involved in notifving owsers
of the proposed chawees, seeking their input, and addvessing their coRceyns.
Given the large amount af co ity appasition to this praject, additional
issties will be brought up over the life of the approval process,

*  The adiaoent stwdy area constituwnes  primvartly ageionloeral lancds. Furiher
analysis would be required 1o derermine the effect of o density incraase on
affowts te proserve important agriculinral areas of the courndy such ax this one.

*  Portions o the requesior’s properly commn High amd Very High Valwe
Hahirar and wonld require additional esniranmental amalysis to ascertain the
miperct o dlevelogiient on such sensitive habirar,

* Reovew of the mapping principles regarchng  profubuting “leagfrog™
development as outined m Poliov LU-1.2 and consstency with Poley LU-1L&
involving extoblizhing new Villoge Regronal Category designotions outsrde of
an sty or planred Village will be requured

As noted above, PSR MC42, which proposed an approximately 1,100 residential unit
inerease {over the 99 rexidential units permitted by the General Plan’s desipnation) was
deaignated as “Major™ and " Very High™ complexity, indicating inconsistency with General Plan
Gusding Prineiples and extensive changes to the General Plan’s environmental review. This
shows that the Project will likely have greater impacts on the General Plan and could
fundamentally alter how the General Plan functions. This would be a sigmificant Land Use

Impact.

A such, the DEIR must reconeile how the more significant densily inérease proposed by
the Projeat—1o 2,135 residential units—is consistent with the General Plan Guading Principles
when a much smaller project in PER NOC42 was deemed to be inconsistent with those Guiding
Principles, The DEIR must also analyze whether the Project would undemmine the findings in
the General Plan Update EIR and whether it would require additional environmental review of
the General Plan. The DEIR must analy e the change in County stall™s position and explain how
the previous PER MNC42 eould have such significant impacts to the General Plan, while the DEIR
finds that there are no impacts.
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3 FSR NC42 Must Be Evaluated as an Afternative in the Draft EIR

CEQA requires that a range of feasible altematives be evaluated to that would feasibly
altain maost of The objectives of the Progect but would avead or substantially lessen any of the
significant impacts from the Project. The DEIR fails 1o analyze PSR NC4A2, PSR NCA2 was
praposed by the owner of the Project Site. The staft report for PSR NCAZ states that “the
requestor 12 seeking general plan designations that maximize development vield on the propeny O-1-404
while remaining consistent with the General Plan Guiding Principles.” Therelore the owner of
the property and the County viewsed the PSR NC42 as a feamible aliernative that should be
studied. Given that PSR NC42 proposes a total of 1,162 housing units, compared to the 2,100
units in the proposed Project, the PSR NC42 Alternative would likely reduce impacts from
traffic and air quality due to reduced construction, among other reductions in emvironmental
impacts. The PER NC42 Alternative must therefore be analyzed in the DEIR.  Staf¥ reports for
FAR NC42 have been provided as Altachments 3 and 56 (o ths letter <

In addition, as noted above, the PAR MO42 savs that the property owner proposed the
PSR 1o maximize vield on the propeny while still being consistent with the General Plan
Although stalt disagreed that the proposal was consstent with the General Plan, even the 0-1-405
develaper of the property believed that 1,100 unitz on the propeny was the masirmum vield that
would be conmstent with the Goweral Plan. Thas serves as separate evidence thal any proposal
with density above this amound 15 elearly inconsistent with the General Plan and the General Plan
pelicies,

H. The Newland Sierea Project’s General Plan Amendment Regquire a
Comprehensive General Plan Amendment and Review, Nol Simple Map
Changes

Page 1-15 af the General Plan provides infarmation for “Implementing and Amending
the |General| Plan.” The section states that “any proposed amendment will be reviewed 1o
cnsure that the change 18 i the public interest and would not be detrimental to publie health,
safety and welfare. Environmental review is required for substantive General Plan amendments.
A comprehensive update to the Genernl Plan requires an assessment of all seven mandated
regional elements, including Land Use and Mobility Element netwerk maps.” The Newland 0-1-406
Sierra Projeat requires a ecomprehensive update to the General Plan which will not ocour with the
propose Progect and which is not analyzed by the DEIR.

As notad above, PSR NCA2 was rated as having “Very High” complexity by County ataff’
apecifically because of the significant changes being soughl in PSR NC42 could alter the basic
paliey construet and planming principles of the General Plan. The Mewland Sierra General Plan
Amendment anly includes minor changes to maps and road alignments in the General Plan. This
18 mn contrast o the stafl report indings for NC42 which required s comprehensive General Plan
update that would reguire alterations in all secuons of the General Plan,

In addition, the Project uses the need for housing in San Diego County as a main reason
for the massive increase wn densily proposed for the site. However, the Project proposes no
change 1o the total unit ¢ount in the General Plan, no amendment to the Housing Element, and no 0-1-407
amendment 1o the Houwsing Sites Inventory, The Projeet is additive 1o the density and intensity
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already allowed in the General Man, and these sdditions must be reflected throughout the
(reneral Plan. The existing General Plan is halanced and finds that the distribubion of housmg
and commercial uses throughout the County will ereate the balanced and sustainable
communilies required by the General Plan. The DEIR makeés no analviis as 1o how
concentrating density i this speaific area whale lewving the current densities in the General Plan O-1-407
could unbalance the Genernl Plan’s dispersal of uses throughout the County. Because the Project
unbalances the General Plan, the DETR must discuss how adding density in this location will Cont.
impact all of the remaining areas in the County.  The stafl repaorts for PSR MC42 alao
acknowledged that adding significant density 1o the Project Site would require a comprehensive
update 1o the General Plan, and therefore, this Project must complete that same comprehensive
update io accommedate the Project and the required subsequent or supplemental envirenmental
review for this update.

L The Land Use Scction Improperly Finds No Impacts

1. Mussive Increase in Davelopment Poteatiol on the Property Are Nor
Consistent with the General Plon

The [JEIR s Land Use section uncomvincing by finds that there will be no land use impacts
from the Project. This is unbelievable given that the Projeet deseniplion at page 1-33 desenibes 8
missive change in the allowed land uses for this site. Page 1-35 states that “[using the 2020
projection as a conservative household rate, the Project sate, if developed under the existing land
use designations, which allows for 9% dwelling units, would yvield approsimately 281 peaple
Under the proposed land use designations and the Specific Plan, approximately 6,063 people
would be introduced 1o the area, approximately 3,782 peaple mare than under exizting land use
designations. Therefore, the proposed project would increase population 1o the arca by 3,782
people and excesd the planned population growth under the Jeneral Plan and Subregional Plan.”

O-1-408

The Cushman Study altached with these comments states that “aceording to Experian
Marketing Solutions Inc., the community (3-mile radius) consisied of 18,473 residents in 2016."
This means that the Project i3 proposing 4 33% increase in the population of the Twin Oaks arca,
which is a fundamental shift in the community character of the area. The Project description’s
clear contrast with the existing condition, along with the massive population merease, clearly
shows that the Projeet growih i3 nol consistent with the General Plan and the Subregional plan,

In fact the General Plan at page 1-25 specifically calls out the Twin Oaks area as having
limited development potential stating

Although within the CWA, growth potential i more limited i Rambow, Twin
Oaks, and Hidden Meadows (pant of Nomh Coumty Mewro), Jamul and
Crest/Dehesa/Harbison Canvon/'Oranite Halls due to the dbsence of mirastruchae, C-1-408
the mugged terrain, and sensitive habitats.

Therefore, on the face of the matier, the propesed Project would clearly conflict with
applicable land use plans, policies and regulations.  Section 3.3 of the DEIR, however,
mexplicably finds mo signiticant impacts to land use. Although the Project description plainky v
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states that the Project would inerease the planned dwelling umits and populstion for the property,
the Land Use section fails wo analvze this change.

y The Progect Amalvsrs Ix Corcndor and Evaluates the Progec! Against el
as if the Project Was Already Planmed for this Area.

The Analyais in section 3.3.3.2 iz Mawed because it analyzes the Project land uses ag if
the Project already existed or was planned on site. As noted m the DEIR, the Projest Site s
undeveloped, and there 13 no established community on the Project Site. The existing General
Plan land wse designations only allow 99 homes. The DEIR may not analyec the Project against
a regulatory environment that does nol currently exist on the site. The DEIR must diselose the
change in land wse that will occur duc to the implementation of the Project and analyze how
those proposed changes will conflict with the existing land use plans, policies, or regulations.
The Project is a wholesale re-writing of the land uses plans, policics, and regulations for the
Project Site, Twin Craks, and the entire 1- 15 corndor, which will fundamentally change the sile
and the arca around it. The DEIR analyzes the Project in isolation and analyzes the Project's
features against the regulatory environment the Propect seeks to create with its amendments to
the plans, policics, and regulations affeeting the site, but fails to evaluale the Project against the
appropriate baseline under the regulations that currently aflect the site.  This is an improper
analysis under CEQA, (Sce 14 Cal. Code Regs, §15125, subd, (a).)

Ome example 15 the Project’s analysis of how the Project will meet the County's General
Plan's Guiding Principle to “Promote health and sustanability by locating new growth near
existing and planmed infrastructure, services and jobs in a compact pattern of development.” The
EIR goes on to describe Progest features that make the Project sustamable, such as pedestnan
connections between commercial dwellings and housing in the Project, a bike share program 1o
move around the Froject. and a range of housing types within the Project. However, the analysis
provides no eantext for how the change from rural residential lands 1o urhan densities, which will
change the land use from 99 homes 1o over 2,100 homes, will “promote] | health and
sustainability by lacating new grawth near existing and planned infrastructure ™ In fact the
Project proposes litthe 1o mo new arca or regional infrastructure o serve the addition of a resident
population the size of the City of Del Mar, excepa for the infrastructure located within the
Priject.

There is no analvsis of how crealing a new ety ina hilly rural area will impact the
existing community or how it meets this General Plan Guiding Principle in the context of that
community, The Froject only looks inward on itsell and makes the conclusory statement that it
will be elase ta “existing regional emplavment senters” but fails 1 identfy where any of thase
emplovient centers are located.

The Project similarly makes the conclusory statement that the Project will be served by
extisting and planmed infrastructure, but fails to identify that infrastructure and ignores the
General Plan statement that “[a]lthough within the CW A, growth potential 1s more limited in
Rainbow, Twin Oaks . due to the absence of infrastructure, the rugged terrain, and sensative
habitats.” {{General Plan at p. 1-25 [emphasis added]. )
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The DETR s assertion that the Praject would be “served” by the existing 1-15 freeway
does not make logical sense, particularly when the DEIR discloses that the Progect will ereate a
Tailing condition on the I-15 freeway from Escondido w the Riverside County horder during
peak periods. Locating the Project in this area would not promote health and sustainability
hecause the addition of the Project woulll couse the existing community infrasireciurne o Gl and
the public health 10 be compromised by air quality impacts (as disclosed in section 2.3 of the
DEIR), which have been found to be significant and unavoidable

Adthough the Project may have some sustaimahle features, its lncation in a rural and
isalated location will not promote sustainability, and it cannot be served by existing or planned
infrastructure, because no Project on this massive scale has ever been planned for this area under
the exisung regulmory framewark. There i= viriwally no infrastructure thay exiziz woday. The
gurding prineiple is about targeting growth in areas where growth has already ocourred so that
the infrastructure investments of the past can be leveraged (o support the mfrastructure necds of
the future, The guiing principle 15 not abowl creating new caties out of tun ar. The DEIR's
significance determinations related 1o land vse consistency are not supported by any substantial
evidence, because it only focuses on the Project and ignores impacts on the communitics around
the Project Site that will be affectad by the Project"s impacts

Furthermore, County stafl’ has already determined that potentially significant impacts 1o
land wse would occur if this Project Sile was significantly densified over and above the land use
shown in the General Flan, As discussed above, PSR MOC42 was designated by County stafl as
“Mlajor” and “High Complexity ™ Accarding to the Staff Report for a January 9, 2012 warkshap
on the General Plan Propeny Specific Requests, a “Major™ category designation indicates an
incansisteney with General Plan Guiding Principlez. In additian, the siaff repar far PSR NC42
states, “specifically, the request does not support Guiding Pnnciple #5 due o the steep
tapoaraphy of the land snd sensitive habitae ”

In nddition, the County's May T, 2005 Scoping Letter for this Project identificd General
Pan consistency as a major preject 1ssue. The Scoping Leiter provided a list of policies with
which the Project would need 1o comply, MNow, however, the DEIR concludes there is no
significant land use impact. The County should explain whal circumstances caused such a
drstic change i conclusion about land use mpacts, and provide an explanation for each
General Plan policy or provision listed in the Scoping Letier.

The DEIR ¢annot merely foous inward and analyze the Project™s impacts on itsell. The
DEIR must analyze how the change in land use will impact the site, as well as the surrounding
commyunity, and how the Project fits imto the context of that community and the County a8 a
whole, The DEIR does nol provide this level of analysis and therefore provides no substantial
evidence to underpin the significance determinations being made in this section of the DEIR

k) Existing General Plan Alternative Not Praperfy Described and Analvsis
Neot Loglcal

The DEIR provides an anabysiz af sltematives 1o the Prajeet, ane af which is the Existing
Gieneral Plan Allernative at section 4.5, The analysis of the land use impacis of this alternative
findz, “This altemative would be conzistent with the existing General Plan land uae designations
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of the project Site and not require an amendment 10 the General Plan... Overall, this alternative
would result in similar impacts compared to the proposed project.”

The DEIR finding that thére would be similar impacts under the Existing Genéral Plan
Ahemative, when compared to the Project, makes no logical sense, because under the Existing
General Plan Allernative, there i no change ta the existing condition. while under the Project.
there 15 a massive increase in development. The discussion in thus Allernative analysis s an
example of how the DEIR looks inward and evalustes the Project in a circular manner. The land
use analysis in thas Allernative states that although the existing conditions would be consistent
with the existing General Plan (an sbvious statemient), “this alternatnee would not provide for the
same share of projected population growth (99 residential wnits compared to 2,135 residential
umils), creale a range of howsing types, promate health and sustainalality through a maxed-wse
development pattern; or provide and support o multi-modal transportation network.™ The
analysis s an editonal comment that the Project is somehow supenior to the Altemative, despile
the fact that the Allernative Is the existing condition. The DEIR cannot make the finding of
supenonty, because the County Board of Supervisors has already found that the existing General
Plan 1= consistent with the Guiding Principles of the General Plan which melude providing for a
share of population growth, creating a range of housing types, promading health and
sustainability. The DEIR cannoi now arbitranly reverse years ol pelicy determinations by the
County and claim that the General Plan land uses for this site are not consistent with the General
Plan, because they are the General Plan.

This Analysis exemplifies this fatal flaw in the overall analyss of land wse within the
DEIR. The DEIR assumes that the Project is already there or somehow has already been
determined 1o be comsistent with the General Plan (despite the fact that the Praject has been
rejected twice, first as the AMernam Mountaims propect and secondly when the site was down
zoned in the General Plan update). Further, the application for a General Plan Amendment is
evidence of a lack of comphance with the baseline General Plan. The Existing General Plan
designations for this property have already provided for a share of projected population growth,
because the Ueneral Plan as a whole has accommedated the projecied growth of the entire
County by concentrating growth into the existing villages within the County and has designated
appropriate growth arcas, while leaving this arca rural. This property was not one of the
properties designated for growth. Therefore. it is incumbent upon the DEIR to justify why
growth should occur here, particularly when the stated palicy of the Board of Supervisors, acting
through their approval of the General Plan, has already determined that the Existing General Plan
Alemnative is the appropriate level for growth on this site. The DEIR must evaluate and analyze
the change tha 15 occurring 1o the land use on the sie and not just evaluate the Project against
it=ell.

L The Prajeet Area 1s Mol Within a Village Boundary

The General Plan designation for the Project Site does not include a Village Boundary.
Figure 3, page A-2 of the North County Metro Subregional Plan (attached hereto as Attachment
&7y provides a map of the North County Metro Village Bowndaries. Village boundaries are

shown by a green line which outlines the Village Boundary. There are no areas of the Project
Site that are outlined in the green outline which would designate the site az being within a
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Village Boundary, Therefore, there is no Village on the site, because Villages are Iocated within [ ]
Villuge Boundurses,

The General Plan at page 1-11 s very specifie that the Commumnity Plans will define the
Village Boundarics and designated growth arcas for cach Community. The General Plan states,
“When upsdating Community Plans, communities are encouraged to delineate areas within thear
plans that will assist with the future planning of developments, infrastructure, facilities, and 0-1-423
regulations. An Urban Limit Line and'or Village Boundary mav be defined in the Community Cont.
Plan as a community-specific growth boundary that identifies an area to which development
should be directed. These boundanics may also serve as the basis for community specific goals
and policics.”

HBecause the Project 15 not located within a designated Village Boundary in the
Community Plan, there is no existing or planned Village in the Froject area.

k. The Draft EIR Fails to Analyze the Leap Frog Develuspment Policy
1. PSR NCIZ Finding

The DEIR provides no analvsis of bow the Project is consistent with the Leapfrog
Development policy in the General Plan at General Plan Policy LU-1.Z, despite the fact that the
stafl report for PSR NC42 (which was a similar, vetr smaller Praject) said that this policy would 0-1-424
need 1o be analyzed with respect to PSR NC42's impacts on the General Plan. The January 20,
2012 staff report for PSR NC42 states a need for “review of the mapping principles regarding
prohibiting “leapirog” development as outlined in policy LU-1.2 and consistency with Policy
LU-1. 4 mvolving establishing new Village Regional Category designations outside of an existing
or planned village will be required ™ Therefore, the Leapfrog Development palicy must be
analy zed

Instead, conclusory statements aboul the inapplicability Policy LU-1.2 is buried in the
DETR s Appendix DD, Table D1 g page DDA, and not within the Land Use section of the
EIR. The DEIR makes the conclusory statement that the Leapirog Development Policy simply is
“not appheable.” The DEIR Appendix M3, Table [DI2-1 states: “The project as proposed s
consistent with the Community Development Model, because the Community Development
Meodel has already applied an established Village Kegional Category designation (o a portion of
the project Site. The project does not propose (o create a new Village, or expand or reconfigure
the existing Village area. The project i also within the established boundaries of the Vallecitos
Water Cristrict ™ 0-1-425

Hewever, the Niading in the DEIR s neither explained nor supported by anv substantial
evidence. Ag shown above, the Morth County Metro Subregional Plan Figure 3 at page A-2 does
not designate the Office Professional area as being within & Village Boundary. Also, as noted
garlier the PSR NC42 Coumty stafl report stated that the Leap Frog Development Policy is
applicable 1o the site and suggests that the Project would need to be reviewed against the policy
for establizhing new village designations outside of an existing or planned village, In addition,
the Community Development Model does not apply regional categenies to arcas of the County.
The General Plan and the Subregional Plan establish Village Boundaries, and no Village ¥
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Boundary exists on this site. County stafl believed that this arca was “outside of an existing or
extablished village™ in the PSR NC42 report and the site continues 1o be, which is in direct
conflict with the conclusions reached in the DEIR.

kS The Newland Sierra Profect Is Leap Frog Develapment

The Leapirog Development Policy clearly applies to the Project and therefore would
create a sipnificant land use impact.

General Plan Policy LU-1.2 (“Leaplrog Policy™) 15 defined as:

“Leapfrog Development. Prohibit leapirog development which 5 meonsistent
with the Community Development Model. Leaplfrog Development restrictions dao
not apply 1o new villages that are designed 1o be consistent with the Community
Development Model, that provide necessary services amd facilities, and that are
designed 1o meet the LEED-Neighborhood Development Certification or an
equivalent.  For pusposes of this policy, leapfrog development is delined as
Village densities located away from established Villages or outside established
water and sewer service boundaries.”

3 The Profect 15 Inconsistent with the Community Development Model

The General Plan at page 1-11 12 very speaific that the Community Plans will define the
Village Boundarics and designated growth arcas for cach Community. The General Plan states,
“When updating Commumity Plans, commumities are encouraged to delineate areas withan their
plans that will assist with the future planning of developments, infrastructure, facilitics, and
regulations, An Urban Lumit Line and/er Village Boundary may be delined in the Comumunily
Plan as a community-specilic growth boundary that identifies an area to which development
should be directed. These boundaries may also serve as the basis for community specilic goals
amd policies.” Figure 3, page A-2, of the North County Metro Subregional Plan provides a map
of the Morth County Metro Village Boundaries. Village boundaries are shown by a green line
which outlines the Village Boumdary, There ane no areas within the Project arca that are outlined
in the green outline which would designate the site as being within a Village Boundary
Therefore, there is no existing or planned Village Boundary on the site

The Commumnity Development Maedel 1s shown on page 2-8 of the General Plan and
excerped belaw:
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Rural Larsdy

Semi-Rural

Willage {or Rural Village) contained
within a Vilage Bourdany

As noted in the Community Development Model, the Village area which serves as the
core of the development area is “contained within a Village Boundary.™ However, as shown on
figure 3, page A-2, of the Morth County Metro Subregional Plan, there is no Village Boundary
desagnated in any area of the Progect Site. The proposed Project’s changes 1o figure 3 of the NC
Metro Village Boundanes do not include an area at the Project with a Village Boundary. In
addition, the area on the proposed figure 3 expands the commercial area beyond the existing
area. Since no Village Boundary is designated for the site, there will be no Village area to
cluster development around, and the Project will therefore not be consistent with the Commumnty
Development Model.

Therefore, the Project is prohibited by the Leapfrog Development Policy of the General
Plan which states, “Prohibit leapfrog development which is inconsistent with the Commumity
Development Model,™

4. The Prafect Tosene Cerster I a New Village Under the Poliey

Because there is no Village Boundary within the Project area the Project is a new village,
As noted above, the Project is not consistent with the Community Development Model because
there is no Village Boundary in the Project. Indeed, the designation of the area near Mesa Rock
Road as Village Core Mixed Use (C-5) as part of the proposed Project is an acknowledgment
that no Village currently exasts, and therefore one neads to be created for the Project. The DEIR
at page 3.3-20 even acknowledges that “no established commumty exasts withan the Project
Site,” and therefore, the Project is a new village.

As anew Village, the Project’s design does not meet the exemption’s three criteria:
consistency with the Community Development Model, provision of services and facilities, and
LEED-Neighborhood Development (“LEED-ND™) standard or its equivalent. The Project’s
design is not consistent with the Community Development mode] because of its density
allocation clustering residential units on the far side of the Project from the area designated as
village. Also, there are not sufficient existing facilities and services to support the Progect.
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Further, the Froject does not meet LEED-ND or equivalent standards, LEED-ND requires a
project’s connectivity to transit and existing communities and infrastructure, The US Green
Building Council’s FAQ on LEED-ND states that, “[ulsing the framework of other LEED rating
svstems, LEED for Meighborhood Development recognizes development projests that
successfully protect and enhance the overall health, natural environment, and quality of life of
our cammunitics. The rating svetem encourages smart growth and new urbaniet best practices, O-1-432
promoting the location and design of neighborboods that reduce vehicle males traveled and
communitics where jobs and services are accessible by fool or public ransi. [t promotes more
elficient encrgy and water uwse—eapocially important in wrban arcas where infrastructure i3 often
overlaxed ” (See LS. Green Bulding Council LEED-ND FAG, afisched hereio s Altachment
58

As discussed above, the Project lacks connectivity to existing urban and job centers or
public transpartation and will require long single-occupant vehacle nips which increase VMT. In
addition the Project does not promaote efficient energy and water use and is the amithesis of “new 0-1-423
urbanist best practices.” The DEIR cannot discard the central tenets of LEEID-NI, such as
connectivity, protection of the natural environment, and other such new urbanizt best pracuices to
try 1o create a village out of thin air.

5 Leagiroy Develepment Ix Dfined ax Fillape Densttres Lovated Away from
Extabiivhed Villages or Ontsice Extablished Water and Sewer Service

Boundartes

The Project comstitutes Leapirog Development because it is Village densities located
away [rom an established Village. There is no established village on the Project Site,. The only 0-1-434
development established on the site is an AMPM minimant and gas station, which hardly
conatitutes an “established village.” An established village means that there are constructed
buildingz, an areay af services and esablished businesses, and infrastruciure 1o zerve thase
services. The Project Site is totally bereft of any of these itema.  There are no other arcas of the
County where a village 13 only 8 village on paper, and not m praciice.

6. Fven i a Village Kvizsted It Would Still Be Leapfrog Develapment

I an exsting Village Boundary did exist on the site, the small area m the corner of the
Project Site designated as “village” cannot exempt the entire Project from the Leapfrog Palicy,
This would be an absurd result allowing even the smallest village designation on the General
Plan’s Land Use Map 1o provide protection for ¢lear-cut leapfrog development as far out as a
developer s walling 1o bunld a roead from that village designation, The DEIR even makes the
ennaluzian that “no established community exisis within the praject Site ™ (TETR ar 3 3-200 0-1-435
The majority of the Praject’s residential units are proposed 1o be constructed on the west side of
the Praject, far from the sliver of villape desapnatian in the Prajest’s southeast eorner, which
currently supports a gas station convenence store and several roadside stands, In fact the
proposed “village” commercial of only ¥1,000 square feet s the egqurvalent of the average sized
suburban grocery store, This is hardly the “village™ center envisioned by the General Plan. And
as noted above, the ressdential portion of the Project s located miles from the “village.” If using
internal roadways, the Summit neighborhood will be located over 2 miles from the “village,” the
Knoll neighborhood will be located 19 miles, and the Valley neighbarhood will be locared 2.5 ¥
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miles. from the commercial area. I Deer Springs Road is used o connect these areas, which A
wanld be a more likely path of ravel, residents can expect to wravel over 3 miles. In addition, the
steep topography of the Project Site will preclude walking and biking from the cormmercial area 0-1-435
to the residential arca. If an exasting village designation provides protection from the Leapirog Cont.
Policy (it doeg not], it can only do 0 for units clustered closely around the existing village
designation 1
L. The Praject 1s Nol in Compliance with the General Plan's Guiding Principles

As noted above, the DEIRs analysis of the Project’s compliance with the Guiding
Principles of the General Plan is conclusory without the provision of substantial evidence upon
which to base those conclusions. The Project’s fundamental change to the Twin Oaks arca and
change to the General Plan land use desipnations for this site vialate all of the Guiding Principles
of the General Flan.

Im fact, County staff found the changes presented by PSR NC42 (a smaller proposed
progect at the same location) were 20 at adds with the Guiding Principles of the General Plan that
they could fundamentally change the entire policy construct of the General Plan and require
wholesale changes (o the General Plan f PSR NC42 were approved. In s follow up stafl report
for PSR NC42 on January 9, 2012, the Staff report included the following:

fer Sy

. The General Plan Guiding Prnciples and policies would  reguive 0-1-436
revisions i deeniphasise compact comnnrniies

* Revisions may alse be necessary to Guiding Principles and policies thar
relate fo reducing dénsilies in ardas wilh sendiive nafiral résources and
SEFICH R SOREIraiHes

. The findamental approach fo designating Rural Lands would require
reconsideration

* Dependirig on the revisions to the principles, policies, and concepls,
other  lamdy  with  Rwral  Lowds  designations  would  reguive
FeCanStAration

Therefore, the Project, as proposed, cannot possibly be consistent with e General Flan
Giuiding Principles, and the DEIR provides no substantial evidence 1o suppon the conclusion that

the Praject is consistent with those Guiding Principles

L. Cruiding Primciple 1: Support a Reasonable Shave of Projected Regional
Population Growith

The General Plan already accommodates a reagzonable share of the projected regional 0-1-437
population growth, Page 1 of the General Plan Housing Element States, “The County’s Land
Usze Plan provides adequate housing capacity to meet this cvele’s overall Regional Housing
Meeds Assessment (RHNA) of 22,412 residential units.” The Housing Element at page 1 alsa Y
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states that the General Plan “accommodates B0 percent of the unincorporated County’s future
population in communities located within the County Water Authority (CWA) boundary, where
water and other public services are more readily available. .. The plan also establishes efficient
and cost effective land use through compact development patterns that form distinect
communities, This approach is consistent with planning trends and regional growth abjectives,
which are indicated in Figure H-2 (Smart Growth Opportunity Areas [SANDAG]). Within the
CWA, the Land Use Plan has designated more land for multi-family units, thereby increasing the
number of future residential sites as well as providing a larger vanety of homes. Minimum ot
size restnctions have been removed from the General Plan 1o allow for clustering consistent with
the Zoning Ordinance (and Community Plans) and to decrease land and infrastructure cosis for
new development.”

Indeed, SANIDAG s website for the senes 13 growth projections for San Diego County
firds that even more of the County”s population is expected to be accommodated in the
incorporated cilies and not in the unincorporated County, The SANDAG web site

JLhww sa org/index asplelassid=1 2&subclassid = I 1 =50 Lon=proje
cts.detail) notes that changes in General Flans to accommodate growth have lowered the need for
growth in unincorporated areas:

“This forecast represents a continuing trend in the San Dicgo region to provide
mofe housing and job opportunities in the existing urbanized areas of the region.
Since 1999, more than three quarters of the 19 junsdictions have made or are in
the process of making significant wpdates to ther general plans. In 1999,
SANDAG projected 21 percemt of future housing growth would occur in the
unincorporated areas of the county under the local general plans at the time.
Today, SANDAG expects 17 percent of growth to o¢cur in the unincorporated
areas and much of that 15 focused in existing villages such as Lakeside, Valley
Center, Ramona, and Alpine. As a result of these updates, SANDAG has
wlentified sufficient housing opportunities in the existing general plans for the
first timi¢ 1n nearly two decades. ™

The DEIR aitempts to find that the Project 1s consisient with Guiding Principle 1, not
because it would “support a reasonable share of projected regional population growth,” but
simply because it would provide housing. It this logic were followed, any change to the General
Plan that provided even one additional home would be consistent with Guiding Principle 1. As
noted above, the General Plan provides a variety of sites throughout the County in the Regional
Housing Meeds Assessment Housing Sites Inventory in Appendix 1 of the Housing Element that
provides locations for housing that are consistent with the General Plan, Within the North
County Metropolilan subregion, the Sites Inventory provides locations for 2,138 dwelling uniis.
The Project Site 1s not one of the sites identified 1n the Sites Inventory. Therefore, the Progect
does not support a reasonable share of the projected regional housing growth; it adds to it and
actually acts counter o the Housing Element and SANDAG s growth projections

As noted on page 6-6 of the County General Plan Housing Element
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This Housing Element secks 1o balance housing requirements with

infrastructure deficiencies, safety issues, and the rural character of
many of the County’s unincorporated communities. 1t also secks
o reconcile housing needs with competing land use interests. For
cxample. agnculture 15 a major sector within the regional
economy, and mosi agneuliural operations are located within the
unincorporated County. The County of San Dicgo also has the
preatest number of endangered species of any couniy within the
continental United States, and most of those specics are located
within  umincorporated  areas Retaining  agriculiural  and
enviranmental resources, therefore, must be reconciled with a
hausing allocation that is the second largest share within the region
for this Housang Element cycle

The Project destroys the balance sought by the General Plan, because it undermines the
rural character of the Twin Oaks area and places almost 6,000 new residents far from exisling
infrastructure. The mere than 2,100 homes included m the Project would mere than deuble the
nurmber of units allotted in the Housing Sites Inventory to the Nonh County Metropolitan
Subregion thereby unbalancing the plan. The DEIR Ninds that the Project has significant and
unmitigated growth inducing impacts, which is correct, but the Praject is not consistent with the
balance sought by the Housing Element’s key msues.

Houzing Element page 6-T also states that, “The update also designated low densities
within the County’s major agricultural areas, areas with sigmficant biological sensitivity or
diversity, and areas with significamt phvsical o environmental constraints ™ The Project wauld
preclude agriculure in this area, and provide sigmificant impacts to threatened and endang ered
speciez on Mermiam Mountaing, The General Plan has set up a framework to preserve areas of
particular lclogical imponance (like the conservation arca demignated on the Praject Site), while
balancing the need for housing. The Projeet Site has been designated as Resource Conservalion
Area 23 in the General Flan, Az noted in the County staff report for PSR NC42, the Project
would undermine this balance by shifting the focus of the Twin Oaks community from i1s center
1o its cdge along I-135, potentially eliminate important agricultural lands, and necessitate a
wholesale upzoning of the area. The County made a conscious policy decision to sel aside this
area for preservation and low levels of developmen because it was an impartant agriculiural and
biological resource area. Adding housing in this location would be counter to the balance struck
in the Housing Element and throughout the General Plan

The Project, therefore, is not consistent with Guiding Principle Number 1.
z Ciuiding Principle 2: Fronote Health and Sustainability By Locating New
Crrowth Near Existing and Planwed Infrastructure Services, and Jobs in a
Compact Partern of Developmen
The General Plan at page 1-11 is very specific that the Community Plans will defins the

desagnated growth areas for each Community. The General Plan states, “'When updating

Comrnumity Plans, communitics are encouraged 1o delinecate arcas within their plans that will
assiat with the future planning of developments, infrastructure, facilities, and regulations. An
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Urban Limit Line and/or Village Boundary may be defined in the Community Flan as a
community-specific growth boundary that identifies an area 1o which development should be
directed. These boundanies may also serve as the basis for community specific goals and
policies.” Figure 3, page A-2, of the North County Metro Subregional Plan provides a map of’
the Morth County Metro Village Boundaries. Village boundaries are shown by a green line
which outlines the Village Boundary. There are no areas of the Project area that are outlined in
the green outline which would designate the site as being within a Village Boundary. The
Project Site is not identificd as an area to which new development should be directed and
therefore Fails to be consistent with this Guiding Principle

The proposed Project 15 not consistent with Guiding Principle 2 because i 15 not located
near existing and planned infrastructure and therefore does not provide the sustainability sought
by the General Plan. Inan April 2013 report 1o the County Board of Supervisors entitled
“Housing Element Background Report™ from the County’s Land Use and Environment Group
{Attachment 59), the report at page 70 states that, “On August 3, 2011, the County adopted its
first comprehensive update 1o the County General Plan simee 1979, A major factor in the update
process was the desire to reduce future growth in unsustainable areas that lacked infrastreciure
and refocus fulure growth 1o areas where densities could be ncreased.™ In fact the General Plan
at page 1-25 calls out the Twin Oaks area as having “an absence of infrastructure.”™ This shows
that the General Plan designated areas where sustainable growih was possible and excluded it
from areas that compromised the Guiding Principles of the plan.

The land use designation of the proposed Project area is rural residential and is therefore
detarmined 1o be an area where growth is unsustainable because it lacks the infrastructure
necessary 10 serve the Project. In addition, as noted above, the Housing Element sites inventory
for the North County Metropalitan Area did net identify this site as a potential site for housing,

Housing Element page 6-7 states with regard to property designated rural lands that,
“Many of the County s lower income families live in remole, rural communities as shown on
Figure H-3 (Median Houschold Income). However, locating future growth in these areas i1s not
consistent with the County’s multiple planning objectives.” Therefore, locating such enormous
increases of housing on areas designated rural lands (like the Project Site) “is not consistent with
the County's multiple planning objectives.”

The Project is also pot located near existing and planned infrastructure, services and jobs
As stated i the Project Description, in order 1o serve the project, there are a numbsr of
significant utility improvements needed, including two new water storage tanks. In addition,
sewer service does not extend 1o the site and requires annexation (o a sewer district and the
construciion of a quarter mile long public sewer main to the property and on-site collection
system. Electric and gas services will need to be extended similar distances from the Mesa
RockDeer Springs intersection throughout the site, and there are no storm dram facilitics in the
vicinity. Therefore, there is little to no existing infrastructure near the Project Site. The only
“planned” infrastructure in the area is the Vallecitos Water Dhstrict reservoir identified in the
VWD Plan 1o serve 2030 demands, which is not planned until Phases 3 and 5 of the VWD
Master Plan (see i ) | Hd= i
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Based on a review of the amount of nearby commercial or industrial land, there are very
few jobs in the area 1o serve the residents of the Project.  Although the DEIR purports that the
site 15 3 mules from San Marcos'Escondido, this represents the distance to the mcorporated City
limits and not the emplovment centers, In addition SANDAG s RTP does not plan any projects
for thas section of the 1-15 cormidor pnior to 2050, (Scc Attachment 25.) Therefore, 1t 13
inaccurate o stale that the Projeet could connect o regional mobility improvements. The enly
altemative transportation would internally serve the Project, such as trails, an clectric bike-share O=1-442
for intemal inps, car-share efforis, or eoordination of a poteniial nde-share or shuttle sysiem, Cont,
would ¢onnect 1o “external transil facilitics.” The Projpect also references Sprinter stations within
& miles of the site. but residents would still have to drive to these siations in sigmiicant traflic in
order 1o mecess these ransit stitions during peak periods. The shutile system proposed for the
Propect would also sit in the same failing peak hour traffic caused by the Project and would
therefore render this wansit option uscless

Therefore, the DXEIR cannot find that the Project 1= consistent with Guiding Principle 2.

1 Cruiading Principle 3@ Reinforee the Vivaling Lacal Eeonony, and
Individual < haracter of Existing Commurities Wihen Planming New
Housing. Emplovment. and Recreational Opportumities

The Project runs counter 1o the rural communaty character of the Twin Oaks community.
The Project will upend the community and change the focus of the community from a rural
commumiy, based on agnoulture, (o a suburban one, based on homes. No reasonable person can
make the argument that the Twin Oaks Commumity is anything other than a rural community
when viewing the photos of the existing conditions in the Aesthelics section of the DEIR

The DEIR at page 2.2-12 provides a description of the surrounding uses to the Project
which illustrate the community character of Twin Oaks:

OFf the current land uses within the 1 mile of the project Site, 0-1-443
approximately 16 acres are uwsed for row crops that include
tomatoes, beans, strawberries.  cucumbers, potatoes,  squash,
cauliflower, and peppas. Within | mule of the project Sile
approcamately 243 acres  support nursery  and | greenhouse
agiculture that typocally contan structures used to cultivate hagh-
value products, such as fowering/foliage plants and gourmet food
products such as mushrooms, Mursery and greenhouse operations
may also be used o grow commodities, such as landseaping.
decorative plants, fruit trees, herbs, and fMowers  Additionally,
approximately 1041 acres within the 1 mile of the praject Site i
currently used for archard (ep, eirus and aveendo archard) or

vineyard purposes.

County stafl has previously found that a project of this magniude, on the current Project lo_l 444
Site, runs contrary o the community character of Twin Oaks. As noted in the County staff
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report for PSR NC42, development of this scale on the Merriam Mountains property is a major
shift in the community character of the area:

®  The work plan onptlings an extensive conmmunity remapping that will have a
majer impact on the Twin Oaks Community and neighbaring commumities
The effects of adding ever 1000 dhwelling umts on land that s currently
nndisturbed rural land will require extensive study to determine the impact on
the comnmmiiy, resonrces, and the environment and to address consistency
with Policy LU-2.3 assigning densilies in a manner that is compatible with the
character of the contrurmiy.

* The proposal would shift the focus of the Twin Oaks community from its
conter fo s edge along I-15, Al a mimnnim it would be necessary o review
the praposed change to address consistency with the Commumity Development
Medel, Policy LU-1. 1, and Guiding Principle 2. The Comnmrumiy Developnrent
Ml supports decreased densities as the distance increases from the village
core lo promote compact development and preserve distingt boundaries
bBetween communities,

#  The studv area affects over 250 property owners. A change affecting such a
large mumber of people increases the complextty imvolved in notifving owners
of the proposed changes, secking their input, and addressing their concerns,
Given the large amount of commumily opposifion o this project, additional
izsues will be brought up over the life of the approval process,

®  The adjocent study area constitutes primarily agricultural lands. Further
analvsis would be reguired to determiine the effect of a denxily increase on
efforts lo preserve important agricultural areas of the county such as this one.

In addition, a January 9, 2012 staff report on PSR NC42 stated that the change presented
for the General Plan was “Majoe™ and noted that the rationale for the Major category
classification is that:

b This site is remote and lacks adequale access.

= The General Plan Commumty Development Model does not suppart
increased development away from existing villages.

- The General Plan principles amnd policies do not support increased
developarest 0 areas with linnted access, sensitive  resources, and
significant conslrainits

] ALk J =W 2 ) & =1
planning-areq b states the “Twin Caks Valley's tradittonal character has been defined by its
agricultural pursuits, Agriculiure was the predominant feature of the community as it evalved
through the vears.” The web site notes that the influx of suburban sprawl in the 1980"s was

In addition, the website for the Twin Oaks Valley Sponsor Group
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counter o the Community Character of the area: ~In the 1980s, the tranguility of Twin Oaks
Valley began to change with land uses contrary to its rural way of life. Urban sprawl and
distortion of General Flan and somng regulations began introducing incompatible and impactive
land usex in Twin Oaks Valley, resulting in major conflicts with community character.” The
Froject presents the same challenge to the tranguility and rural community character of the Twin
Chakz Valley. In fact the County Board of Supervizors and County stafl have already found that
development of a project of this s1zc and scope in this arca would conflict with the community
characiar of the area. The Board of Supervisors did not approve the Memam Mountmns
develepment proposal, noting the incompatibility of that projest with the community character off
the area. In addition. the Board of Supervisors made a conscious choice o reduce the potential
density of the Frojeet area during the 2011 General Flan update. The owners of the Project aren
abpecied to the reduction in density for the Project area and filed a petition for PER NO42, which
hias been described by County stall as posing major challenges to the community character in the
area. In fact the staff noted that the “effects of adding over 1,000 dwelling units on land that is
currenily undisturbed rural land will require extensive study to determine the mpact on the
community, resources, and the emvironment and 1o address consigtency with Poliey L1123
assigming densitics in & manner that 15 compatible with the character of the communaty.”
(Emphazis added ) The DEIR fmls to evaluate the Project’s consistency with General Plan
poliey LU-2.3, instead making a conclusory statement of consistency withoul providing
substantnl evidence snd analysis.

In addition, the Project propeses approximately 81 000 square feet of retail space. This
will hardly “reinfarce the vitality of the local econamy™ because it will have litthe to no effect on
the local economy. The commercial area will provade minimal jobs and economic activily, and
will gimply serve as a new strip mall for the area

Given the Project’s complete comrast with the exigting community character and the
numercus Board of Supervizors, and County stafl findings of inconsistency, the Project cannod
he congiztent with Gusding Principle 3

4. Cuicling Principle 4: Promote Exvirormmental Stewardship that Protects
the Rarpe of Natural Resowrces and Habitals that Uniguely Define the
County s Character and Feological Importance

The Projeet will develop significantly more property than would be developed under the
existing General Plan designations for the property. As shown in evaluation of the existing
General Plan developable area in this letter, under the County's Conservation Subdivision
Ordinance, a total of 1557 8 acres would be required to be preserved on-site under the Existing
Gieneral Plan conditron for the Project Site. This 15 in contrast to the Projest, which only claims
to congerve 1,209 acres onegite and 212 acres offesite for a total of 1 421 acrex of preserved lands
under the Project scenane.  Even accepling the DEIR's milated calculation of the Project’s
preservied habitat, the Project would preserve 136 8 fewer acres than the Existing General Plan
designations for the 3ite and will be much more invasive with over 6,000 residents in close
proximity to sensitive biological habitats. Therefore, the Propect does not promote the
emvironmental stewardship necessary 10 protect the range of resources on the site,
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Dxr. Jenmimgs” Merriam Mountains Wildlife Connectivity Review shows that major
wildlife corridars an the property will be cut off by the Praject, which would degrade the natral
resoarrces and habitats that are unigue o the property. Indeed, the Nndings of the Connectivity
Review show the Mermam Mountains 12 8 umgue area that requares maximmum preservation. The
Review notes that, ~The Merriam Mountains area is only one of two large habitat blocks that
remain west of 1-15 that are clossified as Pre-Approved Mitigation Area (PAMA) with o goal of
75% conservation under the Draft North County Multiple Species Conservation Flan
(NOMSCP) Given the remaining open spaces and known eritical movement areas nearby (i e,
the San Luis Rey Kiver tothe north), the Mermiam Mountains arca serves as a critical area for
wildlife merwrement and conneetivity at a lacal seale .. it appears that the hferriam Mountains are
situated in a critcal location that currently allows it 1o 2¢rve as a stepping stone betweon habitat
paiches north of Escondido, San Marces, and Vista to the Mermam and San Mareos Mouniains,
Wioosa Canyon, and the San Luis Rey River,” The Review goes on 1o note, “From a broader
regional perspective on connectivity . the connections available for wildlife to move through this
area are crugial for maintaining connectavity (o the Santa Ana Mountains.” With regard to the
proposed Project, the Review finds, “Although the proposed design configuration of the
Mewland Sierra project is intended 1o preserve the core habitat on Merriam hMountaim, it will
rather serve 1o further isolate tha area and limit itz funetian in peoviding habitat that will
contnbute to regronal lodversity,”

Therefore the Praject fails to promote the environmental stewardship that would make it
compatible with Guding Principle number 4.

& Chuiclieny Primeiple 5: Fnsure thar Developrest Acomnts far Physiool
Comstraints and the Natural Hazards of the Land

Az noted above, the Praject does nol acéount for the phviical canstraints and bamiers that
winuld be created to wildlife movement by the Project. In addition, the Projeet 12 located in a
wvery high fire hazard arca with limited ingress and egress from the Project. The Project is
loented in an aren of sigmilicant slopes of greater than 259 which wall requare blasting (o ereate
sultable arcas for development. In fact, the County stafl already found in their stall report for
PSR NCA2, “Specifically the request does not support Guiding Principle #5 due to the steep
topograply of the land and sensilive habital,” Therefore, a project with greater densily and
intengity cannad be found consistent with Guiching Prineiple 5

The Project does not account for of develop within the physical constraints of the land,
bul merely secks o tame the land through blasting and grading that will degrade the overall form
of the land and therefore not be consistent with Guiding Principle 5. The Project 15 50
nconsistent with the County’s RPO, which requires preservation of slope arcas, that the Project
requires an exemplion from the RPCH o allow for significant vanances from regulations that
would atherwise preclude development of the Project. The Projeat is therefore not accounting for
the physical constraints of the land, but it is dizregarding them and secking “work arounds™ from
(1n other words, end runs around) regulations that have been developed over deeades o preserve
the urique topography of the County, The Project cannot be consistent with Guading Principle 5.
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&, Ciding Principle 6: Provide and Support a Multi-Meodal Transportation
Network that Enhances Connectivity and Supports Community
Daevelopment Parterns and, When A ppropriate, Flan for Development
which Supports Public Transportation

The Project is located far from any public iransporiation and will create significant
impacts on local roadways and the =15 freeway. The DEIR focuses internally as to the Project’s
compliance with this Guiding Principle and ignores the connections to the larger community.
The DEIR touts the mixed-use nature of the Project while ignoring the Project’s isolation as a
suburban island on o mountain top, The Project attempts to claim credit for connectivity to
transit by providing a shuttle system 1o the Sprnter station, bat fails to discuss how the shutle
will sit in the same gridlock traffic as other vehicles coming to and from the Project rendering
the Project feature to be of little practical use.

The Guiding Principle 1s meant to provide development in areas where 1f “enhances
connectivity” not simply places another car on the road. The Project generates over 28,00
average daily trips in an area that 15 rural in character and is served by the 1-15 freeway and Deer
Sprimgs Road. The DEIR finds that there will be significant impacts to both Deer Springs Road

and the 1-15 freeway, with no potential mitigation for impacts along the [-15 freeway, Therefore,

the Project cannat claim to enhance connectivity, because the DEIR finds that the Project will
degrade the connectivity for existing and future residents of the area.

The Guiding Principle is meant to incentivize the growth of housing within existing arcas
that are near to transit. The SANDAG web site on the Series 13 prowth model
hitp-www sandag orgindex. asp Telassid = 1 2&subclassid =848 projectid= 50 3&fuscaction=proje
cls detail) states how the policies in General Plans throughout the region are focusing growth
it existing communities where transit investments have already or are planned 10 be made:

“As a result of changing local plans, SANDAG forecasts a general intensification
of existing land wses within urban communities and along key transportation
cormidors.  For example, National City’s general plan update results in
oppontunities for over 10,000 additional mulufamily units near the Blue Line
Trolley and planned trolley connecting San Ysidro and UTC via Mational City.
San Marcos has drafled Speaific Plans for the San Marcos Creek and University
districts adding mixed use developments near Cal State-San Marcos and the
SPRINTER Rail Corridor, Finally, over half of the growth in new housing will
oceur in the city of San Dhiego. Downtown will continue to thrive over the next
few decades and the growth will start o spill over into areas of Barmo Logan,
Golden Hill, and Uptown communities.”

The Project proposes growth in an area that is completely disconnected from
transportation corridors and 15 therefore indicative of the suburban spraw] which SANDAG and
the General Plan seek 1o aveid. The Project is therefore inconsistent with Guiding Principle 6.
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7. CGiicing Principle 7: Maintatn Environmentally Sustatnable Contnnint fies
cnd Redwee Greenhouse Gas Entissions that Coniribute o Clinale
Change

See the discussion of Greenhouse Gas emissions in this letter. The Project will generamte
over 28,000 average daily trips with minimal connections to transit. Therefore, the Project will
generate large amounts of GHG emissions from mobile sources and increase traffic on local
roads and freewavs. The DEIR underestimates the Project’s emissions and is a poor imitation of
previous “nel zero” proposals.

In addition, although the DEIR touts the pedestnan and electric bike conmectivity of the
Project, these resources will be little used due to the steep topography af the Froject. In addition,
the maintenance of the ¢lectnic bicycle program will be in doubt due to the reliance on a
homeoswners association 1o maintain it

In addition, the emaronmental sustainability discussed in this Guiding Principle 13 based
on the General Plan's guidance to grow from existing village areas where transit and
transportation infrastructure already exist. This Project seeks to create a new village and a
development the size of the City of Dhel Mar in an area that was never intended 1o accommaodate
this tvpe of growth or density. The Project 1s not sustainable, because i does not have the
infrastructure to support it, and does not build on existing infrastructure.

8. Cuiding Principle & Preserve Agriculture as an Integral Component of
the Region's Ecowony, Character, and Open Space Network

The Project Site iz currently designated as rural lands that can be used for agriculture.
The property has the potential to grow a wide array of erops from avocados to seasonal fruits.
Az nl:lr.ed abun.re., the Twin (hks Val Ie} Spﬂm E_rmup wdml:e

E]anmna ﬂg i) ata!.ﬁ llw “T‘mn Daks ‘ufaIIz} 4 m-dﬂmm] r:htracter has bec:n d¢t‘n¢d b}' l1s
agricultural pursuits. Agriculture was the predominant feature of the commumity a3 1t evolved
through the vears.” The website notes that the influx of suburban sprawl in the 1980°s (like the
Mewland Sierra Project today ) was counter (o the Community Character of the area: “In the
19805, the wranquility of Twin Oaks Valley began 1o change with land uses contrary 1o its rural
way of life. Urban spraw] and distortion of General Plan and zoning regulations began
mtroducing incompatible and impactive land uses in Twin Oaks Valley, resulting in major
conflicts with eommunity character.” Indeed the Project proposes an existential threat 1o the
agriculiural character of the community, because as noted above in stafl reports for the PSR
MNC42, densafication of the Project area could prompt densification of adjacent properties, which
would push out agriculture in favor of housing. The Project’s anemic community gardens and
vinevards do not constitule agriculiure as an integral component of the region’s economy and
therefore cannot be consideread as providing justification for consistency with this Guading

Principle. The Guiding Principle secks to preserve agniculture as a way of Iife, and economically

vishle option in the Caunty. The Project would preclude agriculture on the Praject Site and
therefore be inconsistent with the Guiding Principle. The Project s therefore not consistent with
Guiding Principle 8.
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Q, Girtding Principle 9: Minimize Public Casts af Infrastrucinre and Services
and Correlate Their Timing with New Development

The Projest significantly increnses major infrastrusture costs for the Twin Caks area and
shifis those costs from the Project to the taxpayers of San Dicgo County in direct contradiction to
this Guiding Principle. When the 2011 General Plan was approved it reduced the allowable
development in the County and incentivized growth within the incorporates] cities throughout
San Diego. The San Diego Association of Governments used the 2011 General Plan Update 10
produce the Kegional Transportation Plan for San Dege County, which provides tranzit and
roadway infrasiructure o move people around the County. Sigrificant invesiments in
infrastrocture have been dirgctal to public ransportation projests like the San Digge Trolley,
Marth County Sprinter, and Bus Rapad Transit progects throughout the County to provide
connectivity to the areas where growth is planned. Mone of these investments have been targeted
to suppart the Twin Oaks area, because no substantial growth was planned for this area. As
noted in the DETR, the development of the Project will be growth inducing and produce
significant and unmitigable impacts associsted with growth inducement of this area. This will
necessitate a significant shifi to investments i transportation mifrastructurs by SANDAG m an Q-1-458
attempt 1o serve the Project population,

In addition, the Project creates significant impacts to the [-13 freeway, creating a failing
level of service between Escondido and the Riverside County line, yet provides no money 1o
mitigate these impacts. Because this corrdor 15 already burdened by sigruficam levels of wadlic,
additional taxpaver funds will be required 1 upprade the 1.15 freeway which will ghaft the
infrastructure costs from the Project to the taxpaver. The DELANE Fair Share Memo shows that
the Project’s fair share coats far impacta 1o the 115 freeway will be 5153 millian in today’s
costs. The Progect’s refusal 1o pay the cost of ther impacts will shafl this cost 1o the Cowunly
taxpayer which will maximze the eost of public infrastrueture i direet contradiction of the
Guiding Principle,

Lacating the Praject close 1o an existing public transportation line would minimize the
camts of infrastructure, while locating the Project in a rural area nol served by public
transpoflalion, maximizes costs of transportation infrastructure. Therefore, the Praject fails ta be
consistent with Guiding Principle 9.

0. huiding Principle 10:; Recogwize Commurnily and Stakeholder Intoresis
While Striving for Consensus

The Propect has failed to provide adeguate avenues of input on the Project and the DEIR,
Although the applicant made presentations Lo the local arca sponser grougs aboul the benefits of
the Project months before the release of the DEIR, the Project impacts in the DEIR have never 0-1-480
been fairly presented ta the community. The surrdunding commuinities have been allowed na
meaningful opportunity 1o ask questions o the applicant or the County or gain information about
4 DEIR that iz aver 20,000 pages with appendices. Several af the afficial sommunity spanssr
groups have requested that the applicant or County saft provide workshops or presentations o
thewr spensor group on the DEIR and its Gndings, but all requests have been refliused.
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County stafl informed the community sponzor groups that a public information meeting
on the DEIR would be held on July 18, 20017, at the San Marcos Civie Center. A meating was
heeld and attended by over 200 people; however, the County provided no meaningful information
about the DEIR and told the assembled erowd that none of the comments mude at the meeting
would be recorded and responded o unless they were written down and submitted to the County.
This “official” mweeting on the DEIR neither “recognized” community and stakeholder interests
nor “strove” for consensus. In fact, the community has largely been locked owt of the DER 0-1-481
process because they lack the information and resourees to provide adequate comments an the
20,000+ page DEIR. The applicant has further retreated from the community, refusing to answer
guestions, or “recognize” community and stakeholder mterests by presenting the findings of the
DEIR at sponsor group meetings,  Although it i3 not required for an applicant or the County 1o
agree with commenis from the commumiy, recogmition of the commumnily means providing
avenues for constructive input. These have not been provided, despite the community s requests
for such forums

Im addition, representatives for the applicant have provided inaccurate and contlicting
statements 1o the community 1o mislead them abowt the impacis of the Project. In one such
instance, a spokesperson for the applicant who attended the Hidden Meadows Sponsor Group
meching indicated that no building permats for homes i the Project woeuld be allowed unbil the
new Doer Springs and 115 freeway interchange was completed. This was an incorrect statement
that was intended to mislead the Hidden Meadows Community from providing stakeholder imput
on the potential impacts of the frecway interchange construction (a project that 15 integral to the
functioning of their community). The spokesperson later emailed some Sponsor Group members
tor earrect the record, but the correction reached a different audience than the inihal incorrect 01-1-482
statement. In addition, the applicant has distributed brochures stating that “Big Box™ retail could
b built in the area currently designated for commiercial wses, This iz incormest. AL a meeting of
thie Twin Oaks Valley Spongor Group another representative for the applicant stated that “Big
Eox” retail could not be built in the same location. Again, the multitude of conflicting and
inconsstent messages coming from the applicant leads 1o confusion nstead of consensus and
does not allow the public 1o properly participate in the process.

The lack of sccess and the mability to foerm consensis has clearly shown that the Project
is not in compliance with Guiding Principle 10

M. The Project is not in conpliance with the North County Metropolitan "0_1 463
Subregional Plan

1. The Profect s Nor Consistemt with the Goals in the Subregional Flan and
Thergfore the Project Will Creale a Sigmificant Land Use Impact

a Goal 1. Accommodate Urban Development in Appropriate Areas

The General Flan at page 1-11 is very specific that the Community Plans will define the
designated growth aress for each commumity. The General Plan states, = When updating
Community Plans, communities are encouraged to delineate arcas within their plans that will
assist with the futupe planning of developments, infrastructuse, facilities, and regulations. An
Urhan Limit Line and'ar Village Boundary may be definad in the Cammuniry Plan az a k
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community-specific growth boundary that identifies an area 1o which development should be
directed. These boundaries may alse serve as the basis for commumity speeilic goals amd
policies.” Figure 3, page A-2, of the Morth County Metro Subregional Plan provides a map of
the Morth County Metro Village Boundanes, Village boundaries are shown by a green line
which outlines the Village Boundary. Village Boundaries are the specific growth boundaries that
identify where development should be directed, and indicates the “appropriate area™ for
development that is pant of Goal 1. Thene are no areas of the Project arca that are outlined in the
green outline which would designate the site as being within a Village Boundary. The Praject
Site 13 ned adentificd as an arca to which now development should be dirccted and therefore is not
an appropriate area for development as designated by the Subregional Plan and fuls 1o be
consistent with Goal 1. The Project also does nol propose any amendments 1o the Subregional
Plan to ¢hange the aremws designaied for development, so under the Propeet seenaro the Progeet 1s
clearly not consistent with Goal | because it directs growth into an imappropriate area.

k. Goal 2: Encourage Logical City Annexations

The Subregional Plan notes that the Cities adjacent 1o the Subrégional Plan area have
desapnated spheres of influence within the Subregional Plan area o facilutate log eal Ciry
anpexations. The Subregional Plan gocs on o stae that the Caunty must “encourage the
annexation of ummcorporated land within each City s adopied sphere of mfluence.” The Project
15 meonsistent with this goal because the Project would discournpe and frustrate City annexations
instead of encouraging them.

(1) San Marcos

Areas of the Project Area are within the San Mascos Sphere of Influence and have been
pre-designated by the San Marcos (General Flan as County Rural Residential and Agriculural
Residential. Aress designated as County Rural Residential would need to comply with the
County Rural Residential requirements which the Project will mot. The Project changes these
areas 1o & Semi-Rural eategory, which would ereate a conflict between the San Marcos General
Plan and the County General Plan which would net “encourage logical City Annexations.” In
addition, the Praject area closer to the City of San Mareos 15 designated agricultural residential.
According to the San Marcos General Plan Land Use Element at wable 2-3, agricultural
resadential uses are defined as “Agriculiural uses as the pnmary use. Agriculiural uses melude
greenhouses, wholesale nurseries, and agricultural crops. Rasing poultry, cattle, bards, small
amirmals, horses, and bovine amimals is permitted. Agrioultural toorsm actiaties may also be
allowed ™ The Project would preclude agriculiusal uses as a primary use in favor of suburban
housing and would therefore conflict with the areas pre-designated in the San Marcos General
Plan for possible annexation. If the Fropect area were to develop ai suburban densitres it would
create an imland of inconsistent land uses within the City's sphere of influence which would not
encourage logical annexation as the Cily annexcs propaty from the City boundary toward the -
15 freeway. The City's pre-designation of lond shows that the City wishes to maintain the rural
character of the Twin Oaka arca following annexation, and the Projeet would thwart the City's
wishes, This action could create disincentives to the City from wanling to annex the area, and
therefore be inconsistent with Goal 2 of the North County Metro Subregional Plan,
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{2)  Escondido

A portion of the Project Site falls within the City of Escondido’s sphere of influence.
The Ban Diego County Local Ageney Formation Commission’s (“LAFCO™) map of the
Escondido sphere of influence is attached hercto as Attachment 60.  The map clearly shows the
Escondido sphere of influemee extends north of Deer Spromes Boad and west of 1-15 mnio the
Project Site where the Project proposes 1o place the highest density, The Project”s proposed
density would be inconsistent with the Escondido (eneral Flan, )

O-1-467

MNC Metro CF Poliey T limits density on unincorparated County land within the
Escondida sphere of influence 1o one unit per acre. Specifically, Policy 7 prohibits “new major
and minor subdnisions within the adopted Escondido city spheres of influence if the density
shown on the (inal subdiviston or parcel map 15 greaier than one dwelling unil per gross acre,
unless: (1) consistent with the general plan land use map, or (2) the proposed project has sewers
available and can obtain sewer lateral connections to an existing sewer main, in which case this
policy shall not apply 1o the property.”™ This provision appears intended 1o limit the Couniy's
ahility to approve dense develapment within the City of Escondida’s sphere of influence. The
County s General Plan, therefore, limits the County 1o approving development at a densiny of one
urin per sere within the City of Escondido s sphere of influenee unless the Escondido General
Plan allows for additional density.

Currently, Escomdide’s General Plan designates the portion of the Project Site withan its
sphere of mfluence for very low density development. (See Escondido General Plan Land Use
Map, attached hereto as Attachment 81.) The northwest comer of the Escondido General Plan 0-1-468
landd use map ingludes the portion of the sphere of influence covering the part of the Project Site
It depicts this area as Rural Residential 11 du'd, 8, 20 acres) and Estate (] du'l, 2, 4. 20 acres).
(Thid) This density 15 equal 1o or less than one dwelling unit per acre, and therefore does nat
crenie an exception lo NC Meiro CP Pohicy 7. Az a result, the County 13 ned able io approve
density greater than ene unil per agre on that pertion of the Project Site, because it would be
neonsistent with the County s General Plan purswant to NC Metro CP Pohey 7. (See Sierra
Ciwb v, Kern Cov. Bl of Swpervisers, 126 Cal App 3d at 703 [“[T]he general plan is reguired 1o
be consistent within itself.”; Concerned Citizons of Calaveras Civ, 166 Cal App.3d. at 97 A
general plan must be reasonably consistent and integrated on its Face, A document that, on its
face, displavs substantial contradictions and inconsistencics cannot 2erve as an ellective plan
because those subject to the plan cannot 1l what it says should happen or not happen.™].)

Therefore the Project would not comply with Goal 2 of the Subregional Plan, because 1t
would conflict with and frustrate the annexation of this property.

c. Goal 3; Promole Agneulture in MNon-Urban Arcas

The MNorth County Metro Subregional Plan states that, “a large portion of the
unin¢arporatéd territory of the Subregion is in sone form of valuable agricultural production;
and agriculiure provides econommic benefits o County fesidents.” In furtherance of this goal the
County should, ~“premote agriculiure by protecting semi-rural and rural areas from urbanization
and meompatible development.” The Project 13 in direct conflict with this goal becausc it places
urban and suburban densities in rural area, thus failing to protect them from incompatible Y

0O-1-469
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development. The Project precludes agricultural use of the property by cither developing it for A
housing. or placing it off limits for open space conservation. In addition, as found n the PSR
W42 and the growth inducernent analysis in the DEIR, the Project has the potential to induce
other surrounding and adjaceni areas in Twin Oaks to densify and change from rural agniculiural O-1-468
lands to suburban housing. The growth inducing nature of the Project runs counter o the Cont,
proamobion and promalgation of agriculture on the property

Therefore, the Project would be inconsistent with Goal 3 and a significant land use
impact will ocour.

d. Goal 4: Protect Environmental Resources

The Subregional Plan states that “because the Subregion includes seenic ragged terrain,
which 15 not suitable for urbanization; and Resource Conservation Arcas have been identified 1o
help protect valuable resources throughout the Subrégion,” and in funtherance of this goal the
County must “protect natural and economic resources by designating appropriate lands as rural,
semi=rural and envirenmentally constrained arcas.” Therefore, the County™s action in the 201 1
General Plan update, designating the lands within the Project as predominantly rural lands, was
to prodect the emvironmental resources of the arca, The designation of rural lands was provided
to “appropriate lunds” where development and growth were ned to be allowed, specifically 1o
prodect emvironmental resources. The majonty of the Project area 1 designated in igure 4 of the 0-1-470
Subregional Plan as Conservation Area 23, Merriam Mountains. As noted above, the
Conservation Areas were iwentified 1o help protect valuable resources and wildlife connectivity
throughout the region. A wholesale densification of the area would significantly reduce the
conservation arca on the Project Site, and would impact sensilive resources. Moving over 6,000
residents into the Merriam Mountains area would place residents in close prosimity to thoss
valuable environmental resources which would likely bead 1o their reduction in size and value
The wildlife cannestnity report peovided by Dre. Jennings has also concluded that placement af
the Project would interrupt wildlife comdors through the area, further degrading and not
prodecting the enviranmental ressurces of the Praject area. Therefore, the Praject cannat be
found to be consistent with Goal 4 of the Subregional Plan.

M. The project Requires an Amendment to the Transportation Impact Fee
(*TIF") Program

The DEIR does not disclose that the Progect will require an amendment to the TIF
Program. The stafl seport for the Gendral Plan Amendment Workplan Options for Propéerty
Speaific Requests at page 4, states that the PSR for NC42 would require an amendment to the
TIF program. The stafl report designates PSR NO42 as & Very High Complexity eategory
rexquest and slates (emphisis added below) O-1-471

Very High Complexity — In considering the requests and possible categories, one
was uniquely different: NCOAZ, This request involves far more screage, 1,162
additional dwelling Tuture units than the High Complexity Category, densities up
1o 20 dwelling units per scre, and more parcels than any of the other requests. Tt
haz numerous known issues that have been raised hefore that will need 1o he
addressed i an amendment 15 processed  (See the MNCA2 worksheats in Y
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Attachment A for additional information.) Under this category of requests, the
scope of changes o the TIF Ordinance would likely be similar io that of the
changes required by the High Complexity category requests and necessitate o
comprehensive update to the TIF program

The stall’ report goes on 1o state al page 7 that (emphasis added below)

The Very High Complexity category  reguests, which would include
accommadating all requests, s estimated 1o take 62 months a1 an estimated cost of
51.56 million. This includes $550,000 for consultants and a 30%s contingency. In
addition, the costs to wpdate the TIF under both the High and Very High
Complexity category are estimated to be at the top of the range, 3T30K due
ta the lkely requirement to eomprehensively update the TIF Ordinance and
supporiing documenis. The curremt TIF Update budget 1= 5850K. A
comprehengive TIF Update would require raffic modeling, an update to all
technical  documents, estensive public oulreasch. and ongoing  inlermal
coordination.

Page 9 of the stafl report continues (emphasis added below);

The TIF program and associated fees are derived from projected land use
development and the planned Mobihty Element road improvements according o
the County’s adopled General Plan. Consistency between the adopied General
Plan and the TIF program ensures that the cumulative traflic impacts resulling
from plamned development in the unincorporated ares are adequately mitigated by
the TIF program. Approved GPAs that resull in increased lamd use densithes
sncbior expansion of the Mobility Element roadway network would have »
direct effect on TIF program costs and fee rates which would prompt the
need Lo updote the TIF program. Therefore, adoption of a GPA that changes
the General Plan's land use map and/or Mobility Element network could
very likely make the TIF program inconcistent with the General Flan. The
more substantial the changes are to the Land Use andior Mability Element Plans,
the greater need thers would be 10 revise/update the TIF program to ensure the
program remains cansistent with the adopted General Plan

The proposed Project introduces even more complexity than the PSK NC42 due o the
additronal 1,084 umis bemng placed in the Project arca and the unplanned and inconsistent nature
of the Project with the existing General Plan. Therefore, a comprehensive TIF Program
amensdment must be made part of the Project, and the DEIR must analyze this change mn the TIF
program on the General Plan. Please provide this analy s13 and re-circulate the Diraft EIR for
comment on this psue

0, The Project Does Xot Comply with the General Plan Flowsing Element
The DEIR and information dissermnated by the applicant has sawd that the reason that the

Project needs to be buill, despite its conflicts with the General Plan land use designations for the
site, 15 because the wnincorporated areas of the County need additional housing.  However, the
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Project does not propose an amendment 1o the Housing Element to increase the amount of
housing needed in the County of San Diego, nor does it amend the Housing Sites Inventory of
the Housing Element to identify the Project Site as appropriate for housing. The DEIR provides
no anabysis of how the Project 15 consistent with the Housing Element. Instead the DEIR
provides imelevant information about 4 consumer survey the applicant performed 10 determine
the tvpe of housing people wanted to purchase. It is mteresting to note that this section at page
3.3-33 of the DEIR states that the “consumer survey informed the applicant’s land planning for
the peighborhoods, resulting in a mix of housing types,” but that the DEIR never makes the same
statement about the policies and regulations of the General Plan informing the applicant’s land
planning. 1t 15 clear that the applicant has decided to attempt a wholesale re-wniting of policies
and regulations affecting the Twin Oaks Area instead of trying to work within these regulations

| SANDAG Indicates a Reduction in the Need for Housing in the
Unincorporated Area; Therefore, the Policy Justification for the Project [s
Unfounded

As noted on the SANDAG web site

A 3

K b el OO

P www Sand g, org Index, Aspclassid A Delassid - 5 e Sl luseacion = proje
¢z detail) discussion of the Series 13: 2050 Regional Growth Forecast that “[ijn 1999, SANDAG
projected 21 percent of future housing growth would occur in the unincorporated areas of the
county under the local general plans at the time, Today, SANDAG expects 17 percent of growth
to ocour in the unincorporated arcas and much of that 15 focused 1n existing villages such as
Lakeside, Valley Center, Ramona, and Alpine. As a result of these updates, SANDAG has
identified suflicient housing opporunities in the existing general plans for the first time in nearly
two decades.™ This is because the cities within the San Diego region have revised their General
Plans to accommeadate growth n existing areas that are served by transit and other infrastructure.
The Planning paradigm created by the County General Plan - to focus growth into the
incorporated cities where infrastructure investments have been made and are planned — 18
working. Shifting growth to an oulving area of the County, such as Twin Oaks, would
undermine the current trajectory of growth and place it oulside of the “smarnt growth™ principles
that have been mcorporated into the County General Plan and General Plans for cities throughout
the region.

A% P

0. Project Noi Consistent with Guiding Principle of the Housing Element

Page 6-5 of the Housing Element states, “The foundation for Housing Element policy is
based on the defined objectives of the General Plan update as well as the initiatives of the
County's Strategic Plan. The objectives of improving housing affordability, assigning densities
based on characteristics of the land. and locating growth near infrastruciure, services, and jobs
were of particular significance. Policies respond to the characteristics and challenges of both
urban and rural community development. In general, housing affordability is addressed through
pehees imtended to increase the supply of housing and decrease housing costs. Both approaches
are applicable to urbanized centers with access to infmastructure, services, and jobs, but in rursl
areas, the lack of infrastructure and services dictates maintaining low densities. Thus,
poelicies aflecting rural areas emphasize lowering housing cosis.” (Emphasis added )
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The Twin Caks Valley is a rural area. As noted above, the guiding principle of the
Housing Element states that the lack of infrastructure and services in rural areas dictates
maintaining low denstics. Housing policy should not emphasize imcreasing supply, it should be
about lowerning costs. This is directly counter to the Project’s policy emphasis on the ereation of
new housing in a rural arca at all costs, regardless of the policics and restrictions that have been
placed on the Projeet Site. The Project proposes no amendment to the Housing Element's policy
to maintain low densitics in rural arcas, and therefore, the Project will be inconsistent with the
General Plan i approved

K. Adding Density in Rural Area Ts “Not Consistent with the County s Multiple
Planning Ohjectives.™

Page 6-T7 af the Housing Element states that with regard 1o risral and semi-rural lands,
although there are many low income families in rural areas, “future growih in these areas is not
consistent with the County'z multiple planning objectives ™ Those abjectives, az analyzed in this
letter, include the preservation of rural community character, preservation of habitat and
agricultural arcas. Pape 6-7 gocs on to state, “The update also designated low densities within
the County s mapor agnewliural arcas, arcas with significant biologial sensitivity o diversity,
and areas with significant physical or emaronmental constrants.” Therefore, the County made &
conzscious policy choes W designate low densitics within arcas like Mernam Mountams to fulfill
the other policy goals of the County General Plan. The Project cannot now use the need for
heousing as a reason 1o discard the other policies in the General Plan. The Housing Element at
page 6-8 makes this clear stating that, “The goals and palicies contaimed in the County of San
Diiego Housing Element are designed 1o'he consistent with other elements of the General Plan.”
Therefare, if significant changes are being made in other elements of the General Plan, the
Housing Element will alsa, hkely need 1o be amended

5 Heausing Sites Inventary far the REINA Thd Mot Tdentify Merriam Moauntalns
for Significant Housing

The Housing Sites Inventory for Merth County Metro provides locations where 2158
units ean be developed. All of these areas are designated Village Residential and are soned
correctly to provide housing opportunitics. The proposed Projeet area is not identified in the
Housing Sites Inventory as a location that can accommodate housing n the North County Metro
arca. The propesel Project also does not include an amendment to the Housing Sites Inventory
tos include the site as being an anea that can acoommndate housing. Therefore, the Project is not
and will not be in compliomee with Housing Element of the General Plan if apprened.

T. General Plan Already Balanesd and Has Locations for Growth; Newland
Praject Ts Additive

The Project site was not designated for significant amounts of housing, because leaving
the Project site rural provided the necessary halance between the preservation of agriculiural and

habitat areas, and need for housing.  As noted in the April 2013 County Background Report on
the Housing Element section 2.1:
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This Housing Elenent seeks 1o balance housing requirenvents with L
infrastructure deficiencies, safoty issues, and the rural character of
many of the County’s unincorperated communities. It also secks o
reconcile housing newds with competing  land use interests, For
example, apricullure 15 a0 magor sector within the  regional
economy, and most agrivullural eperations are located within the
unineorperted County, San Diego County also has the greatest
number of endangered species of any county within the continental
United Statex, and most of those EpeCies Aré located within
unincorparated areas. Retaiming agricultural and environmental
resources, therefore, must be reconciled with a housing allocation
that is the second largest share within the region for the fifth
Howsing Element cyele. Beonuse of the size and physical varmation
of the unincorporated County, key Housing Element ssues are

identified by location type— Village, Semi-Rural, and Rusal Lands O-1-477
regional categories defined within the Land Use Element—io Cont.
facilnate place-based solutions for housing issucs within the

unincorparted County.

To mamntain this balance, specilic policy choices were made:

In order w0 maintan the semirural character and pattern of
develapment in these communities, residential prowth is redirected
away from rural and remote arcas with minimal or nonexistent
public zervices ta areas where higher density and & less rural
chamcter 15 consistent with the existing pattern of development and
the mvnilablity of public services.

The Project proposes the opposite of this important Housing Element policy. The Progect
dircets housing. into an area that is rural and remote and lacks public services. I the Project
proposes o change thes policy of balance withun the Housing Element, it must actually change
the palicy and provide amended language. Pecause no amendment has been proposed, a
sigmficant impact will occur if the Project is approved, and the Project will b¢ inconsistent with
the Housing Element.

L. Project Is Inconsistent with the Zoning Ordinance and RO
1. Lone Chaee Constrintes “Spol Zoming ™ Whoh Mast Be Avalyzed

As pant of the PSR WC42 review, the County stafl” correctly noted thar “if" the County
chooges to implement the Guiding Principles differently for a single property, it risks O-1-478
establishing an nconsistent basis for applying the Guiding Principles to other similar properiies.”
(Sec Workshop Staft Report at 4.3 County staff™s concern raises the 1ssue of whether the
proposed Project constitutes “spot zoning,” which was specilically noted in County stafl™s
review of Property Specific Request NC42. (See Attachments 3, 56 The EIR must analyze
whether the Project’s General Plan and zoning changes constitute discrimination against
similarly situated properties, which could be construed as impemiasible “gpot 2oning ™ See Y
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Foothill Communities Coalition v. County af Orange, 222 Cal. App. 4th 1302, 1311-12 (2014), 'l'D-'I 478
see also Avenida San Suan Partmership v, City af San Clemente, 201 Cal, App, Sth 1256, 1 268 Cont
(2011} ;

iz TReansishent with RPA
n Exemption and Wholesale Re-Wiite Requared

The DEIR ol page 3.3-39 acknowledges that “the project is not strictly in conformance
with RPOL." In fact, the Progect 15 so vastly out of eonformance with the RPO that the Project
propases an “amendment 1o the RPCr that would exempt the Projest from the requirements of the O-1-473
EFO" The DEIR goes on 1o explain thal a Regource Protection Flan ("KPFP7) wall be put in
place that will serve as the functional equivalent of the RPO. The need o fully cxempt the
Project from the EPO shows that the level of development proposed for the Project Site was
never anticipated here. The need for a blanket exemption for the Project shaws that the Project is
so out of syne with the policies and regulations fior land use i the County of 3an Deego that i
PRl WEIte iR own fules 1o receive special treatment from the County

b Mo Significance Call Made

The DEIR discusses the meed for a wholesale exemption from the RPO ordinance, but
does not provide s determination of whether the Praject’s non-compliance with the RPO and
need for a total re-wnite of the regulations effecting the property would be a sigmificant land use
impact. The existing allowable development on the Project property would be subject to the 0-1-480
RPO and could be configured to comply with the RPC and Resource Protection Subdivision
Ordinance. There would be no need for an exemplion from the RPO under the existing
regulatory environment.  Therefore, because the proposed Project would not be consistent with
the RPO, 30 much so that the Project would require an exemption from the KPO and a total re-
wiite of regulations for the proposed Project, the conflicl would be a significant land use impact.

The Project proposes an exemplion from the BPO as “any project located within the
approximately 1,985 acre property known as * Mewland Sierra Specific Plan” if determined to be
consistent with a comprehensive Resource Management Plan (RMP) [that] has been adopted by
the Board of Supervisors as the functional equivalent of RPO” However, even the RMP which
is supposed o be functionally equivalent 1o the RPO needs an exceplion from the exempiion O-1-481
stating that, “this Resource Protaction Plan conchudes that the project would be fully consistent
with the County RPU, with the exception of impacts to coastal California gnatcascher—occupied
habitat along the castern side of the project Site and impacts associated with RPO wetlands. ”
The DEIR. indicates that the exception is justified becavse of the design and density needs of the
Project. This means that the Project cannot even design an exemption that does not need &
separate excepiion embedded within it

The KPP 15 required by the exemption to be “functiomally equivalent”™ to the KPO 1o be
consistent with the revised RPC language which will include the exempiion. However, there is 0-1-482
no objective standard provided in the BFF or within any regulatory document as to what 3
“functionally equivalent” means. As stated above, the RPP states that the RPP ks equivalent ¥
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excepl as it pertains to impacts (o the California gnatcatcher and KPO wetlands, This statement A
leaves the reader asking if the RFF i indeed equivalent or not equivalent? And if it is not
equivalent, as it states, what makes it functionally equivalem? There is no analysis of the 0-1-482
functional equivalency of the BFP versus the RPO, just a conclusory statement that the BPP is Cont.
functionally equivalent to the RPO. If no objective standard exists, how is the RPP supposed 1o
be evaluaed?

V. The Project Is Mot Consistent with SANDAG® SCS or 5D 375
1. The Projecr Is Not Smart Growih

The Project proposes to develop 2,135 residential wnits and 81,000 sgquare lest of
commercil development on rural lands far from urban amd job centers—and withoul meanmg ful
transil options—in stark contradiction to the planning principles encompassed in the County 's
Giemeral Flan, LEED-NL), SANKDAG s RTP/S3CS and RCP. and 5B 375, SANDAG' s KTP/SCS
was developed based on the County's General Plan current designation of rural residential,
General Flan Goal LU-5 promotes “[a] land use plan and associated develaspnient techniques and
patterns that reduse emissians af loeal greenhouse gases in accordance with state initiatrves,
while promating public health.™ (General Plan Land Use Element a1 3-27.) The RTPSCS

assumed no urban development on thiz site.

In addition, the County's 2013 General Plan Annual Progress Report states that “[tlhe
core concept for the County®s Land Use Element is to direct future growth to areas where 0-1-483
existing of planned infrastructure and services can support that growth and to locations within or
adjneemt (o existing communities.” (20013 General Plan Annual Progress Kepon, a1 3 (Mar,
2014), attached hereto as Attachment 62.) As previoushy discussed, the Project will be located
away from existing services, includes internal street designs with long looping roasds and cul-de-
sace, includes no proposal Tor transit services, and will require long, single-accupant vehicle trips

n contradiction of these policies.

The EIR should analyze the Project’s consistency with the smart growth principles
contained in the General Plan, SANDAG s RTP/SCS, and SB 373, The Project simply lacks the
connectivity and compact land use planning required of smart growth development. Claims of
reduced vehicle trips within the Project Site do not negate the impacts of long single-occupant
wehicle trips roquired 1o job and urban centers. The shuttle proposed for connections to local
transit centers will wait in the same traffic created by the Project as all other commuters in the
area which will diminish the incentives 1o use this facility. When a transit trip is no less efficient
than a vehicle tnp, the vehacle trip is marne likely ta be chosen

In addition, Project features such as a multi-use wrail and bicycle share programs will do
litthe 1o decrease viehicle trips internal to the Project beeause the topagraphy of the Praject wall
reguire and incentivize vehicle use for even intemal irips 1o the commercial area. For example,
residents on the west side of the Project Site—where most residential units are located—are
unlikely to walk or nde a bicyele or horse 1o the far eastern side of the Project to visii a grocery
store, leaving themselves o carmving bags of grocenes long distances. uphull, to get back to ther
home, The sieep topography of the Project Site does not lend itself o pedestrian or bicycle trips
unless commercial and residential uses are more closely clustered, given the long looping roads, Y
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cul-de-sacs and grade changes. The EIR should analy ze alternative designs for intermal 4
circulation and lavout of units 1o reduce the length of intemal irips. Even if such changes 0-1-484
provvide for a reduction in internal Project tnps, they do nothing to decrease external Project trips 1

that result in greater VAT and GHG emissions impacts. The Project must do more than merely Cont.

pay lip-service to County, regional, and S$tate planmng requirements cmphasizing smart growth
principles to be able 1o find consisteney with the 808,

In addition, the Project Incks any meaning ful transit options. The DEIR notes that transit
stations are located “within s miles™ of the Project, This distanee would preclude the Sprinter
train from serving as a viable evervday commute option for Project residents, In addition,
although the DEIR considers a shuttle that would connect the Project to the closest Sprinter
stations and the Escondide Transit Center, the operational nature of the shuttle is in question,
hecause the Project leaves it up to the HOA for the Project 1o fund and manage the shutle
svetem. This places what the Project considers a Key prece of connective infrastructure into an
uncertain future. Therefore it cannot be used as mutigation measure or even relied upon o
provide connectivity 1o transit. Indeed, the existence of a shuttle svstem 1= an acknowledgement
of how far the Project is located from transit. I the shunle is 1o be used a substanual evidence of
connectivity, the Project should perform a study of how lomg the shuttle will take 1o reach the
iransil station from the Project and should commut to funding the shutile’s operation. Because
the shuttle will operate in the same diminished levels of service on the 1-15 frecway, the shuttle
15 likely to be of little assistance to resdents.

Beeause the Project would be located in the rural 1-15 corndor m Merth County, which
lwcks transil infrastructure, the Project should take a “transit-first™ approach 1o transportation
However, the Project provides no funding or contributions to plan or construct transit facilities to
ensure that the Project’s added impacts and increased emissions are fully minigated or avoaded
Such facilities must be coordinated on a regional basis with SANDIAG, rather than ereatad on 3 O-1-486
partial, haphazard or unfunded basis at the project level.

Therefore, the Projeet 13 not “zmari growth™ and cannot be found consisient with
SANDAG 5C5.

W.  The Project Is Inconsistent with County Board of Supervisors Policies
1. Boward Podrcy Statenients

The DEIK altempls to summarize sach of the Bowrd of Supervisors” policies which are
analyzed in the DEIR. However, the summaries provided are nog completely accurate and 0-1-487
musstate the nature of Uhe policies as shown i the 1-33 example below, In addition, providing &
summary of the policy precludes the reader from understanding the policy based wpon their
reading of the palicy and not the interpretation of the DETR writer, The DEIR states each of the
Giuiding Principles of the General Plan in full, and the Board Policies should be presented in full
in the DEIR document

Z Poltev J-33 on the Use of Eminent Domein

The DEIR at page 3.3-43 provides the conclusion that the Projeet would be consistent O-1-488
with pohicy J-33 but provides no analysis or substantial evidence to support that determination. Y
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The DEIR states that “the Project applicam would work with County stafl o ensure proper A
procedures for eminent domain are followed. The Project would be consistent with this policy
fior public facilities.” Does this mean that the Project will utilize eminent domain to
agcommodate Project infrastructure? If so, where will eminent domain be used?

The DEIR alludes to the patential for the use of eminent domain on Sarver Lane, Dieer 0-1-488
Springs Road, and Camino Mayor, but provides no map, or description of property that will be Cont
required 1o be obained by eminent domain. ’

HBoard Palicy J-33 states that the purpose of the policy i, “to define and limit the
circumsiances in which the Beard of Supervisors will use therr power of erminent doman, on
behalf of private developers, 1o acquire real property rights for public facilities.” (Emphasis
added.) 1

FursL, it 15 mot elear that proposed eminent domain will be used solely for public faciliies.
The Project proposes the improvenent of Camine Mavor a5 & northern access routé into an ouw
of the Project. Appendix D of the DEIR includes two alternative routes for Camind hMayor.
Appendix T at page 2 aates: “Both Alternative Alignment | and Alternative Alignment 2 wauld
be designated as private roads.” Therefore, the use of eminent domain 1o acquire property for
cither of these alignments would not be consistent with Board Palicy J-33 as they will be private
facilitics. Coneerns have been mised by residents along Camino Mayor that their property may 2-1-489
be taken by eminent domain due 1o the alignments presented inthe DEIR. 1L s impossable 1o
determine whether or not erinent domain will be used i this area, because it s not disclosed in
the DEIR. Similarly. the DEIR doss not disclose whether eminent domain will be required to
acguire right of way along Sarver Lane or Deer Springs Road. The DEIR therelore does not
“define and linit” the use of eminent domain for this Project and therefore the Praject cannot be
consistem with this policy.

Further, the policy section and states:

11 iz the policy af the Board of Supervisors thal the power of epinent domain be
used fo aoguire property rights required by conditions of approval af subdivisions
owly when:

1. The subdivider has made reasonoble offers based on a_farr marke! value
appranisal report and has mode every recoonoble effort te acgiire the property
rights, and

2 Alrernative locations for the public facifities have been considered and none
Seund practical; and

0-1-480

3. Dwletion of the off-site requirentents of the subdivision is not recommanded by
staffs and
4. The subdivider has agreed to pay full Coanly costs of enrinent domain

proceedings, including all costs to purchase the real property rights required; v
ol
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3. The Brard of Supervisors hos prescrited the lecation of the proposed

Naotwithstanding the above, non-blighted, owner-occipied residential structures
cannol be condemmed for transfer (o another private party for purposes of more
profitable econoniic devalogmidil

How much of this process has the applicant already implemented (o oblain property for
ofl public facilities? It appears that the Project contemplates the use of eminent domain but does
not disclose where eminent domain will be used or for what public facilitics. If eminemt domain
will be used, the DEIR must provide an analysis of elements 1-5 of the policy and make a
determination if a significant impact will occur, This disclosure and the analvsis of any impacts
related to the use of eminent domain must be provided A DELANE Engincering analvais of the
Project’s grading plans shows that impacts private drives along Deer Springs Road were not
analy#ed, despite several private drives that will be impacted by new drainage channels along
Deer Springs Road  (See DELANE Offsite Memo ) In addition, previous work by DELANE
demanatrated aumensus propeny impacts from a siv-lane Deer Springs Road aligament tha have
not been disclosed in the DEIR or analyzed pursuant o Pohicy J-33. (See DELANE Road
Widening Memo. )

X. Cumulative Impacts Are Mol Thoroughly Addressed

Cumulative land uze impacts have not been adequately addressed by the DEIR, The
DEIR discusses the signilicant and unmitigable impact of growth inducement in the population
and housing section of the EIR, but fails 1o provide an analysis of the impacts on land use,

Tt is clear that the growth inducing impacts of the Project will fundamentally alter the
land uses in Twin Oaks area and create a cascade of up-zoning that will fundamentally chanpe
the rural character of the area and the underlying land uses. County stafl reached the same
conclusion in the PSR NC42 stafl report of January 20, 2012, The report states that with the
addition of the Project, “ These mereases i development poteniial on this property alsa required
consideration of the designations on the properties in the surrounding commumty. 1t would not
be appropriate lo increase development substantially on the site while significantly restrictimg
development on the surounding propertics. Therefore, the properties within the of-site study
arca are recommended for SR2 or SR4 depending on size of other parcels in that arca.” The stafl’
report goes on toostate that, “The effects of adding aver 1 000 dwellig umits on land that is
currently undisturbed rural land will require extensive study to determine the impact on the
communily, resources, and the environment and to address consistency with Polioy LU-2 3
assigning densities in a manner that is compatible with the character of the community .. The
progeosal would shift the focus of the Twin Chakis community from its center o its edge along 1-
15, The study arca affests over 250 property ewmners. A change affecting such a larpe number
of people increases the complexity invalved in notifying owners of the proposed changes,
secking ther mput, and sddressing their concems. CGiven the large amount of community
opposition 1o this project, additional issues will be brought up over the lide of the approval
process.”
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This fundamental shift in the character and land use of the Twin Oaks area that =
acknowladged by County staff report is not acknowledged or analyzed in the DEIR. The DEIR
fals to grasp that development of the Project will induce a change in Land Use for the arca,
because as noted in the County Sraft Report, “these increases in development potential on this
property also required consideration of the designations on the propertics in the surrounding
commumty. It would not be appropriate to increase development substantially on the site whale
significantly restricting development on the surrounding propentics.” Therefore, the DEIR must
analyze the changes in land uses the Project will induge on surrounding properties. Although the
population and housing section discusses growth potential anached (o the economics of adding
over 6,000 peaple 1o this rural ares, the DEIR provides no discussion of the potential land use
changes that will be necessitated by the Project o surrcunding property. This is a glaning
omission given that County stafl identified this potential impact in a previous review of a smaller
prject on this site.

Muoreover, a portion of the project site falls within the City of Escondide’s sphere of
influence, The LAFCO map of the Ezcondido sphere ol influence is attached hereto as
Attachment &0, The map clearly shows the Escondade sphere of influence extends north of Deer
Springs Fond and west of I-15 o the project site—nolably covermg the area currently
designated as “village.” This inter-jurisdictional issue requires review of both the County
General Plan and Escondido General Plan to analy s consistency, Here, NO42"s proposed
density would be inconsistent with these General Plans

The Marth County Metra Comminity Plan (“NC Metrs CP7) is part of the County
(Gemeral Flan and inclwdes the Project Site. The gencral goals and policies of NC Metro CP
require the Caunty ta take the Cinv of Eacandida’s planning inta consideration, WNC Metea CP
Policy 7 limits density on unimcorporated County land within the Escondido sphere of influence
to one unitl per acre. Specifically, Poliey 7 prohibits “new major and mimor subdivizions within
the adopied Escondido city spheres of influence if the density shown on the final subdivision or
pareel map s greater than one dwelling unit per pross sere, unless: (1) consistent with the
general plan land use map; or (2) the proposed project has sewers available and can obtain sewer
lateral connections to an existing sewer main, in which case this policy shall not apply to the
property.” (3ee Atachment 57.) This provision appears intended to limat the County 's ability 1o
approve dense develapment within the City of Escondida’s sphere of influence. The County’s
Gremeral Flan, therefore, limits the County 1o approving development al a density of one unit per
acre within the City of Escondida’s sphere of influence unless the Escondida General Plan
allows for addinonal density.
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XX, PARES AND RECREATION

The DEIR's analysis of parks and recreation falls victim to the same emmors enumerated in
this leter’s RBiology section. The DEIR ignores the Project’s inconsistency with the MC MSCPF.
Gieneral Flan Palicy M- 129 provides that “within the [MSCF] preserves, conform siting and use
of wadls to Coumty MSCP Fans and MSCP resource mansgement plans ™ The DEIR does not
anilyae hoow it §s consistent with the MSCP plans in this section. Thias, it is uncléar how the
parks sting will comply with these plans based off of the nfomation contmned 1 the DEIR
The DEIR simply states thal “trul segments were dengned to mumnaee unpacts lo sensitive
envircmmental resources mnd ensure compatibility with adjscent agniculiural land uses. (DEIR af
P 24120 It dods not provide any additional analysis of support o this stalement, o does it
miention the MSCP, despite stating that the Project is “within the North County MSCP planning
arca and within o draft Preapproved Mitigation area.” (DEIR af p. 3,43} By neglecting to
mnention the MECE i ats anadysas of compliance with local plans, isdiding General Flan Polioy
M-12.0, 5t opgreams i i the DEIR is suggesting ihe Project need mot comply with ibe deuft
MECP, while simultancously basing 1ts biologrcal resources migmficance conclusion on the
Progect’s compliance with the drafl 2C MSCF, This renders the DEIR internally incomsastent,

The DEIR netes tat e specific amenities each pak provides we included withan the
Specific Man. However, the Project includes an amphithester located near existing residences,
The DEIR should ackmowdedge that the Project includes an amphitheater within the Parks and
Raereation analysia, and deseribe the rypes of evenia and potential noize and raffic impacts thaa
muty result. For instance, detuils on the number of people that may be sccommedated o the
amphatheater, the frequency of events, and whether amplified sound will be wsed are vital
anformetion for members to the public to analyvee e potential inipacts the amphithester may
harve
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XXI. PUBLIC SERVICES

The DEIR's conclusions that the Project”s impacts to public services will be less than
signiflcant ane nod supporied by substantial evidence or analysis. The REIR musi be revieed and
rocirculated for additional public review and comment after acknowledging and comect the
deficiencies noted in this lemer

First, as for fire profection, the fine fee agreament with the Dier Springs Fire Frotection
Dazirict is not adequate or pemmissible mitigation. The DEIR ames that this sgreement and it
amaociated fee i neceasary for a finding of & “less than significam™ impact to fine protection
services amd focilities. (DEIR a1 3.5-15.) However, in addition 1o the fact et a pre-commatiment
for matigation in sujjoit of a project before e ceatification of the EIR may be a violation of
CEQA (ree, 2.g.. Save Tara v, Oy of Wese Hoflyeraod (2008) 45 Cal. 4th 116), thos fee
agreement alone does nol constiule adequate mitgation under CEQA (ree, ¢.g.. Kings Cownly
Farm Bureau v. City of Haviford, 221 Cal App 3d 692, 72728 (1990)).

Second, a5 1o impacts on schaol overcrowding, the DEIR neliss on current regul
struchumes (1.e, stsleanumlated schood fees or Sehool Mitigaton Agreementis)) to jusafy
concluson of less than sigm ficand impecd. However, the DEIR concedes that-

*  “According to the Proyect Facility Avalabality Form from the San Mareos Unified
Sehoo] Dhsma, it indicated that overerowding would oceur ai the elementary,
middle, and high school™;

*  FEscondido “schools may exceed capaciiy due to new student growth as a resuli of
ithe proposed project and it cannot be known ot this time il the boundanies will, or
will not, change in the futune to meet changing student demand ™ and

& Y| Epdating schaols in San Maresa are aver capacin. ™

The DEIK also relies on the malysia of the Escondido Genernd Plan EIR as further
Jushfication for its conclusson, yrmonmg e fisd (i the Escondsdo General Flan EIR was not a
projeci-rpecific EIR (ke the Mewlmd DEIR ol e bared. Relimwe on the econclusions of u
plan-level EIR for another jurisdiction (Ciry of Escondido) docs not constinate substantial
evidence for conclusions in a projectspediic EIR in the County of San Diege.

Furtler, ihe Escondide General Plan EIR was compleied i 2012, and ihere 1s ne
evidence or analysis that the EIR's analysis, evidence, and conclusions ane reliable in 2017 or
2008, The Mewland DETR makes no attempt o analyze whether the conditions amd analysis
underbyng the Escondido General Plan EIR reman apphicable for this 2017 DEIR in the
nnineerporated area of the Coanty of San Diege o that the Escondido General Plan EIR 100k
into comsideration the school apace necessary 1o service & new project the size of the City of Del
Mar

RTC-209

0-1-499

0-1-500

0-1-501

0-1-502

Newland Sierra Final EIR



Comment Letters

June 2018

XML PROJECT ALTERNATIVES
A, The Project Abiernatives Do Not Camply With CEQA

CEChA pexpuires that o draft EIR include o discussion and eviduation of “a ressonslie
mogge of alternntives o Bhe proget, or bo ihe lowaion of the projed, which would fensitdy obimn
moad of the basse olyectives of e project bt would avod or substantally bessen any of the
sigmificant effects of the project, and evaluate the comparative ments of the altematives,”
(CEQA Guidelines §15126.60a) ) CEQA requires the lead ageney to identify a rnge of feasible
alternatives, including allemative sites, that eould “substantially lessen any significant effects
that the project would have on the enviromment, ™ asd o descuss the comparative environmental
effects of the progect ad (he allematives, (I § 1502 0(ak2), see M it Liom Fonndation v
Figh od Game Come ' { 19975 16 Cal 4th 105, Altensatives that ey avond or lessen the
impacts of a project must be thoroughly analyred, “even il these altemativies would impede 1o
same degree the arainment of the project objectives, or would be more eastly ™ (CEQA
Guiddines § 18126.6(b)) These altematives should net merely be variations on the design that
the project propenent ultimaiely hopes to implement, but should be designed with the geal of
avoiding or lessening lhe impacts of a project.

The INIIR hos evaluated cleven allemabives io the Proyect, mcluding the two altermabives
it consicheredd and rejected. Many of these aliematives were designed 10 fail —in contrast to
CEQA ' neirensent b analyse albematives that would seeed of leasen & project’s impacts In
addition, the DEIR did not develop or consider any of its own altematives. Each altemative
presended (with the exception of Mo Project and Existing General Plan) wis suggested by an
oitspibe agency o asember of the public. There was no good fath effort to develop mn
andependent viable albternabive. The EIR fuls o follow te standard CEGA process of
tdentifying significant and unavoidable impacts and the designing an altermative for the purpose
of lessening or avodding that impact. This approach was sucesssflly employed in the Baranck
Repon

Instead of sdhening to this principle, as discussed in greater detaal below, it appeans the
DEIR has set up straw mem sssumphons designed lo make the analyzed al temative fal, in
vielation of CEQA. For instance, with the exception of the MNe Buld Altemative, sech of the
altermatives includes a fatally Nawed assumption that the County would be unable e direct traffic
away from Deer Springs Road, requiring the widening of Deer Springs Road. The DEIR
upprowches the amalysis ws i it wis writien by the opplicne. It does mod consider whether the
County may imgd ement traflfic calmming devices, for example. The alternatives do not even
consider such suggestions, and just assume thal aflie wall contmue o Dew cnte Deer Spnngs
Road. Finally, the DEIR did mot analyae travel times for the altermitives in concluding that Deer
Springs Road would mecd to be widened, and only analyzed road lengths. The DEIR should
have considared travel times within their altemnatives analysis, and instesd seemingly chose a
metlodology designed o cnise the altemaives w fidl

B The “Mo Bulld® Altermative Is Inadequate

Pursuant 1o CEGA, the lead agency maust “analy s the impacts of the no project
wltermive by progectimg wheat would ressomutily be expected o ocour mibe fonsesdde futare of
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the project were not approved, based on coment plans and conssterd with avalable infrastmcire
and comumunily services.” (CECGA Owdelines § 15126.60ed3)C0 ) Inanalyang the no project
wtermutive i w draft EIR, the leud ugeney “should ichants fy the prasticul result of the projed’s
nan-approval and nod aoeate and analyee & get of artificial azsusmptions thit weald be requaned 1o
preserve ihe existing physical emvironment.” (CEQA Guidelines & 13126 6(eX3NBL) IF the
dizapproval of the project being considered would lead 1o other actiona, “such as the propoeaal of
soime other project, tis “no project” consequence showld be discussad”™ in the EIR. (M)

The Mo Buld Allemative does ned acoound For remsonably foresecable improveaments,
such as the 1-13 interchange improvement, in viedation of CEQA. [t appears that the No Build
Altermative assumes That no improvements oF strafegies bo indréase Capacity of traffic fow on -
15 will be implemented a all, and that the I-15 imerchange will be configured and operated
exinotly i it i todday in the Project buald-out vear. This is an unressonable and ansuppoed
asumption, and does not comport with CECA gindance that requares. the progect altermative bo
anchede “what wiould pesenobly be expecied to ocon™ i e Propedt Study Avea i e proposed
FProgect were not improved, Simalarly, the DEIR's No Buld Altemative docs not analy o avy
potential improvements to [eer Spangs Road = such as traflic catming mesumes the County
iy bnplement, Asairmng that Deer Springs Road will exiin exsetly as it is today decades ma
the fistare is an artificial sssumption that shacures the purpeoss of including & no project
altermative man EIK, [nstesd of demonstratog wiheat feure condiions would be of the proposed
Progect were not approved, the DEIR mvents dire future conditions in which absolutely no
improvemnents arc made io the 1-15 imterchange or to Deer Sprnngs HRoad. Evenafat i the case
that Caltrans or the County would not make any operational improvements, the DEIR docs not
provide substantial evidenss ta suppart this ssenario as the practieal reaalt af a failoee ta approve
the proposed Project. Moreover, the DEIR dowes mot consd dar that building the proposed Project
mow wouldl requare recircudation of the Generad Plan, as County stalT previously acknow] edged
wonld be revquired by the MO-A2 PSR

C. The “Existing General Flan®™ Alternative Description Is Mot Correct

The DEIK paints a false picture of the devebopment that could be deveoped under e
cxasting general plan land use designations, The site plan proposed in the Aliemative has been
diesigned to maximize its impacts, while unreasonably disreganding strategics and regulatory
structures that would be requaired to be applied, which would lower the potential impacts of
development under the existing General Plan land use desipnafions. In addicon, the DEIR
mikes Hve startliog fnding that the Existing General Flan Allernalive has a greater land ose
amgrect on thie Project anea than e Progect stsel§. The finding defies bogee, becanse the Existing
Oeneral Plan Alterantive represents the caasting general plan, wloch has already been found b
meet @l of the policies withan the General Flan, In addition, when the County stafl reviewed
PER MCAZ, which was a smallar version of the current Progect, they foumd that that Projeat
would have potentially significant impacts on the property when comparad to the existing
general plan land use designations. The analysis in the DEIR incomectly describes the existing
general plan land wa condition, and thenafone, the analysia comes o incormest determanations
Mt age nob sopported by logie or evidence
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i. No Swhetamtiad Fvidence iy Provded o Support the Conclusions Reloted
fo the Alrernarive

The REIR provides ne site plan, or other substantial evidence 1o suppon the analyeis of
this Altermative. The analysis makes concliusory stabements that the Existing General Flan
Alremarive will degrade open space and increase biological impacts on the site, bt provides no
ks for these findings, In addition, aa disassed below, the anal vsis makes assumptions about
the development potential of the site wathout sctundly applying the regulstory measures
umpacting the sie,

1. Two Mithon Sywere Feel of Developmeent fs Not Alfowed, Nor Feasible as
Pari of the Existing Cleneral Plan for the Site

Section 4.5 of the DEIR provides the Existing General Flan Altemative Description. The
descnplion stales:

Ly sustumaary, e exasting General Plan land wse designations would
allow approximately 99 single-family residential dwelling units
and 2,008,116 square feet of office professional and commereial
space with msociated roadways, leach fields for sepiic sysiema,
awl Fuel Modification Zomes (FMEs). The distribution of the 99
suigle- Gumaly residential dwelling wats was developed 1o enswre
complionce  with the County’s Conservalion  Sulsbvision
Opfipance and other easting  development requirements  and
constramis that apply o the project Site.

This starement is insccurate. |t is comect thar a masimum of &4 residential dwelling uni
wan be developed on the property, but 2008116 square Feel of commercial developoent nuay not
e developed on the property gaven regulitory, physioal, med nerkel constiants

a Fsauibls © s F
(1} Odffice Professsonal Aren

The DEIR states there is cumently 53,6 acres of Land designated for Office Profes onal
and zoned T30, Owver 30% of the property i encumbrered by steep slopes greater than 25%
which renders thoss aness of the property almost undeve opable under the County™s RPO, The
RO generally requines preservalion of these slopes and only allows encroachment of 10% o
those sieep slope arens. There are flal areas of the property whach exast beiween the sieep slopes
that are alas nod developable due to the adjseant topography. Aler secounting for setbacks and
slopes, there are approximately 27.7 acres of “developable™ land that are designated Office
Professional amd 2omed O30 on the site.

Office uses m this area have o muwamem 2-story haght i, whach would
necessatate mdustnal-office type development with surfsce parkang. Although the General Flan's
Crilice Professional designation allows a maximum floor area ratio (“FAR™) of 0.8, when
raquiremants for surface parking, sethacis, height, and sther development reatrietions are applied
o thee propeity, the area would caly be able to provide a maximam building square footage of
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635 000 sqquare feer These limiting fectos are more thoromgehly discnssed in the DELANE
Commeraal Memo

The EIR must consider these facis and be recirculatad for fanher public review and
comment under CEQA Guidelines sedtion 150885,

[ ] General Commercia Area

The General Commercial ared of the propemy is 4.6 acres. General Commercial in this
area is allowed to develop 1o a maximum FAR of 0.7, However, given requirements fior parking.
a Z-story height maxinum, and required sethacks, the property could only develop toa
mpamman of 103,000 squeare feet per the analysis in the DELANE Commeraal Memo,

Also, the General Commercial parcels are divided by Mesa Rock Road, which would
make it impessilde for all of the development square footage 1o be used by a single building like
a“Hig Box” store, These hoating factors are more horosghly discussed i the DELANE
Comumercial Memo,

The DEIR must consider these facte and be recirculated for farther public review and
eomment under CEQA Guadelines section 15088 5

Thee total Femsible conibined Offics Professional and General Commercial aquans footags
allowed in the existing conditions is 758,000 square feet and not 2 million square feet. The
lensible square footage shown in the DELANE Commencial Memo only sceounts for resinelions
Trn deelopment regulations amd does mod teke into secount econsmic setors that would
further rediece the feamible devdopmnt on the sife.

Therelone, the DEIR s characlenmbtion of the commencial ansa of the Project Sile under
eashing Condations i incomrect and mnest be tevised aiwl recialated.

a Puilidout [s 1ot Technically or icallv Viat

As dhgovssed in the DELAMNE Commercial Memno, build out o maxinmm FAR is nol
leasible for the propeaty due o lopography. regulateny restnctions, amd econemis faclors, As
noted in the DELANE Commergial Memao, the property 15 sigmficantly constraned by steep
slopes of over 25%, which would render these aneas undevelopable, and therefore canmot be
counted in the development area. Affer accounting for steep slopes, height restnictions of 2-
stories, setback and parking requirements, and the feasible devedopment area is neduced 1o
635 00 sqquare feel of buliing sea in B Cflice Professonal dessgnated portion of e
preperty. Inaddition, a maxamum of 103,000 square feet of geveral conunercial uses could be
developed om the portion of the property designated for commercial uses, given the same slope,
height, setback, and parking restrictions. Therefore, a total maximum development capacity of
approsmakely 738,000 square feet could be developed on the property.

Sumalarly, the Crshiman Sty determaned that construction of commeraa office or retal
on the Proyect Site s not economcally viabde. The report states, =TTere 15 no curment
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comstietion of office and a net megative (2,000 sf) absorption & of the 2nd guarter 2007, Thus,
there does not appear to be significant damand for office space in tye subject’s designated site
area " With respect 1o retal, the study finds, “there is litte to no ewment demand for netail
development at the sutyect’s site.” Therefore, even if the Project Site's commercial anea could
physically be developed to the masimum square foctage, there 15 no economic demand for the
sqquane fookage in the foreseeable future. Negative absorption mates. for both office and retal
shown in the Cushman Study illustrate that there will be litle to ne growth m demand for these
land uses in the short or long tenn.

Finally. even the previous cowner of the Project Site and the applicant for the Memmam
Mountains Project noted in an August 31, 2009 letter to the County of San Diego that, “the
commercial and office professional designations in the draft General Flan Update are too small
and soflated o be econamically viable.” Therefore, not even the former owners of the propenty
believed that the commercinl area of the Project could be developed to amywhere near the
s buald-out assumed in the DEIR.

The DEIR traffic study acknowledges that producing 2 mallion squane feet of commercinl
uses on the property is undikely. The techmical report in the DEIR assesses traffic inps that relate
to approxemately S00,000 square fect of commercial development on the property and nod 2
il lion square feel. Therefore, the DEIR cannot clam s maximim buald out allowance of 2
mil lkon sepuare feet of development in the Project Descnption and Land Use sections of the DEIR
and use an allernative edsting condition in the traflic study. This ereates an intermal
inconsistency in the DEIR, is masleading to the public and decision makers, and violates CEQA.

LY Drrvelopament Congiztess with the Comly s Conservation Swbdivizion
Chrdinanes Would Reducr fmpacts ard Increcse Oper Spoce

a. Development Argg
The description of the Existing General Plan Alternative states that it was designed using
the County’s Conservation Subdivision Ordinance (“C50™)  The Comnty provides information
about the C5O0 and hnhln&rukuml&hdwmmmdﬁmugﬁuﬂ\!hm u:-nﬂw{‘mml}'mh

Atmndmwmmﬂhupmymummmmmmmﬁmm

Plan residentiad land use designations of Semi-Fural 10 and Rurad Lands 20, 40 & 80" As noted
in the DEIR, 1,907 sores of property inthe Project are designated Rural Lands 20 mmd 19.6 acres
are designated Semi-nmal - SR-10. Therefore, any subdivision of the property 1o acoommiodate

the allowed 99 umts would require compliance with the CSC

Agcording to table 81.401.1 of the CS0, subdivision of RL-20 lands requare a minimam
avoidance of resources in the amount of 80 percent of the tofal area. Thevefore 20% of the land
designated RL-20 is developable. In the Project area the CSO would allow, 381.4 acres of the
1,907 acres designated RL-20 10 be developed. Also under the CSO, SR-10 lands require a 75%
avoidance of resources, which would allow for 4.9 acres of development on the 19.6 acres of SR-
10 landl in the Project area. Therefore, atotal of 386.3 acres would be the maxinmum allowed
area for development or disturbance under the C30 for the 1926.6 acre area designated RL-20 or
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BR-10, This is in comtrst 1o the DEIR characterization of 1,049 sores of dismrbanoe on the
property

b Site Fan

The Couniy"s welsite lists moeniives b enommuge conservation, 1t stubes, “Mommun lod
suze an ponueg hs been decoupled from the density vegulations in U Genweral Plan, mesaning tat
A mardanum |of 52 in porng does not dictate the numbser of penmitted dwellings. Rather the
General Plan land use designation identifica the maximum nomber of permined dwelling unies
allowed ™ Using amaller Lot sizes and chistering would allow for even greater conservation of the

1y, These wmts could eaaly be clustered in within e site plan shown for dee Project’s
Hillsibe o Terrace: Neaghbodlood, while allowiig the iats to be losated on larger 10,000
square oot lots, whabe stil scemnnmodatiog all of e rosds and fuel nxodhfcation area iecessary
0 serve those unmits, Clustening the &9 allowed units would provide evien less disturbancs 10 the
site and greater consarvation than the Project.

The DEIR inappropriatey assames that under the Existing Gensral Plan, homes would be
spremlspranwled soross B entire 1,907 ooves of B L=<20 in o attemnpt (o orede the greutest
posahle mmpoct by inflating the potential impacts of development under the Exasting General
Flan. Bui, the DEIR 1gnores the fisct that this type of site planmang s prohabiied by the County s
Conservation Sulxlivision Ordinance. Therefone, the DEIR s mnalysis is misleading and
aiproper inder CEQA. The DEIR fist be revased to conaider realistie, Ranble development of
the property under existing regil atory conditi ons and be recinaulated for further public review
] commpent

e Cnen Spaee Conservalion

Per sectiom K1, 400 Wrke v of the OS50, “Reources shall be avoaded and placed in open
spooe pusswmnt b te percentage indanted m Table 814011, The ovouded lmds shall be
profected with an casement dedicated to the County of San Diege or a conservancy approved by
e Derecton.” Therelore, under the Exieting C<neral Plan 1,540.3 acrés of the 1,926.6 adres
clesigmated for housing would be raquired 10 be se1 aside for open gpace conservation. In
addition, as noted in the DELANE Commercial Mema, 308 of the commercial arca on the
proprerty is coverad by stoep slopes that must be pressved unde e PO, Therefore, an
adchfionsal 17,06 acres would be preserved in the commenceal anen in the Existing General Plan
desrgnation 1 total 15578 scies would be requied to be preserved under the Exastoig Oeneral
Flan condition For the Project Site, This is in coptrast 10 the Project, which the DEIR states
would eonserve 1,209 acres on-site and 212 acnes off-site for a ol of 1,421 seres of preserved
lands under the Project scanario (although the Golden Door conmtest these total as eversstimales
in the Biolopy section of this letter). The DEIR s inflated total for open spoace conssvation,
therefore, is still 1368 acres less preservation than the Existing General Plan Altemative for the
st T adiditeon, all of the lands comserved aisder the Exasting General Plan Alermative aie ofi-
aite and therefore better preservee the biological functions of the area tham the off-ste mitigation
offered by the Project.

The mulyvsas of the Expsting Generad Plan Altesnative stales that, “Chverall, open spce
wionlil deerevse by approsomstely 273 mores wud disturbed ares would inerese by the same
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acreage under the Existing General Flan Altemative companed to the project. The increase in
development Footprint would result in greater impacts to on-site vegetation communitics,
including coastal sage scrub.” The analysis goes on to state that “The commercial area in the
southeastern portion of the project would impact coastal Californaa gnatcatcher (Poliophla
calsfornica), a federally listed threatenad bird species, and the coastal Cish formaa gratcatcher
bicdogical ladder along the 1-15 comdor. Therefore, this alternative would result in greater
impacts companed to the proposed project.™

The DEIR staterment that impacts to the Cdifomda Guatcateler would be greater under
the Existing General Plan Altermative are unfounded and not supported, The Califorma
Gratcatcher is covered under the Federal Endangered Species Act, and would therefiore requine
the same bevel of protection under the Existing General Flan Altermative or the Project.

As noted above, the description of the Exasting General Flan Alternative states that it was
designed using the County's Comservation Subdivision Ordinance (“C50™)L The County
provides information about the CS0 and links to the Rural Subdivision and Processing
Gmdnlmmmllm{‘oum} web site at

mmdmﬂm“ubnl: “’I‘tuupmgrunnmﬂumywhm mﬂ:dl.wdﬂgpmpm}'mlhﬂmd Flan
resedential land use designations of Ser-Ruzal 10 and Romal Lands 20, 40 & 80" As noted in
the DEIR, 1,907 scres of property in the Project i designated Rurl Lands 20, Therefore, ay
subsdivision of the property 10 accommeadate the allowed 99 units would require compliance with
the T80,

Acconding to table 81.401. 1 of the C50, subdivision of RL-20 lands requires a manimum
avoidanes of resources in the amount of B0 percent of the total area. Thas would inds cate that
20 of the land designated RL-20 is developable. Therefore, under the OS50, 381.4 acres of
1,907 peres would be developed. Also under the CS0, SR-10lands require & 75% avoidance of
resources which would allow for 4.9 acres of development on the 19,6 acres of Sema -mural SR-10
land in the Froject aren. Therefore, a total of 386.3 acres would be the macimum allowed for
development or dishurbance area umder the CSO for the 1926.6 acre area designated RL-20 or
SR-10. Per section 81401, Vriejv, “Resources shall be avotded and placed in open space
pursizant 1o the percentage indicated in Table 81.400. 1. The avoided lands shall be protecied with
an easermnent dedicated to the County of San Drego or a conservimey approved by the Director.”
Therefore, under the Existing General Plan 1540.3 acres of the 1926.6 scres desagnated for
howsing, would be required to be set aside for open space conservation. In addition, & noted in
the DELANE Commercial Memo, 30% of the commercial area on the property is covered in
steep slopes that must be preserved under the Besource Protection Ordinance, Therefore, an
additeorial 17.46 acres would be preserved in the comimencial anea in the Existing General Plan
designation. In total 1,557.8 acres would be required 10 be presenved under the Existing General
Plan condition for the Progect Site. This is in contrast to the Project, which the DEIR alleges
would conserve 1,209 acres on-site and 212 acres off-site fora total of 1,421 acres of preserved
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lands wneler the Project soenaria. This is sl 136 8 acres less presarvation than the Existing
Ueneral Flan Allermative for the site. Inaddibion, all of the lads conserved wder the Existnmg
General Plan Alermtive we ca-site und trerefons better preserve the lologienl functions of the
eh

I addition, the Counry's webaite lists inoentives 1o encourige conservation. n states,
“hdindrmany bod size in zomang his been docoupted from the density regulations in the General
Play, meamng that o mimammem Lot sz n somng dees nod dictate the namber of permitted
dwellings. Rather the Genenal Plan land use desgmabon wdentifics te mavamum number of
pemmitted dwelling units allowed™ Using smaller lot sizes and clustering under cument aoning
under the General Plan would allow for even gréater conservation than the Project.

Therefore, e DEIR s charscienzation of the Exesturg Oeneral Flan Alternative as not
being consstent with the Generad Plan is both facually false and logically Nawed. Substantial
evidenee shows that the Existing General Plan Alternative will have fewer impacts than the
Pregect, and is, of course, consistent with the General Flan, because it iz the General Plan and the
Roeand of Superviecrs has found this analysis 1o e comect in their adoption of the General
Fan. The DEIR tmsd be revisad and recarculabed to comectly present the Exasting General Flan
Allemative.

Section 4,34 of the General Flan makes the incredable statement:

“Thie Exiating General Plan Altemative is feasible due to consistency with the exdsting
General Man land nse designations and 2oning. However, this altemarive would ot be in
complance with Cheneral Plan policies M-3.3, 530, 533, and 3-3.5

Though the DEIR i2 able to conceds that the Exdsting Gemeral Plan Altemative is feasible
due to consistency with the exising General Plan, it then arbitrarnily and illogically condudes
that the Exasting General Plan Allemalive is nol in compliance wilh policies of the General Flan.
The DEIR finds it the Existisg Geveral Flan Alternative would be ipcoisestent with the
fodlowimg existing general plan policies, b provides oo infoomation or rewsoning s o why o
preyect banlt oul under the exishng general plan woald be would not be abie (o eomply with these
policaes:

& M=33 Multiple Ingress and Egress. Roquire development 1o provide multiples

ingrese/egress routes in conformanee with State law and local regulations.

+ 53,1 Defensible Development. Require development to be located, designed, and
constructed to provide adequate defemibility and minimize the nsk of structoral
lors and life rafery resulting from wildlamd fires.

& 5-3.6 Fire Protection Measures. Ensure thar development located within fire threar

areas implement measures that reduce the gk of structural and human loss due 10
wilifine
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Inn orleer wiords, the DEIR. sutonuatically assumes that tee ~Fxisting General Plan
Altermtive” would be buli oul of compliance with the General Plan (another example of the
wsleushng, aind unreasonnlde st - comyrmsons pervisling teeughout the DEIR), in onder
fo justi fy 1% conclusaon that the Project would have Fewer impacts than the casting general plan
land use designations. Omne of the most cutrageons claims is that the Project wall be more
congiztent with the General Plan thean the existing General Plan. Thia type of based and ill ogieal
reasoning in the discussion of this Alernative (and taoughout the DEIR) ilusirates that the
DEIR 15 “s fundamentally and basically ussdequite and conclusory i maiure that memaigful
publsc review and comment were precluded™ such that revision and recarculation of the DEIR arc
requared.

n. The Newland Slerra Parkway Abernatives Analyses Are Flawed

A the DETR notcs, the Golden Door suggested soveral alternatives for the County to
analyze, and hired a tachniecal eonsultant to address the two additional alignments. (DEIR at p.
A-5; see alzo DELANE Engineering, Concept Altemative Alignment Snudy for Deer Springs.
Road { April 5, 2016 ["DELANE Cpdion © Memo™] induded & at amachment to the DELANE
OiiTsate Meme.} Unbike the County and the developer, e Golden Door's consadtant did nol lave
access b U Froject Bite Lo approprately survey and develop e appropniate route for
Altermative C MNewland Siemra Parkway, The DEIR does not atterngt to analyze or develop the
best poszible rowie across the Project Site. Instead, it takes the DELANE Option C Memo
alignamenia—drafted withowt the benaflt of the site knowladge the County and developer
possess—ael proceeds to say the alignments will not actually mitigate impacis o Deer Springs
Road and will not achieve the Project’s objectives. Under CEQA, the DEIR must describe a
reascnable range of al tematives that would feaaibly attain most of the project’s basic objectives
while recducing or evoiding any of its signi ficent effects. 18 is mreasonshle 1o presume that a
commenter has the level of knowledge ebout the site. und any fmbere (o @nalviee an sppropnaie
alternative thal achieves a reduction of traflic on Deer Springs Road without resorting io
widening Deer Springs Foad to four lanes due 1o such a reliance on a commeenter’s knowledge
rather than the County”s own sugenior knowladge iz bad faith on the County’'s part.

Moreover, the DEIR s anal ysis of Altermative  for Mewland Sierra Parkoway improperly
aaumes a four-lane buildowt of Deer Springs Road despate the added capacity on Mewland Sierra
Parkoway. This contradicts the DEIR s “Option A™ proposal, which keeps Dieer Springs Road at
rwo lanes berween Mesa Rock Road and Sarver Lane even without the added capaciny of
Mewland Siama Parkway. In additson, the DEIR assurmes that this Allamative will rapuane mone
pradung and off-site hauhng. (See DELANE Offste Memae ) The DEIR makes no effons o
it Dhist il iy’ be whiliped o sa0e aned thit the Progeet wall be desigsd to balaee, like
they attempd to do i the Project’s analysis, Ofd, anp, 6.) Parther, the DELR, makes no effon o
supges truffic calming measures or other improvemenis (o Deer Springs Road in onder io
encourage traffic to utili ze Mewland Siema Pardowny, minimize the impaet 1o Deer Springs Road,
and improve safety on Deer Springs Road (i)

E. The Mulii-Family Town Center Allermmtive Amlysis Ts Flowed

Againat the DEIR sets up straw maen assumptions in order to reject an altemative
proposcd by a tand party. The DEIR s analysas of the Multi-Famly Town Cenler allemative
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dlesexibes very high grading figures with no suppon. 11 also negleces the land use benefin off
locating development choser to exastmg infrastructure such s ihe 1-15 and clustenng
devedopment in cvder o decrense taflio ps, Wiale U wmlysis udmats s ol terstive would
decrease operabional mobile source GHG ermssion, it determuines GHG impacts would increase,
presumably doe io the DEIR s unsupported assumption that constraction-related GHG emissions
would decremsa.

F. The Wildlife Agency Alernatives Anabsis s Flowed

I their MOP laters, USFWES and CTMPW proposed altemnatives aimed st preserving
wildli fe comidors. The DEIR anal yaed tvese alternatives, bul desiged Quem o a manoes
Timcineitally desagned for falure. For mstince, the DEIR conc sdes that Hese altematives
would have weressed land use plaong imgocts (DEIR af pp. 4-63, 4-77, 4-85, Table 4-1)
whereas the DEIR concludes that the Project i<l would have no such inpacts, As discussod
above, this is not the case. However, bacanse the Project alneady proposes amending the General
Flan, it is unclear why that is infeasible in this crcumstanee. While there would no longer be a
eommercial eenter in the lecation on the site under these alrematives, the DEIR did not consider
locating the commercial uses in a different location on the Progect Sile to allow Ter waldlile
courectivity.

Similarly, the DEIR concludes that these alternatives would have an increased hazinds
Rt duie o the dalaf in fire senvices, bit failed o analyze placing & fAne stalion on the Progect
St 1o reduce the impact 10 a less than significant level

The DEIR alse concludes thai these allemaives will cause more trailic impacts than the
proposad Project because there will be more trips on Sarver Lane. Yel, the alternatives will
aecrease the mumbeer of overall nps. Alse, the alternatives analysis fails to consider additional
improvensents fo Sarver Lane that would mitigate the impact. As such, the DEIR's conclusion is
ok misppoited by salwtantial evideis

The Wildlife Agency Altermatives would reduce the impadis 10 biologi cal resources, The
three “incresed” impacts are eaxily svoidable, m dscusesd above

In the UEFWSE Alternative, the DEIR dies Public Resmoees Code sedion 2115916 w
sinte that an sgency cannol reduce the number of housing umats in 8 howsig, devel opment as
mubigation or &5 un wiemative if there 15 another altemative that resulls in comparable mabgation.
(Fee DEIR. section 4.10.3.) However, this section should not apply in this circumstance. The
DEIR fals to make any attempt to redwce significant impacts through meandngful progect
altormatives, instesd setting up straw=mean semptions in order 1o prodeterming the failure of the
alternatives. In fact, in addition 1o reducing biologicsl impacis, the USFWE Allemative conld
potentally reduce impacts io puldic health end sufety. Forinstance, by shifting development
wwary from Deer Springs Rowd, the sensmtive receplors in e D Spings Ouks molale hooe
commumty may nod face s many wr quality impacts,
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G The Agricultural Alternatives Were Not Appropriately Analyeed Prior to s
Rejection

Thie conclmsone o ihe Agnoaliond Allamsbive seebon me conbmdiciony. The DEIR
sintes that less than 1¥ percend of the mie has o high sgnculivnal pelential, yel stabes that this
altemative is inconsistent wath the Project’s objective 1o preserve open space. The DEIR
repeatedly empliaszes that oaly a small portion of the ste has the potential for inténsive
agricultural production, yet assumes that the entire Project Site will be used as agricul uml
(DEIR wt e 49.) I agriouliral wes were loosed on the 18 percent of e site with high
protentenl dgid the ofler B2 pereent of Hus st wis presenved i ofen sjrece, it would exossd the
preserved open space on-ate compared 1o the proposed Projedt.

The REIR also stabes that the Project Site is inappropniate for the growth of avecados.
Howeaver, County Agnculhiral Guoidelines atate: A vocado groves that thrive on sheep, nocl:
alopes benehit froan e effect that topography has on lealitating, waber dranage, The frachared
rocks on sieep slopes, comidered unswitsble for agriculiure according to traditional soil quality
measures, provide rapid water and air drainage preventing frost damage and avecado rot. "™
(County Agriculneral Guidelines § 1.2.3, atached hereto as Attachment 63.} Based on thiz
informetion, the areas of Importam Fanmland desipnations agriculiural zoning are potentially
aiiitable for cropa st i avocads, and the concliion in the altematives 14 inaccimate. Further,
this alvermative, like the other, assumes that Dreer Springs Road nesds 1o be widened and
improved

1. The Alternative Site Analysis Was Not Appropriately Analyeed Prior ta lis
Kejection

The DEIR nodes that it comsiders several aliemative sites, although only briefly malyses
the Golden Door's proposed site altemative with amy detail (approximately two pamgraphs of
analyas L owith approximately one parsgraph deveted to the "other consadered Iocations™ that ar
not described in amy detail befone rejecting the altemative sitee. The analyaiz iz faowed for
several resions

First, the analvsis improperly notes that no single site can provide the same number of
uniir &= the Projeet Site. The DEIR failz to anal vee the devel opment of mul dpla sites 1o reach
the sate unil count.

Second, the DEIR msumes that the aliermative sile has o have & Village designabon
parsumd 1o the Projed olgectives. However, i discussed in greater detin] above, the evisting

Sire ix mot located v @ Village. The General Flan designation for the Projeet Site does
not include a Village Boundary. Figure 3, page A=2 of the North County Metro Subregional Plan
provides a map of the North County Matro Village Boundaries. Villape boundiaries ara shown
by green line which owtlines the Village Boundary, There ane no weis of the Project asea that
e eatlined i the green eutloe which would desgrnge the sibe i bang within o Villoge
Boundary. Therefore, there 13 ne Village on the nite, because Villages are located watkan Village
Boundanes, Thus, because the Project fiils med it own obyectives, the eltemative sabe should
not be rejected for the same Maw.
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Additionally, the DEIR fils 1o acknowledge or consider that if the housing is properdy
located nes o exashing max of uses, the Fropect will nob have o build naxed use

L Adddithenal Aliernatives Should Be Consldered

The DEIR shoulel be revised o consader sbilstional of termatives St reduce or wvold
sigmficant unpacts, As discussed above the County and the developer, as the parties most
knowledgeatle of cresite conditions, are best positionsd 10 design and propose such altematives.
The County is also the pamy with the legal duty to do 56, Straw man propozals designed 1o fal
are insuiTicant.

Below are addiiiomal aliematives that should be studied in the DEIR for the purpose of
reducing or evoiding impacts.

Existing General Plan Residential Only Altermative. The County should stsdy an
altermative Dt comstructs 99 lkenes m acoordance with existurg Cenersl Plan's residential
density on e Project Site, This alternative should be designed b0 preserve open space in
compliance with the Conservation Subdivision Ordinance, The residential units should be
designed to minimize the project’s Fotprint and avedd fragmenting habitat and io protect
idantified wildlife comidors. This aleemative may or may not amend the General Flan land wae
dlenignations for the portion of the Project Site curmently classified as office and commencal e,
depending on what e County determures woul d maamse land use imgrects. The Exisling
General Plan Resdential Only Aliemative would have the benefit of fewer biological, ar
quality, and raffic impacts than the proposed Propect, Thes altemative should be designed
mumimaze of wvioid all other impacts.

sisting Coomeral Plam Hesl LIS ernall The
County should shady an alternabive thal constrscts. 99 homes in sccordance with exiatusg General
Plans resiclentiad dbensaty om the Propect Site ancd constrscts 1,000 squuwe leet of conmmescnd
development consistent with the propesed Project’s plans. Thas aliernabive should be demgned to
preferg open space in compliancs with the Conservation Subdivision Ordinumoe. The
residentinl units s commercial development showld be despred to minimi s the project’s
footprint and avoid fragmenting habitar and o proteet identi fled wildlife cormdem. This
altemmadive may or sy ool amend e General Plan land use designations for the poation of the
Progect Site currently clasalied m offios aned commencial use, depending on what te County
determunds wouild nummuse lind use mapacts, Tl Exaisting Oeieral Plan Resadential with
Limuted Commercial Altemative would have the benelit of fewer biological, air quality, and
traffic impaces than the proposed Project It would alss provide amix of uses. This aleernative
ahould be designed to mindmize of avoid all other impacts.

Smart Flanning Mfurcatlon Alernative: The County should stady an altemative that
s comsastent with e densty of the proposed Project but that delivs certun lund use spprovals i
order to allow lor clher agenacs wath junsdichon over the Progect or over Facilitics impacted by
the Progect 1o revise ther planming dooaments to account for the drastic proposed density
increase, Under this alternative, the County would prepare CECHA documents that analyze the
Tl pmpacts of the project, but would only approve the General Plan Amendosent, No otler
entillernents, including soning clange, would be approved conenement wath approval of the
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General Plan Amendment and CECQA document certification. Cther sgencies, such as Caltrans,
SANDAG, and the Vallecitos Water District coudd then update their own plans based on the
inereased density approved by the County aa part of its General Plan and determine how to meet
the new infrstructune neads. For exnmple, SANDAG and Caltrans would be ahle to develop a
progect and funding mechanesm fo motigate impacts bo [-15 and avoid sigmoficant end unavoidatde
impacts. (See DEIR a1 23112, 2.3-117; Impact TR-15; Impact TR-41.)

Thie DETR al ready secogr 5 the need fof otlher ageie o amend e plaks o order To
nutigate the Project's sppaaficant unpacts, In M-AQ-1, the County proposes to revise its
population estimates prior o SANDAG s next RHNA update in order (o become consistent with
SIP and RAGS. The Sman Mlanning Bifurcation Altemative would allow for such compliance 1o

take place prior to final approval of the Project

Additional plumng sctions that isdode the Coumpy ool also be completed prior o Gmd
project approval under the Smart Plannumg Pifircation Altemabive. The County complete and
approve its CAF, and ihe Wildhife Agencies would be sble review and approve the HNC MSCP
presenve design along with the County.  Additienal projedt approvals could T provided with
tiered CECA review oned the necesiany planning documants hiad been updated

Wihale the Golden Door opposes the density increase proposed by Bl Proged in any fosm,
the County should at least study ways to allow For regronal planmng bodies o take inbo account
this drastic density increase prior to final approval and construction in crder to provide fora
more orderly shift in the County”s urban limit line that would reduce impaciz on backcountry
residents and businesses.

Emart Flanning Contingency Alcraaiive: “The County should study m alternntive that
85 consastent wath the density of the propesed Project but that delays certan land use approvals in
orcder 10 allow for caher agencies with juriadiction over the Project or over facilities impactad by
tha Projact 1o revise their planming documents to acsount for the drastic proposed denainy
mncrease. Sunilar 1o the Sman Flanning Bifwetion Alterative, under tis alternative, e
County would pregese CEOA documents tat analyas te full impacts of the projed. Lnder this
alternative, the County woild provide all approvals wnmedsately, bal wiould nrake e pands of
grading permats, or some other appropriate migger event, contingent upon specific plaming
updates being completed by other agencies with jurisdistion over the Project or over facilines
aimipacted by the Project within Ave years. The County would need 16 ideatify the nelevant
agend, induding bat not limited to Calirans, SANDAG, the Vallecitos Water Diistrict, and the
Wildlife Agenciea. These agendies could then update their own plans based on the increased
density approved by the County aind deteimine how be meet the vew imlastichine peeds. Foi
expmple, SANDAG and Colrans woald be able to develop a project and furkling mechanism 1o
mitigate impacts to [-15 and avoid significant and unaveidable impacts. (See DEIR at 2.3-112,
23-117; Impact TR-18; Impact TR-41.)

Thie DEIR sl rescly secogr s the nesd for other sgenoes (o mmend ther plones i order fo
mutigale e Project’s signaficant onpacts, In M-AQ-1, the County proposes to revise 1is
population eslussles paor o SANDAG s pext RHNA update i onder o becose consistent with
SIP and RAQS, The Sman Flanning Comtingency Altermative would allow for such compliance
tio take place prior to final approval of the Project
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Comgletion of all applicable plan revisions would be a riggering event all owing the
developer io move Forward with gradang and constmction, or sonve other prefimsary
devedopment uction us defred by the County,

While the Golden Door opposes the density increse proposed by the Project in any fom,
the Connty should ar least srady wis 1o allow for regional planning bodies 1o take into sccoant
this dlrestic density inerssss prios to final approvall and construction in onder to provide fora
more arderly shafl in the County™s urban limit line that would reduce impacts on backeeuntry
rendents wwd businesses,

Incrvased Howing Altermative. Tlre County should study an altensative that is
aonsiatent with e density of the progosed Project bt tiat inclisles a General Plain Ameidssent
o the Housang Elemnent tat adds 2,034 howsang wats to e Coundy's uventory.  Thus
altermative would also add fwse 2,036 housing units 1o the North County Metro housing
imventory. This altemative would inerease the County”s planned housing supply and allew
planning for the additional howsing units.

Reullocuted /Balunced Housing Alernative  The County should siudy m aliomive
that 15 consstent with the density of the proposed Progeat bt that inclodes a Genernl Plan
Amendment to the Flousing Eleament that sdds 2,036 housing wuts fo the North Coanty Metro
housing inventory while sublracting a total of 2036 housing units from oiher subnegional
planming arehs’ housing inventones  This altemantive woild halancs the total planied hosing
supply in the County’s junsdiction and disclose the areds that would be removed the housing
anventory
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August 14, 2017 Golden Deor Comment Letier - Aachments Tndex

NOL | DATE ATTACHMENT

1 WA Seenue Preservation Guidelines 1-15 Comdor Design Review Board

2 07302007 | County of 3an Diege Report Format & Comtent Requirements — Visual Resources

3 0602012 | NC-42 Stall Report, Property Specific Request

d 0772772017 | County of San Diego PRA Response better to Golden Door (Andrew Yancey) re
Newland Siefra

5 R 102017 | Article: “The diesel death zoeme ix o thowsand feer” Coaltrans finalizes esnviromomental
report for [-5-56 project” by Marty Graham

] 08102017 | Emal from County StafT {Ashley Smmth) to Golden Door { Andrew Yincey) re
Golden Door Request for Documents Cited in Mewland Sierm Draft EIR

7 A Mup: Biological Cores, Linkages, and Wildlife Crossings, Newland Stemma Project

8 MA Map: Habitat Evaluation Model, Newland Sierma Project

] MiA Map: Draft Morth County MSCP PAMA Map Mewland Mitigation Site Location
MNewland Sierra Progect

10 MIA Map: Draft North County MECP PAMA Map and Resource Conservation Arsas
Newland Sierra Progect

11 (/182017 | Mermam Mountains Wildlife Connectivity Review, by Megan Jennings

12 051272014 | Revised and Amended Planning Agreement between the County of San Diego, the
Califowrmsan Deepuartarsent of Fash and Wildlife, and the United States Fish and Wildlife
Service

13 | 06052017 | Letter from County of San Diego (Mark Wardlaw) to Golden Door (Chnistopher
Garrett) re: Response to “Investigation Needed [nio Newland's Misleading
Backroom Dealing For [tz *Sierra’ Project. Amd Potential Implications For County
Staff™

14 2017 Diraft MNC MECP Excerpt: .4 Private Hardline Projects {Pending Board
Approval Pending Concurrence from Wildlife Agencies)

13 04/ 1772017 | Endangered Habitats League (EHL ) Hononng the M3CP: Correcring the Record
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NO. | DATE ATTACHMENT

16 0472472017 | Wildlife and Habitat Conservation Coalition letier to Board of Supervisors re
Mewland Sierma project and the North Couanty Multiple Species Comservation
Program

17 051772017 | Letter from the Golden Deor (Chnistopher Garrett) to San Diegoe County Board of
Supervisors rec Investigation MNeadad into Newland's Misleading Badiooom Dealing
For Its “Siema™ Projed and Poteniial Implications For County StafT’

18 | 085222017 | Leter from Goliden Door (Chnstopher Gasmett) 1o County of San Diegoe Planmng &
Development Services {Mary Kopaskie) re: MNonth County MBCP Steering
Commities Preseniation

1% 047112016 | Biobogical Constrains Report, Deer Springs Road Widening Project, by Schaefer
Ecological Solutions

20 052016 Cultural Resources Reconnaisannce of the Deer Sprigs Road Widening Project,
City of San Marcos, County of 3an Disgo, California

21 061272017 | CDFW, Final Additional Environmental Analysis, Newhall Ranch Resource
Management and Development Plan and Spineflower Consearvation Flan, SCH.
0000 1025 (June 12, 2017, Chapter 2

12 | 11032016 | Letter from Aar Resousces Boad (Richard Corey) to Califormia Department of Fish
el Wikdlafe (Chuck Bonham) re: Review of techmical basis for net zere Greenhouse
G

23 | 07/01/2009 | San Dhego County General Plan Update Draft EIR - 2.17 Global Climate Change

24 082017 | County of San Diege, Dralk Climate Action Plan, Chapter 3 Greenhouse Gas
Reducion Strategies and Measunes

25 12013 San Diege Forward, The Regional Plan October 2015

26 07152015 | County of San Diego letter to SANDAG re: Comments on the Dvaft San Diego
Forward: The Regional Plan and Draft E1R; SANDAG response

27 06022017 | Motice of Entry of Judgment, Goldes Door Propeciies, LLC v. County of S Diego,
of ol Case Mo, 3720160003 TA02CLTT-CTL, San Diego Supenor Court

2B OS2 7 | Order on Wl of Mamdate, Golden Dnnr}‘ralprﬁa:, LLC v, Couly of.Saw D.rlgn, o
al, Case Mo, 37-2016=0003T402-CLITT-CTL, San Dhego Superior Coiart

20 | 1172272013 | The Greal Recession, Decerber 2007- June 2009

i MiA Newland Sierra Progect Traffic Impacts Map
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N | DATE ATTACHMENT

il 050572014 | LLG License Plate Survey

iz (2472014 | Letber from Depantment of Transporation { Jacob Ammstrong) to County of San Diego
{Mark Slowvick) ne: Lilac Hills Ranch Draft Revised EIR

1 120052016 | Letber from Golden Door (Andrew Yancey) to Calirans ( Jacob Armstrong ) re:
Recent Caltrans Guidance Requinng a VAT Analysis for the MNewland Sierma Project

kL) 032172017 | Letter from DOT (Jacob Armstrong ) 1o Golden Door (Andrew Yancey) re December
5, 2016 letter

i 04/11/2017 | Letter from Golden Door (Andrew Yanoey ) to DOT (Jacob Armstrong ) in respons
to Mlarch 21, 3017 letter

6 081572017 | Letter from Golden Door (Andrew Yancey ) to County of San Diego ( Mark Slovick)
re: The County®s Fesponsibility Regarding Anmalyvsis of the Vallecitos \Water
[Castmict’s Water Supply Assessment for the MNewland Sierra Project

T |25 Vallecitos Water District 2015 Urbam Water Managemeent Flan

3B | 2008 Combined 2008 Master Plan

£t 0212016 | Staff Repont re: Modification of Unit Water Demands and Wostewater Uit
Generation Factors (Duty Factors) Litilized for Estimating Water Demands and
Wastewater Flows

0 0572016 Clivenhaan 2015 Urban Water Management Flan

I | 062016 | Valley Center Municipal Water District Urban Water Management Plan 20015
Update

[H 032006 City of Escondido 2015 Urban Water Management Plan

43 10472016 | Article: “Taking a Shower with Governor Brown™, by Gary Arnt

4 031372015 | MNews Release: “MNexus ¢Waler is World's First Company 1o Oblain NSF/ANS]
Certification for Residential Grey Waser Treatmend™

45 | 0222016 | Amticle: “Fountans flowing agamn afler drowght restrictions ensed,” by Roger
Showley

46 | 01062016 | Tramsenption of Vallecitos Wister Board of Directors Meeting, January 6, 2016

47 |25 San Dhego County Water Authonty Final 2015 Urban Water Managerment Flan

[ o
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N | DATE ATTACHMENT

AR 1052016 | Golden Door: Companison Chart of Vallecitos Water District’s Proposad Mandatory
Rationing Requirement with County Water Authonity Projections

" 07062016 | Ordinance Mo, 198 An Ordinance of the Board of Directors of the Vallecitos Water
[Castnct Repealing Ordinances No. 162 and 193 and Adopting a Drought Response
‘Water Conservation Program and Water Shorage Contingency Flan

50 | 02T2016 | Vallecitos Water District Press Release re: Vallecitos Board of Directors Demes
Proposed Rate Increases

51 10372016 | Article: “Vallecitos Water Distnat Ends Restnetions on Cutdoor Waten g™

52 03162013 | Letter from Golden Door (Christopher Gasrert) to County of San Diego (Mark
Slowick) re: Golden Door Comments on Motice of Preparation for Mewland Sierra,
PRSI0 3-GPA-15-001, PDE201 3-8P-15-001, PDEZ015-REZ-15-001, PDS2015-
Tad-5397, LOG NO. PDS201 3-ER-08-001

53 OR31Z2009 | Letter from Sheppard Mullin to County of San Diego Department of Flanning and
Land Use re: Comments on the Gemeral Fan Update Draft EIR

54 | 07182017 | Mewland Sierra Brochune, A Better Choice. .. Dispelling the Myths and Telling the
Truth

55 | 010012 | Letter fromm County of San Diego to Board of Supervisors re: General Plan Property
Specific Requests Workshop {Distrect: All)

6 OIAAN2012 | NC-42 Btall Report, Property Specific Request

57 | 080372011 | Morth County Metropolitan Subsegional Plan

B |Na USGBC FALS abowl LEEDE

50 072013 County of San Diego General Flan Housing Element Background Report

] 102011 LAFCO City of Escondido Map

il MA Escondide GP Land use Map

62 0372014 County of San Diego 2003 Genernl Flan Anmund Progress Repont

63 06232015 | County of San Diege Gudelines for Determimng Signaficance and Repost Format
and Content Requirements
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Comm

t Letter O-1.2

(= S L ] THS Hgh Bl Doy
Temgross =1 M4 A1 020 S P, Cadiemia G130
CAeEETY G WIS o Tad o BSS 5T 000 Fir +1 058 571 4050
ware B G5
LATHAMs=WATKINSus FIRMA [ AFFILIATE R FICES
-
Racedona Moo
Tegra) L]
Bikia B MRy
B Forw Vork
March 16, 2013 Cruage Crargr Coanty
Bk frn
v ’ Dot Hrn
VIA EMALL AND HAND DELIVERY Gl P
Frankbat $ae Dz
Harmtraryg Bt Fanalei)
Moark Slovick, Project Manager Hgrmy g
County of San Dicge e icistebioged
Planning & Development Services Leanngaies  Toeps
5510 Overland Avenue, Suie 310 Vs Viamrigren, 0%
San Dhego, California 92123 . i
Re.  Ciolden Door O o0 Motice of P ion for Newland Si
-GiPA- (1] 5-5P-15-001, PDS2015-REZ-15001,
PDS2015-TM-53%7, LOG NO, PDS20) 5-ER-08-00]
Drear Mr. Slovick:

As you know, we represent the Oolden Door Properties LLE (the “Golden Door™), an
sward-winning spa and reson that opened in 1958, This historic haven &5 sitanted on
approximarely 600 scres on the souh side of Deer Springs Rosd in noribern San Dicgo County
{~Morth County™). The Golden Door focuses on the health and fiiness of its guess, and its
property encompasses a peaceful array of hiking trails, lusurious spa amenities, tranquil Japanese

. und B bamboo forest. Agriculiorl cultivation on the property includes avocado groves
and fresh vegetnble gardens ns well as citnzs and olive trees.

W appreciate the opporunity to share with you our comments regarding the Notice of
Prepasaticn (“NOP7) for Newland Real Estate Group, LLC's ("Newland™) Sicma project (the
“Praject™) which is proposed to be located just across Deer Springs Rosd from the Golden
Duoor's property. As you know, we have attended pablic meetings and workshops regarding this
Project, held several mectings with County of San Dicgo Planning and Development Services
stalf (“County 51aiT”) and the Project applicant, and obiained and reviewed voluminous materials
relating to the Project’s Application and NOP. We have assessed the Project’s poiential impacis
based on the information available to date, and we have a number of significant concems. This
Project proposes (o implement uwhban-style development in a rural arce of unincorporated San
Diego County (the “County™) that Iacks the connectivity and trunsit infrastruciure o comply with
madern smart growth planning principles. The Project also risks tuming Deer Springs Road into
a massive freeway bypass system and desiroying the community”s reral character. We have
proposed several alternatives to be reviewed in the Project™s environmenial impact repon
MEIR"} 10 determine the extent 16 which these altlemative would l'ni!ig,llz-m' dvaid the P‘rﬁju‘l‘l
significant impacts, We have also provided a number af comments on specific isswes that we
believe require review in the EIR.

SLK| ML B
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This Project was proposed once before as the Merriam Mountains propect, ansd was
rejected by the Board of Supervisors in 2010, The Ueneral Plan Update in 2011 decreased the
density permitied on the Project site swch that the site is largely zowod RL-20, allowing on
residential unit per 20 scres, permining approximately 100 units. County s1adT then reviewed a
rogquecst 1o increass the density by approximately 1,100 residential (General Plan Property
Specific Request NC42), which County stall noted would requine amendments to the General
Plan‘s Guiding Principles and ndditional environmental review of the General Plan, Despite the
iwo recent decisions by the County Bowrd of Supervisors (the 2000 rejection of the first Merriom
Mountains proposal and 2011 application of appropriate density in the General Flan Update o
maintain a low roral and semi-rural density on the Project site), the Project now proposes 2,135
resicential units, &1, (00 square fieet of commercial developmen, a charter school, and the
expansion of Deer Springs Road,

The County has heard from this communily for years that we value the raral charscter of
our community and want it 1o be preserved in line with these recent actions related 10 the Project
site. Public participation in this process it imperative 1o ensure that yer anather bite at the apple
does not result in a drastic density increase agains the will of the cammunity and the palicy
direetion given twice by the County Board of Supervisors. We thank you for the opportunities
you have provided for public comment end education thas far, and we encourage you lo
aggressively pursue public outreach throughoul this process.

I THE EIR SHOULD ANALYZE ALTERNATIVES THAT REDUCE IMPACTS

An EIR must demonstraic that the lead agency identificd and investigated all significant
envirenmental ¢ffects of a proposed project. 14 Cal, Code Regs. § 13126.2(a). Through
mitigation measunes or project altematives, the California Environmental Quality Act (“CEQA”)
reqpuares @ pisblic agency o mitigate of avobd any <lgnificant environmental effects of & project
whenever feasible. Pub. Res. Code § 1002, 1(b). Anagency may reject a proposed praject
alternative or mitigalion mexsure and approve a project, despite sigaificant cnvironmental
impacts, only i the agency makes appropriate findings that the mitigation or altemative is
infeazible. Pub. Res Code § 21081.5; Cal. Navive Plamt Soc 'y v Ciry of St Craer, 177 Cal.
App. 4th 957, 950 (2009). A measure is “infeasible” if it i3 incapable of being accomplished in a
suctessful manner within a ressonable time. Pub. Res. Code § 20061.1.

Like ather EIR findings, & finding of infeasibility muast be based on substantial evidence.
Preservation Action Council v. City of San Jote, 141 Cal. App. 4th 1336 (2006); Crr. for
Riological Diversity v. Crty, of San Beraarding, 184 Cal. App. dth 1342, 1357 (20010). The
findings of cxpert consultants may nod be sufficient to constituse substantial evidence of
infeasibility if they are not adequately supported. See Sierra Club v, Tahoe Regl Planning
Agercy, 916 F, Supp, 3d 10898, 112529 (E.D, Cal, 2003), An agency must directly respond io
any propossd mitigaton measurs or projoct altermative unbess the measure i3 facially infoasible,
I a proposed measure is not facially infeasible, an agency must respond with a good faith and
reasoned analysis. Los Amgeles Ulniffed Bch. Dise v Ty of Lox Angeles, 38 Cal. App. dth 1019,

1028-30 (1597},
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The Prajest proposes b drastic density increase inn rurel aren that contradicts the recently
wdopted General Plan Update and regional plans developed by the San Diege Association of
Governments (~SANDAG™). The General Plan Update designates most of the Pruject site as
RL-20, ope unil per baenty acres, which would limit development 10 approximately 100 wnits.
Moreover, SANDAG"s land wse and density projections for 2020, 3033, and 2050 forecas: a
lasgely rural and agricultural region along the Interstate 15 comidor in North County. See
Anschment A, SANDAG Land Use and Population Density Maps. The EIR should analyze
altematives that reduce density on the Project site, mitigate the impacts of density increases on
the Project site, or shifl density increasss 1o allemans [ocations in order 1o mitigate or aveid
traflic, greenhouse gas, fire safety, bislogical, and other impacts.

To avoid and mitigate potentinl impacts, that would result from the Project as currently
desipned, the Golden Door sugpests that the EIR evaluste the following altematives,

Al Alternate Koute Alternativer The EIR Should Analyze an Alternative that
Inchades n Fowr-Lane Roud (*Newland Sierre Parkway ™) Through the Project
Site that Aveids Dumping Truflic onto Deer Springs Road

The Project is configured to dump Project iraflic on 1o Deer Springs Koad, which alrcady
socommodates substantial bypass traffic from regional trips fleeing the congesied frecway
sysiem, as indicated by o license plate conducted last year by Lindeort Law & Gireen (“LLG").
See Atiachment B, LLG License Plate Survey (May 5, 2014} The Project would add trips to
Deer Springs Foad both from trips traveling to and from the Project, bat alse from extemnal tnps
with origins and destinations within the Project. Indirect, winding roads withan the Progect site,
featuring many cul-de-sacs, grade changes, and intersections, and no connections 1o the nonh,
northeast, o northwest, cause trips from the westiem partion of the Praject to exit the Project and
travel peross Dmsmngs R 10 reach the commercial cemer and schoo! located on the eastern
portion of the property. A traffic vol repor ¢ letexd by LLG, indicates that the Project
will cause anet 5, llﬂ'mﬂ trips across U'n::l:prml.vl'ﬂwr Springs Road between Mesa Rock
Road and Sarver Lane by 2040, Anachmem C, LLG, Traflic Volumes Repon |-15/Deer Springs
Road Imerchange. pp. 25, 20 (Dec. 10, 2014).

The most dirsct route for many residents on the Project”s west side—where the majority
of residential units are located—io reach the commercial center would be lo exil the Froject ot
Sarver Lan¢ and crozs Deer Springs Read, re-entering the Froject ol Mesa Rock Road. Furiher,
the Project proposes 1o add pedestrian, bicycle, and cquestrian traffic 10 a multi-purpose trail
adjacent and parallel to Deer Springs Road, Dumping project raffic an to Deer Springs Road
porscs @ safiety threat 1o the non-vehicular traffic an that road, including the new non-vehicular
trafTic sccommaodated on the Project”s proposed multi-use path. In addition, “traffic-cadming™
measures should be installed on Deer Springs Koad o encourage the iralfic from Newland's own
project, o traffic sccking 1o reach Newland®s own commercial center, to use the Progect’s
imtemnal roads 1o reach Interstate 13, rather than & winding two lanc country road such as Deer
Speings Road,
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The EIR should stody an altermntive that constructs a direct four-lane rosd (which can be
referred to as “Sicrra Parkway™) which sccommaodates all of the planned trailic thal needs to
travel through the Project and keeps trips off of Deer Springs Rosd, causing traflic 10 instcad
travel through the Project on the nonh side of the ridgeling immediately nosh of Deer Springs
Reoad {the “Alternate Route Alternative™), This “Newlard Serra Parkway” road would conneet
the dense residential configuration on the west side of te Project with the commercial cenier and
Interstate 15 om the east side of the Projeat and provide for a mone usified project connecting
both residential und commercial uses rather than sprawling in disconnceted fashion scross the
property, Caltrans is currently developing & Project Study Report (“FSR™) to re-design the
Interstate | 5Theer Springs Road imerchange and should be asked 1o analyze a configurstion that
provides direct aceess 1o the “Newland Slerra Parkway, ™ direcily funneling traffic from ibe
imterchange t0 Mewland's proposed commercial oenter, rather than forcing the traffic o take a
circuitous route (o the south and then multipbe furms to reach the commercial center and socess
the Project.  (The cusront interchange aligament across Interstate 15 does not run “north-south”™
bt instead cuts diagonally 1o the south 10 directly connect to Deer Springs Rood. The Golden
Droar has submined a lener (zee Anachment DY) requesting that Caltrans include such a
configuration in is PSR. The new “Newland Slerra Pardway " road should alse connect o an
expanded park-and-ride facility and transit center which should be integrated imo the Project’s
commercial center and provide dirsct acoess to Tnterstate 15, Antached hereto as Atachment E is
2 rudimentary map depicting the approximate location of such a road.!

The Ahernate Rowue Ahemnative would also include a rraffie circle or four-way
intersection with a full s1op an the Sarver LaneTeer Springs Road inmersection. This design
would increase safety to motor vehicles as well as pedestrians, cyclisis, and equesirians. This
design is also essential to allow residents 1o the south of Deer Springs Rosd 1o safely cross Deer
Springs Road s this intersection 1o connect (o Mewland's own proposed trail system, os well os
to the new trall proposed for the nonh side of Deer Springs Road.  This traffic intersection could
also substantially decrease the need to condemn private property near the Deer Springs
Road/Sarver Lane interséction—particulariy through the TERI, Inc., property—that would be
needed 1o facilitate Mewland's proposed “direct connect™ high-speed curve now proposed as part
of the project, to funned traffic ot o high speed directly into Deer Springs Road, with no stops or
cross-walks. Finally, this four way intersection sl Sarver Lane would allow traffic to travel north
and conmect o the proposed “Newland Sherea Parkbeay™ io reach Newland's commercinl center
which is embedded on the far cast side of the project, rather than diverting traffic trying to reach
Mewland's commercial center onto Deer Springs Road af & high rate of speed.

The Aliemate Route Alternative should be designed o cocourage trips on the new Four-
lane road Whrough the Project rather than on w0 Deer Springs Road in order (o avedd waffic, noise,
air quality, and safery impacts 1 the community and the pedestrians, eyelisis, and squesirians
traveling along Dweer Springs Road, and instead route trips through the Praject. County Road 12
shoulbd be re-designated 1o inchude this four-lane road across the Project rather than Deer Springs

! Wt that the map has not been deawn 1o seale, nor does it deplet the roue's precise eomours.
" This magp Is intended for general illustmative purposes only.
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Hoad east of Sarver Lane. The Project's commercial center portends 1o be a signifieant draw for
trips from the west, which shioulbd be routed through the Praject site rather than impacting the
existing community's uses on Deer Springs Road.

HMewland's inzentlon is to build a “master-planned” and integrated communily. An
ahtermative which provides for an imemnal road thas direetly links the cast and west sides of
Mewland's own project should be studied, rathes than allowing Newland to simply dump its
preject tralfic onlo Deer Springs Road.

B. GHG Reduction Alternative: The EIR Should Anabyze a Transit-Oriented
Altermative to Reduee Greenhouse Gas Emlsslons

The EIR should alsp study an altermative with all residential units elustered around the
eammercial center on the enstern side of the Froject near Mesa Rock Road and lnterstate 15 that
would reduce greenhouse gas (“GHU™) emissions (the “OHG Reduciion Allemative™). The
GHG Reduction Alternative would allow all Project residents o walk to the commercial center
as part of & mixed uge project and provide a transit connection via an expanded park-and-ride
facility ond o transit center with direct acoess on 1o Interstate 15, Under this aliermative, ihe
developer should provide for e peak hour shutile system (funded by the developer) to the
Escondide Transit Center (simalar 10 the One Paseo shuttle system required by the San Diego
City Council as pan of lts approval of thai peoject).

This alternative would remove the units an the west side of the property and the steep,
winding roads throughout the Project, thus eliminsting the need to drive from one side of the
Project to the other. This design could also limit ihe Project's primary entrance io Mesa Rock
Ronad—with direst access o the Project from Interstate 1 5—and limit sddstional ingress and
egress poinls 1o emergency sccess, Again, direct frecway sccess could be studicd i Caltrans®
PSR (see Atachment D, Golden Door Lester 1o Caltrans, Mar. 16, 2015), and Newland's current
design which requires multiple tums to access the commencial center from the frecway
interchange to discourage or prohibit irunsit or shunle bus easy sceess, or use of the commercial
center parking lot as a park-and-ride, should be discarded. The residential units could be
designed as multistory town bomes, and would extend lurther north along Interstate 15, but
would not necessarily result in a reduction in the total number of residential units proposed by
thie Project, though the sumber of units that could be accommodaied by a rransit-oriented design
should be stadied as well. A key feature of this GHG Reduection Alemative would be 10 allow
{rinsit mare direct aceess (o the commercial center, so that buses or shutiles provided by the
Project con operute more effectvely with greater usage.

This clusiered, transit-oricnled design of the GHO Reduction Altemative would minimize
the Project's single-occupant vehicle trips by providing transit for longer trips and walkability
fior trips intemnal fo the Projest, thus reducing vehicle miles traveled (“VMT”) and GHG
emissions. The County General Flan eimbraces smart-growth communities and a multi-modal
mass sl system, steting thad “[(he General Plan will reduce GHG emsssons pramarily
through minimizing vehicle tnps and approving land use patterns that support incrcased density
in arcas where there i3 infrastruciuge 1o support it increased opporunitics for transit, pedestrians,
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and bicyches, and throwgh gresn building and land development conservation initimives.”
Atachment F, Genern] Plan Introduction and Vision and Guiding Principles at 1-16. In addition,
the County Mobility Ebement states the following:

Reducing vehicle miles traveled is also an important component of
reducing greenhouse gas cmissions, Along with compact land use
patterns, a well-conmected road network contributes 10 reducing
vehicle miles taveled. The Mohiliy Element requires the
provision of multi-moedal facilities 1w sccommodate aliernative
modes of travel, such as public tangportation, bicyeling, and
walking. In addition, goals and policics are included to minimize
single occupancy vehicular travel through m'poﬂm;. vanpooling.
and ather trangpostation demand management methads

Attachment G, General Plan Mobality Elensenl af 4-3.

In additien, SANDAG has developed a Regional Transponasion Plan (“RTI) and
Sustainable Communities Strategy (“SC5™) thay faver a wransit-first approach 1o new
development. The RTP is o regional blueprint for a ransponation system that meets the Sune's
sustainable development planning prionties through 2050, 11 allocates funding acnoss
transportation pricritics, including transil, highway mmprovements (consisting largely of HOV
lanve additions), and local roads. SB 373, which wen ino effect in 2009, requires ihai an SCS be
prepared ax part of the RTP to imegrase land use and wansponation plarming in an effon o curb
VMT and associated GHG emissions. SAMDAG published iz RTRSCS in Oetober 20011, The
SCE" guuding principles include "focusfing] howsing and job growth in arbanized areas where
there 15 existing and planned trangportation infrastructure . . . [and) investing] ina transportation
network that provides residents and workers with iransporiation options that reduce GHG
emizsions.” Anachmem H, RTP/SCS at 3-2. In sddition, the 2050 RTP “focuses major roadway
and transit improvements in wrban and suburban areas of the region, encouraging growth away
from the region’s moge nural arcas.” Md. at 6-3%.

According o these planning principles, when o ruml area is propased to be transformed
into un wrban arca (such as proposed by the Project), tranai must be a contral focus and not an
nurr;r»unm. Because the Interstate 15 corridor in Nomh County i3 pod urbanized and lacks
existing transit infrastructure, new development should consia of “mansii-first™ or even “rransit-
obligate” communities that proceed only afier the constnuction of, and funding of contributions
1o, planned transit facilities o ensure that their added | ard 1 | ermissions are fully
mitigated or avoided. As propesed, the Project lacks any mn.mgl'ul transil proposals, mstead
requiring bong. single-occupant vehicle trips from s rural location 10 urban and job centers.
Addisonally, the Project is designed 1o “sprawl” across the propeny, with the majority of the
residertial units placed on the far weat side of the property behind disconnecied winding roads
and cul-de-sacs, withou any direct internal Project roadway thai can be wsed 1o easily or quickly
rieach the commercial center.  The Gobden Door's GHG Reduction Altemative, however, would
embrace the County's updated General Plan policies favoring connectivity and transit, the
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RTPSCS, the Community Development Model, and the planning principles embodied in 5B
375

Further, the GHG Reduction Alternative would clusier development near the area
currenly designated as village in the County's Ueneral Plan. 'We understand that the County
does not intend 1o create a “new” village designation for the Project; therefore, any added density
should be clustered in or near the exigting village designaion rather than spreading out in a very
disconnected fishion into existing rural lands. A failure 1o provide for this design would cause
the Project to conflict with the County's General Plan pelicies. The Project should be
constlidated around Mewland's commercial center, 0 that all new Project residents can reach
the commersial center {and new transit and park-and-ride facilitics that should be included in the
center) by walking or biking a shon distance. Depending upon the design, the GHG Reduction
Alerative eould eliminate the need for o General Plan and Community Flan smendment and
would likely reduce potential significant land use impacts form the Project.

. Alernaic Location Alcrostive: The EIR Should Analyze an Alternative
Location that Is Lecated in Closer Proximity o Existing Commanitics and
Infrastructure

The EIR, should analyze an allemative location for the Project that complies with General
[Flan policies. The preamble 10 the General Plan®s Land Use Element provides clear policy
direction that, “{(Jocusing development in and around existing unincorporated communitics
allows the County 1o maximize existing infrastructure, provides for efficiont service delivery,
and strengihens town center arcas while preserving the rural landscape that helps define the
unique charaster of the unincorparated County.” Anachment I, General Plan Land Use Element
a1 3-2. The Land Use Element poes on 1o siae that, “the core concept for the County's
developement directs future growih to areas where éxisting or planned infrastrectune and services
vun suppon growth and locations within or adjacent 1o existing communities. By giving priority
1o arcas identificd for urban level densitics, this comncept also helps 1o retain the rural setting and
lifesiyle of remaining aress of the County,” [, a1 3-5. Furiber, Genernl Plan Goal LU-2 seeks 1o
maintain the rural characier of existing rurad lands in the unincorporaied County, and Goal LU-5
directs development paticrns and techmigques that curb GHG cmissions and YMT whilc
préserving rural lands. S, a1 3-24, 3-27 10 3-28. The Project, however, is located far from
exidting communities and infrastructure and would urbanire existing rural lands.

The EIR should analyze ahemotive Jocstions thinl meet the principles set forth in the
Genernl Plan—Ilocations that mre closer to exisiing communiiies and infrstruciure, i close
proximity b transit, and that do not converl exisling rural lands, The North County Melo Sites
Invemory has idemified arcas for housing development, thar may serve as a guide for
determining an alternative location for the Praject. Aliernate locations could corsist of a single
site or a combination of sites that would accommodaie the amoun of developmeni proposed by
the Project. By way of example, the General Plan's Housing Element Inventory for North
County Metro incliudes site NC 2.1 which is located in the same planning area as the Project,
could sccommodate @ similer number of residential units, is located in closer proximaty to
existing communities ond tansit infmstrscture, and appears to lagely avoid the Project's
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impacts. See Attachment J. The EIR should study aliermative locations, such as NC 2.1, that
sccommodate the housing and commercial development proposed by the Praject with fewer
environmental impacts nnd more in line with the General Plan's Guiding Principles and policies.

(18 Agricultural Alernative: The EIR Should Analyze an Alternative that
Implements an Agriculiural Use of the Property

The aliematives section of the EIR should inclisde an Agricultural Altemative thar weuld
utilize the steep slopes of the Project site for the production of avocados and other lucrative
produce, providing &n economically vishle alternative for the Project applicant, which is
consistent with he land use deslgnations for the propeny in the General Plan, Agriculture is an
sppropriate use of the Project site because the majority of the site is designated as Rural Lands in
the Gieneral Plan. The General Plan notes that, “[the Rural Lands category is applicd W large
open space and very-low-densily private and publacly owned lands that peovi i

resource production, conservation, and recreation and thereby retsin the meml charcter
for which much of unincorporated County is known™ Adtachment (3, Genernl Flan Lond Use
Elernent at 3-8 (emphasis added). The General Plan goes on to note that “ihe undeveloped
nature of Rural Lands benefits all of San Diego County by . . . [plreserving and providing land
for ugricultural opportanities.” N at 3-8, The Agricultural Altermative would be congistent
with the site's designation in the General Plan, and would also allow the preservation of open
space, enhancement of the Counly’s economy, provision of jobs, and creation of an economically
viahble use for the properiy.

Avocado production is a lucrmive sconombc enterprise that Is a feasible aliemative w
residential development an the Project site. The San Diego County Fanm Bureau notes that San
Dicgo County ranks first nationally for the production of avocsdos, is the twelfth largest farm
economy among 3,000 countics, and that the anmual value of farming to San Criego Coanty
economy iz $5.1 billion. Anschment K, San Diego County Farm Bureau, San Diego County
Agriculiure Facis, The County of 3an Diege Department of Agriculiure 2013 Crop Statistics and
Annual Report shows that avocado production in San Disgoe County incréased in valoe over 2012
fior & total of $197,915,300 or over $9,000 per acre of avocado production. Attschment 1,
County of San Diego Depd. of Agriculture, Weights and Measures, 2013 Crop S1otistics and
Anmual Report (“San Dicgo County Ag. Repori™), ol 6.

In addition, other lucrative crops such as citrus, wine grapes, and nursery plants could all
be grown on the property. The steeps hillsides and rocky soils of Merriam Mountaing, combined
with the morning fog end later moming heat of ibe area would be good growing conditions for
wing grapes. The flatter, lower lying arcas of the property could alse be used for nurscry and
greenbouse plants, which in San Diego County were worth over 51 billion in 2013 according 10
the: Courty Crop Repart. Anachment L, San Diego County Ag. Report, st 3. 1§ organic famming
meetheds were used, the potential for higher economic retums would grow. In addition, organic
farming can eliminate pesticide use, and better harmonize with the habital sround the farming
pperation.
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Finally, as poted by the San Diego County Farm Dureau, farming provides carhon
sequestration that can reduce GHG emissions (Attachment K, San Diego County Farm Burcau,
San Diego County Agriculture Focts) ns opposed to the proposed Project which would
signlficarily increase GHO emissions from increased VMT and comstraction.

E. The EIR Should Analyee Other Reduced-Density Altermatives that Would
Minimire Environmental [mpacts

In addition io the aliematives described above, the EIR should analyze other reduced-
density altematives. These alternatives should include reductions in both residentinl and
commercial density to determine the exent to which various reduetions in density reduce traffic,

greenbouse gas, fire safety, bielogical, and other impacis.

1.  THE EIR SHOULD PROVIDE A BROAD-BASED EXVIRONMENTAL REVIEW
T ENSURE IT ANALYZES ALL OF THE PRIMECT'S IMPACTS

An EIR must “identily and analyze the significant effects on the environment, state how
those impacts can be mitigated or aveided, and identify altermatives to the project, among other
requirements.” Cal Narive Planr Soc 'y, 177 Cal. App. dth at 97% (internal citation omined). A
significant effect is a “substamial, or potentially substantial, adverse change inany of the
physical conditbons within the ares affected by the project incleding land, air, water, mincrals,
flora, faumsa, ambient noise, and objects of historic or ststbetic significance.” 14 Cal, Code Regs.
§ 15382, Among other things, the County will need 10 determing whether there is a “reasonable
plan of actual mitigation” from the relevant agency that is fully enforceable through praject
conditions, agreements, or oiher legally binding instrumvents, Amdersan First Coalition v. Ciiy of
Anderson, 130 Cal. App. 4th 1173, 1187-89 (2005); see alse Cal. Pub, B, Code § 21081.6(b);
14 Cal. Code Regs. § 15126.4(a)2).

Further, the Project constitutes a project of statewide, regional, or areawide significance
under CEQA Guidelines Section | 5206, beeause the Project proposes a General Flan
Amendmen and consists of more than 500 dwelling units. See 14 Cal. Code Regs. §
15206{b3 1), (BX2MA). As such, the Project must hold a public scoping meeting pursuant to
CEQA Guidelines Sectkon 15082(c) 1), provide sufficient copics of its Draft EIR. to the Stae
Clearinghouse, and allow a 45-day period for public comment on the Draft EIR. Moseover,
pursuant to CEQA Guidelines Section | 5086{a) 5, the County must consult with and requess
comments on its Draft EIR from Caltrans, SANDAG, end North Coumty Tramsit Diistrict
(“MCTIN"), and any other agencies with transporiation facilities within area described in Seclion
15086{a)(2). This designation under CEQA as a project of sistewide, regional, or areawide
significance further demonstrates the breadth of the Project’s impacts and need for thorowgh
public participation.

Bascd on the Projoct’s drastic density increass in a rural arca and lack of proximity to
exigting communitics and infrastracture causing far-reaching conmectivity issues, the scope of the
EIR mvus: encompass a broad array of communities in order 1o determine the extent of the
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Project’s impucis. The Golden Door's comments on specific potential impacts are provided
below.’

A Awsthetics

The wbanizstion of the Twin Caks Valley arca would imevecably destroy the
community's rural character. Community residents and businesses have expressed Lime and time
again that we value the fecl and appearsnce of our numl community, We have chogen to reside
or gperate our businesses in this arca because of its tranquil, rural charactenstics, nol in spite of
them. Newland's current design exscerbates this disruption of the surrounding Twin Oaks
Valley arca, and scems to be designed 16 maximize the disugtion 1o surrounding propenics
while minimizing Mewland's own infrastructure costs. Under the curment design, many of the
ousing units are ploced at the for west side of the property, without any easy or direct
cannection to Newland's commercial center, which 15 in turmn placed on the far east side of the
property. Rather than build a direct four lane road 1o connect the two disconnected parts of the
project into & cohesive whole, the project includes winding internal roads and cul-de-sacs
designed to dump the Project’s traflic onto Sarver Lane and Deer Spring Road, and 1o discournge
resudents seeking lo reach Newland®s comamercial center from entering the Project on the west
side.

Additionally, the raral atmosphene owtside of the Project site is further nalned by
Mewland's proposal 1o realign Deer Springs Road 10 take land from surrcunding propeny
owrers to the south 10 “smooth the curve™ and allow high speed travel into Deer Springs Road
without stopping or entering Newlamd's own Project roads, The commundty wail, inclding
equestrion uses, along the north side of Deer Spring Road, is rendered unusable and inacoessible
from the south by this kigh speed “raccway™ design.

The County has acknowledged Ih.umpl.ﬂﬂhmm: in density its October 22, 2014
letter to Newland discussing the Pre- Application noting in o list of “major project issues” that
“[t]ke project proposes to locste o high density urbanized development, charcterized by small
lots, commercial and civic use types within an existing semi-nurl community. which may
conflict with some goals and policies of the Generul Plan™ See Atlechment M, Letier from Mark
Shovick, County Planning and Development Services, 1o Rita Brandin, Newland, ¢ 4 (Ot 22,
2014} (emphasis added). The EIR should analyze the Project's impacts to community character
and consider altemative designs and mitigation measures which minimize or eliminate the
Project”s disruption of surreunding roads snd property,

* While the Gelden Door does not provide specific comments on mineral resources, public
services, or recrealion impacts or on mandsiory findings of significance, the Golden Door
generally encourages a wide-lensed approach to reviewing such impacts due to the
breadih of the communitics thay may be impacted by the Project.

L LR LRl

RTC-238

40.1.2-20
| Cont.

0-1.2-21

0-1.2-22

0-1.2-23

Newland Sierra Final EIR



Comment Letters

June 2018

arch 1, 3918
Fuge 1t

LATHAMSWATEING -~

B. Agriculiure and Foresiry

Analysis of sgricubiural impacts should not be limited to the Project site, The
surmoanding area consists primarily of agricultural lands, including 120 acres of ngricultural
production on the Galden Door’s property. Project-related impacts, including incrensed trallic
from comstruction and operations, decreased waler supply, and fugitive dust and other parliculate
emissons from constresction could impact surrounding agricultural operations. In additien, the
Project’s and cumulative growih-inducing impacts could decrease the land available for
agricultural production, which as noted nbove, is o significant source of jobs and economic
setivity in San Diego County. The EIR should snalyze the Project's dinect and indirect impacts
om agriculture,

€. Air Cuality

The Initial Smudy notes that the Project coubd result in 8 potentially significant impaci
from objectionable odors. Such odors could be particulasly harmiful 1o the Golden Door's guest
experience. The EIR should analyze the extent of any objectionable odors and specify whether
such odors will be limited 10 construction and operations within the Project site or will result
from comstruction or other trips on Deer Springs Road that could impact the Golden Door and
other propertics lecated on Deer Springs Koad,

In addition, both construction and Project air emissions could significamly impact the
surrounding community. This rural ares is unaccustomed 10 the air pollutants associated with
urbanazation, and agrcaltanl uses may be particularly sensitive to the effects of air pallumants an
their crops. Moreover, the amount of rock crushing proposed by the Project could resuli in
significant air quality impagis during the lengthy construction process. The EIR should analyze
the Impacts of air pollution from multi-year construction and Project operations on surrounding
properties.

o, Bivlogical Ressurces

The Project site is home to valuable species and habiat. As noted in the Initial Study, the
Project site is bocated within the North County Muli-Species Conservation Program
("MCMSECE") subregional plan. The NCMICF desipnates. the Project site as having very high,
high. and moderate habital value, See Attachment N, NCMSCP Habital Evaluation Map. In
sddition, the Project site containg arcas designated a3 coplogically valuable Pre-Approved
Mitigation Area ("PAMA™), The NCMSCP sets a goal of conserving 75 percent of natural lands
in the PAMA; yer, Mewland anly proposes to conserve approximately 60 percent of narural lands
on its Project site. The NCMSCP's 75 percent goal should be the minkmum amount of
preservation required by the County on the Project site. The EIR should analyze the Project’s
conformance with the NCMSCP and impscts on PAMA.

County staff noted in their nepon on the General Plan Property Specific Request NC42
that the Project site contained sengitive habits and that the urban develapment proposed wauld
nol support the General Man®s Guiding Principles for steep slope development and habiuat
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conservation: “The site is enlirely constrained by steep sbopes, sénditive habitat and iz alea
located within the Yery High Fire Hazard Severity Zone. Becouse of the predominance of
wpland chaparral habitat, the County"s habitat evaluation model qualifies the site s low value,
However, a site-specific sudy indicaied ihat this aren supporis rare planis and is conducive o
wildlife movernent. . . . Specifically the request does not support Guiding Principle 85 duc to the
steep topography of the [and and sensitive habilat. ™ See Attachment O, Property Specific Request
MC42, The Property Specific Request also includes maps that indicate the steep slopet on the
gitg, and moderate 1o high habitat value for the property. The June 20, 2002 County stafl repon
on the MC42 request also stabes that, “portions of the requestor”s praperty contain High and Very
High Value Habiini and would require sdditional envirommental analysis (o ascertain the impact
of development on such sensitive habitar,” Anachment P, County Saff Repont for NC42 and
Stwdy Area, at 2 (June 12, 2012). The EIR should provide at beast the level of analysis noted by
County staff regarding the NCA2 request, which proposed a less drastie density increase than the
Froject does.

Alering the rural character of the Project site could significantly impac! various
populations and habitats. Moreover, the Project site includes both norib-south and cast-wesi
wildlife cormdors, inclading a stepping stone cormidor for the Californis Gracatcher, a species
that has been sighted on the property. Attachment 0, Merriam Mountains Project Recirculated
Environmental Impact Report, Siate Clearinghouse Mo, 04081 166 (“Merriam Mounains
EIR"), Biological Resources Subchapier, ot 3.2-8, 3.2-10 (Muar, 200%), Any urbanization of this
rural area should not come ot the expense of precious hobatat. The EIR should study mmpacts 1o
species due Lo urbanization of the rural site and impacts 1w the Califomnia Goaicaicher, The EIR
should fisrther analyzre the Project’s impacts 1o wildlife mavemen:.

The Project’s impacts will require substantial mitigation. The EIR should analyze
mitigation measures for impacts to biological resourees, incloding off-site mitigstion and
whether such off-site mitigation land is available. Mitigation lands for Biological impagts from
development is 42 & premium in San Diego County. Decause the site could be used for biclogical
mitigation for ancther project, the EIR should analyze how the significant lass of this potential
mitigation Jand could impact development throughout San Diego County, including development
in incorperated wrban areas that could purchase parts of the property (o mitigate their
development impacts. In addition. the housing, populstion, and land use sections of the EIR
should analyze haw the loss of this property as potential mitigation land could affect
development in urban arcas, where the County General Plan, the SANDAG Regional
Comprehensive Plan and the General Plans of incorporated cities like San Diego direct growth.
If, for exmmiple, the FAMA located on the Project site is nod available as mitigation kand, it could
construin development in urban areas that vall require bologieal mitigation land 1o allow
development. This could ereate significant regional land use impacts thet implicate fundamental
public policy impacts nat only on the County CGeneral Plan, but the General Plans of incorporated
cities throughout the County.

I ddditicn, the fucl modification zanes proposed by Newland indicate a tension between
thie need for fire safety and the prerogative to preserve vaduable habitnt, 1t should be noted that
Properiy Specilic Request NC42 provides o map shewing that the entire properly s within the
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“Wery High™ Fire Harard Severity Zone. See Attachment 0. The extensive clearing of
vegeintion needed Lo protect homes from fire harards deprives wildlife of previously available
habitat. This conundrum of choosing between fire safely mexsures and biological conservation
efforts only serves 1o highlight the need to uphold the General Plan's density designation for the
Praject site rather than shoehoming an urban-style development on to land with both high habitat
value and high fire hazard severity. The ETR must analyze the impacts that result from
miligation measures. The EIR, therefore, should analyze impacts 10 bislogical reseurces from
the Project’s fire safety mitigation messures and vice verss,

E. Cultural Resources

The Project will require extensive grading, blasting, and exeavation that eould exhume
fossils or cultiral remaing of Native American tribes in the area. Senate Bill 18 requires cities
and counties 1o contact, and consull with, Califomia MNative American tribes prios io amending or
adopting a peneral plan or specific plen, or designating land os open spece. In sddition, the
Project must be analyzed against the San Dicgo County Besource Protection Ordinance (*RPO™),
The EIR for the Memiam Meuntains proposal that was rejected by the County Board of
Supervisors found two RPO sites that would be impacted by the praject’s requirement 1o expand
Dreer Springs Road, See Anachment R, Merriam Mounains EIR, Culwral Resoarces Subchapter
ot 2.5-8. The Merriam Mountains EIR noles that impacts to RPCH sites thal ane within an
casential public Bcility are exempt from the R,

F. Geology and Soils

The Project sife is composed of sicep slopes that coubd pose the potential risk of
landglide. In addition, moumainous regions are typically created through earth movement over
millions of vears. A thorough analysis of potential eanbquake faults will be required.

G. Greenhouse Gas Emissions

GHG emissions present a pressing global environmental concern. As the Initial Siudy
noles, on-road ransportation is the primary contribwior of GHG emissions in the San Diego
region. The Project, however, follows an cutdated sulo-céntric development madel with
development sprawling across the property in a disconnected manner, Becasse of its location far
from existing communitics, job centers, and transit infmstruciure, the Project will cause long
single-occupani suiomaobile irips that increase VMT, resulting in harmful GHG emissions. The
EIR should analyze mitigation measures and aliemnatives that reduce the Project’s VMT,
including the imegration of developer-funded shuttles of trandit into the project design .

The County's Climate Action Plan (“CAF”) was invalidated by a 2014 Cowrt of Appeal
decimon. Sierrg Clud v, Oty of San Dvego, 231 Cal, App. 4th 1152 (2014) petition for review
denled, Mo, 52231591 (Cal. Mar. 11, 2015). The County"s General Plan relied on the CAP 1o
mitigate GHG emissions impacta, See Atiachment 8, San Diego County General Plan Updase
EIR, Staie Clearinghouse No. 2002111067, Global Climaie Change Subchapter, a1 2.17-30
(Mitigation Measure CC-1.2) (Aug. 2011). The Project’s EIR, however, cannot merely rely on
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the invalidated CAP for GHG impasct mitigation, bul must propose enforceable mitigation
mcasures and alicmatives. The Chimate Action Plan is atteched hereto as Attachment T,
Additienally, the County should carcfully consider whether it can move forward 1o amalyze this
major regional preject without first adopting a replacement Climate Action Plen.

The Project’s Application notes that the Project is located within six miles of thres of
NCTD's Sprinter sisticons.  See Attnchment U, Project Application, Project Description at 12,
The EIR should analyz: the feasibality of relying on such distant points of access to transil to
reduce long vehicle trips, ¢specially given that the developer”s application includes no proposal
1o link the project 1o thess sations with a shutile system or transit. In addition, the Initial Study
notes “[ejarly project coordination with . . . Mearopodian Transit Sysiem (MT5) and the North
County Transit Dhstric (NCTDL" Initial Study at 44, Reliance on MTS or NCTD services 1o
mitigate the Project's GHG impasts must result in conerete and enforceable mitigation measures,
The EIR cannot rely on mere “carly project coordination™ with trensit entities 1o mitigate GHG
imipats.

H. Hazards and Hazardous Materials

The Project is located in a High Fire Hazard Severity Zone, Dastically incressing the
density on this propenty puis thouzands of people in inereased danger from fire bazurds end
exponentially increases the potential for fire-related damage to property value. This increased
density direcily conflicts with the County General Plan Safety Element Policy 5-1.1- Minkmize
Exposure 1o Hazards: “Minimize the population exposed to hazards by assigning land use
desipnaticns and density allowaneoes that reflect site specific constmints and hamsds,
Attachment V, San Diego County Ceneral Plan Safety Element st 7-4 (20113, 1t should be noted
thar the County recently went through the General Plan Update process of dosignating land st
appropriate density levels 10 minimize the exposure of people to the risk of fire harards. The
stall report for the NC42 Propenty Specific Request discussed shove nates that the entire site iz
in & Viery High Fire Hozard Szverity Zone, See Attachment 0. The Project contradicis the
thoughtful consideration that was given to the densaly designaiion on ihis site during the multi-
year General Plan Update process. The EIR should analyoe reduced-density alternatives and
mitigation measuses that will avowd or mitigate density-related fire safcly impacts.

I addition, the influx of residents, commercial shoppers, and snsdenze, faculry, and seaff’
al the charter school on the Project site will severely hinder evacuation efforts during a fire,
During the fires in My of lust yeor, wren roads were of @ sinndstil] and Inferstate 15 and State
Highway 78 both experienced closures. With the Project’s propesed “Heady, Set, Go™
evacuation plan, individuals within the Project and in the sumvunding arcas will smuliancously
be attemipting to fes. The Project’s steep, cincuitous heop roads and cul-de-sacs, as well as the
grouping of the majority of residential unite on the weet side of the Project funhest from
Interstate 13, could result in residents being irmpped within the Project if limited emergency
pecess points sre blocked by congestion or are impassable due the location of a wildfire, 1t is
impartant 1o provide muliiple emergency access points 1o increase the opportunities for safe,
passable routes in and ow of the Projoct in the cvemt of an emergency. Funher, the Project’s
Application seates that is fire plan will inelude a “regional approach.™ See Attochment U,
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Project Applivation, Project Description st 23. The EIR should analyze a plan that includes
meaving cvacuces out the north side of the Project—w Nonh Twin Oaks Yalley Road, Gopher
Canvon Road, and Lavwrence Welk Court—10 avoid evacuation in a sangle dircction or taking the
risk of wapping residents if the fire is to the south. Improvements to norhern access poinds
necessary 1o mitigase fire safcty impacts cannod be deemed infoasable simply duc o costs 1o the
developer.

In sddition, e Golden Door cchoes comments made by the Fire Marshal and Deer
Springs Fire Provection District calling for independent analysis and additional information
regarding various [ssues, including response times, the Project’s internal “loop roads,” and the
effect of impacts from other development on the Fire Protection Plan. See Attachment W, Letier
from James Pine, San Diego County Fire Authority, 1o Mark Slovick, County Planning and
Development Services (July 21, 2004),

A crucial mitigation measure that must be studied i3 the redesign of the Project to include
a direct four-lane road (*Newland Slerra Parbway™), as discussed above in Section LA, that wall
provide o new east-west evacuation roate for the thousands of new residents that Newland wanis
to odd 5o the west side of the project, and the elimination of the curment circuitous loop roads,
cul-de-sncs and limited uge fire roads now proposed by the developer, In an emergency, it is
crucial thar all residenis and ihe commaunity hove access o o new direct four-lane east-west road
across the project 1o cvacuate 1o the cast, rether than limiting evacuntion points,

L Hydrology snd Water Cruality

Witer availability is & significant concern for agricultural and domestic uses in the areas
surrounding the Praject site—and throughout California generally. Some propertics in the area
use waler from on-sibe wells. Waler i a precious resounce, pariculbarly 1o the agricahural
properties in the Twin Oaks Valley community, The County Water Auhority has declared the
County to be in Drought Level 2, requiring 20% mandstory conservation. 11 the County Water
Authority farther downgrodes the condition 1o Drought Level 3, mo few pitabile waber service
will be available. The County should ensure tha! Newdamd s proposed urbanization of the area
does not adversely impact existing waicr and wastowster services, The EIR should analyze the
Project's impacts on waler supply under various drought conditions, including Droaght Level 3.
The ETR should aleo analyre the impacts 1o water availability and quality to the area’s water
resources, including wells.

Dhue to the mumber of residential units propesed in the Frojeet, the Project will require
both & Waser Supply Assessment and a Water Supply Verification under Waier Code section
10910 and Government Code gection 66473.7. The Water Supply Verification must provide
writien verification from the proposed water agency thar sufficient water will be available during
normal, single-dry, and multiple dry years within a 20-year time period, and must consider future
growih of the region.
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€. Land Usc and Planning

The Stae Flanning and Zoning Law requires the Counly's project approvals to be
comsislent with the General Plan. See Citizens of Goleta Valley v. Board of Supervisors, 52 Cal.
3d 553, 570-71 (1990} The County recenly completed a General Plan Update in 2011, which
zoncd the Project site as rarl londs allowing one residential unit for every 20 acres (RL-20),
with just a sliver of village, office, snd commercinl dessgnation near Interstate 15, See
Anachmeni X, Twin Oaks Valley Land Use Map. The RL-20 designation is sctually a decrease
in the density previously allowed. Because the Projest proposcs a substantial increase in dengity
30 so0n after the conclusion of the lengthy General Plan Updaste process, it ks impamant tha the
EIR provide an in-depth analysis of the Project’s compliance with the General Plan's policles
and Cuiding Principles and whether any General Plan Amendment will have an impact on
similarly situsted property elsewhere in the County,

1. TheEIR Shauld Analyze Whether the Project Will Reguire Amendments
to the General Plan's Guiding Principles

The General Plan Hsts won Guiding Principles that spply to all development in the
unincorparaied County:

I Support a reasonable share of projected regional population
growth,

1 Pramate health and sustainability by locating new growih near
existing and planned infrastinocture, services, and jobs in a compacl
pattern of development,

3 Reinforee the vitality, local economy, and individual character of
exizting communities when planning new housimg, employment,
and recreational oppartunities.

4. Promole environmental stewardship that prodects the mnge of
natural resources and habitats that uniquely define the County’s
chamacter and ecological importance.

5. Ensure that development acoounts For physical constraints and the
nafural hagards of the land.

6. Provide and support & multi-modal fransporation network that
enhances connectivity and supports community development
patiems and, when appropriste, plan for development which
supparts public frmansportation,

1. Maintin environmentally susiainable communities and reduce
greenbouse gas emissions that contribube to climate change.
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L3 Preserve agriculture a8 an integral companent of the region's
coonomy, charscler, and open space network.

9. Minimize public coms of infrastructure and services and comelate
their timing with new development.

10,  HRecognize commumity and stakeholder interests while striving for

consensus,
Atmchment F, General Plan Introduction and Vision and Guiding Principles at 2-6.

The EIR should analyze the Projeci”s compliznee with each of the Guading Panciples.
The Project could vielate the Guiding Principles in at least the following ways: (1) lecating
growth far from existing and planned communities, infrastructure, and services: (2) drastically
altering existing community charscter; (1) impacting operations of businesses thar rely on the
peace and tranquility of o rumal setting; (4) disrupting wildlife corridors; (3) developing despite
phiysical constraints posed by the Project site’s slope; (63 failing o provede transit options; (7}
requiring long single-occupant vehick tnps that nkrease grocnhouss gas cmissions; (5}
urbanizing & raral agricultural commaunity; (9] requiring the cxiension of wiility services and
anncxation into the Vallecivos Water Diserict (VWD) and (10) developing the Projoct despite
significant commumity opposition, a previous rejection of a similar project, and a recent General
Plan Update that spent years weighing stakeboldes inpul. Any change 1o the County"s Guiding
Principles would require an analysis of the impacts of the change on similarly situated properties
throughout the County and could require additional public input on the County General Plan's
EIR.

County staff has previously determined that increasing density on the Praject site would
change the General Plan's objectives and would lkely requare recirculation of the General Plan's
EIR. After completing en update of the Creneral Plan in 2011, County staff evaluated a Property
Specific Request 1o increase density on the Project site (o permil an additional approximately
1,100 residential units over the approximately 100 residential units permiried under the General
Plan’s designation. See Anachment 0. County s1af¥ designated the request as “Major™ and
“High Complexity,” See Attachmems O, P. According 1o the S1afT Repon for a January 9, 2012
wurkshop on the General Plan Property Specific Requests, a “Major” calegory designation
mdicetes mn ingonsstency with G ] Plan Guiding Principles and “would require mome
fundamental and exiensive changes 1o the General Flan Update and associated environmental
documents ™ See Anachment Y, County Staff Report for General Plan Property Specifie
Requests Workshop (*Workshop Swaff Repan™), a1 3 (Jan. %, 2012). The Workshop Siail Repor
further noted that =il the County chooses lo implerment the Guiding Principles differently for a
single property, il risks establishing an inconsistent basis for applying the Guiding Principles io
gther similar propertics,” that sdditionsl public outrcach and review would be requined to modify
the Guiding Principles, and that changes to the Generl Flon's Land Use Mop could be required
for consistency. Jd. wt 4.
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In a follow-up report by County stafl on June 20, 2012, for the NC42 Property Specific
Request, the request was desmed “Yery High™ complexity by County stafl specifically because
the significant changes being sought could alter the basic policy construct and planning
principhes of the General Plan, The s1aff repart fior NC42 notes the following rationale for the
“Wery High" complexity classification of Propeny Specific Request NC4Z2:

The workplan sutlines an extentive community remapping that will have o mujor
impact on the Twin Caks Community and neighboring communitics. The effects
of adding over 1000 dwelling units on land that is currently undisturbed rusal
land will require extensive study to determine the impact on the community,
resources, and the environment and o sddress consistency with Poliey LU-L3
assigning densitics in a manner that is compatible with the chamscter of the
cOFMmLERity.

The proposal would shift the fecus of the Twin Qaks community from its center
to 12 edge alomg 1-15. At a minimuem it would be necessary o review the
proposed change 1o address consistency with the Community Development
Madel, Palicy LU-1.1, ard Guiding Principle 2. The Community Developmen
Maodel supports decreased densitics as the distance increases fram the village core
1o promote compaet development and preserve distinet boundaries between
Ccommumitics.

The siudy area affecs over 250 properiy owners. A change affecting such a barge
rizmber of people increases the complexity invelved in notifying owners of the
proposed changes, secking their input, and sddressing their coneemes. Given the
large amount of community opposition 10 this projpect, additional issues will be
brought up over the life of the approval process.

The adjscent study area constitutes primarily agricultural lands. Further analysis
would be required o determine the effect of a density increase an effons 1o
preserve important agricultural areas of the county such as this ane,

Partions of the requestor’s property contain High and Yery High Value Habitat
ard would requine additional environmental analysis to ascertain the impact of
development on such sensitive habital.

Review of the mapping principles regarding prohibiting “leapfrog” developavent
a3 ouilined im Policy LU-1.2 and consisiency with Policy LU-1.4 involving
evinhlishing new Village Regional Caiegory designations outside of an existing or

planned Village will be required.

See Attachment P, County Stafl Report for NC42 and Study Area, a1 2.

As noted above, Newland's Project Specilic Request MU42, which only proposed an
approximately 1,100 residential unit increase (over the approximatcly 100 residemial units
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perminied by the General Plan's designation) was designated as “Major' and “Very High™
complexity, indicasing inconsisizncy with General Plan Guiding Frinciples and extensive
changes to e General Plan's environmental review, As such, the EIR must analyze whether the
even more significant density increase proposed by the Project—ia 2,135 residential units—is
consistent with the General Plan Guiding Principles and whether it requires additienal
envirommental review of the General Flan, The EIR should analyre any change in County stail"s
position.

In addition 1o analyzing the Project’s consisiency with the General Plan's Guiding
Principles, the EIR should slso analyze the Project's consistensy with each of the General Plan's
specific policies. For example, Policy LU-2.3 requires density 1o be compatible with community
character. Attschment [, Genernl Plan Land Use Element at 3-25, The Project proposes (o drop
urban development inte o rural and semi-rarald wrea, tws violating this policy.

County staff comectly noted that “if the County chooses to implement the Guiding
Principles differently for a single property, it risks establiching an inconsistent hasis for applying
the Guiding Principles to other similar properties.™ Attnchment Y, Workshop Staff Peport at 4,
County s1aff’s concern mmises the issue of whether the proposed Froject constitules “spot
zoning,” which was specifically noted in County stafl™s review of Property Specific Request
MC42, See Amachment 0. The EIR must analyze whether the Project’s Uencral Plan and zoning
changes constitute discrimination against similarly situated propenties, which could be constrsed
a3 impemissible “gpot zoning.” See Foothill Commumities Coalition v. Cownty af Grange, 222
Cal. App. $th 1302, 1301-12 (2014); see alsa Averida Son Juan Parinership v, City af S
Clemente, 201 Cal. App. 4th 1256, 1268 (2011}

1. The EIR Should Analyze the Project’s Consistency with the General
Plan's Leapfrog Policy

General Plan Policy LU-1.2 (“Leapfrog Policy™) probibits lcapfrog developmcnt:

Leapfrog Development. Prohibit leapfrog development which is
ingongistent with the Community Development Model, Leapfrog
Development restrictions do not epply 10 new villages that e
designed 1o be consastent with the Community Development
Muodel, that previde necessary services and facilitics, und that are
desigraad 10 meet the LEED-Neighborhaod Development
Centification or an equivalent. For purposes of this policy,
leapfrog development is defined as Village densatics located away
from established Villages or outside established waler and sewer

Amnachment I, General Plan Land Use Element at 3-23.. We understand it is the County's
position that the Project is exempl from the Leapfrog Policy because a small portion of the
Project site is currently designated as “village" and, therefore, does not constitute & “new
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village.” There arc at least five flaws in this position, desoribed below, ibai must be analyzed in
the EIR.

First, the Project propases to alter the boundary of the existing village designation.
Attochment U, Project Application, Project Description ol 9. This aheration will result in arcas
ot previcusly designated as “village™ being changed to “villoge” designation. The EIR should
analyze whether thizs boundary change results in a “new” village.

Second, o plain reading of the Leapfrog Policy comradicts the County's position that the
Leaplrog Policy does not apply 1o the Project because the Project does not create & “mew”
village. The first sentence of the Leaplrog Palicy is a cleas prohibition on leapfrog development
with no reference 10 new of cxisting village designations. The sccond sentence provides o
limited exemption from the prohibition for “new villages™ that meet certain eriterin. This
exemption, therefore, applics only to a subset of “new villages"—and dees pojf apply te an
“existing” village. Consequently, if the County determines the Project is ned a “new” village, the
second sentence’s exemplion does nof apply. Without the protection afforded by the exemption,
ihe Leapfrog Policy, as described in the first sentence, applics bo the Project,

Third, even if an existing village designation could trigger the Leapfrog Policy's
exemiption, the small anea in the comer of the Project site designated as “village™ cannol exempt
the emire Project from the Leapfrog Policy. This would be an absurd result allowing even the
smallest village designation on the General Plan's Land Lse Map 1o provide pratection for clear-
cul leaplrog developmicnt as far oul as a developer s willing to build a rosd from that vilkage
destgnation. The majority of the Project’s residential units are proposed to be constructed on the
west glde of the Praject, far from the sliver of village designation in the Project’s southeast
comer, which currently supponis a pas siation convenlbence stote and several roadside siands. i
thee existing village designation provides protection from the Leapfrog Policy (and we contend it
does mot}, it ¢an only do so for units clustered closely arpund the existing village designation,
such a5 are proposed in the Golden Door's GHO Reduction Aliernative.

Faunh, County siaff has previously ken the position that an increase in dentity on the
Praject site must be reviewed for consistency with the Leapfrog Policy as well as with Palicy
LLE 1.4, which applies o new village designations. The County stail report for Properly Specilic
Request MCA2 states that the requested General Flan change would require a “[rleview of the
mapping principles regarding prohibiting *leapfrog” development as gutlined in Policy LU-1.2
and congistency with Palicy LU-1.4 invelving enablishing new Village Reglonal Category
designations outside of an eximing or planned Village . . . . See Amachment P, County Staff
Report for NC42 and Srudy Area, a1 3. This poshion by County s1aiT peraimed 10 a less severe
proposed density increase on the Project site of approxisately 1,100 ressdentzal units, wh
the Project proposes a more drastie increase 10 2,135 readential units, Agaan, the EIR should
amalyze County stafl’s change in position regarding this issue,

Fifth and finally, even if the exemption found in the second sentence of the Leapirog
Policy could apply w the Project, the Project does not meet the exemption®s three criteria:
consistency with the Community Development Model, provision of services and facilities, and
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LEED-Meighberhood Development (“LEED-ND™) standard or its equivalent, The Project’s
design is not consistent with the Community Development modcl because of ins density
albecation clustering residential units on the far side of the Project from the arcs designated as
village. Also, there are not sufficiens existing facilities and services 1o suppen the Project.
Further, the Project does not meet LEED-ND or equivalent standards. LEED-NI requines a
project’s connectivity 1o transit and exisiing communities and infrastrscture. The LIS Green
Building Council's FAQ on LEED-ND staies that, “[u]sing the framework of other LEED rating
systems, LEED for Neighborhood Development recognizes development projects thal
successfully protect and enhases the averall health, nansral environment, and quality of life of
our communities. The rating sysiem encourages sman growth and new urbanist best praciices,
pmm:u:mg the loeation and design of meighborhoods that reduce vehicle miles traveled and
communties where juls and services are aceedsible by oot o public transit. [t profseles mone
cificient encrgy and waler usc—cspecially important in urban arcas where infrastructure is often
overaned.” See Anschment Z, U.S. Groen Building Council LEED-ND FAQ).

As discussed above, the Pmocl lacks conmectivity to existing urban and job centers ar
pubdic transportation and will require long single-occupant vehicle trips which increase VMT.
Ir mddition, o noted in our previgus comments, the Fropect does not promaote eflicient energy
and waber use, and is the antithcsis of “new urbamst best prachices.” While we understand the
County is in the process of determining what criteria 1o use fior LEED-ND “equivalem,” such
criteria cannal include the wholesale discasding of central tenets of LEED-MD, such as
commecivity, protectbon of the nanal esvironment, and other such new urbania best practices,

The EIR should analyze the Project’s consistency with the Ueneral Plan's Leapirog
Policy in light of the poinis mised above,

ES The EIR Should Analyze the Project's Condistency with County and
Regional Plans" Smart Growth Principles

The EIR must analyze wheaber and 1o what extemt the Project is consistent with County
and regional plans, including SANDAG s RTP/SCS and with the Regional Comprehensive Plan
(CRCP*L 14 Cal, Code Regs. § 15125(d).  Additionally, recent Count of Appeal decisions
invalidated the Couniy’s CAF and SANDAG"s RTP/SCS for pot going fir enough in efforis (o
surk GHG emissions, und the Califomia Supreme Court has granted o petition for review 1o

address the SANDAG case, See Slerra Clih, 231 Cal, App. Sth 1132, petition for review denied,

No. 8233801 (Cal Mar. 11, 2018); Slewsland Nar'T Faress Foundation et al. v. S Dlego Ast'n
af Governments, 231 Cal. App. 4th 1056 (2014).” The EIR should analyze the Project’s

¥ The Suprems Court has granted 2 petition to review ihe SANDAG RTP/SCS case based on a
specific issue related 1o the Governor's Executive Order for GHG reductions. See
Cleveland Nar'l Forest Found v San Diego Ass " of Gov'ts, 231 Cal. App. 41k 1056,
madified upon denial of reke ‘g, No. DOGIZER, 2014 Cal, App. LEXIS 1150 (Dee. 16,
2004), perition for review granted, Mo. 5223603 (Cal. Mar. 11, 2015).
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consistency with the CAP and RTPSCS and measures that go further to limit GHG emissions o
provide substitute critria that mects the plans’ underlying goaks as provided in the County's
General Plan and 5B 375 respectively. The EIR should funher analyze the Project’s consistency
with County and SANMDAG grewth forecast mapa, including SANDAG"s Smart Growth Coneept
Maps, See Anachment AA, SANDAGs San Dicgo Region Sman Growth Concept Map and
North County Subregional Sman Growth Concept Map, bath dated Janoary 27, 2002,

The Project propeses to develop 2,135 residentiol units and 81,000 square feet of
commercial development on naral lands far from urban and job conters—and without meaningful
transit oplions—in stark contradiction to the planaing principles encompassed in the County's
Genernl Flan, LEED-NTY, SANDAG s RTRACS and RCF, and 5B 375, SANDAG's RTRSCS
was developed based on the County's General Plan cument designation of naral residential.
Geervernd Plan Gioal LU-5 promotes “[a] land use plan and associated development technigues and
patiemns that reduce cmissions of bocal greenbouse gases in accordance with state initintives,
while promoting public health.” Arachment I, General Plan Land Use Element ot 3-27.
Mewland's propassl does not diseuss how it is consistent with the RTP/SCE which assumed no
urban developmen on this sie. In sddition, the Coanty’s 2013 General Flan Annual Progress
Fepart states that “[t]he core concept for the County®s Land Use Element is 1o direct firure
growih bo arcas where existing or planned infrastroctune and services can support that growth and
12 locations within or adjacent 1o existing communitics.” See Attnchment BB, 2013 General Plan
Annual Progress Repon. at 3 (Mar. 2014} As previowsly discussed, the Project will be located
away from exising services, includes intemal street designs with long looping roeds end cul-de-
sacs, includes no proposal for transit or shunle services 1o nearby transit, docs ot provide for
compact development within the property or direct road accest from residential areas o the
commercial center, and will require long, single-occupant wehicle trips in contradiction of these
policies.

‘The EIR. should analyze the Project’s consistency with the smart growih principles
contained in the General Plan, SANDAG's RTP/SCS, and 5B 375. The Project simply 1acks the
connectivity and compact land use planning required of smart growth development. Claims of
reduced vehicle trips within the Progect site (to the cxtent they can be supported by substantial
evidence) would nod negate the impacts of long single-occupant vehicle rips required to job and
urban centers. In addition, Project festures such as a multi-use trail and bicycle share progmams
will do litille 10 decrease vehicle trips intemal to the Project. For cxample, residents on the west
side of the Project site—where most residential units are located—are unlikely 1o walk or ride a
bicycle or horse 1o the far exstern side of the Project 10 visil a grocery store, beaving themeelves
currying bags of groceries back to their home.  Also, the sheer wopography of the Project sile
does ned lend itsel o pedestrian or bicycle trips unless commercial and residzantial uses are more
clesely clustered, given the long looping roads, cul-de-sacs and grade changes. The EIR should
analyze aliemative designs {or intermal circulation and layout of units 1o reduce the kength of
imernal wrips. Even if such changes provide for & reduction in internal Project trips, they do
nothing 1o decrease external Project trips that result in greater VMT and GHG emizsions
impacts. The Project must do more than merely pay lip-service 1o County, reghonal, and State
planning requirements emphasizing smart growth principles.
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K. Nuoise

Moise related 1o construstion activitics would persist for years with the phased
development of the Project’s various neighborhoods. In its Application, Newland nodes thot rock
crushing will be performed on-site, but provides no detalls of the volume, duraticn, or lecation of
rock crushing activities. See Atachment U, Project Application, Project Description at 13, The
Cinlden Dioor has specifically requested this information from Mewland for over % months, but it
has not boen provided, As it appears that significant quantities of rock will be crushed or could
be Hasted on-site to be used in various aspects of the Froject, the noise produced by rock
crushing and blasting would pase a long-lasting and significant impact to the communily. The
EiRt should analyze alernarives o on-site rock crushing as well as noise-reducing mitigation
measures. [n addition, the EIR should identify the specific location or kecations within the
Project sibe that will most effectively mitigate noise impacts from rock cnaching operations.

The EIR should analyze noise and ground vibration impacts on the Golden Door and
other sumounding propertics from construction and Project opermtions and on the Projeet site and
on Deer Springs Road. The EIR should alsos analyze appropriate mitgstions for noise impscts to
the Golden Door and other surrounding propeny owners.

L. Pepulation and Housing

The Project's proposed urbanization of a reral area could result in growth-inducing
impacts both in the areas sumounding te Project site and elsewhens in the unincorporated
County, Because the Gencral Plan encousages new developanenl near existing comemunities,
adding a new community on the Project site could induce other communitics to develop nearby.
As noted in the County stall repon on Property Specific Request NC4Z, “[i]he propesal would
shift the focus of the Twin Oaks commanity from iis center to its edge along 1-153." Anachment
P, County Staff Report for MC42 and Study Area, at 2. Because of this shifi, the Project could
act o3 a bridge between previously designated ruml and wrbanized areas creating an incentive for
in-fill development of development of rural areas between the Project site and urbanized nreas,
The EIR. must analyze the Project’s potential io induce additional development of rural lands.

In addition, setting the precedent that the 2011 General Plan Update is subject w0
amendment thal drastically increases density in contradiction of the General Plan®s Guiding
Principes could pave the way for other General Plan Amendments adding samilar urban density
in other arcas of the unincorporated County with existing rural designations. The EIR should
analyze the Project™s growth inducing impacts o the area surrounding the Project site as well as
other areas in the unincorparated County.

ML Transparistion and TralTic

The Project™s density and design will cause gignificant traffic impacts on freeways and
surface streets. The Project is located far from wurban and job centers withoul any meaningful

transit options, and proposes sleep, circuitous internal Project roads, replete with cul-de-gacs, that
cause traffic to be dumped on 1o Deer Springs Road, which already experiences significant peak
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hour cut-through trips in contradiction of General Plan policies for regional connectivity and
rurad roads. Newland's rond design soems intended Lo dump or divert traffic onto surmounding
streets outside of the Project, and reduce Newland's own infrastructure costs by avoiding the
need to build & direct four-lane cast-west connection such as the “Newland Sterra Parkway "
described nbove, As discussed in more detail below, the EIR should analyze the Project’s traffic
impacts on o broad scale as well as leasible alternatives and mitigation measares, such & the -
altematives proposed above by the Golden Door. Additienal comments on the NOP ane included
in & leter from the Golden Door's traffic consultants, Fehr & Peers, attached hereio s
Anachment CC.

1. The FIR Should Study Mitigatien Measares and Alhernatives o Maimaln
a Two-Lane Configuration on Deer Spwings Road and S1op Mewland®s
Advemnpt b Dump Project Traflic on the Read and Divert Any Through
Tralfic from Newland's Own Propenty

The Project propasss a drastic increase in density far from existing communities and
infrastrocture o job and urban cenders. Furthermone, musch of the Praject”s density it placed on
the fur west side of the Project, a3 remote as possible from the Project's own commercial center.
Moreover, os shown an LLG license plate survey, & number of trips on Deer Springs Kood are
freeway bypass trips resulting in regional impacts. See Attachment B. These Irecway bypass
trips occur now and will increase in the future because of exining freeway congestion on
Interstate 15 and State Highway 78, As discussed below, Newland's Project will cantribuse 1o
gridlock Level of Service “F~ on Interstate 15 in the futuse, causing large numbers of residents 1o
divert from Interstate 15 10 escape stopped traffic on Interstate 15, Rather than accommodating
this “cut-through™ traflic on Newland's own project roads, Newland bas designed its roads a3 a
clrewious svstem with cul-de-sacs 1o fusnel the cut-through traffic oway from their property and
on o Deer Springs Road.

As o result, the Project could couse imific impacts within a broad geographic mdius from
the Project site. Linder CEQA, the County will be required 1o consider mitigation measures or
gliernatives which could Fully mitigate or avedd predicied imilic impacts (=5 well 25 the complete
and detailed perfommance objectives for mitigation measures for impacis on siate highways
provided by Calirans under CEQA Guideline Section 13086). Pub. Res. Code § 21 100; see also
Gray v, County af Madera, 167 Cal. App. 4th 1099, 1116-17 (2008). Counts have found mere
fair-share payments made 1o undefined or insufficient mitigation fee programs 1 violate CEQA.
See Anderson First Coalition, 130 Cal, App. 4th ai 1187-89 (requiring fair-share payments to
fund » program that woukd ecrwally mitigate cumulative taffic impacts) (cmphasis sdded);
Endangered Hobirars League. fnc. v. Coumry of Grange, 131 Cal. App. 4th 777 (2005)
(invalidsting FIR thar did not provide evidence of improvements funded by the praject's
mitigation fee ar evidence tha fees would adequately mitigate traffic impacts).

A trallic study included in the Liloe Hills Ronch project”s EIR forecasts a failing Level of
Service “F” on Interstate 15 from Escondido all the way o the Riverside County line when bath

Mewland's Project and the Lilac Hills Rarch project are developed, Se¢ Attschment DI, Lilac
Hills Ranch Draft Revised EIR, Seate Cleasinghouse MNa. 2012061 100, TransparationTraffic
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Subchapter (Junc 2014) at 2.3-41 to 2.3-42, 2,396 10 2.3-97. The Golden Door believes that
when Intersiate |5 reaches Level of Service “F,™ o large number of motonsts traveling 1o and
from SR=78 will simply view Deer Springs Foad/Twin Oaks Valley Read/Bucna Creek Road as
an alternate freeway ramp 1o the West TH, the City of Visia and south San Marcos, including Cal.
State San Marcos, For this Project, the EIR's raffie sudies should analyze impacis, mitigation
measures, and alternatives within a broad study area—including multiple segments of Inlersiate
15 and Stte Highway 78, Twin Oaks Valley Road, and Buena Crock Road—due i the
prevalence of frocway bypass trips on Deer Springs Road affecting a wide range of frecways and
surface sireets. Any mitigation measures should be fully funded before the Project moves
forward. The traffic stady should consider improvements funded by the Project on Intersiaie 15
and State Highway 78 that would minimize the congestion that the Project will cause on the
freeways which will otherwise exscerbate future cut-through traffic.

The EIR should consider improvemendts to Dieer Springs Hoad, without adding lanes on
Deer Springs Road ,that discourage additional cut through trips in this rural arca and avold
making the road mare anractive for bypass trips that should remain on the freeway rather than
burdening local propeny owners. 1§ the County stail nonetheless believes an cast-west regional
[reewiy “cul-through® should be built in this area, the County stall should consider imstead the
altemmative of building the “cut-theugh™ road scross Newland's own property using a direct four-
lane parkway and through a realigrment of the Deer Springs Road inierchange bridge, rather
than widening Deer Springs Road.

The updiated General Plan mo longer views road-wideniig as & “one-size-fits-all”
solution to congestion. According to the Ceneral Plan's Mobility Element, the “widening of
rouds, which can dramatically change the character of @ community, should be purseed only after
environmental and community charscter impacts ane also considered. The need 10 widen roads is
minkmired when trip vehicle miles raveled are reduced, the performance of the existing network
is optimized, and the we of alternative modes of ravel is maximized.” Anschment G, General
Plan Mobility Element al 4-3. The EIR should study the environmental and eommunily impacts
that would occur if [eer Springs Road were expanded, such as the following: (1) the ruml
character of the community docs not support a major thoreughfare fermying passers-through from
one freeway 1o the nest, (2) the extensive grading on sieeply sloped landscape would destroy
habitar and potendially water Nows, (3) the extensive blasting required 1o fit the road imo Deer
Springs Road, (4) the Impacis to residenis o the south of Deer Springs Road near Mesa Rock
Road, (5) the impacts of & high speed road adjacent 1o the planned trail on the romh side of Deer
Springs Road, and () an expanded roadway inviting vehicle rips would create an additional
hindrance to wildlife and pedestrian, bicyele, and equestrian movement, cspecially nonb-south
movement across ihe road.

Mareaver, the General Plan supports County road configuration that discourage freeway-
bypass tripa. LLG"S license plate survey indicates that approximately TB% of trips on Deer
Springs Road originating at the Interstate |5 souihbound ramp dusing moming peak hours are
frocway bypass trips, See Attachment B, With the County*s projection that Interstate 15 will
reach Level of Serviee “F and be extremely congested for many hours of the day, (dus in Jarge
pant io Newland and other newly planned developmenis), many more matorists will be
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encournged fo “flee (he freeway™ and find any surface street that can provide an altemative. We
understand that County stall, nonctheless, has expressed a lack of concern over frocway bypass
trips on Deer Springs Road and would support the transformation of this reral rosd ino frecway-
to-freeway bypass.  We could nod dizagree more—and neither could the General Plan.

Policy M-1.1 of the Generl Plan's Mobility Element requires prioritizing ravel withia
eommunities by encournging npuhla:md rletumt lI'uI mmuﬂn!nwl hl'uur-trd

Gen.eru Plan thlll.'l'j.' Elemml 14-12 [mpln.ﬂ.l -ﬂ-adl The Twl.nﬂlh Vlll:ycum‘l.llju-
should not be burdened by a massive freeway bypass because of congestion on Interstate 15 and
Siate Route 8. The EIR should study alternatives and mitigation that would maintain the area's
rural charscter, whach would be destroved by a “Deer Springs Freeway Bypass System,” which,
even if elfective, would mercly sorve as a short-tenn stop-gap measure instead of socking a more
systematic solution 1o freoway congestion through more efficient frecway management and
alhemative means of rransponation.

In mddition, General Plan Policy M-2.1 describes situations in which acceplance of &
failing Level of Service is necessary o ochieve other General Plan goals, such a5 environmental
prescrvation or enbancing community character, One situation juslifying scecplance of a fuling
Level of Service invelves regional connectivity issues, “when congestion on Sate freeways and
highways causes regional travebers to use County roads, resulting in congestion oa the County
road] network. Rather than widening County roads 10 accommodare this wraffic, the deficiencies
in the regional road network should be addressed ™ Attschment G, Gereral Flan Mobility
Element 2t 4-14, Anocther situation calling for scceptance of a failing Level of Service on a
County Road is when “adding wavels lanes to 8 road that would adversely impact environmental
and eulrural resourees .. . This sination would also sccar in areas with steep slopes where
widening roads weuld require massive grading, which would result in adverse environmental
impacts and other degradation of the physical environment.” [d.

Moreover, SANDACGs RTFSCS sets forth a pelicy of keeping freewwy-to-freeway rips
on the freeways and off of local roads: “The local strects and anerials that connect our
communities are ivpically used for shoner trips, while the regicon's highways link homes with
major centers for jobs, education, shopping, and recreation.” Anachment H, RTPSCS ar 6-22.
It would be inconsisten with the RTR/SCS for the County 10 apgeove of a project which funnels
iraflfic onto surface sireeis and requires. their widening io sccommudate increased iraflic. We
alwo belivve that the covironmentally superior alicrmative under CEQA would be te
sccommiodate this bypass waffic using Improvements in traffic and transit facilities on the
Inerstate 15 and SB-78 cormidors, and that this would assien the region in meeting the GHG
reduction goals contalned in SAMDAG' s SCS.

Becnuse the segment of Deer Springs Rood between Sarver Lane and Mesa Rock Bood
meeds these critenia, aceeplance of o failing Level of Service is warrunled. Moreover, the Project

wiubd not creave a failing scgment on Decr Springs Road by maintaining this scgment & two
lanes The two-lane segement i3 already falling today. As demonstrated by the LLG license plase
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survey, & two-lane configuration between Sarver Lane and Meta Rock woald result in the gime
orimproved Levels of Service on all other segments of Deer Springs Road. See Anachment B.

Expanding Deer Spring Roads would require significant right-of-way scquisition from
local property owners and could destroy the Golden Dioor and other businesses in the aren.
Hased on the sieep slope in fromt of the Golden Door and the Golden Door’s need 1o access Deer
Springs Road at grade, grading 1o or constructing four lanes—and even more so for six lanes™—
would require substantial encroachment onto the Golden Doors property and would
significamly harm the CGoplden Door®s business. Such on encroaschment may result in o “teking™
of both the Goléen Dioor"s property and basiness and requine the County o compensate the
Golden Door for the value of both its properiy and its business.

Oxther area property owners would also be subject 1o significant property loss and
potential destruction of their intended use. For example, the various alignments of the southward
bend on Deer Springs Road would require differing degrees of condemnation of the TERI
propenty. Depending on the configuration, it could render the TERI property uscless for the non-
peofit’s imended equestrian center and other facilities for developmentally dizabled individuals,
A two-lane configuaration of Deer Springs Road, and a reduced speed limit, would be more likely
1o albow for & tight tum radius or T-intersection that would limit the need to soquine right-of-way
from TERT or other arean property owners, The EIR should analyze the inpscts 1o local property
owners of the extensive condemnation that would be required for expanding Dieer Springs Road,
imchuding impacts that would oocur if the encroschment coused o closing of businesses, blight, or
the conversion (o other uses,

Fimally, the County should implement measures o reduce the speed at which vehicles
travel on Deer Springs Road, including o reduced spoed limat, traffic calming circles, and a T-
intersection ai the intersection of Sarver Lane and Dieer Springs Road. Reduced spoed would pet
only discourape freeway bypass wips, it would increase safety in the area—ihe safery of wvehicles
as well as pedestrians, cyclisis, and equestrians. Varlous residences and businesses, including
the Golden Door, acdess Deer Springs Road directly, and excessive spoeds pose a significant
safety risk. Moreover, high-speed travel is not necessary for trse “local trips.” but benefit only
the freeway bypass drivers secking 1o trent Dieer Springs Rood a5 & long frecway acecss ramp.
The EIR should study aliematives and mitigntion mensures that maintain Deer Springs Road as
iwo lanes,

* While the Gelden Door encournges analysis of all options 1o mainiain Deer Springs Road ina
twoelane configaration, the EIR must stiudy the severe environmenial impacis that would
occur, as well as necessary mitigation measures, if the County expanded Deer Springs
Road 1o six lanes, even if gpecific propasals are limited 10 1wo-, theee-, and four-lane
configurations, Leurel Meights Improvement Ass'n v, Regenty of the Univ, of Califormia,
47 Cal. 3d 378, 306 { 1988) (requinng flure expansion of a project to be included ina
project's CEQA review il 1L is reasonably loresorable and would be significant in
changing the scope or nature of the project of i environmental effecs).
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1 Dieer Springs Foad Interstate 15 Interchange Impacts

W are wware that Caltrans is developing a Projoct Study Report (“FSR”) for the Deer
Springs Road/Inersiate 15 interchange, County siaff has sinted that the EIR will nnnkyze oll
altematives proposed in the PSR, and will mot publish the EIR until after the PSR has been
completed and the County has analyzed the impacts resulting from the alternatives contained
therein, While the Cownty should analyze the impacts of all allematives in the PSR, it should not
limit its amalysis to those alicrmatives. The EIR should analyze all feasible mitigation measunes
and alematives even if they are not included in the PSR,

3 The BIR Should Smudy Transh Optlons

In addition, the Project locks sny mesningful trunsit options, The Project’s Application
notes that theee Sprinier siations are located “within six miles™ of the Project. See Attachment U,
Pooject Application, Project Description at 22, 'This distance would preclude the Sprinter truin
from serving as & viable éveryday commute aption for Project residenis, Despite the strong
policy preference for transit in the County General Plan and SANDAG's RTISCS, and the
LEED-ND standards, the Project Description in the Project's Application makes no mention of
transit aside from this wholly incffectonl reference to distant Sprinter stafions, Because the
Project would be lecated in the rural Interstate 15 corridor in North County, which lacks trunsit
infrastructure, the Project should take a “wransit-first” approach 10 ransperisiion. 1f the Project Is
approved, the County should allow it 1o proceed only after the construction of, and funding of
contributions to, planned transit facilities 1o ensure that the Project’s added impacts and
incrensed emisions are fully mitigated or avoided. Swch facilives must be coordinaed on a
regional basis with SAMDAG, mther than created on a partial, haphazard or unfurded basis at
the project level. In addition, the EIR should consider a shutile operating al regular intervals that
would connect the Project 1o the closest Sprinter stathons and the Escordido Transit Center,
which could reduce some of the thousands of single-occupancy car trips that will be generated by

the Project.

In nddition, the EIR should snalyze traffic impacts using both Level of Service and YMT
criteria. Analysis of VMT impecis is necessury (o demenstrbe the nevessily of o subsiantial
trandil cOmMponent a8 miligation.

M. Utilities wnd Serviee Systems

Thie Praject propases that VWD will provide water and wastewater services, As noted in
VWD's June 5, 2014 comment better on the Project, additional study is required for the provision
of water and wastewnler services. See Atlachment EE, Letter from Eileen Koonce, VWT, to
County Flnning end Development Services. VWD's letter concludes that the Project s density
could ceuse significent impacts on water and wasiewsler services: [ Tlhe potential increased
denaity of the project may have a significant impact on offsite facilitics both for this project and
cumulstively with cther projects curremtly being proposed. These projects may significamly
impact District facilities including local water and sewer mains, water storage, the sewer
interceptor, pumgp stations, outfall and restment.” Id. a1 4. The EIR should amalyze the impacts
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to water and wastewnter services of the Project”s drastic proposed density increase, inclading to
other users in the YWD arca or that users who scrvice providers share facilities with YWD,

0-1,2-93
Cont.

M. CONCLUSION

The Project would result in a drastic increase in densily and poses connectivity issues that
could impact & broad geographic area and policy issues that could aher the County™s General
Man framework that was only updated four years ago. As such, the Project’s environmenial 0-1.2-94
review should require a broad analysis of potentially significam impects. The Goelden Door has '
proposed four distinet altematives for analysis and encourages the analysis of many additional
altcrnatives and mitigation messures that would mitigate or avoid the Project’s many significant
impacts.

Thank you for your time and sttention to our comments. Please feel free 1o contact me ot
[858) 5235800 or chrisoper, geen@bw.com if you would like 1o discuss tese maners further. 0-1.2-85

MW

siopher W, Garrett
ol LATHAM & WATEIMNS LLP

e Kathy Van Mess, Golden Door
Jeff Dawson, Golden Door
Etephanie Saathofl, Clay Co.
Maddy Kilkenny, Clay Co.
Dawn Wilson, Fehr & Peers
Andrew Yancey, Latham & Witkins
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Dear Ms. Smath:

As we stated a1 the County's July 18, 2017 public meeting on the Newland Sierra Project,
the Golden Door hereby attaches a transcript of the public commients made at the meeting on the
Project’s draft environmental impact report for the County”s consaderation and response.

Please conswder the stalements to be made by the community members to spoke as
indicated in the attached transcript to be comments that are submitted on the above referenced
Drafi EIR. Addtsonally, if it is necessary (o get a written response from the County 1o these
comments, our ¢lient the Golden Door hereby incorporates by reference all of these comments as

if fully set forth in the Golden Door’s own comment letter on the County s EIR on the Newland
Project.

We know that community members who spoke at the County's meeting will appreciate
recelving written responses 1o their comments as part of the CEQA process,

We thank vou for your time and attention (o this matter.

Best regards,

Clhrvictapher W, Garrett

Christopher W, Garrett
of LATHAM & WATKINS LLP

Attachment
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COUNTY OF SAN DIEGO
JULY 18, 2017 PUBLIC MEETING RE: NEWLAND SIERRA PROMECT
TRANSCRIPT

Mark Slovick: Anention, we'd like to get started. We have the room until 8:00 tonight, so
we wanl 1o get going. Just to start, [ wanted 1o introduce the stafl cam
here from the County of San Diego. My name is Mark Slovick, 1 have here
Ashley Smuth, Danin Neuleld and then Greg Kasmer, The four of us all
work for Flanning and Development Services, all at the County of San
Dhego. Feel free after the meeting, vou can come up o us and ask any
questions, or we can get you any contact information that vou need. First
thing 1 wanted to state tonight was, thank vou for evervene (o come out
tonight. 1 wanted to let vou know that there are speaker slips in the back of
the room. If vou would like an opportunity to speak tonight, please fill out
one of hose slips and then just bring it up to the podium here, and then 0-1.3-2
we'll read your name off once we get 1o the comment peniod. The other
point [ wanted to make, was that comments provided tonight will not b
formal comments provided on the Environmenial Impact Report for the
new NCR project. Formal comments can only be provided in writing. So,
gither by email, by letter, by hand tonight, however vou wanl to provide it,
il just needs to be in wnting, We are not transcribing tonight’s mecting, so
any comments tomight will be provided to us, they will not be part of the
formal process of the response (o comments. So, if anybody has any

questions about that, again, please come up o us afier the mecting and we

can walk vou through that. That means that all formal comments need 1o Y
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be provided by 4200 on August 14th. That is the close of the public
comment period. So, if vou want vour comments to be included in the final
Environmental Impact Report, and responded 1o formally in the EIR, they
need o be provided before 4200 on August 14th. Okay, I wanted evervone
else to know, too, that the documenis, the Environmental Impact Report,
alomg with all the technical appendices, and all the project application
documents, they're all available on the County of San Dicgo’s website,
They are also available at the San Marcos and Vista county libraries, and
they are also available al the county office. On some of the handouts that
we've provided tonight, some of that information is included on those as
well, A note about the material provided, the only county documents
prepared for this meeting, are available on the back table there, Anvthing
outside of documents that were put on that table, were not prepared by the
County of San Diego. Just keep that in mind if you receive any documents
tomight. The other thing [ wanted to do was just walk evervone through the
process for the project. Now that the EIR has been released for public
comment, and after the comment period closes on August 14th, the County
of San Dicgo will be prepanng responses (o those comments that we've
received. As pard of that process, we will also be evaluating the comments,
tor see if there are anv changes to the EIR, or changes (o the progect that are
required to address a public comment. The reason for that is we need to
determine if there would any reason to have to recirculate any portion or all

of the document itsell. If there is no reason to recirculate the document,

Bt
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and all of the comments can be responded 1o, and all the information is
available in the EIR, what will then happen is county staff will prepare the
project, and take it forward to the planning commission. The planning
commission will hold a public heanng, and then from there, they will be
making a recommendation, ulfimately to the Board of Supervisors. The
Board of Supervisors is the awthonty 1o either approve or deny the project.
That's also a fully noticed public hearing. 5o, if vou want to be noticed of
those hearings, please make sure thal vou provide us vour name and vour
address for the record, 50 we can add vou to our contact List for the project.
S0, just make sure that vou do that before vou leave tonight. Or vou can
send us an email at any time, just to let us know that you want 1o be
included on that distnbution list. Like [ was saving, this is not the only
opportunity to provide comments to the county on this project. There's
going to be public hearngs, like I said, the Planning Commission and the
Board of Supervisors. The other thing I wanted to make clear is that the
county siaff and the county has not made a formal recommendation on this
propect. That means that we do not ¢ither support or we do not deny this
propect at this point. What we have done, is we've released an analvsis of
ils environmental impact reports for the public to review and comment on.
The point in which county staff would make a recommendation (o the
Planning Commission, will come after all of those comments are responded
to. In terms of the overall schedule, just wanted to give evervbody a sense

of that. What we do is we try 1o forecasi these dates as best as we can. A
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lot of imes, these things have a tendency to change. The way we arc
leoking at it mow, in terms of forecasting potential

future heaning dates, would be potentially going 1o the Planning
Commission sometime in the 1st quarter of 2018, and then the Board of
Supervizors, probably in that 2nd quarter of 20018, Bui 1 strongly cavea
that, sayving that a lot of things could change between now and then, and
that schedule could ultimately change. 1'm going to turm the presentation
over o Ashley, she's going lo walk evervone through the actual project,
and what 15 proposed as part of the project. So, with that, I'm going 1o

have Ashley go through thar.

Good evening. As Mark mentioned, 1'm just going 1o give some high=level
details about what the proposal is that has been evaluated in the EIR. The
property is located approximately a mile north of the City of San Marcos.
It"s directly west of the 15 and north of Deer Springs Eoad. The project
site is located in the North County Metropolitan Subregional plan area, as
well as the Bonsall Commumnity plan area, and within the North County
Metro Subregional plan arca. I1's located in the communmities of Twin Oaks
and Hidden Meadows. The project site itself is 1,985 acres, and the
proposal for the project include 2,135 dwelling units. A portion of those
are proposed as single-family homes, 1,140, And then, some additional
multi-family homes, 995, The project also includes 81,000 square fect of

general commercial uses. The project includes 36 acres of public and

RTC-263

0-1.3-2
Cont.

0-1.3-3

Newland Sierra Final EIR



Comment Letters

prvale parks, 1.209 acres of proposed biological open space. A six-acre
school site. Access to the project site is provided off of two main access
points, off of Deer Springs Road. Those are Sarver Lance and Mesa Rock
Foad, and one additional access point wp off Twin Oaks Valley Road. And
that's [FH 00:06:55] Camino Mayor, The services provided for the project
would be provided by the Vallecitos Water Dastrict for water and sewer
0-1.3-3
service, And fire service would be provided by the Deer Springs Fire Cont,
Protection District. The applications that the applicani are proposing for
the project include a general plan amendment, a re-zome, a specific plan,
and a tentative map, and then the EIR is the Emvironment Analvsis, That's
the high-level project descnption. IF you have any detailed questions, we'd
be happy (o answer any questions about the project, but I'll turn it over to

Diarin to give just a high-level overview of the EIR.

Darin Newfeld: Cool, thanks. Is this it? Okav. Nah I'm good. Okav, so 1'm just going (o
run through the EIR really bricflv. My name is Dann Meufeld, 1'm with
Planning and Development Services, and ['m working on the EIR. So, my
team does all the CEQA review for the county. So, we'll be working on

this one as well. The EIR identificd six significant and unmitigated 0-1.34

impacis for the project. These are impacits for which there are no

additional, feasible mitigation measures. What that means, these are

acsthetics, air quality, mineral resources, noise, population and housing and

traffic. What that means to be sipnificant and unmatigated is that if the Y
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Board of Supervisors were 1o approve this project, they would have 1o do
so by making overriding considerations, such that the project would be --
they could approve the project with the significant, unmitigated impacts,
Those are the big impacts in the EIR that the EIR analvzes. We've
developed nine alternatives that have been carmied forward for evaluation in
the drafi EIR. Altematives were selected hased on whether or not they
reduced any of the significant impacts and whether or not they attained
most of the project objectives. Alternatives had to be feasible as well.
Those alternatives are the no-project alternative. 'We're required to do that
under CEQA. The existing general plan, there are three different
alternatives that evaluate a different parkway altemative for Deer Springs
Foad. We have a multi-family altemative in the town center, so that’s a 2;:“3_4
mixed-use alternative. And we have three alternatives that were discussed
by California Department of Fish and Wildlife and'or the US Fish and
Wildlife Service. That's a total of nine altematives in the EIR. We'll go
through all the questions vou have on the EIR tonight. What we've done is
we v gathered speaker slips tonight, just so we can give evervbody a
chance to speak, because there’s a lot of vou and we want 1o give
everybody an opportunity. 1 will grab that from vou. i looks like we've
got about over 40 or so. 5o, [ think we're going to trv to do two minutes

cach.

[0 1= 00 And then, if we have exira time at the end. then we can just open it up for

questions. We're going to leave this microphone up here and on, if you v
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prefer 1o walk up and amplifv vour voice a linle bie. If not, and vou can
stand up and evervbody can hear vouw, we can go that route as well.

Unforunately, we don't have a wireless microphone, so [ guess we'll jusi

0-1.3-4

have 1o project or come up here, if vou don't mind. Oh, veah, just 1o keep Soaik

evervhody on lime, so we do give evervbody and opporfunity (o speak,
wie ve gol sorl of little sofl reminders when your time’s coming close,

Anything ¢lse [PH] Kaz? Can vou put that over there? Thanks,

Greg Kazmer: The first five speakers we have are [PH] Paul Warren, [PH] Georgann
Higgins, |PH] Mark Seabeck, [FH] Greg Laurtin and [FH] Joan Slovenski.

If vou wanted to come up here, or il vou prefer to speak, we could just do

five in a row.

[BACKGROUND CONVERSATION]

Paul Warren: Good evening. My name’s Paul Warren, and I want to congratulate
evervone here for their homeownership in the neighborhood. Perhaps ['m
wrong, but | would guess that %02 of the homeowners represented in this
room are over 40 years old. 1 feel like I'm probably under-represented. 1 0-1.3-6
feel proud in that a year and a half ago, [ achieved my childhood dream of
buving mv first land. It's behind the Moose Lodge, About once a week,

one of the neighbors calls the Shenfl, the county, and I've received 59,800

in fines to date. It has not been fun. When | think back about watching v
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Lintle House on the Prairie, Bonanza and a move [ really like, Far Away,
with Tom Cruise, [ think about what has America become, where, no
offense, but the majonity of vou are silver eagles, white-haired. We have
forgotten the debt we owe to our children's children, and lemting them
achieve the same dreams each of you have already. [ challenge you —
there’s a lot of people in here against this development, but this
development is pood for cconomic growth, it creates jobs, and it allows
people to have a home like vou have, Open vour minds, please, and think
about voung familics. For the other dav, [ was depressed, thinking, “How 0-1.3-6
am | going to make my 52,000 rent, in San Dicgo, where occupancy is Cont.
297" Meaning, the people who can't buy a house, they have to rent, which
displaces people that are marginalized and in effect, we have scarcity. So,
when [ was forlom, walking downtown San Dicgo, “How am [ going to
pav my rent? 1 looked up and there was a whole street full of tents and
homeless people. And 1 guarantee vou, if we build more developments == it
docsn’t have to be thiz development, but any development in San Diego is

needed. 've been to China twice. That's over developed. This

development here is a good thing for San Diego. Thank vouw,

[BACKGROUND CONVERSATION]

Georgann Higgins: Hi, my name is Georgann Higgins, and 1'm here to address the EIR Chapler
0-1,3.7
2, Section 2.10 regarding noise. And specifically, sound walls, We are
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[00:14:58]

disagrecing with [PH] Newland's stance on sound walls. Should this
project be approved, Mewland is discouraging the use of sound walls, is
just another example of how they're missing the point. We notice
measurcments for this study were taken in September of 20014, Even at that
time, there were several places where the noise levels exceeded 67
decibels, which is the critenia which Caltrans, deems il necessary 1o install
sound walls, There's every reason to belicve if these studics were current,
vou would find an increase at all levels. The Federal Highway
Administration lisis decibels in the 60s as their worsl=case scenarios when
discussing the need for noise abatement. According to the US Department
of Transportation, *Sound walls can reduce the loudness of traffic noise by
as much as hall. Can be effective regardless of the matenial used. Must be
tall and long. Are most effective within 200 fect of the highway, Do not
increase noise levels perceptively in the opposite side of the highway, and
they substantially reduce noase levels for people living near the highway.”
Newland characterizes noise, air quality, all forms of pollution, water
availability and fire hazard, both during and after construction as “less
tham™ or “not significant.” To them mavbe, but not with the people who are
left with the after effects. This is the downside of overdevelopment. We
cannol continue o build and not expect consequences. Does San Marcos
and San Diego County really want to build every square inch, and become

impacted and dismal like so many places that we can name?
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Joan Slovenski: My name 15 Joan Slovenski. We moved to San Marcos in the carly T0s,
We did that because we wanted our children to have a rural lifestvle, The
horses, the pigs, the goats, the 4-H, the whole bit. The thing is, we lived
right there on Twin Caks, Across the street was a cow pasture, now a golf
course. | ended up being appoinicd to the Recreation Commission and
eventually moved up to the Planming Commission. 5o, | do know a little
bit about planming. I cannot se¢ that the density that is being asked for is
going to work on that properity. It does sav in some of their brochures,
about provicding lifestvle and so forth, that the average person raising kids, 0-1.3-8
are nol going o be able to afford a house there, because so much money is
going to be going into the infrastructure: the roads, the walls, the parks, and
whatever., ['m not saving that they don’t have the nght to develop, ['m just
saving it doesn’t need 1o be of that density, T think the rest of us will be
affected by the density. We live now at Lawrence Welk Champagne
Village. And it"s hard enough (o come down Twin Oaks anvway, at any

time. I think even widening the road isn’t going to sclve the problem, 1

hope this 1s not approved inthis density. Thank vou.

Mark Seabeck: Hi, Mark Seabeck. Champagne Village, Champagne Village is directly
cast of this development. Amd the particulate matier, the air quality and the
2 emissions are going to change the air quality forever. Champagne 0-1.3-9

Village sits in the direct down-wind path of everything that this

development is going to pud in the air. That’s not o mention their Y
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suspected numbers in how much water they're going 1o use, and how much
viou are going o have to conserve o allow this development to take place.
It*s estimated 36% will be the conservation that we will have 1o save on lop
of what we're doing alrcady. Basically, the traffic is cstimated at almost
29,000 daily-use trips, in and oul. And, in response to the cancer nisk, and
the DEIR, 1t states the northeast area of the development will exceed
SDAPCD, the San Diego Air Pollution Control District risk threshold.
Again, we as a community of alder people, sit directly down-wind of this g;:-;f-g
thing. The grading, the blasting, the bulldoang, the rock crushing plant, is
going 1o basically, for however many vears this thing's being constructed,
is going fo be throwing particulate matter of X% in the air, and people who
live in our community are already susceptible to upper respiratory
infections and discases. And [ doubt Newland is going to pay for any of
their

[O=200:000] medical costs. Thank vou.

Greg Lawrtin: Okay, I'm Greg Laurtin. [ also live in Champagne Village. I retired two
vears ago and moved up 1o Champagne Village just before I retired. 1
worked first as a chemical engineer and then an emvironmental engincer,

and envirenmental manager. My last job was with the Navy as the Air el

Quality Frogram Manager, where we had a team that evaluated new air

issues that the MNavy would have to comply with, and [ worked a lot with

the regulatory agencies, a lod APCD. And we also reviewed EIRs and v
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terms of impacts. We would look at -- whenever a project got close to A
significant impact, we would look at it real carefully. With respect 1o this
project, Mark mentioned a few things, but my concern looking at air
quality 15 that carbon monoxide emissions duning construction, will be over
three times the significance threshold. Almost 1,800 pounds of CO per
dav, Mitrogen oxides, twice the thresholds, 390 versus 250, Nitrogen
oxides coninbute 1o formation of ozone, which is the bad swff that we
worry about and smog.  And then PMIGO, particulate matter, 10 microns,
five times the threshold. This is the stuff that we'll breathe in and have 0-1.3-10
respiratory problems, 516 pounds per day, versus 100-pound threshold. Cont.
Ome of the mitigation measures that the DEIR pointed out is, the APCD
should change their state implementation plan and air-gquality sirategy.
Working with the Navy, and the Navy working with APCD, [ know that,
that’s not something that APCD is looking forward to, and it's not
something that they can accommaodate in the time frame that we're lalking
about for this project. 1 think one other concemn == ['m concermed that the
EIR did not address enteria pollutanis for increased traffic on [15 caused

by this. Thank vou very much.

Greg Kazmer: Okav, the next five, I have [PH] Tony Eason, [FH] Karen Benz, [PH] 0-1.3-11

Michael Meintvre, and [FH] Allen Rings. L

[BACKGROUND CONVERSATION)

12
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Greg Kazmer:

Okay, I have a question from [PH] Kim Holmes. She said, if we could read
the question, it says, “How does the drafi EIR take into account existing
development in the arca, and also how would they interact with Newland

Sterra?

[BACKGROUND CONVERSATION]

Mark Slovick:

The way that we handle existing development when we look at a project,
we look at existing bascline conditions, what's on the ground today, And
them, what we do is we put on top of that the proposed project. The casiest
example would be iraffic. What they do is they do counts along the
existing roadways around the project to determine how much traffic is
actually traveling on those roadways under the current condition, without
the project. Then what they do is based on adopted guidance from [PH]
SANDAG, they use a certain inp calculation for how many trips generated
from a project of this size, and they pul that on top of the existing
conditions, in order to ¢valuate whether there's a significant impact
resuliing to those roadways and intersections and segments. That is kind of
how we do an existing plus project analysis. That's the best example that [
can provide, like for traffic. If vou have specific concems, regarding the
analysis, or any of the assumptions that were made as part of the existing

conditions, I'd encourage vou to pul vour commenits in wnting, so that we
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Tony Enson:

[00:25:02]

can have an opportunity o review those and put in formal responses in the

final EIE.

I'm Tony Eason. ['m a member and a resident of Deer Springs Oaks
mobile home park, which is located directly across the road from this
project. We're very

concerned about the high nsk of fires, wildfires. To quote from this EIR, it
savs, “A large wildfire has not occurred in the Newland Sierra projeci site
in recorded history.” Does that mean there’s never going 1o be one, no.
This is located in a high fire district, hazard fire area, where it's gol the
perfect weather, vegetation, topography, ignition from the nearby 115, all
the ingredients for a disaster. The other thing we know that causes
wildfires -- the main thing, the first thing that cause wildfires, is people.
You put 6,000 more people in this densely populated area, vou've got all
the ingredients for a disaster. Mow. the other thing that catches your
attention from this EIR, is they do not have an approved emergency
evacuation plan. They ve gt a very high-class fire protection plan, to try
to prevent one from starting. That's great, but vou know, from what [ just
said, there's going fo be a fire here. Now, there’s nol an evacuation — there
is an evacuation plan by Dudek, the people who put these plans together for
them. They admat it"s not a good plan, it might not work in countv-wide
emergency. They don't account for emergency vehicles coming in when

the people are trving to get out.  And they ‘re dumping them all on a failing

14
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road, Deer Sprngs. And a faling freeway, 115, We know that from 2007,
They"re failing now. You put 6,000 moere there - my solution would be,
0-1.3-14
number one, byvpass the end of Deer Springs Road with a four-lane road Cont.

that goes through MNewland's property and emptics out further North of the

property on 115 to bypass the bad 115 interchange, Or deny the project,

Karen Beni: Hi. I'm Karen Benz, Deer Springs Place, I abut the project, and I'm a 30-
vear resident. For those of us in Twin Oaks Valley, life as we know it will
no longer be the same. Traffic, dust, noise, blasting, rock crushing, silica
dust, bad air during the 10 to 15 vears of constrection. If vou think the
traffic’s bad now, just wait. Wait and see how bad it will be dunng the
construction phases. 11 will be unbearable for those of us who live here 0-1.3-15
247, and T am not being overly dramatic. From their own EIR, there's
going 1o be 6,063 more people. 5,650 tons of rock crushed per day.
Grading 1o last 244 weeks, which is five vears. Or 1,464 working dayvs al
six days a week. Elasting at two o three-day intervals with one blast per

day.

Michael Mclntyre: I'm Michael Mclnbvre. I live at 1299 Dicer Springs Road. We're in the
mabile home park there. What 1 want to address is a lot of people talking
about different things. T think of air quality. We have people in our park 0-1.3-16

that already suffer from pulmonary disorders. Some of our homes are less

thian 50 feet from the roadbed. [ did a head count, and there's four of them. ¥
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Right now, the EIR savs there's 19,000 ADT, daily trips going through that 4
arga. What [ don't understand, is when they did this, when the colleges are
in session, from Mesa Bock to Sarver Lane, which s a mile and a half, i's
Just a parking lot. All their cars are sitting there idling. Al that cmission is
going up the comidor, night out towards the 15, The other thing is thai the
EIR addresses, the fact that emissions produced by vehicles will cause what
they call a CO2 hotspot. Now, we're directly across form that street, that
roadbed. That wall definitely affect the air quality in our community. The
other problem is, when they stant widening Deer Springs, vou've gol a iwo- 0-1.316
lane road. When vou start widening that, at imes that road’s going to be Cont.
one way. Because they're going to be stopping, they 're going to have
flagmen switching traffic. 1 can’t imagine what it"s going to be like in the
afternoon traffic. Also, when they stan this, there's going to be a mining
[ a3 300008 operation. The silica dust is a carcinogenic as we all know. The problem is
that in the EIE, the developer doesn’t want to build a sound retaining wall,
or a wall of protection for residents. This is something that we have to

have to protect our community. Thank yvouw.

Allen Rings: My name’s Allen Rings. [ am in favor of development, provading it’s pul in
the proper place. I have 38 vears of economic and industnial development
construction work. T was the senior vice president of one of the largest Q-1.317

construction companies in San Dicgo, for 25 yvears. You can’t put your

whole fist info a thimble. That's what this project proposes doing. Thev ve ¥

16

June 2018 RTC-275 Newland Sierra Final EIR



Comment Letters

Greg Kazmer:

Diame Hodely:

June 2018

done a good job of developing trails and a lot of amenitics inside the project,
but have not given an ounce of thought to the impact of this project on the
rest of the area. It will double the number of people living approximarely
from 78 to 76 along the 115 comidor. The raffic plan is miscrable. All

three ways in and out, all dump onto Deer Springs Road. There should be at

least two roads from this property conmecting (o Gopher Canvon, all the way

to Gophier Canvon. The thing that needs to be done, is 1o remove as much
traffic off of that interchange as vou possibly can. But even if they did thai,
we're gomg (o widen the interchange. We're going (o have to widen 115 by
two lanes at least, [ actually think that we should put another interchange
down at Mesa Rock, right as the undercrossing, 1o help relieve some of the

traffic. [ don’t know how many tens or hundreds of millions of dollars of

infrastructure necds to be spent by the public on this, because of this project.

I know they have to do sewer line all the way down to over by [PH] Fry's.
If they project is developed according (o the current plan, county plan. not

penny of public moncy has io be spent. Thank vou,

The next five 1 have are [PH] Diane Hodely, [PH] Megan Jennings, [PH)

Mancy Lane, [FH] Rob Peterson and [PH] Suzanne Brahna.

I'm Dhane Hodely and [ live in Champagne Village also. And bov, we are
the absolute front edge of this whole development. 1 share evervone’s

concemn here on all the issues. 1 think my main concern is though, durng a

17
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fire = we've had on in 03, *07, we had to evacuate at least once last vear,
and we just had a fire on Thursday last week directly across from our
entrance. When we leave the village, or try to leave the village, 39515 a
parking lot. If vou can get to 15, that is a parking lot. Ifwe add this

. B N 0-1.3-18
development, I'm nod lm;ldmg,. we'll be sitiing in our cars, and that's where Cant
we'll be when we go. They aren’t widening 395, if they aren’t widening or
doing amything to 13, there is no legitimate evacuation route for us, or for the

people in the Newland's here, a development to get out, north or south. You

sit there and that's my biggest concermn.  Thank vou.

[BACKGROUND CONVERSATION]

Megan Jennings: You're welcome, Hi, my name is Megan Jennings. | am a researcher at San
Mego State University. [ hold a Ph in wildlife ecology and conservation.
[00:34:59) I have been retained by the Golden Door Spa to provide comments on the
effects of this praject on wildlife and wildlife movement in the area. [
specialize in wildlife movement and have been working on researching and
asseszing bamiers to movement in San Dicgo County and Southern California 0-1.3-20
for the better part of a decade. 1 am concerned about the project effects on
wildlife connectivity. This proposed progect would fragment one of the last
remaining large, in-tact landscapes in North County, west of 115, Globally

and locally, in particular, habitat loss and fragmentation are the greatest

threats o biodiversity and population persistence.  The loss of connectivily Y
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can greatly impact wildlife, ranging all the way down from genes, to
individuals, to populations, up to species and ecological communitics. So,
this is a very real threat. Loss of connectivity can limil access to suitable
habitat for individuals, it can affect reproduction and servival, directly
causing moriality of individuals, 1t can reduce population abundance and
resihience to dvnamic landscape. Things hike fires, floods, discase. Fires and
flocds are some of the things vou all are talking bout todav, Reduced gene
flow and limit population viability. And ultimately, what happens, is this can
make populations and species vulnerable (o extirpation and extinction.
0-1.3-20
Dezpite the open space design of this project, the total acreage is notf as Cant.
important as the configuration. Contiguous habitat is what is recommended
by best available habitat, unencumbered by roads, houses, all that goes along
with it. The things that will come along with this project. The current
design, especially the southeast comer of the project, will impeded important
movement corndors leading from east to west under 115 up through the
Merriam Mountains, across Deer Springs Road, which will be a major
barrier. My question is, does the county have plans 1o request or require
design changes to mitigate these impacts, of 10 a88¢ss conneclivily more

thoroughly and take it info account in mitigafion measures? Thank you.

Rob Peterson: Hi, I'm Rob Peterson. I live at %06 Deer Springs Road. 1I'm President of the

Twin Oaks Valley Property Cwner’s Association. It's greal 1o see so many 0-1.3-21

friends and neighbors here. Some of vou we "ve seen for vears, and vears, ¥
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Mark Slovick:
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battling this project. It started out as Stonegate, ARA, Memam Mountains,
AKA Mewland Sierra. Exsentially, it's the same project all over again. |
think one of the overarching questions is why are we here again? The
County Board of Supervisors voled this thing down two imes previous]y.
Why are we here again? Why are the taxpayers funding this whole process
once more? The developer talks about it as being affordable housing.
There's nothing affordable about this housing. [1's for the children. Our
children want to move away when they re done with college, it's getting too
crowded. How much more traffic can we sustain? [ encourage evervbody,
please, please, please pet vour comments in. Don’l just come oul the
meeting. Call vour Board of Supervisors. Talk to people. Get vour friends

aware of It Get those comments in. Thank vow. ['m under time.

Hi, my name’s Mancy Lane, 1am a resident of Fall Brook, T actually had a
couple of quick questions regarding the EIR, and I wanted to know how you
came up with the contributors to the drafi EIR. and how were their credential
evaluated? How did we come up with this EIRT Who are the people who

that did n?

S0 everybody understands the process in who prepares these documents, who
reviews them, the county has an approved list of consultants that are allowed
to prepare technical studies based on certain specialties. For instance, there

are certain traffic engincers within the county that can prepare traffic studies
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for the County of San Dicgo. That goes for other issue arcas like air quality,
biclogy, all the subject areas that have been mentioned tonight. That list has
been approved. The consuliants on that list prepared the study, They submit
it 1o the county, and the county has infernal stafT specialisis, that review that
work to make sure that it’s consisient with all county regulations, with state
law, anything ¢lse that needs to be brought into conformance with it That's
the process. The documents that have been submitted for public review, for EDLE s
public comment,
[ Ok 0043 have been reviewed and accepled by the county of San Diego as complete

and thorough, And that™s why we put it out for public comment.

Nancy Lane: Cmie other one.  Specific to the biological habitu, because [ noticed on the
maps there, if the site were built with the existing general plan, how would it 0-1.3-24

compare 1o this project?

Mark Slovick:  Rather than get into real specifics, what [ want to do is just point everyone to
the alternatives section of the EIR. Cne of the alternatives that we did study is
the existing general plan designations for the property. In that study, vou'll
see there’s a diagram provided in the EIR, with statistics in terms of open

space development arcas, all of the things that we kind of evaluate as pant of 0-1.3-25

the project. So, vou can take a look af the proposed project in comparizson Lo

ch actual existing general plan. There's also a table - okay, it’s alterative #2

in the EIR. There™s also a table that will summarize all of the impacis and
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whether they are greater or less than the actual proposed project. If vou're
interested in knowing what the existing general plan allows on the property in 0-1.3-25
companson to what the project is proposing, 1'd point vou 1o those seciions of Cont.

the EIR to be able 1o evaluate the differences between the two,

Male 3: Thank vou for the question. [INDISCERNIBLE]. The question I have 1o be
addressed to this [INDISCERNIBLE] is, is a purchase of 200 acres 0-1.3-26

[INIMSCERNIBLE?

Mark Slovick:  So, his question was, “Is this a specific property in Ramona going to be used
for mitigation for the project?™ Yes, there has been a specific property
identificd that would be used as mitigation for project impacts. Now, there is
a nuance there though. 108 not for the entire praject, There are specific

habitat types, that the project is going 1o be impacting that do require 0-1.3-27

mitigation. That mitigation is that property that's identified in the documents.

If vou have specific concerns about that site and whether it should be used for

mitigation purposes, ['d encourage vou to provide formal comments on il

Mlale 3: I don’t think the foxes and the covoles [INIMSCERNIBLE] are going to
0-1.3-28

appreciate what [INDISCERNIBLE].
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Mark Slovick:

Yeah, if those are vou concemns, pul those into formal comments in the EIR. [
don’t want to go into oo many questions, because [ want o give evervbody a

chance o speak. because wie do have the room 1o a specific ime.

[BACKGROUND CONVERSATION]

Mancy Lane:

1 just wanted to say that I presume everybody here lives in a house that at
some point wasn'l there. My family moved here in the 1800°s. My mom was
bom here locally in 1918, And they moved here 1o have a quite country
village. That's changed. The entire state of California is in a housing crisis
right mow. We don’t have enough housing for the people that are already
Iere, much less that are coming. Unless we put a giant wall around the state
and lock everybody out, we're not going to be able to house the people that
are here. [ know that there 15 very litlle housing now. The average price in
Valley Centeris 800,000, Same with Valgra, and it’s going up. And it"s less
and less affordable. I'm just saving we need to be careful about how we build

thimgs and how we stop things, as well.

Suzanne Brahna: Good cvening, my name is Suzanne Brahna, and I'm a resident of Hidden

June 2018

Meadows. ['ve been here for almost 13 vears. [ reviewed the first 11 of 17
pages on the plan in the back, and there are absolutely no additions fo
infrastruciure that we nead to protect ourselves. There's no new [ire stations,

There's no new water supply. No additional law enforcement presence. That

RTC-282

0-1.3-29

0-1.3-30

0-1.3-3

Newland Sierra Final EIR



Comment Letters

means that the existing infrastrucure is going to be stressed even more.  And
when it comes to evacuation, we're nol going to be able to get owt. With less
law enforcement and fire assets to respond to fires, the likelihood of vour
house buming down is greater.

[0 45060 This project doesn’t take into account any of thal. This isn "t affordable

housing. The problem with San Diego is that landlords don't lower the rents.

0-1.3-31

Thev "re not giving people anv more for what vou could get for $300 a month Cont

20 years ago. This is nol going to solve a housing cnisis in Califormia. The
housing cnisis in Califormia was created by greedy developers. All the people
that stamd 1o make a lot of money, banks, title companics, mortgage
companics, contractors, evervone that is a parasite on a new development,
stands (o make a lot of money. Why should we absorb that nsk and decrease

the quality of our life, and the safetv of our life?

Greg Kagmer:  Okay, the next five [ have are [PH] Michael [INDISCERNIBLE]. I can't
read the lasi name, on Ricardo Ranch from Valley Center. [FH] James 0-1.3-32
Healey, [FH] Michael Huntsaker, [PH] Clanssa Loughlin, and [FH] Chris

Nava.

Chris Nava: Good eveming. My name is Chrs Nava, and ['m here representing the
Escondido Chamber of Citizens, Chamber of Citi janis | ceond
LT i amber of LihZens amber of LilZens wWanis o go on ro 0-1.3-33
as completely opposing this development. We have not had a chance 1o

really plow through the voluminous EIR report, but 1 am here to perhaps v
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Jim Healey:
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make it more general, [ agree with evervihing that has been said so far, but
one of the items, or one of the issues that really disturbs us greatly, is the
flavor of the day, that is completely absorbed by the developers. And that is
secking exemptions to the general plan. We have a gencral plan that costs
the county a lot of money and a lot of time. And the work that they did was
for a reason. It was because we wanted smart growth, sustainable growth.
Mot this kind of a sprawl. Sprawl docs not belong in North County or
anyplace. Another issue that really draws to this, and [ can’t go through all
of it nght now, because of tme, but it"s the water issue. Where is the waler
coming from? Is there enough water to provide all these new homes for 20
vears, as is contained in the requirements of the Show Me the Water A, B,
the two Senate Bills that require that? Where is the water coming from? If
this development gocs through, we are going to lose precious, precious
treasures that are part of North County and which are part of what we want 1o

leave our children. Thank vou.

My name is Jim Healey, and 1 live in Champagne Village since 2002, We
moved there and we moved oul to this area because it was a nice rural
couniry arca, That’s one reason we came here and we staved here, Let me
talk about several things bricfly. Housing, if vou go up and down the 15, vou
go through Escondido, vou'll see plenty of open space that isn't where they
want to build here. Where they can build single family homes, and garden

apartments. Plenty of space. Acres and acres of space. This stufl about vou

RTC-284
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have to have this, 1o provide affordable housing. is nod valid, Pollution, noise 4
pollution, particulate pollution.

[ e 45 55 We are talking about 10 1o 15 years of construction. We're talking abowt 244
weeks of grading., Champagne Village will suffer from this, Somebody
talked about providing housing for voung families. What are vou going to
do, kill granny and grandpa 1o do that? That's what yvou're going 1o do if yvou

build this thing. Sound, they don't want to build sound walls. OF course,

0-1.3-34

they don't, they don't have to live here. Traffic, have you ever been on Deer Cont

Spring Foad from 300 1o 5:00 1n the afternoon, or during moming rush
howr? Canvou imagine what that will be like with this thing? I can. Fires,
we'vie had three or four fires in the last six months, within a half a mile of
that intersection. Mo, we haven't had anv exactly where they 're going (o
build, but within a few hundred vards, we have. And evacustion is a

nightmare. Thank vou,

Michael Hunsaker: Mike Hunsaker, Twin Oaks Valley Property Owner's Association. And
the Property Owner's Defense League. You're probably wondening as
vou look around, why all this building. First, it is worse than vou think.
In San Marcos City alone, there are 7,000 new homes going in over the

next four vears. With this and other developments, we're looking at 0-1.3-35

30,000 pew residences. The problem why is this all going on so fasi?

Water, 68% of our water comes from the Colorado River. That in three

vears 15 going (o be cut back. We suddenly have at least a 20P reduction
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for the state, and far more for our community. When that happens, all
development stops. So, if they don’t build over the next three years, they
will not be able to build again for decades. Tomormow, the Vallecitos
Water District Board is voting in a resolution that requires all existing rate
pavers, to pay for all the water infrastructure these new developments
need. We will not only give up our water, we will pay for the povilege. [

don’t consider that a privilege. It's ¢xpropriation not conscrvation.

Clarissa Loughlin: Hi, my name is Clanssa Loughlin. I'm actually a business owner on Deer

Mark Slovick:

June 2018

Springs in Twin Oaks. It looked like 1'm definitely here representing the
younger gencraiion today. [ am 30 years old. 1 jusi recenily goi marred.
And I am onc of those people that pavs 32,000 a month rent, unfortunately,
Today, [ actually just have a question. My guestion is about housing. 1
wanied io know, was the need for housing siudied in the DEIR, and wha

types of housing are actually needed in our county and in North County.

I think I ged i, The draft EIR itself, did not analvze the specific need for
housing. It wasn’t part of the project objective for that. W do as the
county, analyze the need for housing in our Regional Housing Needs
Assessment. 1 believe we just updated that last in 2005, You can find that
on our general plan website, That goes into very much detail on the tvpes of
housing we need from anvwhere from low-income, moderaie-income, above

moderate-income, and how short we are on our supply that we're meant lo
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provide as part of the larger regional housing needs. But this specific EIR "0.1 337

does not address the need for this tvpe of housing. L e

Michael O°Connell: Hello, my name’s [PH] Michacl O Connell, I'm a resident of Valley
Center,

[ 55000 also a member of the fire board for Valley Center, and ex-member for the
planning group of Valley Center. My question is o the developers, as
usual, when are vou going io put the roads in for all these developments
when vou hardly can pay for the real infrastructure that we need now., |
put that on the county, because like Chnis already said, be spent 513
million on that general plan, and a lot of hours, of residents just like
myself and [PH] Cliver Smith, and people in the commumty, [PH] Cassic

Fritz, and a lot of people that protect their commumnitics and care about 0-1.3-38

their communitics and want proper growth.  According to the general plan,

this is leapfrog development, plain and simple. The infrastructure s not
going 1o support il. The tax base is going to be hit with it, just like the
gentlemen said about the water, The rates are going to go up for the
existing people. The wraffic is going to be termible. And the fire

protection’s going to be even harder. The Board of Supervisors adopted a

plan back afier all the fires in 2003 and 20407, that they wouldn't keep

building these homes on mid-slope. And they would stan providing the

roads for these developments. Well, they re not providing the roads.

According to Lilac Hills, they lied to the tax payers. They spent 58 ¥
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million trving to shove that up our butts in Vallev Center. You know 4
what? It dide’t happen. It didn’t happen for a reason, because it went to
the voters. We know what our kids need. They don't need more plush,
excessive homes in the back country, and putting lives in danger. I 0-1.3-38
vou're going to build these projects, vou've got to put the roads in and vou Cont.
zol 1o follow the general plan. You're not following the general plan.
You keep entertaining these developers through politicians, and keep
enteriaining these developmenis, that don’t provide the proper prolection
1o our commumty, the roads. Pulting more people back in the back
country, congesting the traffic. Look a Temecula, they did not build the
infrastructure roads, and they can’t even get off the freeway. You're
going 10 build these developments and yvou're not cven going to be able 1o
get out of the back countrv when fires come. 1'm a retired firefighter. 1
don’t want to see people in the back country sitting in their cars. I vou're
going 10 baild these developments, build the damn roads that go with it
And not the laxpayers. Caliranz is going to foot the bill to widen Deer

Spring Road. That's us as the laxpavers.

Greg Kazmer: The next commenter requesied us (o read the comment. 11's from [PH] Pat
Martin at Lawrence Welk. It states that, *We are a complex of 457
homes, and we are 55 and over complex. As older people, there are

0-1.3-39

medical issues such as COPDY, emphysema, heart, that will be affected due

to the blasting of the area, (o accommodate this huge project.” Okay, the

June 2018 RTC-288 Newland Sierra Final EIR



Comment Letters

next four speakers [ have are [PH] Lany Grano, [FH] Buth Matis, [PH] 0-1.3-39

Cont.
John Prnce, and [PH] Jack Fox.

Ruth Matis: REuth Mans, Yalley Center, and I'm going 1o reiterate some of the concems
that weve all had, and that is traffic, fire, waler, enviromment, noise,
density, going directly against the general plan. This is munning our
landscape. It does not atiract people 1o San Diego. We avoid Temecula
because they have over-developed. We're not looking for another LA, Tt
would be totally iresponsible and these developers are totally
irresponsible because they build and leave, and we are stuck with the
aftermath of the traffic, the pollution, the noise, the fire danger, and as it's
stated, we just had a fire last Thursday. [ can sec fires from my patio.

You don't have to wail for traffic to increase. It has in the past 14 vears
since I've moved here. All 1 know is that you can’t control humicancs and O-1.3-40
tomadoes and canhquakes, but it is irresponsible 0 expose our population
to fire.

[0 :00:00) You literally would be putting people in an infemo on 15, There is no
escape route.  And then the bailders could buld all they want, because it
would be leveled. The other thing is our white-hair or bluc-hair, whatever
you want to say, will be gone in 10, 15 years, so there will be plenty of
houses. This housing shomtage is a bump. And we'll leave it (o our

children. Thank vou.

30
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Jack Fox: My name is Jack Fox, and I'm a Valley Center resident and ['m here in
support of the people on Deer Springs, because they supported us when
we fought [PH] Randy Goodson and the Lilac Hills Ranch project, which
was defeated by 36% of the vole when the voters casted their vodes back in
the day. This is a carbon copy of Randy 's project which we defeated on
the ballot, no on B. There’s no infrastruciure.  The roads are impasted.
Like one gentleman said, or somebody said here recently, there have been
three highway fires on 15 within the last probably four to five months.,
And 1'm here to say they have absolutely stopped traflic on 15, With
helicopters flving down to try and put out the fires, like last Thursday,
traffic was backed up on 15 from that fire, all the way through Escondido.
Old 395 was backed up all the way 1o Escondido. Fire is a major threat 1o

this arca. These developers build and leave, They don't care about the 0-1.3-41

fire. They don't care abowt anvthing else but filling their pockets. There's
no infrastruciure for this project, just the same as there wasn'l any
provided for Lilac Hills. They tried to force it down our throats, making
us think that they were going to provide fire protection and schools and

water. The water companics have said, “We are here in the business (o

provide water.” They don’t care about what we have to do as people who

have already settled here with regards to the water we have (o conserve
alreadv. MNow we're having to conserver more water (o be able to provide

these devel opers to be able to build and leave town. Send them back to

where they came, and let them build where the infrastructure is, and create

Kl |
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the jobs and all the other stufT that they presume 1o be created from these
0-1.3-41
developments, where the impact and the infrastructure is, in the Cont.

communitics where it's needed. Thank vou.

John Prince: Hello, my name is John Prince. 1'm with Delane Engineering. 1'm a
professiomal ¢ivil engineer, and I've been working in San Diego for 15
vears., We've been retained by the Golden Door o help review the project
and let the community know what it's really about. Since we've been
going through the new documents, there s still some things we see are
missing, and kind of don’t really paint the whale picture for the project.
S0, to name a few of the key ones, especially for Deer Springs Road, the
geotechnical investigation and the rock slope, the rock fall hazard analvsis,
docsn’t address the big slopes and walls on Deer Springs Road, Also,
along that cormidor, as vou guvs all know, there’s many access points, 0-1.3-42
access roads, very steep drveways, Proposed drainage facilities as part of
the improvemenis that aren’t really addressed in the right of way analysis
in the documents, and the grading plans. And in some cases, the nght of
way analysis and the grading plans don't really match up with each other.
Finally, as the gentleman mentioned - many of vou mentioned — o
support this kind of development, the general plan calls for six lanes on
Deer Springs Road, which isn't exciting either, but that's what it calls for

to support this type of development, this scenario. This project doesn't

address that at all. There are, as we look at the documenis, there is ¥

a2
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verbiage that basically supports that they should grade for it at least, plan
forit. They say they re planning for the future, future growth, forecasted
future planning, but there’s also verbiage that suggests that they should do
a mx lane. Bul they don't analy #e it At the very least they should
consider, or suggest the county make sure they consider the center line
alignment of a six-lane road 1s going to be very different than a two lane
or a four-lang alignment. We did a study in 2016, on 2016 documenis,
0-1.3-42
that highlighted a lot of this that’s still kind of missing. Cont.
[01:05:04) Our main question or comment for the county 15, are there going 1o be
revised documents that address these things, and where judgment calls are
needed to be made, or where there's preliminary analyvsis that's limited,
are they going to make sure that it's conservativie in natere, so vou understand

the full impacts of a potential development like this, Thank vou.

Larry Grano: Hi, mv name is Larry Grano, ['m a native San Diegoan. Livedin LA
Gardens for a long time, and then moved up with my girlfriend to Glen
Meade Way in Deer Springs. [ teach at Valley Center High School. ['m
an assistant drum ling coach. I'm a musician, 've been a musician since |
was 13, That's all I've done for a living. 1 know Deer Springs. 1t's quiet, 0-1.3-43
it"s mice. You won't hear my drums out there. But [ see the impact going
to school every dav, going to work every dav, on Old Castle and Lilac,

when [ get behind someone who's not seen five cars behind them, and

there I am in someone ¢lse’s parade, and I'm late to work. And then this W

i3
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thing happens, and I'm imaging, what would it be like with more people.
What would Deer Springs — what would -- from my house, getting to the
freewav, sometimes takes 15, 20 minutes because the lights are jacked up,
becawse some guy ran over it in a Cadillac last vear. Do vou hear what
I'm saving? [ don’t know who's from the company, bui I had a relative
who was a commercial real estate broker. | hung around those guys, [
heard parazite carlier, I'm using pimp right now, You're there to make o1 948
money, you're there to carpet bag, and then you split. That's fine. You Cont,
make money, | make money, bul ["ve got return customers. 1've beena
musician in this town for 35 vears going on 40 vears professionally, And
people come and see me because [ take care of my customers. Docsn’t

sound like these guys care much, if atall. You got to work on that people,

you got to care for cach other. Come on,

Mark Slovick: We've got 40 minutes lefi, and 36 commenters still. So, if vou could
pleasc keep to the two minutes, we want to hear everybody tomght. Se,
we'll probably end up going a little bit past. But if vou don’t mind, we'll

just keep going as quick as possible,

Greg Kazmer: Okay, the next five are [PH] Margaret Lyles, [PH] W. Seibent, [PH] Ross
0-1.3-45

Banks, [PH] Tom Comoura, and [FH] Carl Wavne Dauber.

34

June 2018 RTC-293 Newland Sierra Final EIR



Comment Letters

Hoss Banks: Let's get this over, Ross Banks, Bueno Creck. Hey, I, how vou doing?
I'm here because 1 just recently heard about the project, so [ was getting a
lot of information, that EIR online, that was kind of helpful. Bueno Creek
15 under attack from all the projects. Thev don't have a lot of it listed. It's
avery dangerous road. There's a lot of accidents on il | can’i even
imaging = [ saw in the EIR they want 1o do a parkway, that six lane road.
I couldn't imagine. The intersections that just don’t work, it's like no
common sense in some of the projecis. [ also wanted to make sure 0-1.3-46

evervbody writes down. Grab those forms amd wnite (o these people. Cont.

You're onlv going to get a linle feedback to the people, I guess who need

1o make that decision to reject it 1 was surprised to hear it"s already been

rejected a fow times and we just keep wasting our money on stufl like this.

I'm like, “Come on. What the --77 I'm a New Yorker, I"m not oniginallv

from here, but I*'m like, “This is crazy.” So anyway, [ love being on the

microphone, thank vou everybody.

Margaret Lyles: Good evening, my name is Margarel Lyles. I'm a native Califormian. We
moved o Hidden Meadows in 1980, My family on both sides who've
lived in California for over 100 years, so we've watched the change and

0-1.3-47

we lived in Southern California for over 100 vears. [ often hear the

question, “Where are our children going to find housing?™ 1 think a betier

question would be, “Where are our great-grandchildren, or our great-great

grandchildren going 1o have a planet 1o live upon?™ That's looking less v

35
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[01:10:00]

Tom Kumura:

June 2018

and less likely. As v, Richard Carson, who's the UCSD economist
poinis oul,

there's wo ways vou can grow in San Diego County: vou can build out
like Hong Kong, and prices will go up. O vou can have controlled
growth, and follow the general plan, and prces will go up more quickly.
That's vour choice. If vou want to have affordable housing, you're going
to have 1o have subsidized housing. That"s just the economic facts of the
matter. There are, in the general plan, room without any amendments -
72,600 some houses that could be built without any amendments at all, Tt
seems Lo me that our local politicians are kind of like hamsters in one of
those exercise wheels. They say, *'We're going to get more jobs, and then
we're going to bring in more people, so they need more housing.” And it
Just continues and continues.  This is not affordable housing, this is

sprawl. Thank vou.

My name 15 Tom Kumura, I'm on the Twin Caks Valley Commumity
Sponsor Group, but I'm here as a private citizen. One of the things that |
find 15 that the drafit EIR is very difficalt to follow. 11 can have a show of
hands of evervons that had a chance to read 1t that have found it to be very
confusing and very hard to read. Staff, please look at this. It is very, very
difficult to read through the drafi EIR. There's conclusory statements
which are unsupported by Gactual information. You just make a conclusion

and [ can’t follow how vou got from point A to point B. [ don't care how

RTC-295
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vou get there, just show how vou got there. You asked during the draft EIR A
process, during the notice of preparation, for letters and comments, Ower
35 letters were produced. 1 did not see a response 1o any of those letters.
I'm bringing to you those over 35 letters, and asking formally, that vou
answer those questions that we took the time to ask yvou, And put them in
the report. Otherwise, i i not a iinished draft EIR. [ do not believe it"s a
completed EIR. You have not addressed any of the questions in a normal
fashion. Even the City of San Marcos, when they get letters, they respond
0-1.3-48
and say, “Here's the question, this is how we answered 10" You lump the Cont.
Twin Oaks Valley Community Sponsor Group with the Morth County
Metro Area. There's nothing about the Twin Oaks Community Sponsor
Group. You need 1o develop facts and figurcs, how this project, this
terrible project affects the community. Thank yvou very much, There are

other points that 1 find lacking, but it will take all night, so thank you.

Wayne Dauber: I'm Wayne Dauber, 1"'m short, Okay. I'm Wayne Dauber. 1 live in
Hidden Meadows. 1"'m a member of the Sponsor Group, but ['m speaking
az an individual. 1'd like to reiterate a couple of the comments that Tom
made aboul the organization of this EIR. 1t takes forever to find anything.

0-1.3-48

I'm concerned with most of the things that have been sand tomight. My

subject that ["m going to talk about is raffic, and the number of dwelling

units that we're trying fo support. Two things come to mind. One is that

the level of service rating for Deer Springs Road and the 115/ Deer Springs W

7
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imterchange, is F, al several times of the day. F like, we silver haired folks
used 1o get in school if we didn’t do well,

[00:15:00] There is talk in the EIR about mitigation being planned by Caltranz for a
new interchange. The plan that Caltranz is stll living under, is the one that

Newland Sierra wishes 1o change, from 91 units to roughly 21 times that, or

0-1.3-49

a little over that. The possibility of that number of units dropping traffic iy
nt.

onto [15, Deer Springs Intersection with nothing being changed 1s hornble.
I think if they ‘re going to build something here, which I don’t think they
should, it should wait until the 115 interchange and a real improvement to
Deer Springs is completed. Thank vou. And don'’t clap, they told us not (o

clap.

Debbie Seibert: Hi, I'm Debbie Seibert. ['m at 1299 Deer Springs Road, Mesa Rock Road
and Dieer Springs. ['m 40 feet away from hMesa Rock. I'm 120 feet away
fromm Dieer Springs Road that has not been talked about in the EIR, what
they are going to do for people like me. There's no wall. There's nothing.
S0, the good news is this. I'm going to be a great test candidate, if this

0-1.3-50

goes through, 1 have no respiratory problems. [ will be documenting every
dav. I have great insurance, [ have no problem going io the dociors and
finding out how everything is looking. And I'm sure I'm not the only one
who 15 going (o be deing that. There are so many things that have nol been

broughi up in ihe EIR, especially for those of us that are right there., We're

38
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all in this pocket. So, anyway, thank yvou, and I hope you document if this 0-1.3-50
Cont.
goes through,

Mark Slovick: Just wanted to clanfy one thing. If vou did send in a comment on the NOFP,
all of your commenis are included in Appendix A of the EIR. We've
addressed all your comments through cach of the chapters and when vou go
tor cach of the chapters, there's a summary of all the envitonmental issues
that you all brought up duning the NOP. We don't formally respond to

NOP comments. We will formally respond to all of vour comments in St

writing on the draft EIR. For example, several of vou requested that we

analy#e alternatives in the draft EIR, and there are probably about 6 of the

9 altermatives that were directly requested by vou all. 5o, we did include

vour analysis and we did take that seniously,

Greg Kazmer: The next five speaker ships: Andrew Yancey, [PH] Cameron Curmie, [PH]
0-1.3-52
Stacy Green, [PH] Clifion Williams and Samantha Seikkula,

Cameron Currie:  Well, good evening. 1'm Cameron Cumie, and [ live in Hidden Meadows,
First of all, 1 just want to say how exciting il is to see so many people oul
tomight actively involved in their community. The second thing I want 1o
0-1.3-53

sav 18, (hank vou guvs for just coming tonight and really taking the bullets,

Mot fun at all, but it's great to have this dialogue. What I'm really

imterested to know is, there's been a lod of 1alk about this commumity is

3%
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going 10 be carbon neutral. 'What does that really mean to our community ? 0-1.3-53
Cont,
What does that mean?

Mark Slovick: Sure, so again, just basically, and vou can read the greenhouse gasses
chapter, there's a number of project design features, as well as mitigation
wherne the project [INDISCERNIBLE]. Basically, they 're providing off-
sile mitigation to reduce grecnhouse gasses, And then their mitigating off-
site of the project to reduce all of their emissions down to zero, There are a

couple of other projects in Cali formia that are doing the same approach. G

There's a lot of prajects [ININSCERNIBLE] project [INDISCERNIBLE]

environmental leadership, and economic design projects, that's also require

progects (o go carbonencutral. That's sort of a basic explanation about it.

All the information vou need on that is in the [INDISCERNIBLE].

[0 - 20:00]

Andrew Yancey:  Hi, I'm Andrew Yancey. I'm an attorney with Latham & Watkins. I'm
here representing the Golden Door, Mark, just a couple clanfying 0-1.3-55
questions first, or Darren.  The comments made here tonight, are they being

taken down and recorded? But the county will respond to formal written

comments on the EIR.

Mark Slovick: Yes, Justin case anyone came in late, since we're not franscribing

: ¢ : 0-1.3-56
tomight's meeting, these are not considerad formal comments of the EIR
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Andrew Yancey:

Mark Slovick:

Andrew Yancey:

June 2018

that will be responded 1o in writing. 1f vou wani to submit a formal
comment that will be responded to in writing, vou need to do it in writing.
Email, or letter, handwritien, just get in to us before 4:00 p.m. on August

14th.

Mark, tell me if this works, because | know a lot of people took tme oul of
their night to come here, and be heard, We are video recording tomight.

We will be making a transcript of that after we get the video. We can then
submit that transcript (o the county, as part of the formal wrillen comments

10 FespOnses.

Y ou have comment forms, =0 if vou wanted to jot down comments tonght,

vou could that in writing, and just have it [INDISCERNIBLE].

Thank vou. Just (o get siraight to the point, because [ know time is limited
here, this project proposes putting over 6,000 new residents in rural Twin
Caks Valley. That's going to cause a lot of very long car trips.  All the
problems that are on 115 now, are just going (o get worse. What the EIR
says about the cumulative impacits from Mewland's proposed development,
is that there would be level of service F. Failing level of senvice from the
Riverside County line, all the way down south of Escondido to [FH]
Palmerctto Koad. Just to ranslate that to people who don’t know what LSF

15, thal means vou're going (0 have gndlock on over 25 miles of freeway on
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CLIT Willimms:

[01:25:00]

June 2018

the main north'south route through rural North County.  Part of this secret
process is o identify impacts and then figure out ways to mitigate or avoid
them. Unfortunately, here, the developers not proposing a single dedlar 1o
mitigale impacts to mainline freeway on 115 or SE7E. Their excuse, as
specially noted in the EIR, is that Caliranz docsn't have a specific program
proposed to improve that section of freeway. There's a reason that
Caliranz and SANDAG, the Regional Planning Agency don’t have plans to
improve the freeway up there, It's because they took the land use plan
from the county, and it said that rural North County was going 10 remain
rural, It didn't include Newland project. 1t said, “This area is going (o be a
rural area™ So, that’s what the planning agencies have planned for. This
scems like a problem where there should be a solution, so my question for
the record is, what is being done prior to project approval, to make sure that
Caltranz and SANIDAG have updated their plans 1o include something that

will helps people’s way of life, that drive on the [15 every day., Thank vou.

Just to follow along there —~ my name’s CHIT Williams. I'm a land use
analyst with Latham & Watkins, also representing the Golden Door. To
follow along what Andrew was just saving, the general plan that was
passed == and many of vou participated in that process ==

it was a covenant that was made with vow, that this area was poing to stay
rural, It was an cight vear, 10-vear process, 320 million, and choices were

made, compromises were made. Because of those choices and
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compromises, SANDAG, the big regional transportation planning agency, L
decided where the infrastructure was going 1o go. The county made a very
specific decision 1o reduce the growth in the county, so it would force that
into the incorporated citics. That's why vou see great development going
on right here in San Marcos and in Vista, along the SPRINTER lincs.
That's why ini the City of San Diego, you see lots of development going up
aleng [FH] Maurana Boulevard, where the trolley's going (o go,
Thousands upon thousands of units are being developed in these arcas,
because the infrastructure is going there. This an area with absolutely no
infrastructure, and vour gencral plan that vou participate in, said that, that
wasn't going to be there, and so nobody planned for i It kind of makes
sense. You plan for things =0 vou know what vou're going to do. And all g: -ta"en
of vou have planned your lives based upon that as well, What we want to "
do s 1o hold the county accountable for the general plan. A general plan
that frankly, was only developed an approved six vears ago. This is not
something that was a plan that was 30 vears old and so it had to catch up to
new planning pranciples. This was a covenant that was made with you only
a few short vears ago. So, | would really support vou in keeping them
accountable for that. 've got 30 scconds. 1 used to work for the City of
San Diego. 've worked for Latham now for 12 vears. ['ve worked fora
lot of politicians and people in public service. 1t seems very odd 1o me (o

invite vou here to an information meeting about the EIR, not provide any

information about the EIR, and then say that they aren’t going 1o record Y
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your comments. 5o, we're going to do that for vou. And I really

encourage vou Lo contact vour representatives, and also ask Newland 1o O-1.3-60

come to the community planning groups, and make comments there, Make Cont.

a presentation to vou, They've said that they aren’t going to talk 1o the

community. We would encourage them 1o do that.

Samantha Seikkula: Hi, my name's Samantha Seikkula. I'm with Latham & Watkins as well,
on behalf of the Golden Door. 1'm going o address the aliemaiives
analysis that was conducted in the draft EIR. It appears the draft EIR's
alternatives are illusory. The county did not develop s own allermatives,
and took shortcuts with alternatives that [INDISCERNIBLE]. For
instance, the altematives make the fatally flawed assumption that that
county would be unable to direct traffic away from Deer Springs Road.
Under CEQA, the county cannot only create and analvee aliernatives that 0-1.3-61
are design to fail. The alternatives should address emvironmental impacis.
The draft EIR, for example, analyzes the existing general plan alternative
that includes approximately 2 million square feet of office use, and 99
homes. Given that the site’s previous developer wrote a letter to the
county siaiing thai commercial is not a viable use for the site, we asked ihe

county, why don’t vou analyze and alternative that only looks at the

residential use considered under the general plan. Thank vouw
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Stacy Green:

Gireg Kazmer:

June 2018

Hi, good evening. | have a point of view that vou all might not agree with,
but I'd like the opportunity to respectfully 1o address it to you tonight, My
name is Stacy Green, and ['ve been local San Dicgo county resident for
over 40 vears, So, [ can speak to vou aboul my experience of living in the
county, plus the fact that I"ve worked in new construction development for
over 25 years, That being said, when [ moved here, the population was
about 300,000, We had rural roads along 18 had just been built, There
were cows, there were pastures, but | also recognize today, it's apparent,
the population excesds 3 million. And the way housing 1s developed and
built today has changed to meet the ever-growing demands of the
population that we have here in San Dicgoe. That reality, for example, an
average apariment costs 52,500 a month for @50 square feet. You all have
vour homes here, Amd it is critical mass, because we have a huge housing
shortage. One aspect, and you could each go on for hours and howrs
tomight, is the way housing is being built to meet the demands of the ever-
growing population, is to build mixed-vse developments thai allow for
example, people to live, work and play in the environment in which they
live in. Mot get on the 15 and not have iraffic. 1 urge vou to consider
options for generations (o come, to live here in San Dicgo, Thank vou for

Vour lime.

Okay, the next five | have are Taiga Takahashi, Chns Garvett, [FH] Carl

[INDISCERNIBLE ], [PH] Paul Loska and [PH] Patricia Borchman.
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Taiga Takahashi: Hi, my name is Taiga Takahashi, [am attomey with Latham & Watkins, and
1'm also helping the Golden Door out, and reviewing the draft EIR. I wanted
1o talk about two issues specifically, water supply and fire evacuation. Cn
water supply — many of vou have noted already, the water disinict projects a
substantial supply deficit for 2020 and future vears, starting al 36% and being
greater than that as vou go forward in ime. The EIR savs that the supply
deficit will be met by conservation measures, bul it doesn't really explain
whal those conservation measures are, who's going (o implement them, 1o
what extent, and this is really something that the EIR needs to disclose to the
community if the water supply analysis is going to rely on this vague
conservation concepl. It really should disclose o the commumnity what it's
going to have to do in order to meet the water supply demands, My question 0-1.3-64
to the county 1s really, what is the county going to do

[0 = 30k0H) 1o ensure that these conservation burdens are fair (o existing residents, and
when are these measures going to be disclosed to the community, The
second issues [ wanted to 1alk about is wildfire evacuation. When [ looked at
the evacuation plans, they 're really focused on the project, and project
residenis and how they're going to be able to get off the project site. But
when there's a major wildfire in the arca, just getting off the project site is
nol really vour concem. You need to get on 115 and away from the project

arca, and the fire evacuation plans don’t really address that, What's kind of

remarkable, is that the fire evacuation plans really don't talk about what the
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Chris Garreti:

June 2018

progect is going = what effect it's going (o have on existing residents and
existing evacuation times. And how long it's going 1o take them o get away
from a major wildfire. So, my question 1o the county on this topic is that = is
the county going to leok at the ¢ffect of the project on evacuating from the
general arca, say five, six miles away and not just onto the adjacent roads.

Thank vou.

Hi, my name’s Chris Garrett, 1'm working for the Golden Door as well. I'm
with Latham & Watkins, We ve been working on this project, expecting (o
come out for the past two and a half vears. | have two questions, achually
three questions, You might have noticed two pro-project comments foday,
and that's their nght, they can ask pro-project comments. Mr.
[ININSCERNIBLE] got up and answered both of them, but he didn't supply
all the information, and I'm asking the county to supply the additional
information. The first question e got was, “Carbon neutral, what does that
mean?" Then he says, he explained how it would all be balanced and
evervthing else. What's missing from the EIR, is the explanation of where
the offscts that they're buving -- which can come from outside of the county,
they can come from anvwhere in the world -- how do those offscts play into
the county s commitment and the general plan that this county within the
county reduce itz emissions 1o below the 1990 level. Ii's not enough to just
say the developer will buy offsets, we won't tell vou where he'll buy them

from. He can buy them outside of San Diego County. You have to plug that
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in to the county "s Climate Action Plan, which is mentioned in the EIR, and
which is still not finished. The second pro-project question where [ don’t
think a full answer was given, was, “Whait about housing? One of the other
commenters said, “We already have a general plan, which alrcady plans for
72000 new housing units.” 1 didn’t have chance to look that up, but when
we're talking about the need for housing and everything ¢lse, and Mr.
[TNIMSCERNIBLE] got right up here and talked abowt regional housing
needs. As of today, under the county’s adopied plans of the housing clement,
how much of the housing need has been unmet? [ think the answer 15 zero.
The county’s general plan is balanced, it has a place for all the housing that
the county says we need under the regional housing needs element. If that's 0-1.3-65
nol nght, the EIR should say that, bat it docsn’t say that now. Last point, in Cont.
the last 30 seconds. The Caltranz interchamge, it's required for this project. [
Just read in appendix B, that some of the consultants used in interchange
design, that's going to be built there that's new. The question is, what will
that design be? How will you get on and off the freeway at Deer Springs
Foad, when the existing one's demolished and the new one’s buili? The
design’s not in there, but the consultants wsed it. The consultants and the
developer used it in doing their modeling and planning. T would urge vou o
comment to the EIR and ask, where is that inferchange design? Why can't

we se¢ il as part of the EIR process?
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Patricia Borchman: Hello, my name is Patricia Borchman, ['m a resident in Escondido, and
I'm a member of the Escondido Chamber of Citizens, 1 have several
concemns regarding the drafi EIR that's been prepared. Although it's a
voluminous document, quantity is no substiwte for quality. 1 think the
speakers that have preceded me, have pointed out a lot of technical
aspects, where there's missing information, there are assumptions made in
the EIR, and conclusions that are not supported by evidence in the record.
There's going to be a lot of substantive comments the county will received
duning the public comment penod. Ome of my biggest concems is the
cumulative impact analyvsis, 1 think one of the speakers, Mike Hunsaker, ©-1.3-66
indicated that over the next projected 30 years, there's — I can’t remember
how many dwelling units are expected == based on the projected land use
designations in these arcas,

[01:35:00) there’s just going to be an exceptional growth rate, thats way bevond the
general plan. 1 think the speakers have all emphasize how important if is,
that the land uses that were defined in the general plan, have been
carcfully considered by the sponsor groups, and the people who live in
those arcas. [ think it's vital that the county of San Dicgo apply those,

Thank you very much.

Greg Kazmer: Okcaw, last call for Card [INDISCERNIBLE] and Paul Loska. Then also,
the next five are [PH] Stephanic Schubert, [PH] Jane Platz, [PH] Kirk 0-1.3-67

Effinger, [FH] Castoria Rongon and [PH] Byvron Marler.
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Kirk EfMinger:

Mark Slovick:

June 2018

Hi, Kirk Effinger. A longtime resadent of North County, currently a
resident of Escondido, a 30-year resident of San Marcos before that,
There’s been a lot of talk about noise pollution and air pollution and traffic
and all the rest of that stuff, which is rightlv a concern. One of the things
that I find curious is, I don’t recall that the gencral plan calls that
particular site open space. So. 10 1's not designated open space, that
means something will likely get buili there. Whether this project geis banli
there or not, something is geing to get built there, and I'm assuming that,
that means there will probably be traffic, noise, dust, what have vou. So,
my gquestion would be, would the impact be similar to what is being

proposed? s there any analysis of that in the EIR? What would that be?

S0, again, | would point folks to -- if vou want to understand what's
existing and what's planned for that property, and how
[INDISCERNIBLE] post-projgect, again, | would point vou fo the
altermatives section in the EIR. Under that alternatives scction, we did
study the existing [INDISCERMIBLE] land. That is ome of the
alternaiives thai we did study. There's also a table provade, 1 think 1
mentioned this carlier, where you can see whether the impacts are greater
or less than the propesed project. So, vou can maybe make a comparison
if you needed to. So, 1 point evervbody to that section, if vou wanl to see

the different [INDISCERNIBLE].
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Kirk Effinger:

Mark Slovick:

Kirk EMnger:

Stephanie Schuberi:

[01:40:03]

June 2018

And that would include the six lane Deer Springs -7

Mo, the existing general plan development looks at land use designations
on the property itself. So, it"s talking about what the current allowance is
for residential and commersial bualding on that property. There's an
allowance for approximately 2 million square feet of commercial office,
and about 99 residential units. 5o, when vou pull open the altematives
section, you'll see a graphic [INIMSCERNIBLE] that development, and il

vou compare that [INDISCERNIBLE].

Thank vou.

Good evening, ['m Stephanie Schubert from Sarver Lane, which is going
up north, nght from Deer Springs. 1 also happen to be (rained as an
architect in a place, mysierious place, where the general plan is law, and
developments like this would not be comsidered. There's a New York
Timees study about what voung people, how they want 1o live, Please

study that. Look it up in the Mew York Times archives, Young people

dom’t want to do yardwork, in single homes, far away from the work place.

They don™t want to spend their ime sitting in raffic.
They want to live near the workplace, where they can walk or bike to

work, and if that s not possible, where they can take a bus or other public

i1

RTC-310

0-1.3-70

0-1.3-M

0-1.3-T2

Newland Sierra Final EIR



Comment Letters

June 2018

Jane Platz:

transportation. ['m also coming from a city that's continuously growing,
like here, and growth will be limited by developments like this. If you
wani 1o continue growing, vou can do that by implementing public
transportation, building housing and work and shopping centers near
public transporiation. Imagine all of those parking spots, we could be
putting housing there, because we don’t need 1o go there by car anymore.
Just dreaming, hopefully not. 1 have a question for the county. We are a
church, and we are doing meditation, silent meditation, right on Sarver
Lane. We own all the propenty up to Mewland s property on the castemn
side. You have not studied us, vou have not come (o our meditation hall,
There's zero mitigation, instead you pul a composting plant next to our
meditation hall. Where there will be smell and truck raffic. Would vou
please come out and have a look at what's really going on there? We need
this to be addressed. We need at least some mitigation suggestions.

Thank vou.

Hello, I'm Jane Platz. I want to thank yvou for giving us this opporiunity.
I'm speaking 10 section two, the project’s traffic impact analysis. They
describe the roads that would be impacted, and they include Bueno Creck.
I've lived off of Bueno Creek for 34 vears. They also include a section
where Bueno Creek mects Santa Fe, Here's how they descnbe it, “The
project also impacts a segment of Santa Fe, between Bueno Creck Road

and [PH] Robalind Dnve, for 100 Feet in length, approximately Y of a mile

RTC-311

0-1.3-72
Cont.

0-1.3-73

Newland Sierra Final EIR



Comment Letters

in length. Due to significant nght of way constraints, including
environmental and private property impacts, no feasible mitigation exists
1o fully mitigate the project’s impacts. However, the county has prepared
construction plans for widening and realignment of South Santa Fe
Avenue, to connect Sycamore Avenue d.imc.tl:\' 1o Bueno Creck Road,
This is called the South Santa Fe CIF Project.” Well, I've heard about this 2'1 -t3-?3
for 34 vears, They really didn't describe completely, this intersection. It o
is the — vou know what itis. It's the SPRINTER. It's the SPRINTER
station. Those of us who have been there, know that there are 78 trains
that come every day, 15 minutes apart. The traffic backs up at rush hour,

sometimes all the way to Manta Vista, So, 6,000 more cars is nol going o

be a good thing for that intersection. And the county has done nothing.

Greg Kazmer: Okay, I'm going 1o call the next five. If I previously called your name,
and vou feel like speaking, please feel free 1o come up as well. I have

0-1.3-74

[PH] Dawn Wilson, [PH] Todd Landers, [PH] Turmin Arlen, [FH] Allen

Bene and [PH] David Brazier.

Dawn Wilson: Good evening, my name is Dawn Wilson. 1'm a registered traffic
enginger with over 22 vears of expenience. Most of which has been here 0-1.3-75
in San Dhiego County. 1 have been retained by the Golden Door to review

the traffic impact analysis reponts, and all of the other associated traffic
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(00 :45:04)

related documents included in the Environmental Impact Report. My
review of these documents has led me to

believe that there are some very kev assumptions in the technical analysis
that result in flaws in the Gndings of their reports. Due (o the limited
time this evening, [ will focus my comments on three key areas, not yet
mentioned tomight. First, the descnption of the project suggests that this
has a mixed wse component 1o it, which includes the town center located
in the southeastern mosi portion of the project, and the school and park
site. Although we don’t disagree that the retail would be a benefit 1o this
arca, we fecl that relating urbanized area trip reduction factors for a
mixed used related development, in this tvpe of rural community,
overstates the internal trip reduction factors included in ther analysis,
Therefore, we request that those be reconsidered, Second, Mewland's
iraffic consultant charactenizes Sarver Lane and Comine Mayor as
carrving minimal traffic. Currently Sarver is two lancs, carries less than
40 trips in the a.m. and the p.m. peak hour. That's with the project, over
450 and 550 vehicles per hour would be on that road. [ would hardly
consider that to be minimal for the people who live along that cormidor,
and the EIR does nol address the conditions at the impacied dnveways
and intersections along that road.  Finally, the project suggests TN
measures, ransportation demand measures for this commumity, that
would reduce automobile oriented trmips. Although, T measures are

greal in urban communities, that could anract a change in travel behavior,
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Allen Henz:

June 2018

we would suggest that these tvpes of TDM measures in this tvpe of
community, overestimate the total vehicle mile travel reduction
significantly. Therefore, we suggest that the county prepare a cost
benefit analvsis to cvaluate funding mechamisms for the TDM measures
that arc being suggested, and the TI benefits that are being associated

with the project. Thank you.

Hello, my name s Allen Benz, 2637 Deer Springs Place. We hear a lot
about he general plan. Do vou folks know what a general planis? Can
vou answer that question? What is the general plan? [ didn't think vou
could, It"s casy to make a general plan. 1t"s hard to enforce the general
plan. And that's what vou don't do. That's the thing. Anvbody can
make a general plan, but if vou don't enforce, what good is the general
plan? Why did we spend that money? Why did we spend 10 vears trying
1o figure oul what a general plan is and then just throw it away, bastardize
it to the first developer that comes around with deep pockets? It don't
make any sense. Density is what [ think most of the people here are
against, 1"z all that density. 2000% increase in the general plan is what
he’s asking for. A 2000% increase. When is it enough? Why not
10,000 increase? Why would that stop? Don’t worry about the traffic,
don’t worry abowt the schools. You use the general plan to figure owl

where vou need to put the roads, where vou need to put the trolley, where
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Todd Landers:

[00:50:00

vou need to put the train. When you don’t follow the gencral plan, it's

Jjust mayhem out there, and it's going 1o get worse, Thank yvou.

Okay, so we're coming up to the end of this, and [ got handed a note here
to remind evervbody to email your county supervisors, all of them, ¢ven
email them often, I guess. Probably a good idea to, Also, all the planning
commissioners. Three votes will eventually decide whether or not this
propect gets passed or nol. Make sure vou get on vour email and start
blasting them with email. Jane aciually talked a lot about the stulf | was
going to bring up also. The intersection between Bueno Creek and South
Santa Fe, 15 a train wreck. Pardon the pun.  But they did a really bad job
of planning the SPRINTER station there, It's the only SPRINTER station
in the county, that's not represented by a city. And it kind of shows. It
was the runt of the litter and got whatever was lefi over afier the rest of the
SPRINTER stations got the landscaping, got the traffic and everything
else. OUme thing that | did notice in EIR, as [ was going through the EIR, 15
that assumptions that vou seem to be

using in the traffic analysis on Bueno Creck, ignores the fact that there's a
SPRINTER statiom there. Currently, that SPEINTER station causes (hat
intersection to operate at an F condition or worse, ["ve sat there throwgh
five or six light cveles. I think F condition is two light cycles. There’s a
big disconnect between the assumptions that vou guvs used and the reality

of the intersection. | would like to point out, along with Tom, and point
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Arlen Turmin:

out that, that doesn’t seem to be complete, and 1'd like to == 1'1l follow up

with an email also. That's my comment, thank you,

Hi, evervbody, My name is Arden Turmin, T=-U-R=M-I-N. I'm a resident
of 684 Deer Springs Road. That puts me night, probably one of the closest
residences al the base of that proposed development. Now, we fought this
at least twice before, and it's failed before, and hopefully it will fail again,
Mothing's really changed. This is just Stoncgate with another name., |
haven't read the EIR, and from what [ hear, it's almost unreadable, 50 I'm
not well versed in all the intnicacies, and the imbalances. | would just like
to point oul, leave a few thoughts with vou to ponder, until this comes
before the county for a vole. There's over 1,000 acres of open space. |
think the whole project’s like 2,100 acres, and almost half of it's so called
open space. 11 was pointed out 1o me last time, around by a Vallecita's
water district person, [ won't name, that they will attack that open space.
If they want to change the general plan now, when they get up there,
they 're going to make every attempd in the world 1o develop that open
space. That's mod going 1o stay open for long. [ want o leave that thought
with vou, I think it was Pam Slaver, ves, that nice lady that cast one of the
deciding votes last time around, she challenged Vallecito's water district
on their math. She said it was wrong. She caught them at it, and I think
that helped bring down the project. There's another form of pollution, and

that™s light pollution. That whole north end of our valley is going to be lit
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David Brasicr:

up. Whereas, it's disturbing. [ don’t know where they get 6,000 people
for 2,100 housing umits. A man and wife, and two kids is four, Do the

math. That 6,000 is absolutely wrong. Thank you.

Good evening. My name is David Brasier. I'm with the Hidden Valley
Fen Center, Its located night on Sarver Lane, And it's 2626 Sarver. We
have about 22 acres on that piece of land extending from Deer Springs in
toward Mernam Mountain, One of our big concerns that we have is noise,
and how it’s geing to be impacted by an increase in traffic. 1 couldn’t
really find that in the EIR. that it addressed our property. 1t did say
something about the catholic church, 1 ihink, And they were doing a dB
rating there, and how it would be impacted. But farther back up in the
canvon arca, there was nothing that [ could see, that the EIR addressed. So,
we have a big concemn about that, W also have a concern about the county
actually owns the road for about a few 100 feet off of Deer Springs. So,
they widened that. When the catholic church was there, when they built
their facility, they had to widen the roads. So, the county took it over.
After that point, it becomes a private road, and it's very narmow. Again, we
don't know the impacis of how much they ‘re going to widen the road.

How many of our native oak trecs are going to be taken out as a resull.

How much of our parking area is going (o be encroached on by a road? So,
there's all of these questions, and there is on the map, it does show a park

right on the comer,
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I ]
[00:55:00) right by our property, and actually looks like it's encroaching on our 0-1.3-79

property. As far as [ know, Newland hasn't paid us for that propenty, [ oont,
don't know how that came about cither. Just a lot of questions.  Hopefully

we will get some answers, and hopefully the project will never happen.

Greg Kazmer: Thie next five | have are [PH] Sandra Ferrell, [PH] Kelly Cruise, [PH) Mike -1 3-80

Dundar, [PH] Tina Insco, and [PH] Steve Scrbbin,

Sandra Ferrell:  Hello, my name is Sandra Ferrell. 1'm a member of the Twin Oaks Valley
Communitv Sponsor Group, but I'm here this evening speaking as an
incividual. Ay family moved here in 1960, and [ remember before there
was an 115, and San Marcos was a couple of chicken ranches. And Palomar
College was there too, I have a couple of questions and then a comment,
The EIR is quite difficult, 1 went in the library 1oday because sometimes it's
really good to see hard copies, where vou can compare one map to another.
And, not all the maps arc there, The appendices aren’t printed out. 1 really 0-1 3-81
wanted to see a grading plan, or at least a pography map and a grading
plan. If vou can send those to me digitally that would be helpful. The
questions that I have are this, We talk about population of Norih County
Metro. What is the population of Twin Caks currently, or at the last census,
within the Twin Oaks planning area? What is it without the project and with

the project? 1'd like to see a companson there, Because the last time this

came through, when 10 was cither Mermiam Mountains, or mavbe when it
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was [INDISCERNIBLE], that’s another name forit. It doubled or impled
the population of Twin Oaks planning area. I'm curious, because [ don’t
think the EIR really looked at thai. The next question I have is, I'd want 10
confirm that the whoele site is the Palma arca, And what is the conservation
percent target for Palma lands? The traffic counts — it talked about the use
of existing undercrossings, under 115 for wildlife 1o get 1o the ¢ast sade, but
the undercrossings mentioned are for vehicles. Thank vouw. I need (o know
how that's going to work, if the animals might use that. Around the dog
parks in the project = I'm looking al the biclogy, by the way - what Kind of
fencing is being used around those dog parks? [ do remember the general 0-1.3-81
plan. I was part of that planning process for about ten vears. [ know we O
made some consolations., Some of the arcas were down-zoned. Bul arcas
like alomg the SPRINTER station were high increase in density. And those
are the arcas that really would benelit from a project like this. Ifwe could
redevelop that core arca, make that a village core, we've already got the
SPRINTER lines, that’s what SANDAG was irying to accomplish with its
growth. That's what would make sense, that's what would be affordable.

Thank vou very much.

Male 1: Hi. I'm a millennial, I"m a brand-new homeowner on Bueno Creek Road.

I'ma o and I'm al istered civil engineer, Civil engi liki
m a taxpayer, and I'm also a registered civil engineer, Civil engineers like 0-13-82

myself, work in traffic, structures, water and waste water, and other arcas

related 1o development. A quick check of Zillow for the project zip code Y
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[01:59:59]

June 2018

will inform any millenmial, and any other homeowners that there are plenty
of houses for sale in the area. San Dicgo County used to be a great place to
live. Then the county approved impressive amounts of sprawl and
overdevelopment, and quality of life has cratered in just one generation.
The San Dicgo County government is failing at its job, and many inside and
outside the county recopmize this fact. 10°s not providing for ils citizens ansd
its taxpavers, The traffic on Bueno Creck Road, the 78, the 115, and all
other arcas surrounding this development are deplorable.

Services are marginal, air quality is Gailing, water is scarce, and waste waler
systems are over-sirgssed. Millennials want to live close to work because
traffic sucks, and ii"s a wasie of time. The county needs 1o fix the roads, fix
the traffic, and control the growth, and the millennials will come.
Otherwise, the county is in danger of looking like Detroit, [ sccond the
earlier point about kids wanting to leave the arca, and there’s really no
wondering why. 10 to 30% of the county s == by the county's own
transporiation study cstimates of the ncardy 20,000 residential average daily
traffic volums from the proposed Newland Sierra development will use the
transit stop al the corner of Santa Fe Road and Bueno Creek Road. Bueno
Creck Hoad is a narmow, dangerous, two lane road that the county has
already admitted is in failing status, through multiple raffic studies. The
county planning department has publicly admined, in multiple locations at
different times, that it has no plans to enhance Bueno Creck Boad, due to

many regulatory and permitting challenges. The progect will only
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exacerbate the challenges on Bueno Creek Road, and lengthen the already
failing waiting times at the Bueno Creek intersection with Santa Fe, The
drafi EIR is incomprehensible, incomplete, and inadequate. The county 0-1.3-83
would be negligent (o not resubmit the draft EIR, in a format this more

conducive. For this reason and many more, I:implnn: ihe county te deny the

project. Thank you.

Kelly Cruise: Hi, my name's Kelly Cruise, and [ live in the Twin Claks area. 1 just have
twor questions, so 1'11 just ask them and then vou can answer them. [ also
have them written down, so vou can take them with vou tomight. My
concemn is about the water, and the acsihetics. Does the draft EIR take into
account the water shortage conditions and a severe drought? And number

twi, does it accommodate those drought conditions?  And then number two, 0-1.3-84

it looks 1o me like the way that the plan is set up, that it's really pleasing
acsihetically, it goes along the terrain. I this plan wasn't approved, and we
had to budld it out just like it is, would that also be required o meet those

specifications? That's all. Can [ hand it to you now?

Steve Scribbin: Hi, my name is Steve Senbbin, 1 was bom in [PH] Paloway, I've lived in
the San Marcos area for 30 vears. 'm 30 vears old. 've heard a lot of
things tomight that | wanted to touch on. 1 know the time"s real short, ['ve 0-1.3-85

got section 2.3, page 43 of the EIR on air quality here. 1 work as a general

comtractor, 50 I'm always on the road. Traflic is ternble and 1 see it
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evervwhere [ go, every day in San Dicgo. | also work with a lot of fine

particulate matier that can cause cancer and respiratory illness. Right here

on this page, it says that the feasible mitigation measures for taking care of
the fine particulate and large particulate matter, it's significant and
unavoidable. There is no mitigation that can downplay the amount of fine
particulate that's going 1o be spread miles from this development, because
when it gets into the air, and it's on top of 2 mountain, it's going (o flow ot
and it can travel for miles. Then it gets kicked up by the wildlife and by

people that are walking. equesinan horses, whatever. You name it, they e

going to be inhaling it. Mot a good thing for evervbody, It's alzo listed as

one of the biggest things in California night now, as far as contaminanits that

people are subjecied to on a daily basis. [ have one more concern with g"‘ -ta"aﬁ
Mewland that T would like 1o be addressed by the county, which is we have a o
situation with unincorporated areas of surrounding our city here. Ome of
them is the traffic. Nodhing ever gets done about it, because techmically it's
unincorporated San Dicgo.

[02:05:02) So, we have 1o deal with San Dicgo to get anvihing fixed. Since Newland
Sierra is an unincorporated San Diego arca, all of the problems that this will
cause, once it's been developed, if San Marcos is affected, or Escondido is
affected, or Vista, or whoever, it's just going to get swallowed up in this
burcaucracy of when's it going 1o gef taken care of, because San Marcos has

to collaborate with San Dicgo. San Dicgo’s got to collaborate with San

Marcos. It goes back and forth and it never pets fixed. Perfect example is ¥
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over by the high school on San Marcos Boulevard. That arca, you can’t
even leave the neighborhood for about 10 to 15 minutes because of the
0-1.3-85
amount of traffic, and nothing has cver been done about it. T feel like Cont.
Mewland Sicrra is going 1o be the same thing, but on a massive scale. Thank

you,

Greg Kazmer: Chaw, I'm going (o read the remainder of the speaker slips. We have [PH]

Ginger Hitsky, [PH] Eric Lindsey, [PH] Jan Wolzy, [PH] Lee Rainer, [PH]
0-1.3-86
Ana Rosvall, Kathy Van Ness, [FH] Cathy Robbins, and [PH] Ashley

Duhmier.

Jan Walzy: Ciood evening. My name is Jan Woley. [ live in Bosemount Estates, which
is off of Sveamore Drve. | probably, too, am going to have a somewhat
unpopular comment, But, the general plan — lots of people have talked
about the fact that there were 99 homes planned, versus 2,135, But very
few, only our colleagues up here, have said anything about the fact that it
was over 2 million square feet of commercial that was approved in the plan.

If yvou don’t think that’s going to be popular, a huge impact, we really do 1381

need to look ai the entire picture before defeating this or any other plan,

because the gencral plan was approved for over 2 million square feet of
commercial space, big box space. If vou've been to any of those lately,

they ' 're crowded. They've got lots of iraffic. They're going to have lots of

people coming inand out. And % homes. I would urge vou to really study Y
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the differences between the two plans, before just saving, =1 don’t want that

0-1.3-87

in my backyvard.” It's not just the housing units. It is a flip-flop. And Cont

something will ultimately be buill there. So, thank vou.

Eric Lindsey: Hello, evervone. My name’s Enc Lindsey. 1 live off of Sarver Lane, It's
literally going to be vards away from this development. One of our speakers
here tonight was [INDISCERNIBLE] and his wife, kind of came up and had
their dream home here. Well, my wife and myself and my family are the
same way., When we came here, we had dreams oo, And our dreams were
a quite community, dream home that we 've always wanted, somewhere
serene. And now, that's all at nsk. Newland had their non-caring way. Our
dreams will tum 1o mghtmares. These mightmares are going 1o be what
vou've all hear tonight. Noise, dust, fire safety, loss of health living, and 0-1.3-88
Just endless loss of serenity. Water, vou're going to ask us to get less water,
but pay more. We're going (0 suffer our losses for others. We're going o
lose alod, But most of all, we're going to lose our dream.  And you guys are
going to lose your dream. [ strongly oppose this development. And 1 thank
cach and every one of vou guvs, as well as vou guys for having us here, for
standing sirong againsi this. [ am strongly opposed to this, and 1 jusi want to
thank vou guys again for being here and standing strong against this

unplanned insanity, Thank vou very much.
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Ashley Dubmer: Hello, my name is Ashley Duhmer. [ live on Bueno Creek Road. A couple
comments 1o things that have already been addressed, and then [ have a
question regarding the EIR.

[02: 10:043) Ome of the things was, voung people need houses and stuff. But there’s no
way a voung adult is going to be afford the houses thev're proposing, so this
isn"1 even really solving that problem. Some of the need for housing, that
kind of goes owt the window for us voung people who couldn’t even begin to
afford something like these new houses they are proposing.  Then, the traffic
on Bueno Creek is lemble. Other people have done a much better job
addressing some of that sifT, but it is a nightmare, Living on it, I've
occasionally had fo take the SPRINTER, and walking down to it 1s a very
scary experence. My question is regarding the EIR talks about the Colorado 0-1.3-89
River water being supplied by the Central Valley Water project.  And I'm
wondering how Newland Sierra is proposing that they'ne going 1o pipe
Colorado River water up to the Central Valley aqueduct. and then bring it

back down o San Dicgo?

Mark Slovick: I think vou're referming to the existing conditions, where it's

[INDISCERNIBLE].

Ashley Dubmer:  It's in the utilities discussion.

Mark Slovick: [INDISCERNIBLE].
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Ashely Duhmer: Yeah, we don't get our water from the Central Valley Water project, We get
our water from the state water project, and the Colorado River aqueduct

: ; P : . g _ 0-1.3-89

throusgh Metropolitan Water Disinict. The Central Valley pipeline docs exist, Cont

but it stops in the Central Valley, and supplics water to farmers, not San

Dhego.

Lee Rainer: Hello, my name’s Lee Rainer. [ live off of Bueno Creck. We raised our
family in this area. We've lived there for 28 vears. Like all of vou, or many
of vou, I came here with a lot of concems abowt Newland Sicrra, but then |
found, sitting on my chair, this pamphlet, and leamed that it's actually a better
choace. 1 leamed that the 2,135 homes that they 're proposing is aciually going
to gencrate less traffic, than the 99 homes that the gencral plan calls for, And,
that it’s going 1o use less water, the 2,135 homes is going to use less water
than the 99 homes under the general plan. So, how is this? Well, someone a

0-1.3-80

little earlier mentioned the commercial space. And maybe they 're doing a

litle voodoo math, and they re figuring some theoretical development there. |

don’t know about vou, but I'm losing a 1ot of gleep worrving about a Wal-

Mari going in behind the [PH] Arco Station. We don’t know what might

eventually go in there, but what [ do know is that this pamphlet, which they

iromically say, “Dispelling the myths and telling the truth,” ['m not belicving

a thing that Mewland Siema is saving. The last comment I'd like to make, is

while they don’t bother to hold any community meetings or meet with us face W
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to face, they have taken the ime 1o trash the Golden Door in this pamphlet. | 4

don't have any connection with the Golden Door, but they've been a good

0-1.3-80

neighbor. They suppor a lot of chanities. They give a lot of money to Cont

charnitics, including to foster vouth, which is a cause near and dear (o my heart,

1 say, “Thank God for the Gelden Dioor.” Thank vou,

Kathy Van Ness: Well, thank vouw, that was perfect timing. 1'm Kathy Van Ness, the General
Manager and COO of the Golden Door. [ was going to - thank vou so much.
I was going to falk about something else, but instead, [ want to talk about
some facts that vou're heaning and reading, that I really want to put on the
record. The Golden Door is this incredible 600 acres, that every single week,
with our over 200 emplovees, we take care of guests who come to us from all
over the world, 'We're a farmer, just like vou all are. We farm avocados, and
we farm this, and we care about the environment. Probably the most

important thing about the Golden Door, that vou might now know, did vou L

know that we give away 100% of our net profits to stop child abuse and
trafficking in America?

[02:15:00] Let me tell vou something, if that is self=interest, I'm happy to doit. And so
are those kids, and so is mv community. Six vears ago, we adopled a general
plan. That general plan is to maintain our beautiful environment, which how

mamy of these emvirenments are really left todav? This is i, We want 1o

stick by that plan. If approved the Newland Siermra project would destroy

local communities as we know il today. That’s why we're all here fighting.
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That’s why we're here supporting vow. We're not supporting Golden Door,
My goodness, we're supporting the land. 1t makes me quite crazy, can vou
tefl? The main justification for these significant impacts is increasing
howsing supply. Well, 1 agree with the last speaker. You can't afford these
houses, They 're S600,000 and more. More important, is housing should be 0-1.3-91
where emplovment is. Housing should be where jobs are. There’s no jobs in -
that part of our county. Last but not least, we're going (o put Our comments
inwriting. We're urging the County of San [iego to respect its own general

plan vou all worked so hard 1o create, and honor it. Thank yvou so much.

Cathy Robbins:  Hi, my name is Cathy Robbins. I've been a resident here for 30 vears. I'm a
retired special education teacher. [ focused on the school section of the
report. When I drive over the hill to [PH] San Alavo, 1 see an ¢lementary
school, a middle school, and the high school students go 1o the new high
school. And now they have a K-8 school. But guess what? Thev're building
2,200 homes and no school. They've set aside six acres that some charter

school may come in and run, but the bulk of the students will be going to our e

Sam Marcos schools, or Escondido. My question is, are vou ready (o pass

another school bond, which will have to happen, because our schools are

already full. In San Marcos, 12 of 14 of our schools are over enrolled now.

My question also, is a little off that topic. 1'd like 1o know how many one-

story homes will be built in the project, that will enable handicapped and W
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semor citizens to reside in one story? | couldn™ find a number in vour report.

0-1.3-92
Thank vou, Cont.

Amna Rosvall: My name is Ana Rosvall, and 1 live off of Bueno Creck Road. ['m also a
member of the Twin Oaks Valley Community Sponsor Group, but Il be
speaking as an individual tonight. There are a lot of things that 1 had planmed
to say tomight, but [ feel like more importantly 1 need to address what the first
speaker =aid about the housing and young people, and ['m a voung person.
I've lived here my whole life. 1 joined the Community Sponsor Group,
because | wanted to be part of the community to help improve our
community, and keep it rural, keep it as beautiful as it is. 1'm somy, ['m not
good withoul my notes. 1'm totally going off scrpt. 1 feel that this whole

housing crisis thing is, like some people said, it's brought on by the 0-1.3-93

developers who are not conforming 1o our general plan. We planned for -
we spent 13 vears, over a decade and millions of dollars, 1o figure oul where
we should have housing. There’s not a housing cnisis, there’s developers that
don’t want o develop in the proper places, because they re not going to make
enough money there, [ really want to stress that, that the housing cnsis is

something that -- I'm a realior, as well. 1"'m a voung person, and I'm a

realtor. There's plenty == theres 72,000 units, so why are we not building

there? Why are we nod building where we're close to transportation, where

it"s not high fire hazard, and where they don’t have to use public funds for

the infrastructure? This just makes no sense. Nobody is winning here but ¥
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the developer. The commumity suffers, the county, the taxpayers, everybody
is bending over backwards to just completely blow off this entire general
plan that we spent so long working on. It's just completely blown ofl. 1
wanl 1o just add a couple more things about when people are talking about
this industrial -- it’s office space. Thev can’t put big box stores. According
i the general plan right now, it's office space. Who's going 1o wani 1o have
office space there? That makes no sense. g:nf_ga
[(2:20:000]) It's preapproved mitigation arca, it could be part of the North County
NCMSCP, which is the North County Multiple Species Conservation Acl.
And they've also, they re completely running all over that. We are working
on that, and we have goals, and they're nol conformang to that at all. They're
completely cutting off wildlife corndors. They re not doing anvihing that is

helpful for our community or for the land,

Mark Slovick: Okay, that concludes tomght's meeting. 1 want to sav thank vou 1o
evervbody for coming out and providing comments.  Again, make sure that
you gel your wrillen commends in by Augusi 14th. If vou have any questions
about how 1o provide those comments, between now and that peniod, please 0-1.3-94
get ahold of staff here. We're available, and we can provide vou our contact
information. You can get ahold of us via phone or email, whatever works

best for vou. Thank vou very much, have a great night.
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Comments on Newland Swvre Propect DEIR

[
1. INTRODUCTION, SUMMARY, AND CONCLUSIONS
Newland Sierra (Applicant) proposes to develop a 1,985-acre sibe west of Interstate 15 in
rural San Diego County, about 6.4 miles north of the City of Escondide and about 4.6 miles
north of the city of San Marcos (Praject). The Project would include: 0-1.441
Cont.

BT single family dwelling units

935 multi-family dwelling units

325 senior adult dwelling units

B1,000 square feet of neighborhood commercial
t-acre, 355-student K-8 school site

35.9 ac res of parks

I reviewed the air quality and greenhouse pas emission sections of the Draft
Environmental Impact Report (DETR) and supporting appendices for this Project’ The public
review period granted by the County of San Diego (County). the lead agency, is not adequate to
review a document as technically complex and long as this DEIE.

The DEIF: consists of a 1.719- page summary and 35 technical appendices, consisting of
many subparts, appendices within appendices, where all the support for the conclusions in the
summary is found. The total number of pages cncompassed by the “summary™ (1,719 pages)
and its supporting appendices (20,107 pages) is 21526 pages. The “summary” does not contain
sulficient information to support conclusions nor citations o where the support can be found,
requiring the review of the supporting technical appendices to understand and confirm the
DEIR's conclusions. For example, if an affected party wished to discover the potential impacts
at her nearby property, she would have o review thousands of pages of highly comples
calculations and model output and even then, would be unlikely to find the risk at her property.

The allotted review period — June 15, 2017 to August 14, 2017 —contains 61 days, of
which 14 are wevkend days. Assuming a reviewer worked every day of the review period, she 0142
would have to read 364 pages of dense technical material every single day to just read the DEIR,
leaving no time to critically evaluate and reverse engineer the many unsupported calculations
and then write comments. The meading alone is equivalent to reading a full-length novel every
singhe day of the review period, Few people could devote entine days to doing nothing but
reading this DEIR and even fewer are speed readers with the training to figure out how
emissions were calculated without inpats and equations o review.

The analyses in the appendices supporting the conclusions in the DEIE are highly
technical, poorly supported, and contain many inconsistencies, requiring that key assumptions
be teased out of hundreds of pages of complex calculations and pdf versions of model inputs
and outputs by reverse engineering. This is beyond the ability of members of the public and

| Couniy of San Diego, Drafi Environmenial Impact Report, Newland Serm Project, Prepared by Dudek,
hume 2017; available at yigp: P R g o Ty ; S5 NSME
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Com mets o Wewlend Sierme Project DETR

0-1.42
technical experts. especially without supporting electronic files and cited sources that were not rq’_‘,4:+|-|t_

prablicly availablbe, in 6l days

I requestod electronic files to support the air quality and GHG sections of the DETR to
facilitate my review, which was limited o GHG emissions and air guality due o the limited 0-1.4-3
review time. Hawever, the County declined the request to provide electronic files” a routine
matier in hundreds of similar cases that | have worked on, thus further complicating the review
uf this DEIE.

In addition, numerous key assumptions throughout the DETR are based on repart(s)
varously cibed as " Fuscoe 20001477 “Fusooe 200574 Fuscoe 20167, “Fuscoe Engineering
Wl6a,” or “Fuscoe 2006h,” etr. These reports, which contain the suppart for numerous
assumplions throughout the DEIR, especially with respect to construction, alse are missing
from the DEIR, preventing meaningful review of the CHG, air quality, and many other sections
af the DEIR, which depend on information from these reparts. We requested two of these
documents and gol nonmesponsive eplies,

First, we requested Fuscor Engineering 2016a. The County supplied a copy of what it
asserts is “ Fuscoe Engineering 2016a” four days before the close of public comments.” The 0-1.4-4
supplicd document i just three pages from the DELE found in Appendix A of Part 1 of
Appendix G," which itself is cited to ~ Fuscor August 2016”, which is not in the record and is
apparently Uw source for many i nolall of te assumplions used o estimale construclion
emissions. This is a serious omission. Second. we requested Fuscoe Engineering 2006b. This
document, email cormspondence between Bob Chase and Jennifer Sucha, was supplied four
days before the close of public comments, twa of which are weskend days, precluding peneral
public review, except by the requesting party, This email identifies a potential discrepancy in
thi: sail novenients for Phases 1and 2 that is aot disclosed in the DEIR

In sum. based on the available material and limited review time, in my opinion the DETR
is substantially deficient and does mot fulfill its mandate as an informational decument under
CEQA to inform the public of potential impacts, 1t has omitted sources of emissions and
underestimated others, thus underestimating impacts of greenhouse gases (GHG), criteria

< Letter from Sharon Ippolite, Fublic Bacerds Act Eequest Coendinator, County of San Diege. o Andrew [,
VWainwey, Laihase & Wathing, LLF, Bz Pubbe Bacond At Beagaine Regpandivg, New bl Sierra, July 27, 2007,

2 DEIR. pedf 13.26% Fuscoe Engineenng, 2004, Newland Sierra APN Exhibit, dated November 25, 2014,

A DEIR pdf 13.26% Fuscoe Engineering,. 2005, Concepinial Grading, Flans, fior Mewland Sierra, provided
Jame, 2005 O-1.45

S DEIR, i 1,685 and 1,702 “Fuscoe Engineeriog. 2006, Construction Schedule and Assumgitions
spreadahest, August D016

* DEIR. pdf 11,6862 Fussad Engineening. Emsil somespondendd betwien Bob Chase, Fusioe, snd Janniler
Sucha, Dudek. Auguost 17, 20006,

T Emaill brom Aahley Smith, Couniy of San Diego, to Andrew Yancey, Latham & Watkins, Asgoest 10, 5017,

BOEIR, App. G, Part 1, Appendix A, pdf 138140
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porllutamts (MO, OO, VOU, S0 PRI PM25), tocic air contaminants (TACS)?, and health
risks ineluding:

As almost all these sources also emil TACs, the health risks of Project constraction and
operation were also significantly underestimated, especially with respect to diesel particalate
matter, a potent carcinogen tat will be emitied by construction equipment and increases in
Lraffic and roadway congestion due o the Project. My review indicates the Propect will resull in

GHOG, criteria pollutant, and TAC emissions from construction of off-site
roadway and utility improventents are amitted,

LHG, cnteria pollutant, and TALC enussions from construchion worker nps
are undercstimated.

GHG, eriteria pollutant, and TAC emissions from material deliveries to the
site are underestimated.

GHG emissions (rom vegelation removal are wnderestimated.

GHO empssin rosductons from aew e plantings ane ovienes imated
GHG, criteria pollutant, and TAC emissions from induced traffic are omitted.
GHG, eriteria pollutant, and TAC emissions from inefficient vehicke
operation due o added congestion on the mainline freeway are omibied.
GHG, criteria pollutant, and TAC emission mductions from the Traffic
Demand Management (TEM) program are overestimated.

GHG, eriteria pollutants, and TAC emissions from construction squipment
wiere underestimated by assuming 100% Tier 4 final equipment

CHO and criteria pollutant emissions from water use are underestinated,
GHCG, eriteria pollutant, and TAC emissions from outdoor barbecuing are
omitted,

GHG emissions due o climate change are omitbed.

PRAL0, PR2S, and silica dust emissions from wind erosion ane omitted.
The impact of Santa Ana winds on PRI, PM25, and health impacts from
silica dust were omitted

the following significant health impacts that were not identified in the DELR:

Mitigated cancer health risks from Project constroction to on-site sensitive
reveplors are significant.

Mitigated cancer health risks from Praject operation would result in
significant health impacts at the school and at residenoes in northeast and
southeast portbons of the Project sie,

The DEIR failed to evaluate health impacts to on-site workers after Project
huildout.

# & ovewic atr contaminant (TAC) is defined by Califormia lavw as an air 'p-ullull.m ehui mmay causs oF comrbag e
@ an ncrease in l1|nru|§|-_|,' o an incresss in serious ilness, or which may s & |wﬂmrﬂr|uﬂmdﬂ hazard o eman
healih. Federal Lows use the term hazardous alr polhstanis {HAPs ) o refer 1o the same types of compounds that are

reberred 10 o TACY under Califorda law.
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GHU miligation measures for the sigmificant GHG impacts are not adequate because
they (i) overmstimate sequestration from planting new trees; (i) are based on a 30avear project
life; and (i) include a “true up” clause that allows reductions in GHG offsets at the sole
discretion of the County, outside of CEQA review. They also fail to include all feasible
mitigation, which is required as GHG and criteria pollutant construction and operational 0-1.4-8
impacks remain significant afler mitigation. L

0-1.4-7

Thae TIFIR also failedd to evaluate other impacts of Project construction amd operation amd
fails te require adequate mitigation for these impacts, including:

& Valley fover impacts during Project construction and operation were not
disclosed, are significant, and will not be mitigated by construction
miliﬂal.inn MEASUres.,

& The impacts of Project construction and operational emissions of MOw and
VO on ambient oeone concentrations and en the ozone altainment status of
San Diego Alr Basin were not evaluated.,

*  The impacts of 'roject construction and operational emissions of criteria
pollutants on ambient air quality, to determine ifa NAACS or CAACQS
would be vialated, were not evaluated.

0-1.4-9

The DEIR concluded that mitigated cumulative construction emissions of YOCs, NCx,
0, S0, PMID, and PM23 would be significant.™® The DER also concluded that mitigated
combined maximum daily construction and operational emissions of MOk, CO, and PM10
wionld be significant and unavoidable. ! Tn spite of tese findings, the DEIR faiks o evaluate e 0-1.4-10
impact of these mitigated significant emission increases on ambient air quality. The DEIR
should havie, but did nob conduct ambient air quality modeling bo determine if the Progect’s
construction and operational emissions would violate any Mational Ambient Alr Cruality
=tandard (MAACS) or California Air Quality Standard ( A ALKS).

Finally, sven though the IR concluded that comstroction amd operational air guality
impacts of the Project were significant. it failed to require all feasible mitigation, which it must O-1.4-11
becawse Froject construction and operational criteria pollutant impacts remain significant after ’
the LHIE's proposed miligation.

My resume is included in Exhibit 1 to these Comments. | have over 40 years of
experience in the feld of environmental engineerog, including air emissions amd air pollution
control; greenhouse gas (GHG) emission inventory and control; water quality and water supply
investigations; hazardons waste investipations; hazard investigations; risk of upset modeling: 01 412
envircnmental permitting: nuisance investigations (odor, nosel environmental impact repors
(EIRs), including CECA/NEPA documentation; risk assessments; and hitigation support. T have
M5 and PhID. deprees in environmental engineering from the University of California at
Berkeley. [am a licensed professional engineer in California. Y

15 EIR, Table 23312,

1 DEIR, p. 2364,
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I have prepared comments, responses o comments and sections of CEQA documents on
air guality, greenhouse gas emissions, water supply, water gquality, hazardous waste, public
health, risk assessment, worker health and safety, edor, risk of upset, noise, land use, and other
areas for well over 500 CECA documents. This work includes EIRs, Megative Declirations
(WD), and Mitigated Negative Declarations (MRNDs). My work has been specifically cited in
two published CEQA opinions  Ferbeley Ko fets Over the Bay Commrilloe, City of San Leamdre, and
City of Alenwreda of al. o, Baard of Pert Commirissicners (2001) 111 Cal. Rptr. 2d 598, and Connmunities
fora Better Envirmnent v, Sewth Coast Air Chality Menggenent ist, (20100 48 Cal, 4th 310; and
his supported the record in many other CEQA cases,

2. GREENHOLUSE GAS EMISSIONS

The GHG emissions (as well as criteria pollutant emissions = NCk, SO, OO, PRMIO, and
PRAZ5) from Praject construction and operation were eatimated using default and other
assumptions found in the Califormia Emissions Estimator Model (CalEEMod )5 The DELE does
not summarize and ex plain in a coherent fashion how these emissions were estimated, Tostead,
it Fm!.'idu 188 pages of rdl' aubput from runs of the CalEFMad model. The autpuls ane not
annotated in the sime manner as the summary emission @bles in the body of the DEDE, making
it very difficult to determine if cmissions have been rn-rr.rrll!.- eatimated and summarized in the
DEIE. Further, as noted elsewhere, the County declined to provide live electronic copies of the
CalFEMmd modeling files, significantly complicating review and requiring reverse enginecring,
to figure out how the emission calculabions were made.

This section specifically discusses GHG empsions, bul most of these comments also
apply to criteria pollutant and TAC emissions and thus should be considered as applicable to
the [EIR's air quality analyses, This is troe because most emission sources generate GHUs,
criteria pollutants, and TACS with few exceptions (e g, wind erosion and architectural coatings).
Further, the same CalEEMod model was used to estimate both GHG and criteria pollutant
Emnissions from most sources, =

Tor understand and verify the DEIR s GHOG emission calculations, the reviewer must
master the CalFEMod User's Couide, a 56-page document with six appendices, dig through 128
pages of hardcopy pdfl printout in Appendix K o scarch for inpuls, back-calculate emission
factors and compare them with options incleded in the CalEEMod User's Guide (o figure oul
what the DEIE assumvesd (see, for example, U discussion below of vegetalion sequesbation)
and figure out which of thousands of eutputs were used Lo categorize and summarize the
construction emissions in DEIR Appendix K, Tables 4 and 5. This is bevond the reach of mast
mimbers of the public who would be impacted by the Project. Further, it cannot be completed

2 DEIR, Agepa B, Appa. O
T DEIR, p. 2530,

H Tl DEIR, bor example, cakulated the koss i vegrtation seques tration brom gracing the site, assamig
scruls, wheen the removed vegetaton woenld acoally be chaparral, a fact thatcamot be ascemained without reverse
egiiveering the CalkEMed catput ile in Appendix K. Tlis is a0 egregicus lailare e discloie,
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by anyone in the available review time, without access to the electronic modelling files and the
inpruts reported in the various Fuscoe eports, which were not included as appendices w the
DEIFR. Further, the County declined to supply upon request the electronic modeling files for the
GHG and air quality emission estimates calculated using the CalEEMod madel and for the
health risks calculated using AERMOT» and HAR

I was unable to run CalEEMod o attemnpt o sort out how the DEIE caloulated
construction emissions hecavse the DEIR does not provide a detailed construction schedule, the
sine g nen for estimating construction emissions, but rather only a summary, cited te Fuscoe
Aurlj.l.-\.i 206, Thus, the TEIR fails as an informational docament under CEOA. Aller rey il.'h.'l.“i:
the available information, I conclude that the DEIR underestimated GHG, criteria pollutant, anmd
tozic air pollutant emessons, emitbed many sources of GHG, underestimated health risks, and
failed o im pose adequate mitigation.

21, GHG Construclion and Vegelation Emissions Are Underestimated

The DEIR estimated that the Project's GHG emissions from construction and vegetation
removal waild be appravimately 93,323 metric tons of carbon diovide equivalents (MT CO2e ar
MT GHGe) at buikdout. as summarized in Table 1.°° This table is confusing, as the header
reparts the emissions in “metric ons pee yeer” while the construction entries in the table are
annual totals for each year. Vegelation removal. on the other hand. is treated elsewhere in the
THETR as the total GHG loss over l,hrﬂ'i-}-iu § l’riljt,-l'l lifetime, not et year, Sev Comment 2151,
The “total emissions” in Table 1 is the sum of total construction plus vegetation remeval over
thee assumwesd Progect lifetime, rather than per year,

The mppnriln[; CalFEMod documentation does not clari[:,' whether the \'Pﬂf‘htlnl‘l
maodel output is per vear or a one-time loss of GHG sequestration potential over the Project
lifetine, This should be clarified amd docamented for the secord as GHG emissions from
vegetation removal could be 30 tmes higher than disclosed. Begardless, as discussed below,
the construction amd vegelation removal GHG emissions are much higher than reporbed.

15 DEIR, Table 4.
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Table 1: Estimated Construcdion and Vegelalion GHG Emissions

F. fE] [ 1 @ | a3

| Subotal Comstruction GHG Emivsions. | ] 15 | [] T
Vegutation Remorid | it L1 | e | v

Toallmesons | TiW3 | w4 | o | wam

12  GHG Emissions from Vegelation Kemoval Are Uncleres bmated

Construction of the Project is reported to include the removal of 777 acres of vegetation,
resulting in 17,289 metric tons of carbon dioxide equivalents.™ See Comment 2131, The
CalEEMod output in Appendix K indicates that these emissions were calculated assuming an
initial vegetated area of 1986 acres and a final vegetated area of 777 acres, for Lotal removed
vegetation of 1,209 acres, as shown in Table 2: 8

Table 2 Increase in GHG from Vegelation Removal CalEEMod Ol put

Thus, the DEIR has assumed a one-time GHGe emission factor for vegetation removal of
14.3 MT GHGe fac.® The DEIR does not disclose this emission factor or discuss its basis, which

¥ DEIR. Apps. K pdf 79, 244, 255 (1986 - 777 = L.209) Vardously reported as 776 and 777 acres,
¥ This i the “open space area,” as reported in the DEIR, Apps. K, pdi 3300
B DEIR, Appx K. |1|ll 254255,

¥ Vopetation removal Facior = 1728870 MT GHGe,/ (1988 - 777 ac) = 143 MT GHGa/ ac.
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is a signiticant omission. However, the CalEEMod User's Guide indicates that the “default C0O2
sccummlation per acre” (MT €O/ acre)is 143 MT €02/ acre for "serab” (Table 32

Table 3: Mass of Sequestered CO2 per Unit Area by Land Use

Dol Ty sodumulibon
Lanad L} Burb-C a4
2 i ey per agre (MT G0 are)
Bofel 143
Foresi Land
Tried 111
Croplass - am
Groasiand - LRl
‘Wedands - a

Thus, the DEIR's GHG emission cakulations assume that 100% of the removed vegetabion is

“sernih,” a fact not diselasad in the DEIR.

This is an wnreasonable choioe for vegetation that would be remneved from the site, The

ﬁ'Pm'.‘iEi: Plan deseribes the abe as "l:rri'mﬂr.i!’- u:!ﬂm‘ulmd,” rmn.-::inl'irlg |||u:|l]:|( of dense

chaparral with anly patches of scrub, as follows:?

YWegclahion omssle oomsiste of large blocks of densely vepctaled, scocsocnt southom mxed
chaparal with msied pasches of Dhegan coastal sage scrub, live cak woodlands, and southern
willow scrub. Due 1o the dense nature of the chaparal covermg most of the Site, wildlife

movemenl gencrally is confined to existing & roads.

Further, the DEN? inchides a table that shovws most of the divect impacts o vegelalion
are to “chaparral” rather than serub. ™ Chapareal, especially old-growth chapareal such as on
the Newlamd Sierra site, is woodier and grows taller and denser, resulting in much higher

biomass and hence greater CO2e capture than “scrub.”

Eight years (1996-2003) of carbon sequestration measurements wera made in a chamize
dominated chaparral ecosystem in eastern San Diego County,® typical of chaparral types in
Califomia oocupying most of the hills and lower mountain slopes, including the Project site.
This study demenstrated that old-growih stands of I::]Iﬁl'.M'l'l'HJ are signiticant gnks of carbon,
much higher than assumed for scrub in the DER’s analysis. The sequestration ooours annually.

HEAEEM od Veer's Suide, F 0-51.

N pEIR, Appe O, Part 2, 5ee, 132, pdE T, Sew aleo Memorandum rom Brian Grozser. Dudek, to Mark
ﬁ!lnrll: E.. I:ml.nlr af San DII‘K n.F.r:Hrwhm!r:-:'rm Prn]rvl Creac rigaom, rn1|l.1n.-:| P':l..mﬁ' -i"'nllrgrrnlmu 151} ke preect
gibm comaukbe of '|l|r3l bloeke o Sowiherm Rl osoed l:.':ll.lurr.ll winth bmpled Fﬂrh-: [ ”l%l LT h]f::uH- Serul, Lavm

Cak Woodlards, and & authern Willew Serub...™].

LLEIR, Table 2.4-18,

FHengyanLuosnd ether, Matare Semiasid Chaparrsl Ezcaystems Can Be & Signifteant Sink for

Atmospheri Carbon Dicxide, Clobal Claxpr Swlory, w12, pp S86-396, 1007,
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Thues, removing this vegetation results in a net loss of sequestrtion capacity every year, until it
is replaced by an equivalent amount of annual sequestralion capacity.

This study showed that old-growth chaparral, such as that found on the Project site,
sequestensd carbon at between <% and <155 g C/mbyr averaging -52 g Cfmlyr rabes
comparable to forest ecosystems. Converting these measurements into the units used in the
DEIE. and assuming, the loss in sequestered carbon oceurs every vear over e Froject Life (and
forever into the future untl offset or replaced), the CO2 sequestration for chaparral ranges from
4249 o o MT GHGe/ a0 amd averages 23 MT GHGe 0= compared o 143 MT GHUGe/ ac
assumed in the DEIR. Thus, the DEIR has sipnificantly underestimated the increase in GHG
emissions from removing native vegetation from the I'roject site by using a default CO2
accumulation facter for “scrulb,” which is not common at the site. Assuming te average
measured CO2 sequestration in San Diego County for chaparral, the GHG emissions from
vegetation removal would increase from 17,2689 MT over the life of the Project w 27,807 MT per
wear. The DEIR failed to disclose that “scrub” was assumed, requiring reverse enginecring of
hardeopy CalFEMod output

Th lovss of GHG soquestration capacity frony rensoving mative viegetation would occur
every viear over the Project life and bevond, unless replaced by an equivalent amount of
sequestration capacity. The Project includes planting 4.4%2 new trees, ™ increasing sequestration
by 3,207 MT,** which is a one-time CO2 reduction.

The DEIR's COZ2 sequestration calculations for new trees assume mixed hardwood, as
shown in Table 4. The DEIR did not ke credit for this increase in sequestration capacity,
Hewever, for the record, if the EIR is revised to take credit for this increase, it is important Lo
note that the mitigation measures do not currently require “mixed hardwood” with the
assumed default annual GHG accumulation per tree used in CalEERMod.

Further, CalEEMod's calculations for tree plantings assume the new trees sequester C02
omly while they ane actively growing fora period of 20 years. Thereafter, the accumulation of
ci.l‘bﬂ.l'l.ll'i biomass slaws wulh age and will be completely offset by losses from clipping.
pruning, and occasional death. Thus, the trees must be replaced al the end of 20 yirrs (o

H52 g O oy e I 00 BT i 0000247105 acres W44 LEEH0 ¥rd = 2115 MT GHGe/ ac
g, O oy e} T 00 RUT ) (LO00CAT 05 acres 44,/ 1330 yr) = 4273 MT GHGe/ s
B8 185 g O e T 00 BT g o 0000471 05 acres 84 /12530 yr) = 650 MT GH e/ ac.
= Increase in GHG anisions from vegaation removal = (17,259 MTE23/ 14.3) = 37,807 MT,
= BEIR, Apgrs. K. pdf 79 and 284,

T DEIR, Apps. K, pdi 80,
¥ DER, Apps. K, pdi 255,
A CalEEMad User's Guide, po 55
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maintain the assumed sequestration ower the next 20-year period if mitigation eradit is
claimed sz

Table & GHG Reduction from New Trees

23,  GHG Emissions from Construction Trips Are Underestimated

The DEIR indicates that construction worker trip infermation was provided by Fuscoe
2016z and relevant details are included in Appendices B and C of Appendix K.® The GHG (and
criteria peollutant) emissions from worker trips were calculated based on the munber of
construction workers and an average one-way cornmute distance of 20 miles, compared to the
CalEEMod default of 16.8 miles.s2 A comparizson of the CalEEMod inputsss with the
construction summary information® identifies significant discrepancies that cannet be rescolved
with informnation available in the DEIR.

First, the construction sunmary indicates 2,260 workers would be required to build out
Phases Tand II, each of whermn would make a roundtrip to the site, for 4520 trips/ day. The
CalEEMod input, on the other hand, is based on only 3,470 trips/ day.s” Assuming the Fuscoe
2016a information iz accurate, which is relied on throughout the DEIR, the DEIR has
underestimated emissions from worker trips by a factor of at least 1.3 (45207 3470=1.3).

Second, the average default worker and vendor trip length of 20 miles assumed in the
CalEEMod inputss® most likely substantially underestimates actual trip lengths for Project
construction, given that a large number of highly skilled construction workers would be

2 CalEEMod User's Guide, p. 52,
3 DEIR, App. K, pdf &5
#DEIR, Appx. K, pdf 151-152.

¥ DEIR, spp=. K, pdf151-152.

% DEIR, Appx. K, pdf 139-140.

¥ DEIR, Appx. K, pdf 151152,

= DEIR, &Appx. K, pdf 150151,
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required to operate the vanous specialized equipment such as drill rigs, paving equipment,
aerial lifts, trenchers, rock crushers, ete. that would be required to build the Project

It appears unlikely thata sufficiently skilled construction labor force would be available
within an average 20-mile radius of the Project site. which is rural and surrounded by small
towns, More likely, the construction work force does not live close by but instead may
commule long distances to the Project site, Based on a report by the Denver Fesearch Institute, 0-1.4-26
construction workers commute as much as 60 miles daily to construction sites from their Cont.
hormes. ™

Further, the size of the Project would likely require much larger amounts of supplies for
paving, coating, construction materials, ete, than available locally, requiring imports from
distant sources, much greater than the 20-mile roundirip assumed in the DEIR. The DEIR is
silent on the sources and amounts of construction materials that it would require.

Third, the TYEIR is silent on construction worker off-site lunch trips. They presumably
were not included in construction worker trip emissions. Due to the rural location of the 0.1 4-27
construction site, there are very few nearby dining options, increasing the distance that workers
would have to travel to buy lunch

Fourtl, the DEIR assumaes that construction workers would drive an LD Mix" of
vehicles,® which is not defined in the DEIE. Based on the CalEEMod User's Guide,
presumably, itis 30% light-duly auto (or passenger car), 25% light-duty truck type 1 (LDTI).
and 25% light-duty truck type 2 {(LDT2),% which are gasoline-powered vehicles. However, 0-1.4-28
construction workers often drive large pickup trucks, According to CalEEMod, these vehicles
have considerably higher fleet-average emission factors. The unstated assumption that all
construction workers would commute in gasoline powered passenger vehicles amd trucks may
lead toa substantial underestimate of commuter vehicle emissions.

Fifth the DEIR assumes state-wide fleet average emission factors obtained from the
CalFEMod default data tables® without requiring that the construction equipment used at the 0-1.4-29
Project site comply with these assumed emission factors. In fact, it is unlikely that they would.

4. GHOG Emissions from Construction Equipment Are Underestimated

The DEIR assumed that all construction off-road equipment would be equipped with 0-1.4-30
Tier 4 final engines, regardless of size.® However, the construction mitigation measures do not v

= Denver Reseasch lnaeitute, Anseasdng ad Manag ing Secieeconcmic Empuh of Pewer Flanis, August 1.

19842 available at e R FDTLCOE pageh H.ﬂg.: EA-S607,
¥ DEIR, Apps. K. pdi 158,

 CalEEMod, Appenddix A, Caloulation Ditadls for CalEEMeodd, September 2006, pdi 1718,
2 CalEEMoad, .ﬂ.ﬁmndp: I}, Diefanilt Data Tables, Sq:mnhrf 016, Table 3.4,

< DEIR. Appx. K. pdi LH, See also DEIR p. 2-3-36 [Table 2.3-12. daily construction emissions, assumes the
use of Tier 4 Final equipment .
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require Tier 4 engines for all construction equipment. As summarized in Table 5, the majority

of the construction fleet in the market is not equipped with Tier 4 engines. Thus, this
assumption will significantly underestimate not only GHG emissions, but also criteria pollutant,
TACs, and diesel particulate matter (DPM) emissions, significanlly underestimating ambient air
quality and public health impacts from Project construction.

The DEIE admits that "Tier 4 construction equipment would be emiploved during
construc tion activities when feasible and commercially available at the regional level”+
Elsewhere it asserts that *[heavy-duty diesel-powered construction equipment shall be
equipped with Tier 4 Final or better diesel engines, except where Tier 4 Final or better engines
are not available...”" = “Heavy duty” is not defined. A mitigation measure must be added
requiring that all construction equipment, regandless of size, be equipped with Tier 4 engines,
or the emission calculations must be revised to reflect actual fleet equipment

Studies of the average useful life of construction fleet equipment demonstrate that somse
engines in the construction equipment leet would likely be very old. Table 5 shows a summary
of the useful life of construction equipment in years and their corresponding percentage
emissions for the entire construction fleet as estimated by the Union of Concerned Scientists, *

+ DEIF. Table 2.7-17. P 115 *Tier do.owhere feasible™), 7.2 Appe. K. Table 25 (“whon feasible and
commendally available at the regional level™ L pdf 14145

4 DEIF, Table 5-1, p. 8019720 and p. 2533, M-AQ-2al

4 Unbon of Comcerned Schentists, Digging, up Troubbe: The Health
Calitornia, Novamber 306, p. 4; available a L - !
up-trouble.paf.

Fisk of Constraction Pollution in

L L
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Table 5 Useful Life of Construction Equipment
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from Comdruction | feam Cannuction Ukl L
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As the above table shows, the useful lite of construction equipment, which is defined as
the age at which half of the equipment of a given model vear has been retined, varies from 10 to
32 years. In other words, the other half of equipment of a given model year continues to be
operated considerably longer than 10 to 32 yvears. Especially heavy-duty equipment can be very
old. For example, the average useful life for crawler tractors is 29 years, for cranes 19 years, for
scrapers 26 years, and for graders 23 years. Thus, the full benefits of Tier 4 standards for
construction equipment will not be realized until sometime after 2050, when the long-lasting
equipment currently in use today is finally retived, @ when the Project will be fully built out.
Thus, there is a good chance that some of the equipment used at the site — especially the heavy-
duty equipment with the highest emissions — may be very old and have very high emissions,
and due toits age is currently not covered by federal and state regulations.,

California Air Resounces Board emission inventories indicate that the five highest-
pelluting categories of construcion equipment are responsible for 65% of the PM and 60% of
the NOx emissions. In descending order, they are excavators, tractors ) loaders backhoes,
bulldozers rubber-tired loaders, and skid-steer loaders.® Significant numbers of this high-
poelluting equipment are proposed to construct the Project. ©

A7 i
4B [hid.

4 DELR, Apps. K, Table %, pif 67,

13

RTC-349

0-1.4-32
Cont.

0-1.4-33

Newland Sierra Final EIR



Comment Letters

Commenis on Newlind Sierma Project DEIR

-
In sum. for the above reasons, the DEIR has Elgniﬁ:'nnll}' underestimated GHO, criteria
prllutant, and TAC emissions from constructing the Project,. The underestimate in TACs 0-1.4-33
indicates that the health risks, particularly due to diesel particulate matter, have been Cont

significantly underestimated. See Comment 4.1.1.

5. GHG Emissions from Constmuclion of OFF-5ile Roadway Improvenents
Were Omitted

The transportation network that will serve the Project includes Interstate -15 (1-15) east
of the Project site, running in a north-south direction, and Deer Springs Eoad, a two-lane
County road south of the Project site, running cast-west. The Project seill modify this existing
roadway network W mitigate traffic impacts by adding lanes, widening lanes, and/or
improving intersections. Deer Springs Road and Twin Oaks Valley Eoad will be widenec,
Intersection improvements will also be made along these roadways and two other local
roadways, Buena Creek Road and Sarver Lane. CalTrans i also working with the Applicant o
expand the capacity of the 1-15/Deer Springs Boad interchange.™

The Project will be constructed in two phases. Mhase [will include seme of these
roadway improvements, installation of on-site water tanks, and construction of five 0-1.4-34
neighborhoods: Hillside, Mesa, Lower Bnolls, Valley, and Terraces.” Because these roadway
improvements are offered as offsite mitigation measures o redoce raffic impacts of te
Project,™ the GHG and air qualil}' im pacts from construcling these off-site madwa:l.r projects
must be included in the DEIR. The DEIR, for example, specifically notes that construction of the
=15 interchange improvemenls is “an of-Sile miligalion measure improvensent of the
project.” = Thus, even though these interchange improvements amne being carried out by
CalTrans under a separate project, their impacts must be included in this Project as they are
being relled upoen 10 mitigate this Project’s waflic impacts,

My review of e GHG and oller emission estimales suggests Uhal emissions from most
off-sile readway improvements were not included in the DEIR's GHG and air quality emission
calculations, The roadway unprovements that are oubigation for Propect wallic unpacts amne
shown in Figure 1.4

HDEIR, Appa B Part &, pdi 2

5 DEIR, Appe K, pdf 65

5 DEIR, po 2730 asnd Aprpo K, Figuse 2 pdi 17,
B DEIR, p 2730

£ DEIR, Appa K, 1:"5'-"'“ 2, ]\-H’ 17, Sew also Appe B, Part &, |-'|,Buru- 1.
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Figure 1: Transil Facility Improvemenls

The construcion phasing plan is shown in Figure 25 A comparison of Figures 1 and 2
indicates that several off-site roadway improvement projects were not included in the DEIR's
comstruction emission caloulations, including the 1-15 roadway improvements up o Deer
Springs Road, the Camino Mayor off-site roadway improvements, and the Buena Creek Road
and South Santa Fe Avenue off-site roadway improvements.

However, the air quality section of the DEIR asserts that “the analysis of the Phase 1
improvements includes and addresses construction of the Caltrans .15/ Deer Springs Road
interchange” * and that Phase Lincludes “1-135, Sarver Lane, and Deer Springs Rd.”* The air
quality section also asserts that all permanent roadway infrastructure improvements werne
included in Phase L% The same model and model setup was used to estimate both GHG and
air quality emissions. Thus, the DEIF is internally inconsistent.

 DEIR, Appx K, Figure 4, pdi 71,

“ DEIR. p. 2332

% DEIR. Apps. K. pdi 139,

W DEIR. p. 2323, 2331 ("Phase 1 of corstruction would include road way improvemend... ")
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A reviewer cannot sort this out because the DEIR lacks a detailed construction schedule 0-14-35
and the Fuscoe 20064 report, which are required o estimabe construclion emissions, thus L

obscuring the off-site components included in Project emission calculations. Further, the
CalEEMod oulpul does nol identify the specific off-site projects.® However, based on my
experience and the magnitude of reported “mitigated construction off-site” emissions, it is 0-1.4-36
unlikely that I-15 intersection construction emassions (and possibly other of f-site road
construction projects) are included.® Thus, some of the GHG emissions from construction of
the Project have mest likely been omitted or otherwise underestimated,

Figure 2: Project Phasing Plan

In summ, my review of the emission calculations indicates that emissions from most off-
site roadway improvements may not have been included in the DEIR's estimate of GHG and
criteria pollutant construction emissions.*  Eegardless, the DEIR is internally inconsistent,
preventing meaningful public review, and fails to support its conclusions. Thus, the DEIR fails
as an informational document under CEQA,

0-1.4-37

W S, for example, DEIR, Appx K, pdf 159237,
0 DEIR, Appx. K. pdf 173237 “Mitigated Constraction Off-Site.”

# The same CalEEMod run was used to cakulate both GHG and criteria pollutants. Thus, errors and
crmissbons in the CHG analysis cocur also for the criteria pollutant emission estimates
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26 GHG Emissions from Off-Site Utility Improvement Emissions Were
Ormitted
The DEIR indicates that off-site sewer and water improvements would be made in
conjunction with surface improvements, including to Sarver Lane, Deer Springs Foad, and
Twin Oaks Valley Foad.® As these improvements are off-site, and are not otherwise discussed

in Appendix K. it is assumed that GHG endssions from these utility improvements wene also
exchuded from the GHG (and criteria pellutant) amission inventories,

37,  GHG Operational Emissions Are Underestimated

The DEIE. estimated that the Project would emit approximately 43,498 MT/ vr at
buildout,® of which 7% s from motor vehicles, as summarized in Table 6.4

Table 6: Estimated Proposed Project GHG e Emissions with Reduction Features (2021)

£ CHy [ COE
Wolor Vehickes 37,6 1 00D Er L]
Eleciricaty Consamplon 29 om 000 28
Hatural Gas Corsumpbon 457 ] 004 467
Meea Sources 158 0 0oz 1548
‘Walor Demand 6% 017 00 ?1]
Scbd Waste Generabon b 1585 000 554
Total 42,955 1847 b5 43,458

Total Annual CO5E Emissions a4

Todal GHG Orfftsets [CO:E) Oreer 30- 1,304,940

year Project Life

The DEIR further assests that the GHG emdssions estimate in Table 6 is conservative (ie..
overestimated) and that mitigation measures M-GHG-1 through M-GHG-3 would achieve
carbon meutrality — a net zero GHG emissions level, reducing GHG emission impacts to less
than significant.” However, as explained belew, the GHG emissions in Table 6 represent a
significant underestimate becawse the DEIR failed to indude several important emission souces
and underestimated emissions from other sources, Further, the proposed mitigation measures
include an escape clause that allows mitipated GHG emissions to increase beyornd signiticant
leveds, as well as other flaws,

I DEIR, Appx K, pdi 28,

“ DEIR, App K Goeenh Gias Emissdons Tochnical Repost, pdi 10,
4 DEIR, Appx K, Table 16, pdi 91.
“ DEIR, Appx K, pdi 10-11,
17
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28, Fature Regulation s an Unreasonable Basis for Redocing GHG
Emissions

The I¥EIR asserts that “GHG emission estimates provided in EIR Table 2.7-4 are
considered a conservative estimate” due in part to unknown future regulations that may further 0-1.4-4
reduce GHUG emissions from mobile sources.® However, reliance on potential future
regulations that may never materialize is irrelevant for a CEQA analysis, particularly in the
current political climate. Further, as discussed in Comment 2.14, global warming may offset
any reductionis) from future regulations.

29, GHGs from Traffic Were Comilted

Traffic congestion has historically been addressed by increasing capacity by constructing
new roadways, adding lanes to existing roadways, or adding controlled access to existing,
highways. However, numerous recent studies have demonstrated that increasing, the
availability of road space or smoothing the flow of traffic increases idling, reduces fuel
efficiency, and increases vehicle miles traveled in the long run, thus increasing GHG, OO0, VOC,
and NCkx emissions,™ The VOC emissions include the toxic air pollutants included in the health
risk assessment
0-1.4-42

Thee Project includes various improvements to roadways designed to increase capacity,
improve flow, and for reduce congestion by adding lanes, widening lanes, and for improving
intersections as mitigation for Project impacts. They include a new Deer Springs Foad /1-15
Interchange (o reduce congestion) and improvements to Deer Springs Foad (increase
capacity by adding lanes); Twin Oaks Valley Foad (increase capacity by adding and widening
lames); Buena Creek Foad {intersection improvements); Monte Vista Drive (intersection
improvements): 5. Santa Fe Avenue {intersection improvements), and various other roads and
intersections. These improvements are “identified as mitigation measures.” They are asserted

“ DEIR. p. L7-37.

© See, for example; KT, Mikum and | Walters, Felr & Peers and Caltrans TAG TEG Induced Travel
Subrommettes, Induced Trave Investigation, Final, April 24, 2006, p. 19: available at hiepe/ -'sg\metqu[rng,’
posouircgs ; B B Noland and M. A Chaddus, Flow bmprovements and Vehicle Erdssgons: Effects of Trip Generation
and En“mfmmlTn:t‘uwlbﬁ Jowmmal of Trmqunm Roseurciy F‘lrrH:-‘ w. 11 now 1, e 1- 146 available at ftps: /

AAALYORChideg DEC: B B, MNoland and L L. Lem, A Rndrw od the Evidence for Induced Travel and Changes in
Tramnapoenation and Environmsental Policy in the United States and the United Kingdom, Jourmal of Transporiation
Research Pari D 2002, v, 7. new L pp 1-26: available at bittps: © Cerjdotrb org /view g 2 =7 14602 Susan Handy,
Incressing Highway Capacity Unlikely to Itfllrw Trattic Cmgﬂum Nn.wn:] Cmbﬂ'ﬁorﬂiuumlﬂt'[mpoﬂm
Policy Bried, October 200 5; available at heipe) gov) [ L
NCST_Briel_Induced Travel C56 i palf; Sumlt.l.ndran.i !.In!mh. I-Mn'lﬂ.. 'lrdm:.al E.ldigrm.u'ld. Dn:u.m.rﬂtm
s Impa*l o Hl.ﬂmal.' -E'a.p.ﬂ.ﬁ. n'u! Imduiced Travel on me Vil I‘_m and & mﬂmmn [ l:nuul.uqn
September 30, 2014; available at L o/ eb3T5 S

i

= The purpose of the interchange mprovements is b incnease inberection spacing 10 elisminate quese
spillover, this reducing congesison. DEIR, p. 2135,

¥ DEIR. Section 113, pp, 213-2/3, L1536, 11 and Apps. K, pedt 26.28,
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to b “necessary o improve the capacity and operations of these roadways.”™ The THEIR did
not include emission increases from induced travel resulting from these improvements, which
are substantial and eliminate any mitigation benefit

91,  Impacts from Induced Traffic

Mew highway capacity is quickly Glled with maore vehicles buming more fuel and
releasing more GHG, OO, VOC and NOx in wider traffic jams. The resulting increases in
vehiche miles traveled (VMT) are referred o as “indeced travel.” Induced travel is the increase
invehicle miles that occurs due to capacity expansion. The resulting increase in VBT may be
from new trips, mode shifts, longer trips, of rips generated by the development of previously
inaccessible land.” Travel speed, for example, enables more trips and longer distance trips in a
given amount of ime. Induced travel has been confirmed in many studies,™

Orwver the short term, some GHG reduction may be achieved from capacity expansion.
However, over the lifetime of a roadway improvement, GHG, NOw, CO, and VOO emissions
will increase significantly because the increase lasts for the lifetime of the modified roadway. A
review of studies on the impact of highway capacity expansion on vehicle travel found the lag
time between capacity increases and VMT increases (and hence emission increases) ranges
between 1 and § vears, One study, for example, summarized in Table 7,7 demonstrated that
building one lane-mile of urban highway would increase vehicle GHG emissions by 116,500 to
186,500 tons.

T DEIR. Newland Sierra Specific Flan, Jane 2017, Fan L . 45,

n F. Stathoproulos and K. B, Moo, Induced Travel and Erdssions from Trattic Flow Imgrovement Frojects,

Transpoeration Rescanch Record 1842, pp. 5763, 200% available at httpae " ‘id trboorg view (68575 and K B
Nelard and M A Chadidiss, Flow Enprovenents and Vehicle Eavissiors: Effects of Trip Generaticn and Emission
Control Technology, Jeamal of Transportation Feseanch Fart DL 2006, v, 11, pp 1-14: availsble at httpae ) dspasce,
Iboro.scuk, dspace s puis itstream "2 134 /53803 TR D Mindwuced % 20 ssions % 2trevised® 200%- May. prdf

= Stathopemalos and Noland, 2000; Nolasd and Quddus, 2006; Handy, 2015 Handy and Boarmet, 2004,

3 Clark Willkains- Derry, Incriases in Greenhosse Gas Emissions from Higlway-Widening Projects,
Sightline Reseanch Backgrounder, October 2007 available ai hiip: | Swwrw jicsalaubeca /reporis  analysis- ghig-
. il ' y e . e Ty 3

hiid
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A
Table 7: An Example of GHG Emissions from Induced Travel
Carbon dioxide emissions from building one lane.mile of urban highway, over 50 years
Canstruction, building materials, and maintenance 3,500 tons
Met congestion relief -7,000 tons 0-1.4-43
Additional vehicle travel on the facility 90,000 tons Cont.
Induced vehicle travel off the facility 30,000-100,000 tons
TOTAL 116,500-186,500 tons

In fact, the GHG increases from induced traffic can exceed the GHG emissions from the project
it was desipried Lo i tigate.

202 The DEIN Dvid Mot Estimate Emission Increases from Ind uced
T raffic

The DEIR asserts that™

Mo operanonal emdeseons are aaticipaied a3 el of the construchon of off-wite sutsgaton
improvements af tee [] 3 Deer Springs Foad interchange becanse: (1) the project would nos
mivease e comcentration of oileia pollutants that would result m a8 qubnly standard -1 4-44
vaolahicss, (m) the propect would oot ssolate standinds fod parteculale matter of 2.5 mucromelas
o Desa (PRl 5), 3md (18] the project wonld mot imerease mabue SoUrce 2iF BOIC SMISNIONS 34 1F 18
an EmprovEEent b0 30 eXsshag interchange

This is incorrect because the DEIR caleulated the increase in daily VBT due to induwced
tradtie™, but failed bo calmlate the increase m GHG and criteria 'I:lﬂ“'ﬂhﬂlt ermsstong due to the
increase in induced traffic milaage. The DEIR asserts that the Project would generate 294 04
daily velicle miles traveled (VBT ) or 28 852 trips per day averaging about 1021 miles each.™
These estimates do net include any induced traffic mileage.”™ These miles were used in the A

™ DEIR, pe 2326,
= DEIR, Appw. F, Parts,
R DEIR, Appx. K. pdi 6% and DEIR, App« R, Fast 7.

T Lee, for example, DEIR, Table 21310 (o pregeet witheul any induaced tzavel = 79862 ADT), p. 21348
[“the Full praject i caleuiated to generabe a total of 25850 ADT..M): A ppx. K Toble 24, pd 107 DEIR, p, 2338 (“Tee
!-.mpa.:n! ?rn?-.ri- e ld |m]-u.-'|- mr.-,_u.\'lllr I;hrn.uﬁ}\. Bh & wakisular bradhic aanpn.hd. 'b:r Prnjr-r! réddanbe. Ase -r\.rv:hr\.r;| 111
the project’s Traffic [mpact A nalpsis...total project-generated dadly traffic is estimated tobe 23,662 trips per day at
Fall bild ot [2028] weith an average trip lengih of 10.21 miles per sne-way trip” The GHG analysis esbimated
eanisdi ong uiang hess ingru b, 22882 t2ips per day and an average trig length of 1021 milen. Eliewhers on p. 2326,
e DEIR aggerks ' & n?en.hﬂml ARl HrE Are l.nh-ﬂju.‘h-d &k A redult of the cordtruckion af aff-gik# mitiga han
improvements at thel-15/Deer Spring F oad interchange...”
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CalEEMod to estimate GHG and criteria pollutant emissions.™ The GHG emissions were then
reduced by 11.1% based on the Project’s TDM Pregram.®® Thas estumate of VT dees not
appear to indude the YT genembed by off-site roadway capacity improvements imposed as
mutigation for the Project, Further, as discussed i Comment 223, the 11.1% reducion 1z a
significant overestimate of the effectivensss of the TDM Frogram.

Induced traffic results in cangestion, which individually and cumulatisvely with future
projected traffie, will increase iling and deerease fuel efficiency. Ineressed idling and reduced
fuel efficiency increase emissions of MOw, OO, WOC, FMI0, and PM2S Several studies, for
example have demonstrated fzctors of up o fourfeld, threefold, and twotold inereases in OO,
VOC, and MOx emissions, respectively, with congestion compared to uncongested conditions.®
Thus, induced traffic and related cumulative traffic impacts will increase not only GHG
emustions, but also entera pollutant emussions. The DEIE did not include these emission side
effects of its capacity expansion mitigation measures or propose any mitigation for them,

Rather than estimating the increase in emissions from induced traffie, a separate analysis
was performed by Fehrdr Pears to evaluate sncreazes in VAT from roadway improvements to
respond 1o SB 7430 Ths analysis estimated mnereases in VMT as summanzed in Table 29

Table8: Roadway Capacity Expansion Froject Daily YMT

Db édire Lane- WSS (4] RN s

Project Added Lane-Liles E04 miles

Feroent Cnange in Lane:

ey CLIriErs,

Bacelive VMIT [ 78 5

Lttty b 4] [ TY 1l
Insiied Dty T (1) 4513 o 45,884
Inchced Al viWT id) 1647 245 Lt 16,5066, 550

TOER,See 521, p 55 Appe. K pdf Z30240 (16 Vehick Trips = 1027 added a1 a new vahue in lnat
ealarnn}

T DEIR, App= K, Table 15and pdf 20

WRa Zh.ln,s, Sruart Battermen, and Frnods Dion, Vehicle Enisssons in l:n.rgutlnn: Cumpinmn of Work
Beme, Rusah Hengr and Free-Flow Conditions, Atmeaspheric Brvirenme e, v 35 pp. 19891599, 2010 availabie at
bitpe:{ feph uth sdu aishaog /files /201402 Zharg-2001-AR pdf

MDER, App= B, Part & Febr b Peeve Memorandum, Mareh 17, 2017, Mew land Sierra VT Analyeie ta
FRegpand to 5B T3, Se al:o DEIR, Sec. 2. 13 10.4: Project VT Analyss.

¥ DEIR, Appx. B, Fart 5, Table 5.
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However. even though this analysis explicitly recognizes that VMT will increase due to the
roadway improvement projects, the resulting increases in GHG and criteria pollutant emissions
were not estimated and included in Project emission totals for mitigation.

Thee Caltrams TAG S TISG Induced Travel Subcommittee recently concluded that induced
travel “emissions” should be included in CEQA analyses: "Induced demand and induced
vihicle travel have the potential to affect fubure outcomes related to land wse and
transportation. As such, transportaion im pact analysis under CEQA should account for these
effects.” ™ The lead preparer of the Caltrans TAG/ TISG Feport, Fehr & Peers, is one of the
Applicant’s allie consulbants= and prepared e induced tralfic analysis in Table 8, bat did ool
quantify the resulting increase in GHG and criteria pollutant emissions. Table § suppests
ingduced aflic woull icrease daily ps by 9% and hence GHG and criteria pollutant
emissions by at least 9%, Emission increases could be much higher as induced travel increases
il ling, which significantly increases GHG and criteria pollutant emissions, compared Lo fes
flowing traific due 1o inefficient combustion.

Further, the Fehr & Peers induced traffic analvsis underestimated induced traffic
impacts under its analysis methodology. Ibexcluded improvements al Sarver Lane and Mesa
Rk Foad because they were asserted to be limited to providing capacity necessary o serve the
Project’s traffic volumes and existing uses along these roads, which would not facilitate any cut-
through or regional traffic as they dead end in the Project. Thus, Fehr & Peers concluded they
would not expand road capacity in a way that induces VMT.* However, this use of these roads
is not restricted ina mitigation measure and cannot thus be relied upon to eliminate induced
traffic associated with them.

293 The DEIR Overetimated Emission Reductions from e TOM
Program
The GHG emassion invenbory assumed an 1T1.1% reduction in GHG emssions de Lo a
Traffic Demand Management (TDM) program.® This 11.1% was directly applied to reduce
GHG enussions lrom mebile sources by 4.722 MT 02/ v This s an everestimale for
soveral rasons,

First, the measures involved in this program largely involve “promoting” and
“eooidinating.” As discussed i Comment 3.9, “ promoting” amnd “coondinating” are not

= Malam amd Walters, 2006, p. 19,
B DEIR. Apps. B Par 5 Newland Sierma VMT Amalysis io Respond o 5B 78

 Increase in daily wips dise 1o induced wafiic, based on Fehr & Poers analysis: (294304 VMT /day = 27.078
VT /day)/ 20,80 VMT/ day = L%

Bl p. 2
B IR, Appu. K, pai 10 and Table 15

 DEIR, Appe. K, pdf 57 and 78 and Table 15,

&
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effective methods to reduce emissions. Promoting and coordinating do not assure that any 0-1.4-47
reductions in emissions will occur. Rather, an effective TOM program must require that specific e
actions be taken and funded. Further, they must include frequent follow up to demonstrate that Cont.

the assumed reductions have occured.

Second, many of the measures in the TDM program would not be effective in a low-
density, isolated community such as Newland Sierra. The proposed TIM measures require
high density to induce residents to break habits and invest more ime and energy in daily
activities,

0-1.4-48

Third, the Fehr & Peers evaluation of the TDM program indicates that a “Transportation
Coordinator” would be used to ensure the TOM Program is implemented. . However, the 0-1.4-49
Coordinator would only be “promoting” and “coordinating,” not implementing,

Fourth, while monitoring, is required, it would occur only every 3 to 5 years, which is too
infrequent o assune routine compliance. Further, to be relevant to CEQA, emission reductions 0-1.450
must be reported relative to a baseline, which is not defined,

Fifth, the TOM program would only be implemented at the end of Phase 2, even though
Phase 1 would be occupied before Phase 2 is built out. The Commercial Center, the hub for the
TOM program for which an 11.1% reduction in GHG and criteria pollutant emissions was
taken, is not scheduled for construction until Phase 2, while over 1,800 of the 2,135 residential 0O-1.4-51
umits will be built and potentially occupied in Phase 1. Further, a mixed-use credit for trip
reduction is taken, which would not apply during this period. The DEIR does not include any
mitigation for the increase in GHG and criteria pollutants that would result before assumed
mitigation is in place.

294, The DEIR Did Mot Acconnt for Emissions from Increased Freeway
Congestion

The I¥EIR states that the Project will cause a significant direct impact on I-15 and 0-1.452
cumulative impacts on I-15 and SE-78% and that these impacts are significant and
unavoidable,” The DEIR's cumulative impacts analysis indicates that 1-153 will operate at Level
of Service "F" during peak hours between Pomerado Foad and the Riverside County line.™ As
discussed in Comment 2.9.2 increased idling and reduoced fuel efficiency caused by congestion
increase GHG, criteria, and TAC emissions compared to uncongested conditions.™ TLdoes not

= DEIR. A o Appx. k.
* DEIE. . 213102 40 2.1 S 100,
® DEIR. pp. 13112, 23-117,
® DEIR. Table 2.13-18, Table 2,13-30,
* Kai hang, Staart Batterman, and Francois Dien, Vehicle Emi in Congestion: Comparison of Work
Zone, Fash Hour and Free-Flow Condiitons, Almosphernc Enetronment, v. 45, pp. 1909.1939, 2011; available ai
i ! 10 /5 3011 :

n
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appear that the DEIR has accounted for additional cmissions caused by increased congestion on 0-1.4-52
the mainline freeways. Cont.

L0, GHG Emissions from Waler Use Were Underestimated

The supply, conveyance, treatment, distribution, and reuse of water would increase
GHG and criteria pollutant emissions through the use of electricity. The DEIR estimated that
meeting the Project’s water demand would emit 711 MT/ vr of GHG with GHG reduction
feratures, ™ This is underestimated by a factor of more than two, as discussed below.

The IR does not explain how these GHG emissions were calculated, but rather 0-1.4-53

provides 187 pages of output from a CalEEMod run that was used to make the calculations,
leaving it to the reviewer to figure out the inputs and assumptions underlyving the 711 MT/vr
estimate,” Thus the DEIR fails as an informational decument. Presumably, GHG emissions
were calculated acconding to the CalEEMod User's Guide, Appendix A% My review of the
DEIR s analysis indicates that GHG emissions from water use are underestimated for two
TEasons.

Firs, the DEIR's estimate of GHG emissions from water use excludes water that would
e used during construction. Significant amounts of water would be used to control fugitive
dust during construction, The DEIE does not contain an estimate for this water demand. Water
is used to control dust on roads within the construction site and adjacent access roads and to
control fugitive dust emissions during grading, cut and fill, and soil movement from disturbed
land surfaces and storage piles. The construction schedule, for example, shows that 60 water
trucks will be used, 576 acres will be graded, 2423710 cubic vards™ of this soil will be moved at 0-1.4-54
the site, and 302,963 haul truck trips will occur.® Further, 10.7 million cubic yards of cut and fill
would occur.™ See Comment 3.1 for discrepancies in soil movements, Water would also be
required to control dust from rock crushing'™ and for concrete mixing and cleaning of
equipment.’” The DEIE did not quantify the amount of water that would be used during
construction or estimate GHOG emissions due to this use.

would be emitted by supplying domestic water o the Project. The DEIE concluded that, with

Seconud, the DEIR underestimated the amount of GHGs and criteria pollutants that 10_1 4.55
various conservation measures, the Project would use 870 acre-feet/ vear (AFY) of water, This is

M DEIR. Table 2.7-8 snd Apps., K, Table 16, pad %1,

" DEIR. Apps. K, Apps. O CalEEMod Ouiput Files, pdi 141-328,

" CalEEMod. Appx. A, pp. M-35 available at heigs S wwew caleemed com) .

¥ DEIR. Appx. K, Table 10, The cited total is the sum of Phase | and IL

HDEIR, Apps. K pdf 138140, Thecitecd totals are the sum of Phase §and Fhase 1L
 DEIR, Appa. K. pqll 56,

INDEIR, Table 27-2 and App. K. I-dl 139,140,

0 DEIR p. L1443,
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equivalent o 852,220 gallons per day (gpd).'= Thus, the DEIR has assumied that supplying
treated water to the Project would emit 0,82 MT/yr of GHG per acre foot of water.™ This is a
very low GHOG emission intensity for supplyving treated water that originates in northern
California and out of state, the Project’s principal water supplies,

The Vallecitos Water District (VWD) will supply water to the Project. This water district
gets its supply from the Metropolitan Water District (MWD, The MWD pumps its water 0-1 4-55
over greal distances, from northern California and the Colorado Fiver. Just delivering MWIYs cn‘.‘ll'l-l
water to the Los Angeles Department of Water and Power (LADWI) emits 1 MT of GHGe per '
AF of water, or 23% more than assumed for the delivery of treated waber to the Project, which is
102 miles south of LADWE. "umping the water an additional 102 miles and treating it at the
VWD would increase GHG emissions by an additional 0.8 MT/yr."" Thus, the DEIR has
underestimated GHG emissions from supplving water to the Project by a factor of about 225
{1.8/0.8 = 2.25).

The energy demand to supply water to the Project may significantly increase in the
future as the Delta Tunnel Project, which will route water headed to Southern California (and
the Project) through a giant tunnel system, was recently given the green light by federal 0-1.4-56
agencies. '™ This Project would add about 1,727 gigawatts/ he (GWh) of additional net
electricity demand to water sent to southern California, '™ which would increase GHG
emissions of meeting the Project’s water demand,

Tlird, the water use estimate does not include any recveled water because VWD does
not currently provide recycled water service, ' However, the Project will include plumbing, for
grey waler use.' Thus, GHG emissions from this potential future service should be included
in the GHG inventory. The GHG emissions from treating water are gquite high, estimated at
about 0.9 MT of GHGe per AF of water,!1

0-1.4-57

E DEIR. P L0d-db
I Unde GHG emission factor = 711 MT GHGe'yr /[ 870 AF/yr water = 082 MT GHGe/ AF water,
I DEIR. Section 214,

UE AL . Fang, L P. Mewell and [. |. Cousins, The Enengy and Emissions Footpring of Water Supply for
‘n.ul-mtt Ahmml-a.t'q-mn-mﬂ n's-unrr Lettars, v, 10, 1w, 10, 2015, Figune 5: available at hatpe) Siopacience,
W FCL S AD02 and Corrigendum ab hitpi/ Sopsdence o org farticle (10,1088 7
-"gg.n-m. AL,

i Betna Bexall, Federal Agencies Greenlighit P‘mfnln! Dwlia Trnme Progoect, fune 26, 3017 availakble at
ocals ila : 2 3

I Final Envircnmeneal lengact Report Environmental lmpace Seatemment for the Bay Dadia Conmervation

Flan /California Water Fix, 2016, Chapter 22, p, 22-100; available at higps [ baydehaconsencationplincem,
EinalFIREE ' Final EIF- FIS Volumel asps.

IE DEIR. Appx. K. Table 25, pdi 108,
i® DEIR. App K, Table 25, pdd 110,

110 Famg, e all. 2005, Figure 5.

b
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211, GHGS From Wastewater Treatment and Dis posal Were Ohnilted

Wastewater generated by the Project would require electricity for convevance,
treatment, and disposal. ' The DEIR did not report GHG emissions from treating the Project’s
wastewater in its GHG emission summary (Table 6),72 even though statements in the DEIR
sugpest they wene calculated. = Tf calculated, but not reported, they would not be offset. The
input to the CalEEMod consistently reports as follows, never mentioning wastewater inputs:!

Water And Wastewater - water demand per GS| study

Thus, the input to the CalEEMod, which theoretically estimates these emissions, does
not identify a source for wastewater GHG emission calculation. Father, the DEIE and its
appendices cite only toa "GS1study”™ as the source of wastewater information.' ™ This
document is apparently Appendix T, which is a technical memorandum on water conservation
demand for the Project and does not address wastewater GHG emissions. '

The CalEEMod calculation details' " likewise do not explain how wastewater GHG
emissions are calculated in the model, although the model inputs in Appendix K indicate that
100% of the Project wastewater treatment would be aerobic.!'® Thus, | assume that wastewater
GHG emissions if caloulated for acrobic treatment within the model, were omitted from the
GHG emission inventory, or at least so thoroughly buried thata reviewer cannot identify and
review them,

The DEIR indicates that 180 gallons per day of wastewater is produced per housing
unit. ¥ The Project would include 2,135 separate housing units, = Thus, about 384,300 gallons
of wastewater would require treatment every day., Assuming standard aerobic biological
treatment for conventional wastewater treatment, 006 kg GHGe /m? woulbd be gene rated. =

! DEIR, Appx. K. pdf 75,

2 DEIR, Appx. K. Table 16, pdi 91,

I DEIR, Appe K. pdf 9, 75, 239, 256 oic.

4 DEIR, Appx. K. pdi 239, 256, 247, 278, 290, 301, 312, 230,
'S DEIR, Appa. K. pdi 25, 267, 278, 200, 301, 312, 239, 256, 267, eic.
1 DEIR, App=. T.

U7 CalEERMod. Apps. A.

HE DEIR, App. K. pdf 257, 268, 379, 291, 302, 314,

P DEIR, Apge. 5 pdi 54,

B0 DEIR, Appx. K. pdf 143, 238,

01 DEIR, Appx. K, pdi 257, 268, 270, 201, 300, 314,

L2 L L. Campos and otherns, Greenhouse Gases Emdsalons from Wastewater Treatmen Plants: Mirdmizaton,

Treatment, and Prevention formal of Chemistry, v, 2006, Figure 5; available at hitpss S woww Bindaw | comy foumals.
gchem /2006 3F06351 /. See also Fang ot al. 2015, Figure 4.
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Thus, wastewater treatrme nt would generate 319 MT GHGe/ yr.128 Similar wastevrater
treatment emission factors have been reported by others (0.75 MT GHG/ AF ).122

The DEIR dees include GHG caleulations for a category designated as “waste by land 0-1.4-58
e, which reports 216.3 MT/ yr CO2e for “eondo/ townhouses125 This iz close to my estirmate Cont.
abovwe for wastewater treatment. However, there is uncertainty as to what “waste”
encompasses — for example, iz it solid waste or wastewater? Further, the estimate iz not
itncluded inthe emission sumnmary table that would be offsetin the mitigation program, and it
ig legz thanmy estimate based enrmore reliable and recent information (319 MT GHGe/ yr).

212 GHGs from Residential Electricity Use Were Omitted
The DEIR dizclozes thatze

To accurately estimate the “Proposed Project” condition. CalEEMod's emissions outputs were
modified to reflect the provision of solar photovoltaic panels for all single-family and mmiti-
family residential development sufficient to offset 100 percent of the residential structural
electricity demand. Conservatively, electricity demand reductions achieved through on-site solar

imstallations were not applied to the project’s water-related electricity demand or proposed 0-1.4-59
Commumity facilities.

Howewer, the DEIE dees not explain how the Project would “offset 100% of the
residential structural electricity demand.” FPacific Gas & Electric (PGE) presents more details in
its advertising (LED lighting, hizh performance walls, attics, windows and doors, low flow
water fixtures, high efficiency water heater, high efficiency appliances, smart HVAC systerns)=r
than the DEIR does enaProject that would have so many sigrificant effects.

The DEIR also does not require that solar panels be used to supply any of the residential
electricity demand. They only need to be “solar-ready.” Further, selar withoutbackup battery
support cannet supply 100% of residential electrical dernand. The failure to use 100% solar in
residential units would increase GHG emissions from electricity seneration by up to 3,453 MT 0-1.4-60
COZe/yr2® Similarly, the DEIR also requires EV charging equipment in the garages of all
single-family residential units, 2 but dees not require that they be used. Residents would be
free to drive any car of cheice. The DEIR cannot rely on solar and EV charging stations to

13 YWastewater GHG ermission factor = (0.6 kg/ {0,001 BT/ kg)/(0.0005107 AF fm®) = 0.F4 MT GHGe/AF.
Was tewater teatment GHG emissions = (0.74 MT GHGe/AF ¥ 384,500 gal /day wastewrater Y365 day/yr)(F.06559 B-5
AF/ gal)= 318.5 MT GHGe/yx

124 F arg et al, 2015, Fig. 4.

123DEIR, Appx. K, pdf 252

12 DEIR, p. 2.7-38. See alsoDEIR, p. 31-12/13.

1T PG EE, Zero Net Energy Hores Add Up toSavmgs andCc«nfm‘t. available at EE .-_".-_" W EE 5"
dfs ik ds:

1B DER, p. 2741,

12% DEIR, Table 2.717.
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reduce GHG emssions unless accompanied by an enforceable mitigation measune and
sufficient design information to demonstrate feasibility, given sile constraints.

Further, the DEIR does not contain any design/development details to ensure that roofs
can accommodate solar (2., they could be too steep or improperly oriented). The DEIR is also O-1.4-60
silent on how the multifamily units would be designed to accommodate solar. Absent an Cont.
enforceable requirement to use solar for 100% of residential electrical demand, the DEIE must
include GHG emissions from residential electrical demand. Further, the TEDR must
demonstrate that 100% solar is feasible by providing design details of the single and
multifamily units,

L13  Increases in GHGs Doe to Barbecuing Omitted

The Project bans the use of wood burning stoves or fireplaces in all residential units'™,
but curiously fails to ban outdoor wood burning and barbecuing, which are also popular. The
Progect would include 2,135 separate units and will increase the local population by 6,107
people.® Roughly 80% of households own barbecues or smokers."  Assuming 80% of these 0-1.4-81
houscholds own at least one charcoal grill and barbecue twice a week for the life of the Project,
the increase in GHG emissions would be 1,207 MT GHG/vr.™ Outdoor parties for holidays
{e.g.. July 4) and special celebrations (g, birthdays) could attract many more people and
significantly increase this estimate. The Project should ban all outdoor burning, regardless of
the fuel,

214, Increases in GHGs Due to Climate Change Were Omilted

The GHG analysis assumed that emissions from many sources — for exampple, electricity 0-1.4-82
consumption and wister demand = — would decrease in the future due to more stringent
regulations. ' However, a rend that will likely parallel and offsel these assumed decreases is
increasing lemperatunes from global warming, which are already well under way in Califormnia. w

B DEIR, Appx. K pdi 9 {“prohdbition of wood- buming fireplaces in all residential undes™ ], 74, %0 (*The
projict would not install wood- burning, fireplaces for heating purpeses. All fireplaces would be natural-gas-fired,” ),
156, D67, 278, 90, 312 (“woodsioves = no wood burming stoves or fireplaces™).

T DEIR, Appa K. pdf 143, 138,

32 Eric Johmson, Charcoal versus LPG Grilling: A Carbon-Footprimt Comparison, Emeviromm e tal Tarpact
Assessment Reviear, v, 2% no. 6, 200% avadlable at htipss Owwew esearchgatenet’ pablication 43537217 Charceal
virsus_LPG_grilling A _carbon footprint_companison; and Maddie Ostmam, Amenica’s BBQ Grills Create as Much
Carbon as a Big Coal Plane, Mother Jones, July 2, 200% available ar httip: " ‘wwrw moth { Hosoddl S2OA S OF

your-grills smoky-truth /.

22 Increase in GHG from barbecuing = (2135 units)0.815 1b GHG /gril}{ 104 day /yrp0.000453 MT /1b) =
L207 MT GHGe/ yr.

4 The muajor source of GHG emissions from supplying and ireating water and wastewater is elecincity
demand = the dectmicity required to operate the pumps and other equipment used to ransport and treat water and
wasiewaier. See. for examiple. Wilkdmson et al. 2006,

5 DEIR, Appx. K. pdf 94,
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The THEIR itself admits that “climate change is already affecting California, The average
temperatures in California have increased, leading to more extreme hot davs and fewer cold
nights... "1 However, the DEIE did not consider this fact in its GHG analysis, thus
underestimating GHG emissions.

Increasing temperature is directly related to daily average electricity consumption as
people rush to install air conditioning and fans, " or run existing air conditioning in homes and
vehicles more than assumed in the baseline. This would increase GHG emissions from all

sources in Table b, as well as others discussed in these comments. 0-1.4-62

While the Project proposes to install solar photovoltaic panels in all single-family and Cont.
multi-family residential development, ™ unless solar use is required and coupled with battery
backup, these systems would not offset 100% of the increased demand from global warming,.
Unless global warming i taken into account in designing the solar system, its impact will not be
offset And further, unless electric service is not provided, there is no guarantes that solar
would be used for all sources. Under many climate scenarios, heabwaves and extreme
temperatures in Southern Californda will become six to sight times more frequent than at
present ™ This means that both daily average and daily peak electricity consumption will
increase, offsetting declines assumed in the GHG analysis, as shown in Figure 3,14

1% DEIR, Appx. K, pdi 34,

557 o, .., Alan Blinder, .au the Marthwest Boils An .-’.umrm to Atr Cocli tiongig Wilks, Mew York Timmes,
Angsi 3, 2017 availabbe a o ! 5 s
Wﬂmﬂmﬂmﬂﬂﬂ&ﬂtﬂjﬂﬂjﬂw Bruan Dunson, ﬂf-'smu- Swelter lﬂ
"Hotlandia,’ Ausgust 5, 2007, Los A.rgl.'ln Trames: l'\"ll]lH!‘ an g enewspaper latimies.com Cdeskbope Tatimes

: T

¥ DEIR, Appx. K. pdi 7L

U3 Katharine Hayhoe ¢t al, Emisssons Pathw ays, Climate Chang e, and Impacts on California, Proceedings
of the Mational .aunk'mrd bl:l-mwﬂ r.'!l 1l1t' United States of America, v. 101 no. 3. pp. 12422- 12427, 2004; available

B Maimdlian Aufihamaer, Patrick Baylis, and Catherine H. Hauseann, Climate Change s Projected e
Have Severe [mpacts on the Frequency and Intensity of Peak Elecericity Demand Across the Undied States,
Proceedings of the National h-u!rm:.' ol 'ﬂmn of lh-o Upited Staes of America, v, 114, no, & pp. 1886- 1891, 2007
available st i ! See alse Lucas W, Davis and Paul |, Gentler,
Contribution of Air Conditioning .ﬁ.dnwm o F1.lr|.|u Energy Use Under Global Warming. Proceedings of the
Maiional Academy of Sciences of ihe Undied Staies of America, v. 112, nou 9, pp. 55625967, 2015; available at

Dt e i o comtert /1121907593 dull. pd,

.l
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Figure 3: Daily Electricity Temperalure Hesponse Function,
Average (Total Hourly Load/24) (bBlue) and Peak (maximum houdy load) {red)

v

-i-t-nnalruuun:l:ruu

":”és

lvll—uﬂ‘ ——n-ﬂm

ey

~ERENE

Lo ek b i 8= 5 g =

-.'-.'-.'!?!!*.'*.“.'v'.“r.-.-:“l] 0-1.4-62
L LR Cont

Senrngn dady imparmrs | P
Maximilian Auffraseser o ol PHAS 20T 11418881081

Califormia, particularly San Diego County, is one of the areas where the intensity of peak:
load increases will be highest, as illustrated by Figure 4.0

Figure & Projected Change in Intensity of Feak Load
under RCP4S Compared to RCPES

141 gydihammer et al, Figure 5.
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The DER's GHG analysis failed vo take into account future increases in emperatune and
the resulting increase in GHG emissions, The incroases in GHG emiscions from future
temperature increwses coubd offsetall of the GHG empsion reductions assumed for fulure
regulatory changes and result in substantial addidonal unidentified increases in GHG emissions
from increases in electricity demand.

L15.  GHG Mitigation Measares Are Mol Adegoale

The DEIK asserts the roject will achieve carbon neatrality (ie., a net 2ero emission
level), thereby resulting in no net increase in GHG emissions relative o existing environmental
conditions. " To achieve this poal, the DEIR proposes one ntiligation nwasune for construd ion
emissions, M-GHU-1, and two measures for operational GHG impacts, M-GHG-2 and M-GHG-
3 Thess measures do not achiove the goal of no net increase and are not adeguate to assune that
construction and operational GHG emissions are reduced to a less than significant level,

51 Mitigation Measure M-GTTG-1

This measure requines the Applicant to purchase and retire carbon offsets in a quantity
sufficient o offset 100% of the Project’s construction and sequestration loss from vegeta tion
remaoval, amaunting to 9332 MT GHGe 2 However, this would not offact 100% of the
vegetation removal GHCG emissions because construction and vegetation GHCG emissions are
significantly underestimated, as discussed in Comment 2.1,

Furiher, the portion of this total that is due to vegetation removal (17,289 MT GHGe fvr),
is reported in the DELR as an annual amount. See Table 1. The uncertainty in e reporting
units is discussed in Comment 2.1, 1F reported correctly in Table 1, the vegetation removal
increase must be offset each year over the life of the Project, not a one-time reduction. Thus, the
offarts revquired are 70,054 MT to offael constraction emissions over e 2008 o 2027 period,
plus potentially 17,25% MT GHGe/ vr to offset vegetation removal,

The DEIE imdicates that the Frogect woubd increase sequestralion capacity by about 3,297
MT GHG S v due o new tree plantings but did mot take credit for this reduction. ' However,
a5 discussed elsewhere, the increase in sequestration capacity due to new tree plantings is a
ane-lime reduction for a 20-vear peniod and new ee plantings are requinsd o maintain the
segquestration. See Comment 2.2, Thus, if this mitigation measure is revised in response o
commuments o Lake credil for mew bee plantings, Use revised mitigation measure mus) reguire
mixesd hardwood and 2-vear replantings.

Thus, in sum, M-GHG-1 does not set out a viable method to mitigate the increase in
GHG emissions from Project construcion,

' DEIR. Apps. Ko sl 11
I DEIR, Appe. K, g 30,
14 DEIR. App. K, peld 30,
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2152 Mitigation Measore M- HG-2

This measure requires operational GHOG emissions o be mitigated by punchasing and O-1.465
rer.i.rin.g carbon offsets. ™ There are several pmblems with this m.irjgal.i.an measure, rendering it '
inelfective e fully mitigate the sipgnificant operabional GHG impact.

First, the measure only applics to the “incremental portion of the project within the Site
Plan.” As shown in Figure 1 and as discussed with respect to construction and operational
GHG emissions in Comments 2.1 amd 2.7, this excludes increases in GHOG emissions from 0‘1 4_5?
construction of off-site roadway improvement projects and from induced traffic arising from
off-sile roadway improvements, These improvements will resull in increases in emissions due
to induced traffic. These increases must alse be mitigated by purchasing of fsets.

Second. the increase in GHG emissions will only be mikigated for a 20-vear period.

However, it is unlikely that the Project will cease to emit GHG amd criteria pollutant emissions 0-1.4-68
at the end of 30 years, GHG and criteria pollutant emission increases shouald be mitigated for
the Life oof the Project.

Third, the tolal qua nlil}' of Project GHG offsets rn.]uimi is not ﬁlmriﬁrall}' identified.
Insteaned, thie DEIR asserts only that the amount of offsets “shall be based on the CHO emissions
with the implementing Site Plan, and shall include operational GHG emissions as identified in
the Approved Greenhouse Gas Emissions Report (EIR Appendix )% There are many tables
in the DEIR that contain GHG emissions. To eliminate any confusion, this mitigation measure
should refer to a specific table where the quantity of GHG emissions to be offset can be foumd,
ar the quantity of GHG pollutant emission reductions should be stated in the mitigation
measure itself.

O-1.4-80

Fowrth, the County of San Diege need only “consider” prones for GHG reduction
features 1 The priorities should be mandatory. Further, the developer should be required to 0-1.4-70
submit proof to the County that offsets are unavailable in one priority category before seeking
offsets from the next priority category,

Fifth, monitoring to ensure the Project is implementing the mitigation program should
be requared, with annual reports o the County to assure compliance,

0-1.4-T1

Sixth, this mitigation measune sets oul a “true up” procedoure that would allow the
Applicant to reduce the amount of operational GHG emission offsets that must be purchased, O-1472
due o decreases 1&13'::;‘&] those eshmabid i e ETRE. ¥ Thas “lrue |,a|'l"'I woold e hul.'!ilh."l lu‘ll"ll' Lo
County oversight. conducted outside of CEQA, with no public review. Ata minimum, any
change in GHG emissions that are o be offset should be subject to CEQA review. Further. if ]

W5 DEIR, Appa K, pui 95,
Wi DEIR, App. K, pi 96,
W7 (KR, p 2748

Wi DEIR, Appx. K, pdf 9657
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this “true up” procedure is ultimately upheld, itshould be broadened o regquine offsetting $

increases in future operational GHG and criteria pollutant emissions, beyond those estimated in

the DELE, as increases are equally likely because fulure emmssions depend upen many factors 0-1.4-72
that cannot be currently predicted — including political will, increasing ambient e mperatures, Cont.

and reductions in water supply due to climate change =which could increase GHG and criteria
pollutant emissions beyomd tose cstimated in the DETE.

3 AIR QUALTTY IMPACTS ARE SIGNIFICANT

The DEIR failed to analyze several air quality impacts, including the impact of Valley
Fever on construction workers and sensitive receptors both inside and outside of the Project, Tt
also failed to analyze the me.lclnf Project construchion and operation on ambient air quality. 0-1.4-73
underestimated criteria pollutant eoissions, underestimated toxic air pollutants and esulting
pulﬂir health impacts, and failed to impnrsr all feasible miliga.liad'l far :u'gniﬁcaﬂl. imparh& Thess
issues are discussed below.

An FTR may conclude that an impact is significant and unaveidable only if all available
and feasible m!tie__aﬂ-nn nwasu‘rer. have hean pmpnned,. but are iudﬂ_:lu.itp !n reduce the impa.ct O.1.4-74
to a less than significant kevel.' However, the bead agency cannot simply conclude that an
impact is significant and unaveidable without requiring all feasible mitigation.

3. The DEIR Failed to Tnclude PAI0 and PMES Emiss ions Grom Wind
Erosion

Windblown dust is a significant source of PMI0, PM2.5, associated silica, and Valley
Fover spores {Comment 3.3). The DEIR reports 10.7 million cubic yards of cut and fill, 1% of
which 2.4 million cubic yards will be relocated at the site, = and asserts no soil would be
exparted offsite’. The DEIR is silent on the fate of the balance of the disturbed soil - 8.3 O-1 . 4-75
million cubic vards that presumably have been stripped of vegetation and graded. The DEIR
showld be revised to clearly explain what happens w the &3 million cubic yvards of soil that is
cut ame filled, but not relecated or moved off-site as it is a potential source of wind erosion
emissions unless paved over. This soil presumably would be leftin place and depending on its
ultimate weatment, i any, could become a major source of fugitive PM10and PRM25 dust, silica
dust and Valley Fever spores, See Comments 3.1 and 3.2 ¥

M e Cal Conde Fegs. Title 14 [(*CEQA Gusid dines” b § 151202,
0 DELR, Appa [ Pd.i (1.5
1 DEIR. Appax K Table 10, Swm of Phase 1 and Phase 1

E2 DEIR, p. 2332 ("all curand- Al quaniities would be balanced within she boundaries of the project
Sie..."), p. 4-36 ("Under the propesed project, grading would be balanced within the beundaries of the project and
ihe improvemsenis. io Deer Springs Koad and Sarver Land immediately off site and, thensfore. seould mon reswldi dn the
o For sob] izmpon or export sctivity amd sssocivbed off-site haud track trips. ™), See alio DEIR, Apps, G, Part 1, pdi
1,
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The CalEEMod model that the DEIR used to caleulate construction emissions does nol
include ~fugitive dust generated by wind over land and storage piles.” ' Thus, these emissions
were notincluded in the DEIR's construction emissions inventory,

Windblown dust from these disturbed soils is a particular concern at this site due o
Santa Ana winds, which occur in the area, ™ These winds are strong, extremely dry, down-
shope winds that originate inland and affect coastal Southern California, > The DEIR analyzed
the fire risk o the Project site from these winds, '™ but is silent as to erosion. As these winds are
particularly strong,. reaching 30 to 30 mph, they can raise significant amounts of dust. even
when conventional tracking and other such controls are used to control dust, often prompting,
alerts from air pollution control districts.*7 If Santa Ana winds occurred during grading, cut 0-1.4-75
and fill, or soil movement, or from bare graded soil surfaces, even if periodically wietted, Cont.
significant amounts of FRM10, PM2.5, and associated Vallev Fever spores and silica dust would
be released. These emissions could resultin public health impacts from the silica and Valley
Fever spores and for violations of PMI0 and PM2.5 CAACQS and MAACQS. These potential
impacts were not evaluated,

Wind erosion emissions are tvpically calculated using methods in AP-42, which
regquine detailed information on site wpography, wind profiles, and dispersion modeling. This
information is not cited or included in the DEIR. Generally, wind erosion impacts are estimated
using AERMOD, The DER does not include any calculations of wind erosion emissions but
rather tacitly assumes that compliance with conventional construction mitigation measures and
regulations are adequate wind erosion control, ™ without any analysis at all or without
acknowledging the added risk of Santa Ana winds.

32 The DEIR Underestimaled Emissions feom Rock Crashing

0-1.4-76
The DEIE calculated rock crushing FMI0 and FM2.5 emissions assuming a mean wind

specd of 298 miles per hour (mi/hr). ' However, if rock crushing were to occur during Santa

Y

9 CalEEMod User’s Gulde, p. 54z available at hitpe /' www.calsemod .com,”.
134 DEIR, p. 23-2. 2.8-2/3.
15 Sew, for example, Gary Fobbins, Powerful Samta Ana Winds Could Affect Trattic Across Much of San

Diege County Friday-Satusday, The San Diegoe Unden-Tribune, April 28, 2007 available at hip: [ Swwew, sandiego
[ i s B el - - e : and Santa Ana Winds, Wikipedix

1% DEIR, p. 217-25 and Dustek, Fire Protection Plan for the Newland Sierra Project, May 2007,
157 SC AN [ bswes Dust and Ash Advisory Due to Sirong Winds in e Southdand: availabie at

ptireelnet  scagud- s sues- dusi-a

55415, EPA, AP Section 1325 Industrial Wind Erosion: available at luitpss/ /wew 3 epa gov /iinchie] £
apd 2 ch 13 final o1 S 0005 pd

13% DEIR, p. 26-18, 3.2 14, 3220,

18 DEIR, Apps. G. Part L pd 63,
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A
Ana wind events, the reck erushing PM10 and PM2.5 emissions would increase by up to a C-1.4-T6

factor of about 3% Construction mitigation should be modified to prohibit rock crushing Cont,
during Santa Ana wind alers, 1

3.3 The DEIR Fails to Analyze Potentially Significant Heallh Impacts Duoe
to Valley Fever

Valley Fever, or coccidioidoemycosis (abbreviated as coccil. is an infectious discase
cansed by inhaling the spores of Cocadindes 25092, a soil-dwelling fungus. The fungus lives in
the top 2 to 12 inches of soil. When soil containing this fungus is disturbed by activities such as
digrging, vehicles, construction activities, dust storms, or during earthquakes, the fungal spores
become air borne. ' The Valley Fever fungal spores are too small to be seen by the naked eye,
and there is mo meliable way to test the soil for spores before working in a particular area** The
California Department of Public Health has concluded: **

C-1.4-77

Is Valley Fever a serious concern in California? YES!
Chfpen peophe can be imbectnd aned not have amy srmpaoma. bn some cases, however, & setious.
iimiess cam develop which can cause a previousty healdhny individaal so mits work, have long
lnning and diabling health probless, of #ven result in death.

331, San Diego County Is Endemic for Valley Fever

The disease is endemic (native and common) in the semiarid megions of the 2-1.4-78
southwestern Uniled Stales. ™ San Diego Counly, including the Project site, is localed within

L8 Inraase in rock cruhing PRA0 and PR errirsions during Santa Ana winds (DEIR, Appwe G, Part L,
pdd B3] (S0 e b/ 5P & [L98 eea e/ S0 = 115084 = 16,

W Toec specaes of Coccidivides are known to cause Valley Fever: C. s, whuch is typically found in
Califerran and C posadasiy which i typecally bound euteide Califernsa Sﬂ Canlers ber !}mm Cantral,

goz/ fungul dipsages! comideodomyeons  healthe professionals hbml,

12 C aliformia Department of Public Healthe Valley Fever Fact Sheet, Tanuary 2016; avaslable at
bttps/ fasebyvacdoh.oagow/ Healthinfe/ dipsond MDocuments ! VFGenaeral, pof,

W Califarnia Dtpnrtrrunlnfhbl.m Hra]lh Fraventing Week: Muhd Casedicademmyensis wanq- Favar],
Juna 2013; awaslable at httpe/ S négy digg 'Cogids

W California Dapart ot of Fublic Health, Froventing Woek Eelated Consdioidowryeosis [Valley Favar).
Jare 20125 avadlable at fispes/ farchive cdphoca.goe progracns ' hasia/ Docusnepts 'S oseiF actpd

Leé Sm Louis Obispo County Public Hulrh Dtpmmam. 'v'alhy Fawvar in San Lus f:t-up-:vt-:-unt}' (undated s
avaalable at g/ wer by
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the established endemic range of Valley Fever, %7 as shown in Figure 5. The site itself
contains conditions that could harbor Valley Fever, induding: animal burrows, old Indian
campsites, areas with sparse vegetation shown on aerial photographs, packrat middens, * and
areas of upper 12 inches of undisturbed sofl, 7001

Figun: 5: Endemic Ancas for Valley Fever in California

Average of annusl retes of Valley Fiver, Californis, 20111015
Fates cakculabed per 10 000 popiatan

at
| 18
b — -

0-1.4-78
Cont.

The number of Valley Fever cases inSan Diego County has been rising countywide since
1990, %2 San Diege County had the sixth highest number of reported cases statewide over the

W S, for example; K. Schmitt, R Plevin and T. Wood, Jast One Breath: Valley Fever Cases Reach Epsdemic
Levals, But Harm Femains Hidden, September 8, 2002 (“The cood fungus is commaon in much of the southwest and
in norihwestern Mexioo, especially in the dry carth of California’s Central Valley and in the areas arowund FPhoenix
and Twcson m Arizona 1t can be found, bowever, in soils of the beach haven of San Diego, the wine country of

Sonoma County and inland inthe Sierra foothilla); available at mimmgmhmmm

oienbie il ) pusid-cnee i at bew al g feveeded anime roae be epadiraic- leve lie hasm- nemaznse hidden
8 hedical Board of California Newsbetter, v. 141, Winter 2007, pdf H; avaslable & hiip ! S s i
o f Publicatiomsf Mewslstbers )/ newslettor 2017 08 pdf,

¥ DEIR. 2430,

W DEIR, Appersdis -1, Soc 222

Y Ko County Public Health Services Depantment, Valley Fover Website, Prevention, Clues that Valley
Foawr !‘..Iay o i kb Sodl: avadlable of hlli'h-:_.f_ufh-rm aiapyval v fever com ) whais gsevalbevs everf prevenionf.

L] Jarice Awmrul}-.ﬁnm Diego Has Sodh Highest Rate ﬂi‘l.ral.h“:' Fever im California, Comncems Viodosd thai
Imgperial County Cases. May be Underreported, July 2004 East Coanty Magarine; available at htfpsd f wowow ogsg

£
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20073011 period: 649 cases.”™ The number of reported cases inSan Diego County has
continued to rise, reaching 728 over the next five-vear period, as shonwn in Table 9,574

Table % Reported Cases of Valley Fever in San Diego County

Yoar No, of Cases
2012 154
2013 126
014 117
2015 168
20la 158

332 Construction Workers Are an AL-Risk Population

The CDPH specifically notes that construction workers in endemic areas, such as those
that will build the Project, are st risks!™

Figure & Valley Fever Risk to Construction Workers

* in Oclobear J00T, & comatnection crew
Emvaind & rench Tor & new wister
PP Wirthin thes wesks, b3 of 17

The Progect invalves u:iﬂﬂ:ﬁ:'uﬂl amount of grading (890 acres in Phase 1 and 570 acres
in Phase 2,1 requiring about 94 million cubic vards of cut and fill during Phase | and about
1.3 million cubic yards of cut and fill during Phese 2. About 2,320,570 cubic vards would be
relocated on-site during Phase | and about 103,140 cubic yards during Phase .77 Thus,

173 hacLean 2014, Table 1.

c JU;’."IIII:.E L

IR COPH, fume 2012,

1M “pumnty of San 1)@*;‘-. Iirp-ma'hh:- [Hseases and E'ond.lﬁmby Yiear, 200122006 available at |g;;|e W,

17 DEIR. Table 2.3-8, p 2370,

177 DEIR, p. L3-23 and Table 238
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sigmificant apportunily exists to expose both on-site workers and off-site sensilive receplors to
Valley Fever spores.

Dust exposure is one of the primary risk factors for contracting, Valley Fever.'™ Spevific
occupations and outdoor activities associated with dust generation such as constrsc ton,
farming, road work, military training, gardening, hiking, camping, bicycling, or fossil col lecting
increase the risk of exposure and infection. The risk appears o be more specifically associated
with the amount of time spent outdoors than with doing specific activities.'™  As the area
surrounding the Project site is rural, locals and visitors who participate in outdoor activities 0-1.4-T9
could be exposed during construction, Cont.

The most at-risk populations are construction and agricultural workers, the former the
very population that would be most directly exposed by the Project. A refereed joumnal article
on occupational exposures notes that “[[Jabor groups where occupation involves close contact
with the soil are at greater risk, especially if the work involves dusty digging operations,” "
COrne study reported that at study sites, “pgenerally 30% of the individuals who were exposed 1o
the dust or were excavating dirt at the sites were infected.” =

The disease debilitates the population and thus prevents them from working.*® The
longest period of disability from oocupational exposure in California is to construction workers,
with 62% of the reported cases resulting in over 60 days of lost work. ™ Another study

17 Rafael Laniado- Labonin, Expanding Understading of Epidemislogy of Coocldiotdomyoosts in the
Western Hemisphere. Ammals of tie Nea York Acsdemy of Soimces, v 110 3007, pp. 20022; Frederick 5. Fisher, Mark W,
Bultmuan, Suzanne M. [ohnson, Demoesthenes Pappagiands, and Enk Zabomsky, Coocidictdes Miches and Habitat
Farameters in the Southwestemn United Siates, a Matter of Scale, Arenafs of the Near York .M.ld'r-y&_u' Sevemces, v. 111,
20007, pp. A7-T2 (" Al of the examined sail locations are noteworthy as generally 50% of the individuals who were
exposed 1o the dust or were excavating dirt at the sites were infected.” | available ar biyp O wwow reeanchgatenet”
\ ] I I H L g FL A -3

179 Kermy County Pablic Health Services Dep Fre i " The risk app to b mere specitically
associated with the amount of tme spent outdoors than with dedng specelic activities™ ) available ot heipe/ ke
5 i A 3 = Haih )

15 Lawrence |- Schmd zer and F. Tabershaw, Exposure Factors in Oocupational Coccidicidomycosis,

American osernad of Public Health and fhe Nation's Health, v, 58, no, L 1968, ppa 107-113, Table 3 available an

151 figd, ., 110,
2 Fisher o al, 2007,

153 Frank £ Swatek, Ecology of Coverdiodes Jmmitis, Mycopathalopis of Mycolopie Applicerta, v. 40, Mos, 1-2, pp,
312, 1970,

1 Schamelzer and Tabershanw, 1968, Table 4.

3%
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estimated the averags hospital stay for each (non-construchion work) case of t\c}acn;hn:d-;un}-tn:l; -1.4-79
at 36 days, 108 Cont.

333, Sensitive Receplors Near the Project Site Are an AkRisk Fopulation

The Caliternia Department of Public Health and the State Health Otficer have warned
that "{p]mpla who !l.w:_, wark or teavel in U."l”{qr Feverareat arealsa atah Lghvl}r rzk af gr,l!'ing
infected, esperially if they work or participate in activities where soil is disturbed, "™ Thus,
those living, wwkmg, or recreating in the viemnity of the Project site dunng construstion arealso
at risk of being affected from windblown dust, both during construction and after soils have
been disturbed but e fallow until mitigation has been implemented and for the Project 15 bailt
Gul.

The potentially exposed population in surrcunding areas 15 much larger than
construction workers bacayss the pon-selective rasng af dust durn £ ]"':w,t|¢1:| cans truchian will
carry the very small spones, 0.002-0.005 millimeters “mm"”) (Figure 7),% into non-endemic
areat, Pn1m1li."|||!|r exposing la rEe no n-Froject-related papula! 1oms, B Thase very small
particles are not controlled by conventional construction dust control mitigation measures,

0-1.4-80

Figure 7; Sige of Cooti $pores Compared to Seil Farticles (in mm)

Clay Sl oo Gravel
w ] [ ] ] +
ml | 00 ol [az es | Zem ™2
x ‘E‘ Parsicle slee relulve
a? O 2% oo gruin of sl
gy % 015 nun i diassier
il famd

Walley Fever spores have been documented to travel az much as 500 miles, ™ and thus
dust raised during construction could potentially expose a large number of people hundreds of

Lo A R— F‘.Pmun 16 ared Hane Bmnebein, T—mpﬂl from Tihth.t]ﬂ Takes Toll or Coreidioidee
Camleybé Aloftand Afar, Western focrmal of drdhome ». 123, Cler. 1578, PP RT530; available ak h thpe ) Swrerwr,
P ' Farid 4 ks ool ] P A

- g 5 i
166 Califamia F:lrpl.rhnerﬂ' af Puklic Health, State Haalth OB sr Warne Abauwk E:lnnarrl af "-'all.n-:,- Fawver,
M urber 15088 A& uguit 4, 18 amailakle 4 httgiss f archive cdph o gow/Pages /MHPIH 088 sep.
W Pig her et al, AT, F'ts. .
185 chmelzer and Tabershaw, 1568, P llﬂ:]’appl@tnnu and Einstein, 1976,

L] Pappagianis and Einstein, 1978, p. 527 (*The northemn areas were not directly abected by the ground
lewvel windstere that had sfruck BRern f.'.‘iuntyh-ul:‘lht dust vwas libed to several thousand feef elevation and, borne on
!In;h currents, e dotl and adtbrespores along wilk deane moisbase were geakly deposied on sidewalks and
subsamebiles se s moud shored” thab vewsd the meidenks of nouch sfCalifarnia” The ebamn arigirating in Karn
'I::uunt;p\,. far "*mp!r\.- had majar npa e in the S an Franssio R;:,. Areaand Sacramenba, )l

1 [a wid Pilip and $haron Filip, Valay Fever Epidennt, G olden P hoens Bocks, 2008, p. 4.
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mibis away. Thus, this is a significant concer for this Project because there ane sensibivie
receplors around the Project site, including the Deer Spring Oals Mobile Home Park, ' the
Golden Door Luxcury Fesort and Spa,'™ the Hidden Valley Zen Center,* St Mark's Catholic
Church, retiremvent communmnities east of I-13 including Lawrence Welk Village, Champagne
Village, and the Community of Hidden Meadows™, various single-family residences to the
north, west and south,” and the proposed TEEI Center just south of Deer Springs Foad at
Sarver Lane, ™ In fact, residences are located about 100 feet from the southeastern portion of 0-1_4-80
the Project site, where active construction would occur. * The mobile home park, for example, Cont

is a retirement park with sensitive receplors in about 20 mobile homes, which would be ;
impacted by the Deer Springs Foad widening, Further, the Project also includes residential
development that would be ocoupied in Phase 1 while Phase 2 construction is ongoing, '™ The
highest mean Valley Fever incidence rate in San Diego County is among those aged 65 and
over.!* Further, Phase [ of the Project would be occupied while Phase 2 is built.” thus
potentially exposing new residents o Valley Fever spores. An individual does not have to have
direct soil contact o contract Valley Fever, -

334, Valley Fever Symploms

Tvpical symptoms of Valley Fever include fatigue, fever, cough, headache, shortness of
breath, rash, muscle aches, and joint pain, Symptoms of advanced Valley Fever include chronic 0-1.4-81
preumonia, meningitis, skin lesions, and bone or joint infections. The most common clinical
presentation of Valley Fever is a self-limited acute or subacute community-acquired pneumonia
that becomes evident 13 weeks after infection. No vaccine or known cure exists for the v

1% DEIR, Apgec. G, Par 1, pedf 98 DeerSprings ks Mobile Heane Park st 1299 Deer Springs Road. See

% Golden Door Lusury Resor. See: itps: /goldend sorcom.’-

2 Hidden Valley Fen Convter, 2626 Sarver Lane, Sec fitp: Swww hwecorg /.
1% DEIR, pp. S04, 1-27, 1.5, 2.1-10. See also Table 1-10 and Figuare 1-37,

1% DEIR, p. 2384, pdi 4.

1% DEIR. Apps. G, Pan 1, poi 13, 98,

157 DEIR, p. 23.240, pelf 24 and 2349, pdf 48, See also Appx. K, Part 1, pdf 64,
15 DEIR, Appe. K. Part 1. pdi 64,

1% M, L. MacLean, Health Officer. Kings County, The Epidemiclogy of Coocidictdomycosis — 15 Caldormia
Counties, 2007-2011, lanuary 2L D0, Table 5; available at bitgs /S www ooty ofkings com  home show documen?
id=3014 .

0 DEIR, pe 13-24, 25-49, and 2.3-34,

LA Wilken et al., Coccldiosdomycosis Ameng Case and Crew Members at an Outdoor Television
Falmang Event — Califormda, 2012, Morbidity and Morality Weekly Beport. Apnl 18 3014 available an hisps: S werw,
rdﬂau.p-_m' / Prosgramas/ CID DO Pg.@u,-'t'n‘rhiam{mmmnagr_h i,

T S, pg Lisa Vaklivia, David Mix, Mark Wright, Elizabeth Linddberg, Timothy Fagan, Donald Lieberman,
Prien Stoller, Meal M, Asvpel, and Johin N, Galgiand, Coocidisidomycosis as a Commmoen Cause of Comemnaty -
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disease, 0 However, the FDA recently granted Fast Track designation for a proposed
treatment. s Between 1990 and 2008, more than 3,000 people have died in the United States
from Valley Fever, with about half of the deaths occurring in California, ™ Between 2000 and
2013 in California, 1098 deaths were attributed to Valley Fever ™ In recent years, reporied
Walley Fever cases in the Southwest have increased dramatically. =

Infections by Coccidiofdes asp, frequently have a seasonal pattern, with infection rates that 0-1.4-81
generally spike in the first few weeks of hot dry weather that follow extended milder rainy Cont
periods. In California, infechion rates are generally higher during the hot summer months ’
especially if weather patterns bring the usual winter rains between November and April.* The
majority of cases of Valley Fever accordingly occur during the months of June through
December, which are typically periods of peak construction activity,

Typically. the risk of catching Valley Fever begins to increase in June and continues an
upward trend until it peaks during the months of August, September, and October.” Drought
periods can have an especially potent im pact on Valley Fever if they follow periods of rain 0 Tt
is thought that during drought vears the number of organisms competing with Coccidioides ssp.
decreases and the fungus remains alive but dormant. When rain finally occurs, the
arthroconidia germinate and multiply more than usual because of a decreased number of other

Acquiresd Prisumoria, Esergrig dnfeciioas [Disgses, v, LL oo, 6, June 2006 available ae humi_ma:mm._

1B Rebecoa Plevin, National Public Rid.la l:'.'im of Mpkn-:n.l.b ‘!.’.lll:f Fever Rl.l-rirl American Scuthwest,
May 13, 2013 available at httpe /' / 3 :

fever-rise - smerican: south est.

<4 Mathwew Shanbey, Valley Fever Treatment Granted FDA Fast Track Designation, July 14, 2007; available
a [ i, | Iy

= [ennifer Y. Huang, Benjamin Bristow, Shira Shafir. and Frank Sorville, Coocidiséd omyoosis: Associated
Deaths, Unkied Siates, 196 ':'[IB I-ﬂgl.nghl,ftbuu.i f.\mm wv. 18, mo. 11, November 2012; avallable at

[ e 3

06 Sondermeyer e al.. Coockdiodd ommycosis- Aun:nlltd 'Dr.ltlu- in C.l].ldnmu,m 2013, Pudblic Mealth
Reports, v, 131, no, 4, 2006 svailable at L [

7 G Cemibers IN' Disease Control: Fung.ll !‘nﬂ.lrrml A Silent Epidemic, Coccidicddonmycosis | Valley
Feverl available at f i i

8 fhd,

I K County Pablic Health Services Ihp.lﬂnum What ks ‘n-.l.l!pgl Em Pmmulan,. Valley Fever Fisk
Factors: available at i A

W Gomis Worniacka, Associated Press, Fever Hits Thousands in Panched Wt Farm Region, May 5, 2003,
Updated Apri 28, 3016, ddng Prok. John Galgiand, I:Hrﬁ'Im'nd the V' lﬂr_l,- Fewer Conter for Excellence I!il‘l.l‘-l.'.l'ﬂ‘l."l‘nlf}
of Arizona: available a
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competing organisms, When the soil dries outin the summer and fall, the spores can become
airborne and potentially infections. 1

The recent drought conditions in southern California may well increase the occurrence
of Valley Fever cases, Thus, major onsite and offsite soil-disturbing construction activities
should be timed to ocour outside of a prolonged dry period.  After soil-disturbing activities
conclude, all disturbed soils should be sufficiently stabilized o prevent airborne dispersal of
COOC SpoTes,

0-1.4-81
Cont.

The DEIE makes no mention whatsoever of the potential existence of Valley Fever in the
area or of the health risks posed by Valley Fever from construction and / or operation of the
Project and does not requine any mitigation to limit the public's or workers' potential exposurne
to cocci. As discussed below, conventional miligation for construction impacts is not adequate
to protect construction workers or offsite sensitive receptors from Valley Fever, Thus, the DEIR
utterly fails to inform the public of these potential significant consequences of Project
construction. The County should amend and recirculate the DEIE to provide an adequate
assessment of Valley Fever and propose adequate mitigation.

34, AConventional Dast Control Plan Is Inadequate to Address Potential
Health Risks Posed by Exposare to Valley Fever

Conventional dust control measures that are included in the mitigation measures for the
Project in Mitdgation Measures M-ACQ-2 through M- AQ-4°1 are not effective at contiolling
Walley Fever ™ as they largely focus on visible dust or larger dust partiches = the FM10
fraction — not the very fine particles where the Valley Fever spores are found. While dust
exposure is one of the primary risk factors for contracting Valley Fever and dust-control
measures are an important defense against infection, it is important o note that PAM10 and O-1.4-82
visible dust, the targets of conventional control mitigation, are only indicators that Coccidioides
ssp. spores may be airborne in a given area. Freshly generated dust clouds usually contain a
larger proportion of the more visible coarse particles, PMI0{</=0L01 mm), compared o cocd
spores (0,002 mm). However, these larger particles settle more rapidly and the remaining fine
respirable particles may be difficult to see and are not controlled by conventional dust contral
Measures.

Spores of Coccidioides s5r. have slow settling rates in air due to their small size (0,002
mm)} and low terminal velocity, and possibly also due to their buoyancy, barrel shape, and

1 Theodore M. Kirkland and Joshua Fierer, Coccidictdomycosis: A Reemerging Infectious Disease,

Emergamy Infections Dvsesses, v, 3, nou 2, July-Septemnber 1996 avadlable at httpe /S wwwt nebinkm nihogos ) pane
artiches/ PMCTER6TE0 el f  3905FR0, pdf,

H2 DEIR, pp 2335/ 36 and Appy. G, Part 1, Sec, 4.2.1.3,

MGas £ Cuimmin g arid ethers, 2000, p. S Selueider ot &l 1997, . 908 (" Primary prevention strategies
{rg., dust-control measures | for coccidicidomycesis in endemic aneas have limited effectivensss.”).
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comnronly attached emply hyphae cell fragments, 54 Thus spores, whose sise s well below the
limits of human vision. may be present in air that appears relatively clear and dust free. Such
ambient airborne spores with their low settling rates can remain aloft for long, periods and be 0-1.4-82
carried hundreds of miles from their point of origin. Thus, implementation of conventional Cont.
dust control measures will not provide sufficient protection for both on-site workers and the
general public, especially Phase [ eccupants during construction of Phase 11 and nearby off-site
sensitive rece plors.

15  The DEIR Fails to Require Adegquate Mitigation for Valley Fever

In response o an outbreak of Valley Fever in construction workers in 2007 at a
construction site for a solar facility within San Luis Obispo County. its Public Health
Department, in comjunction with the California Departmvent of Public Health,* developed
recommendations to limit expesure to Valley Fover based on scientific information from the
published literature. The recommended measures go far bevond the conventional dust control
measures recommended in the DETR o control construction emissions, which primarily contral
PMI0. They include the following measures that are not required in the DETR to mitigate
construction emissions from the Project:

1. Ee-evaluate and update vour Injury and liness Prevention Program (as
required by Title &, Section 3203) and ensure safeguards to prevent Valley
Fever are included.

2. Train all emplovees on the following issues:

The soils in San Diego County may contain cocci spores; 0-1.4-83
= Inhaling cocci spores may cause Valley fever; :
- How to recognize symptoms of Valley Fever; these sym ptoms resemble

common viral infections, and may include fatigue, cough, chest pain,

fever, rash, headache, and body and joint ache);

= Work with a medical professional with expertise in cocci as you develop
vour training program and consult information on public health
clepartment websites;

- Workers must prompily report suspected symptoms of work-related
Valley Fever o a supervisor:

- Workers are entitled to receive prompt medical care if they suspect
symptoms of work-related Valley Fever, Workers should inform the
health care provider that they may hiave been exposed o cooc;

To protect themselves, workers should use control measures as outlined

here.

% Frederick 5, Fisher, Mark W, Baltman, snd Demnosthenes Pappagianis, Operational Guidelines (vemsion
10§ for Geological Fieldwork in Aress Endemic for Coccidiold omyoosis ( Valley Fever), U S, Geological Survey Open-
File Report 00-348, 2000; availalle st hevps: ' ‘pubs asgrpor/of /2000 008/,

1 COPH June 2003, pp. 4-6.
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3. Control dust exposure:

Consult with bocal Air Follution Control District Compliance Assistance
programs and with California Qocupational Safety and Health
Administration ("Cal /OSHA") compliance program reganding mesting
the pequirements of dust control plans amd for specific methods of dust
control. These methods mav include wetting the soil while ensuring that
the wetting process does not rmise dust or adversely affect the
construction process;

= Provide high-efficiency particalate ("HEP”)-filtered, air-conditioned
enclosed cabs on heavy equipmenl. Train workers on proper use of cabs,
such as turning on air conditioning prior to using, the equipment and
keaping windows closed.

Prowide communicition methods, such as 2-way radios, for use in
enclosed cabs,

- Emplovess should be medically evaliwated, fit-tested, and properly
trained on the use of the respirators, and a full respiratory protection
program in accordance with the applicable Cal/ OSHA Fespiratory
Protection Standard (8 CCR 5144) should be in place,

= Provide National Institute for Cocupational Safety and Health (WIOSH)
approved respirators for workers with a prior history of Valley Fever.

- Half-face respirators equipped with N-100 or I 100 filters should be used
during digging, Employees should wiear respirators when working near
earth moving machinery.

= Prohibit cating and smoking at the worksite, and provide separate, clean
|'.1|inﬁ areas with I'M![I.I-“':H"Iint: facilities
Avoid outdoor construction aperations during unusually windy
conditions or in dust storms.

Consider limiting outdoor construction during the Fall to essential jobs
anly, as the risk of cocei infection is higher during this season

4. Prevent transport of coccl outside endemic areas:

Thoroughly clean equipment, vehicles, and other items before they are
moved off-site to other work locations.

= Provide workers with coveralls daily, lockers {or other syste ms for
keeping work and street clothing and shoes separate), daily changing and
showenng faciliti=,

= Clathing should be changed after work every day, prefierably at the work
site.
Train workers to recognize that cocci may be transparted offsite on
contaminated equipment, clothing, and shoes; aliernatively, consider
insta lling boot-washing,

June 2018 RTC-380
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Post wamnings onsite and consider limiting access to visitors, especially n
those without adequate raining and respiratory protection.

5. Improve medical surveillance for employecs:

Emplovees should have prompt access to medical care, including
suspected work-related illnesses and injuries.

-~ Work with a medical professional to develop a protocol to medically
evaluate emplovees who have symptoms of Valley Fever,

Consider preferentially contracting with 1-2 clinics in the area and
communicate with the health care providers in those clinics to ensure that
providers ane aware that Valley Fever has been reported in the area. This
will increase the likelihood that il workers will receive prompt, proper
and consistent medical care,

- Respirator clearance should include medical evaluation for all new
employees, annual re-evaluation for changes in medical status, and
annual training, and fit-testing,

Skin testing is not recommended for evaluation of Valley Fever. 214

If an employee is diagnosed with Valley Fever, a physician must
determine if the employee should be taken off work, when they may
return to work, and what type of work activities they may perform. 0-1.4-83

Cont.

Twao other studies have developed complementary recommendations to minimize the
incidence of Valley Fever. The US. Geological Survey (“USGS™) has developed
recommendations to protect geological field workers in endemic aneas. 7 An occupational
study of Valley Fever in California workers also developed recommendations to protect those
working and living in endemic areas.?® These two sources identified the following measures,
in addition to those identified by the San Luis Obispo County Public Health Department, to
minimize the exposure to Valley Fever:

- Evaluate soils to determine if cach work location is within an endemic
area.

- Implement a vigorous program of medical surveillance.

- Implement aggressive enforcement of respiratory use where exposures
from manual digging are involved.

= Test all potential employees for previous mfection to identify the immune
population and assign immune workers to operations involving known
heavy exposures,

45 Shart-term skin tests that produce results within 48 howrs are now available. See Kerry Klen, NPR for
Cemntral Californda, New Yalley Fever Skin Test Shows Promise, But Obstacles Femasn, November 21, 2008 available
; ¥ :

athutrpe /' evpraorp S post e -valley- fever ki fost shows proswise obsticles remain.
17 Fisher ot al., 2000,

9 Schimelzer and Tabershaw, 1968, pp, 111-113,
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Hire resident labor whenever available, particularly for heavy dust
exposure work,

- Allworkers in endemic areas should wse dust masks to protect against
inhalation of particles as small as 0.4 microns. Mustaches or beards may
prevent a mask from making an airtight seal against the face and thus
should be discouraged.

Establish a medical program, including skin tests on all new employees,
retesting of susceplibles, prompl treatment of respiratory illness in
susceptibles; periodic medical examination or interview to discover a
history of low grade or subclinical infection, including repeated skin
testing of susceptible persons,

The DEIR s construction control measanes M- A2, M-ACE, and M- AQ-4 do not

include these measures. A few similar measures are required, but they do not go far enough to
control Valley Fever, Some examples follow,

Mitigation Measure M-AC3(b) requires that all grading areas be watered at least four
times daily to minimize fugitive dust The CDPH, on the other hand, recommends for Valley
Fever control, that * [w]hen soil will ke disturbed by heavy equipment or vehicles, wet the soil

0-1.4-83
Cont,

watering Wucks themselves used in watering generate fugitive dust, which is not addressed by
the DEIR's measure, but is addressed by CDIPH by requiring the use of “wetting methods that
do not raise dust.” The BAAQMD requires that all exposed surfaces shall be watered ata
frequency adequate o maintain minimum soil moisture of 12%, verified by lab samples or
maoisture probe.

The best method of preventing roadway dust is to consolidate it, requiring a large
quantity of water. The IEIR is silent on the amount of water that would be used and methods
of dispensing it. Water evaporates quickly in hot climates such as those at the Project site,
requiring, more frequent spraving than four times per day.

Further, methods are available to improve dust control. The calcium chboride method or
the salt crust process, for example, achieve better contiol than water alone, Further, fne
atomized spravs or mist sprays with droplet diameters of 60 um, produced by swir-tvpe
pressure nozzles or preumatic atomizers, should be used on the watering trucks, =

1% DEIR, . 2.3-35,
EOCDPH hune 2013, p 4.

S0 Bay Area Adr Quality Management District (BAAQM D), California Envirenmental Qaality Act Adr
Quality Guidelines, CEQA Guidelines, Updated hay 2007, Table §-2, Measure I; available at ttps 0 wewow bagsgqod

Ay ualify st cega updated ceqa guidelines.

22 A Solankd, Dist Sappresson Svatem, . 15-19, 25 available st https: /S www slideshare et
abtiZdmining " preventi on-suppression- of .dust.
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Mitigation Measure M-AQ-3d) only requines stabilizing grading areas as quickly as
possible but doesn’t explain how this will be achieved or set a time limit; hydroseeding, for
example, would not eliminate Valley Fever spores, [t would be preferable to build out the
graded area as soon as possible.

Mitigation Measure M- AQ-3{) requires wheel washers on trucks only prior to entry on
public reads, while CDI'H Valley Fever control requires contractors to “ [t horoughly clean
equipment, vehicles, and other items before they are moved off-site to other work locations.”

Mitigation Measure M-AQ-3g) allows the use of sweeping to remove visible track-out
on public streets. Sweeping generates fugitive dust that may contain spores.

Mitigation Measure M-AC-3(j) allows 2 feet of freeboard to reduce blow-off during,
hauling. Trucks should be covered to control Valley Fever blow-off,

In addition to the above discussed measures, | recommend the following additional
mitigation measures to protect workers and off-site sensitive receptors:

«  Continuously wel the soil before and while digging or moving the earth,
Landing sones for helicopters and areas where bulldozers, graders, or skid 0-1.4-83
steers operate are examples where continuously wetting the soil is necessary. Cont.

When digging a trench or fire line or pecforming other soil-disturbing tasks,
position workers upwind when possible.

+  Place overnight camps, especially sleeping quarters and dining halls, away
from sources of dust such as roadways

+  Minimize the amount of digging by hand. Instead, use heavy equipment
with the operator in an enclosed, air-conditioned, HEP A-filtered cab.

In sum, construction mitigation measures in the DEIR are not adequate o control Yalley
Fever, Projects that have implemented conventional PMI0 dust control measures, such as those
proposed in the DEIR, have experienced fugitive dust issues and reported cases of Valley Fever,

For example, construction of First Solar's Antelope Valley Solar Ranch One (“AVSEL")
was officially halted in April 2013 due to the company’s failure to bring the facility into
compliance with ambient air quality standards, despite similar dust control measures, A dust
storm in Antelope Valley on April &, 2013 was so severe that it resulted im multiple car pileups
in the sparsely populated region, as well as closure of the Antelope Valley Freeway, The
company was issued four violations by the Antelope Valley Air Cuality Management District
Dhigst feom the progect led to complaints of respiratory distress by local residents and a concern
of Valley Fever, 23

At two photovoltaic solar energy projects in San Luis Obispo County, Topaz Solar Farm
and California Valley Solar Ranch, 28 construction workers contracted Valley Fever. One man

5 Herman K. Trabish, Green Tech Madia, Construction Halted o First Solar's 230 MW Antelope Valley
Sive. April 22, W13, available ai hitpe ! Mwwow greeniechmedis com ‘artbdes read /' C ons trsction- Halied - Ai- Fisi-

olars- 230 MW- Antelopse- Valley-SHte.
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A
wias digging into the ground and inhabed dust and subsequently became ill. A blood test
confirmed Valley Fever. =2+
All of the above health-protective messures recommended by the San Luis Obispo
County Public Health Department and the California Department of Public Health are feasible O-1.4-83
for the Project and must be required in an enhanced dust control plan to reduce the risk to Cﬁl‘l-1

construction workers, on-site residents, and the public of contacting, Valley Fever, Many of
these measures have been required by the County of Monterey in other EIFs. = They are also
required in the EIE for the California High-Speed Train** Even if all of the above measures ane
adopted, a recirculated DEIR is requined to analyze whether these measures are adequate to
reduce this significant impact to a level below significance. L

36 The DEIR Underestimated Emissions of NOx, VOCs, €O, PMI0, and
PM25

The DEIR estimated the emissions of criteria pollutants — MOk, VOCs, OO, PM10, and
PM2.5— in the same CalEEMo] model run as used for GHG emissions.=" Thus, most all of the
errors and emissions discussed in Comment 2 for GHG emissions are also present for criteria
pollutants and are incorporated here by reference,  Exceptions include sources that only
increase GHGs, such as vegetation removal. Therefore, the DELE omitted or underestimated O-1 4-84
emissions from many sources, as previously described in Comment 2, inchading; )

o MO, VOU, amd OO emissions from induced traffic

o WO, VOO, CO, PMI0, and PM2.5 emissions from construdtion

o WOk, VOO, CO, PMI0, and PM2.5 from omitted off-site roadway
improvements

o WO, VOO, CO, PMI0, and PM2.5 from water use

& MO, VOO, CO, PMI0, and PM2.5 from wastewater treatment and disposal

o WO, VO, CO, PMI0, and PM2.5 from outdoor barbecuing

Addibonally, vehicle exhaust emissions are further underestimated as CalEEMod does
not include the significant increase in NOx emissions from diesel-fueled vehicles in which 0-1_4-85
controls were disabled during smog tests that still remain on the road. Further, recent bests have

Y

2 Julie Cart, Los '\nﬁdﬁ Times, 28 Solar 'lu'md:m Sickened I:l:,- 'L’.l.'l.lq Fever in San Luds Olbispo Couniy

May 01, 2013% available at -
201 L

= County of Monterey, Californda Flaes Solar Project Final Environmental Enpact Report, December 2004:
avallable at hitpe/ /' www comonberey caus  Flanndeg eagor” Califormia % 20Fats % 208oler ' FEIR/FEIR_PLNISC2%
123504 pubd,

4% Califernia High Speed Rail Authority and U5, Depariment of Transportation, Caldermnia High Speed
Train Project Envirommental impact Beport) Envirenmental lypact Satement, Frosoe to Bakersbield, Mitigation
Monitoring and Enforcement Frogram Amendments, September 2015; available at hitpe/ Swoww harcagov)
Ercgrams/ Envirenmendal Flanning /final merced fresno i)

7 DEIR, Appx. G, Pan 4.
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demonstrated that virtually all diesel cars produce far more NOx than required by
regulations, =

37, The DEIK Failed to Evaluate Ozone Impacts

The San Diego Air Basin (SDAB), the area in which the Project is located, is designated
as a nonattainment area for the state ozone standards (CAACQS) and by FI'A as a federal
nonattainment {marginal) area for the 2008 §-hour ozone NAACS. S The DEIR failed to
determine whether the increases in ozone precursors (NOw, VOC), which are highly significant,
would affect the ozone attainment classification of the SDAR,

Ground level ozone is nol emitted directly into the aie, bul is created by chemical
reactions between MO and YOCs emitted primarily by construction equipment and the
increase in traffic due to the Project. The MOx and YOCs react in the presence of sunlight,
creating ozone, Ozone at ground level is a harmful air pollutant because of its adverse effects
on people and the environment The public health impacts include:

+  BMakes it more difficult to breathe deeply and vigorously

* Causes shortness of breath and pain when taking a deep breath

+  Causes coughing and sore or scratchy throat

+ Inflames and damages the airways

+  Apgpravates lung diseases such as asthma, emphysema, and chronic
bronchitis

Increases the frequency of asthma attacks

Makes the lungs more susceplible to infection

Continues o damapge the lungs even when the symptoms have disappeaned
Causes chronic obstructive pulmonary disease (COPD)

Crzone also affects sensitive vegetation and ecosystems, including forests, parks, wildlife
refupes, and wilderness areas. Ozone also can cause significant damage during the prowing
season. ! Mone of these potential impacts from increases in ozone precursors were considered

in the DETE. Thus, the DEIR has failed to evaluate all air quality impacts of the Project.

The DEIE. discusses the sepulatory framework for orxone, ™ admits that NOwx and VOO
emissions are ozone precursors,~ and notes that existing levels of development in the County

I8 Dammdan Carrington,, 33,000 People a Year Die Early Because of Diesel Emissions Testing Failures, The
Caardiagn, Mav 15, 2007 available at hisps) S wwweihepuandiancem envisonement, 2017 5 limmiel- eris s ons-

tioat-scardal cauns- 38000 sarby deaths vearstudy 30 MP=Share_ Android App Grail
3% DEIR. App. G, Part 1, Pl!.l 42,

05 EPA. Health Effects of Ozone Pollution: available at iips: ' 'werw epagov/ crone pollution health-
th - .
DL fted.

=< DEIR. 232 -8 amd 12,
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have led to nonattainment statws for ozone with respect to both Calitornia and MNational -1 4-87
Ambient Air Cruality Stanclards (CAACS, NAACS) 2 However, the TEIR fails to conduct any Cont.
analysis to determine the impact of Project VOO and MNOx emissions, which are significant. on
ambicnt levels of ozone or the SDAR's state and federal ozone attainment stabus.

The primary sources of Project VOO and NOw are exhaust from construction equipment
and direct and induced increases in traific from the Project ™ The increases in NOx and VOO
from Project constroction and operation will increase ambient oeone concenirations,
aggpravating existing exceedances of czone standards and perhaps result in additional
excevdances, a polentially significant and wnidentified impact. The estimated maximm
conbined construction and operational NOx enissions are 493 Ib/dav, which exceeds the
signilicance threshobd of 250 b/ day by nearly a factor of two. ™ The combined construction -1 4-88
and operational VOO emissions, 56 [h/ day. " do not exceed the significance threshold, but
these VOL {and MU ) emissions were significantly underestimated by failing o include
emissions from induced travel and other sources, as discussed elsewhere in these comments,

The DEIR made no attempt to determine if the Project’s YOO and MO emissions
coupled with those frem other planned projects in the arca coubd affect the classification of San
Diepo County with respect to ozone or impact the health of sensitive receptons in the vicinity of
the Project or elsewhere,

These mereases m ozone precursors shoukd have aulomatically biggersd an analyses of
their impact on ambient ozone concentration and the County’'s ozone attainment status. Both
the State and Federal ozone standards are set to protect public health, Exceedances translate
directly into adverse haalth impacts in the affected population. Further, thess unmitipgated O-1 4-89
increases could interfere with San Diego's ability o comply with its State Implementation Flans,
designed to bring it into compliance with ozone standards, These are serious impacts with
seriows consequences that should result in denial of the Project if they are not mitigated.

3.8 The DEIE Failed to Evaloate the Impact of Criteria Pollutant Emissions
on Ambient Adr Quality Standards For MOx, SO OO, PMID, and
PM25 0-1.4-90
The DEIR concluded that mitigated cumulative construction emissions of VOCs, NOx,
CO, S0, PMIL0, and PML5 would be significant.® The DEIE also concluded that mitigated
combined maximum daily construction and operational emissions of NCr, CO, and PMID

2 DEIR, po 22359 and Tabile 2315
M DEIR, po 2560, Table 250,

5 DEIR, p. 2312

¥ DEIR, Table 2314

7 [HIK, Tahle 2514,

% DEIR, Table 2312,
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would be significant and unaveidable.2® These conclusions should have triggered ambient air
quality medeling te determnine if the prejected ernission inereases would wiolate any National
Arnbient Air Quality Standard (NAAGS) or California Adr Quality Standard (CAAGDS).

The DEIR itself adrmits this, stating that: “In the event that emissions exceed these
thresholds [which they do], modeling would be required to demonstrate that the project’s total
air quality impacts result in ground-level concentrations that are below the CAAQS and
N AAGS, including appropriate background lewels 22 The DEIR also reports a guideline for
determmining the significance, regarding conformance to federal and state ambient air quality
standards as:?%

Based on Appendix G of the CEQA Guidelines, and the County Guidelines for Determining
Significance — Air Quality, the proposed project would have a significant impact if it would:
= Result in emissions that would vielate any air quality standard or contribute substantially

to an existing or projected air quality violation. 0-1.4-90

Elzewhere, with respect to operational emissions, the DEIR concludes:2e Cont.

Based on Appendix G of the CEQA Guwdelines, and the County Guidelines for Determining
Significance — Air Quality, the proposed project would have a significant impact if it would:

+  PResult m emussions that would wiolate any ar quality standard or contnbute substanhally
to an existing or projected air quality viclation.

Howeswer, the DEIR fails to evaluate the impact of mitigated significant ernission
inereases on ambient air quality. Instead, it only compares the inerease inemissions to
significance thresholds in pounds per day (Ib/day).2% The exceedance of a NAAQS ora
CAAQS or the contribution to an existing exceedance is a separate impact, affecting regional air
quality and SDAPCD's Federal and State Attainment Plans2® Any exceedances of or
contributien to excerdances of NAACE or CAACS must be dizclozed and mitigated.

This iz a particularly egregious omission for P10 and PM2.5 because viclations of
P10 and PIM25 standards are currently experienced inmeost years near the Project site.295 The 0-1.4-91
SDAE i elassified as a nonattairment areafor the state PM10 and PIM2.5 standards 2% The
significant increases in P10 and FM2.5 emissions due to Froject construction and operation

=9 DEIR, p. 2.3-84.

0 DEIR, Appx. G, Part 1, pdf 56,

M1 OFIR, fppx. G, Part1, pdf 74-74.

M2 DEIR, Appw. G, Part1,Sec. 4221, pdfas.
245 e, g3, DEIR, Appx. G, Part1, Tables 21-23.
M DEIR, p. 2.3-8/9.

M5 DEIR, Appw G, Part1, Sec.2.4 3.

% DEIE, Appx. G, Part1, pdf42, 51 and Table 10.
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woubd increase smbient PM10 and PM2L5 concentrations. If these increases caused or
contributed to vielations of CAACS or caused violations of NAACES, this woubd be an
additional and distinct significant impact not otherwise disclosed in the DEIR. The DEIR failed
to evaluate these potential impacts.

Significant additional construction and aperational mitigation, beyand that
recommended in the DEIR and identified elsewhere in these comments {Comments 3.9 and
210), i frasible and must be regquired, TEwould include, for example, scheduling construction
activities to aveid periods when ambient air quality standards would be exceeded or requiring
thee mandatory wse of public ransil on forecast NAACE/CAAQS exceedance days. As the
detailed constrisction schedule was not provided, detailed recommendations for construction
scheduling cannot be developed. Thus, the DELE has failed as an informabional decument
under CEQA.

19, Operational Mitigation for Criteria Pollutant (NCs SO CO, MO,
PML5) Emissions s Nol Adequate

The DEIR concluded that daily Project operational emissions of VOCs, OO, PM10, and
PRAZS would be significant.=# The DEIR also concludes] that daily maximum combined
construction and operational emissions were sipnificant for VOCs, MOk OO, SO, M1, and
PRL52 The DEIE then coneluded thil following implementation of Projpect design fisatanes
and mitigation measures PFOF-1 through PDF-32 and M-AC-6 through M-AC-10, operational
emissions would remain significant and unavoidable. ™ However, as explained in Comment 3,
e lead agency canmdod simply conclude that an impact is significant and unavoidable withoult
requinng all feasible mitigaton. As discussaed below, the proposed mitigaton for air guality
enissions from the Project does not comprise all feasible mitigation.

The design and mitigation program for operational emissions, PREF-1 to PDE-32 and
M-ACHG to M-AD T2 omil many measures thal would reduce criteria pollutants as well as
GHG emissions o a greater degree than otherwise proposed.

First, the significant criteria pollutant impacts could be mitigated to o less than
significant level by developing an emission offset program for criteria pollutants, similar to that
proposed for GHGS, but curing 2the defects in the GHG program that [ identified in Comment
215,

T DEIR, A G, Fart 1, See, L L3,

¥ DEIR, Tabde 2315

4% DEIR, Tabde 2314,

0 DEIR, p. 2300 and Appa. G, Part 1, Sec, 4205

1 Ehewhere reported as M- ACHS i0 M- ACHS: DEIR, Appss G, Far 1, pdi 2590,

2 DEIR, TableS 1 and Appe, G, Part 1, Sec, 4223
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Seconud, the majority of the MUk, VO, and OO emissions, as well as GHG emissions,
originate from increases in traffic due o the Progect issel§amnd w indueed taffic created by
highway capacity increases, proposed as mitigation for Project impacts. The impacts from
increased direct and induced traffic could be reduced by providing sufficient public transit to
el F‘uliq.-l,l reegls and l,-|i1:'|i||.ll.'i|'lg the pu‘l;m-_uﬂ.l [IH'W.I_\_.' capn il:.' I TS '_m'u]rg 1=,

Third, the majority of the proposed mitigation measures involve * promoting” or
“voordinating” rather than implementing amd funding meaningful mitigation that can be
enforced. For example, rather than ™ promoting” the adjacent park-and-ride lots (PDF-8 and
PE-16), the Project could implement and fund in perpetuity shutthe service between the
various developments and these lots. Similarly, rather than ” promaling ™ & rans portation
eplien app for mobile devices (FLE-12) and websibes for Wansportation oplions (FOF-15), te
Project could fund the development of an app and a wehsite, provide it free of charge to
residents, and consduct periodic training to encourage residents to use these tools. Further,
other mitigation is feasible and must be pegquined, including=

+  Foequire solid waste recycling and reuse and provide on-site facilities and
services to accomplish this.

+  Hetain on-site mature trees and vegetation and plant new canopy brees.

v Designabe a portion of parking spaces for ride-sharing or high-occupancy
vehicles and provide adequate passenger loading and unloading, for those
viehicles,

*  Construct transit facilities as part of the Project and for in the alternative,
Iipn'l.'l'n:lr and fund in P-l,vrl;'rﬂ.'u:it:,. a dedicated shuttle service to transit stations
amcl analyze and report the efficacy and ridership for such shutthe service,

e Pohabil ouldoor ﬁrilling

+  Pequire that all housing units be designed to use solar

& Rﬁ.luirll that solar ba Pmﬁrrﬂ nt'll.l”}' ki,

¢ Hequire solar panels on all uses in the Town Center,

= Equip all homes with battery backup systems for solar systems,

+  Equip all homes with induction cookiops.

Although solar panelks are pequired as a “sustainability feature” and the DEIR asserts
that “solar panels shall be required on all residential units,” = the DEIR does not require that
they be usied o generabe electricity. Further, the DETR does not contain any
desipn/development details to ensure that roofs can accommaodate solar (2.8, they could be oo
steep or improperly oriented). The DEIR is also silent on how the multifamily units would be
desipned to accommedate solar,

B0 Bee KNG HE, Soc. B4R

4 DEIR, Table 5.2, pS0020 104, Fig, 1.3, 2108, L340,
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Fonerth, monitoring, to ensure the Project is implementing, the mitigation program would
start only when the community is 85% oceupied and would only occur every 3 1 5 viears. 2
This is not adequate to assure compliance. The mitigation program should start immediately O-1.4.97
upon occupation and monitoring should accur at least every & months on an unannounced
s hedule.

Finally, the Commenrcial Center, the hub for the TIXM program for which an 11.1%
reduction in GHCG and criteria pollutant emissions was taken, is not sobeduled for construction
until Phase 2, while over 1L&00 of the 2,125 residential units will be built and presumably 0-1.4-.08
occupried im Phase 1. Further, o miged-used credit for tip reduction s tken, which would pot
applv during this period. The DEIR does not include any mitigation for the increase in GHG
amndd criteria pollutants that would resull before asswmed mitigation s m place.

B Consteaction Mitigation for Criteria Pallutant (N, SO, OO, PRI,
PRLS) Emissions Is Mok Adeguate

The DEIR concluded that Project: related construction activities following
implementation of proposed mitigation (M-AQ-2 through M-ACQ-) would result in GHG, O,
OO, PRI, amd PM2.5 emissions that would remain “significant amd unavoidable. "= As
explained in Comment 3, all feasible mitigation is required when an impact is Eiﬂl1i'il'.iHL As
discussed below, the proposed mitigaton For air qualily emissions from constrsction does nat
include all frasible mltiﬂ.lljnn.

Mitigation Measure M-AC-2a) regquires:

Hesrong-aluly diesel-powered construction aquipment shall be equipped with Tier 4 Final 01 .4-88
o beler i et engrmes, exoepl where Trer 4 Foml or beller engines ane not ﬂ!urﬁ.rHl'IEJr
specific constraction equipnent. The Conorty shall verify and apprete all pleces within
the corddriiction l|I'I|a‘:i that siaidd saal micet Tier 4 Fisnal shaindarde

This measure only applies to ~heavy-duty diesel-powered” equipment, which is not defined. A
herse power cutoll is net specified. Thus, te applicant has the discreton o apply tis peasune
io only the very largest pieces of equipment. This measure should be modified to specify that
“all diesel-fueled off-road construction equipment of more than 30 hp shall be equipped with
Tier 4 engines,” consistent with assumptions used in the emission calculations,

Mitigation Measure M-AQ-2(b) requires:

Mintnri=e dmulbansons ﬂprm!hr:quuﬂr'pl- FRArciion afm';rrn-hi‘ Wil nuri:rg
construchion, velncles in loading and wnloading quenes shall mot tdie for mone than 5
nirmites and shurll bern their engines off when nel in wse be rednce velicle ermizsions, Y

M5 QKR App. K, Pari A, pef 33,

4 DEIR, p. 2337, 2363 Appx. G, Part 1, Sec. 42,13
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Limiting idle time to 5 minutes is required by 13 COR 2449]d][3), 24585 for off-road 4
vehicles. " Thus, this is not valid CECQA “mitigation.” This mitigation measure should be
masdified to lower the maximum idling time 1o 2 minutes, which has been required for other 0-1.4-59
similar projects.” Some states — for example, Connecticut, Delaware, the District of Columbia, Cont.

and Mew Jersey —and some cities, such as Santa Barbara, Minncapolis, Burlington and Chicago,
limit idling to 3 minutes for all on- and / or off-road vehicles.* In addition to lowering the
iddling; time, the construction contractor shoubd be required to maintain a written idling policy
and distribute it to all employees and subcontractors. The on-site construction manager shall
enforce this limiL:

In my experience, mitigation measures boyvond those required by the DEIE are almost
always required in CEQA documents for projects with a construction fleet as Large as the one
specified for the Project and for a 10-year construction duration, as proposed here. The
following summarizes frequently recommended measunes to control NOw, SO, OO, PRI,
PM2.53, and GHG from construction that were not identified in the DEIR and that have been
required in other CEQA documents and recommended by various air pollution control districts,
e BAAQMDL* and other public agencies. The following is a partial list:

+ Inaddition to maintaining all construction equipment in proper tune
according to manufacturer's specifications, the equipment must be checked 0-1.4-100
by an ASE-certified mechanic and determined to be running in proper
condition before it is operated {Cal Am 15 /MND>; Chivion FEIR-),

¢ Dhesel-powered equipment shall be replaced by gasoline- powered equipment
whenever feasible (CalAm 1S/ MND, Chevron FEIR).

«  The engine size of construction equipment shall be the minimum practical
size (CalAm IS/ MNID).

« Catalytic converters shall be installed on gasoline-powered equipment
(CalAm 5/ MNID).

57 it p_wr_wnﬂ.lwmm_ P .!Irgp Dhooummeni) I:I!!I 1C u?.’n.FU.'IDI}IJ] 1E1FFDEERT el Al ] 150 i T =

8 G, . Chivron Refinery Modemmdzation Pmn'tEI'FL AMlanch 2014, Chlphrr - \'Hlip,luun Ml--!.rl.nv
Monitoring and Feporting Program, p. 5-27; available at =
3 MMEP pi: see slee BAAQMD CEQA Guidelines, May 2017, Table 3-2,

159 Idking, Dratabase: available at

160 ARB, Written Idling Policy Guidelines, une 200%: available a1 htps: " woww arboca gov ‘mapros
ordiesel i dance S writhenidlingguide.pdi.

1 BAAQMD, CEQA Guidelines, Updated May 31017, Tables 8-2 and 82,
P ¥

152 SWCA Environmental Consultans, Diraft Initial Study and Mitigated Negative Declaration for the
Cabibornia American Waber Slant Test Well Propat, Prepaned bor Cy of Marna, May 2014 (Cal A 15/ MND)

33 Chevren Refinery Modemization Project EIR. March 2004, Chapter 4.8, Greenhouse Gases: available at

bops. S ed dmazeniaweacom  chevron Volume: | DEIR rlpddf and Chapter 5. Mitigation Meawre Menitoring and
Feporting Programe available at hips:’ ‘sd amaronsws.com ‘'chevron Fimal « EIE /5 _MMEP.pdf.
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*  Signs shall be posted in designated queding areas and job sites o remind
drivers and operators of the idling limit (CalAm 5/ MND, Chevron FEIR)L

*  Diesel equipment idling shall not be permitted within 1,000 feet of sensitive
rece ptors {CalAm 15/ MNID).

*  Engine size of construction equipment shall be the minimum practical size
(CalAm 5/ MM,

*  Construction worker trips shall be minimized by providing options for
carpooling and by providing for lunch onsite (Cal Am 15/MND, Cheveon
FEIR}.

*  Use alternative diesel fuels, such as Aquazole fuel, Clean Fuels

Technology (water emulsified diesel fuel), or 02 diesel ethanol-diese] fuel O=1.4-100

(012 Diesel) in existing engines {Monterey County General Plan EIR). 2 Cont.

Maodify engines with ARB verified retrofits.

Fepower engines with Tier 4 final diesel technology. ==

Convert part of the construction truck fleet to natural gas, =

Use new or rebuilt equipment.

Use diesel-electric and hybrid construction equipment.

Use low rolling resistance tires on long haul class 8 tractor-trailers. =

*  Use idle reduction technology, defined as a device that is installed on the
vehicle that automatically reduces main engine idling and for is designed (o
provide services, 4., heal, air conditioning, and,/or electricity o the vehicle
or equipment that would otherwise require the operation of the main drive

254 Monterey County General Flan FIR, Section 6.4.3.3, p. 6- 14 (“The EIRs prepared for the desalination
planis are expecied to requine that consmaction egudpmsnt e albemative fuels or other means io reduce ther
amissions of orone precumsors. Although, depending upcn the imtenaity of construction, thiere is the potental for a

signdacant Inp.h! on air qunllw I'mm DRI l)l'h.’l.l.l.'ll‘.ll'l. k available at I'ngp. W WO Y T pla.nnlng
[T 1R .| wdf, Sew alse Union of Concermed Scientises,

wanbrrl\mﬂ - 33-24.

265 Unjon of Concermned Scientisis, Movember 2006, P 3,

25 This s a I 0N Mbassre wiad by PGEE o offset NOx emissions from its Otay Mesa Cmﬂ'aﬂr‘
P‘mp:t. Seer Green Biz. Natural G.n l'n.u:h to Offset Power Plant Emdssions, S-r_p!rmhr 12, 200k available at

247 Tomn Jackson, How 3 Dissel-Eleciric and I-th-'ld Constnaction \whdm are ‘-'uplg 'ﬂ-u on Wasted
Energy, Iq-dpm-ml '-'-'oﬂ'.! 1um~ 1, 2004; n'uhHr an hipif .

: Eemieth | Eorane, H'rl:u'ld Dirivies har

Construction Eqmpmm! Machine Design, July 7, 200% available at WM
; Caterpillars DTE Electric Drive Redefines Dozer Productiviny:

e ai I1.|1g:u -"n."n."n. aonsiructioneguipmentoom ‘caterpillan d Te- doctric-drive. red efines: doz v productiviey .
28 EPAL Veritied Technologies for SmartWay le Clean Diesel, Learn About Low Folling Fesistarce {LER)

BMew amd Retread Tise "T‘a'l'umlnﬂlm available s hps:/ s werifiaead- ol |- b - s -l -
Colling.resistace.brnew-and resread- ire technoloie: EPA, Verified Technologies for Smurtway and Clean Diesel,
5m.|.l1'|-'rn' Verthed List for Low Eolling Rn-rm [I.RR] MNew ansd BEetread Tire Tﬁlmnlng:r lv.u].ll:lle ai

v vernifi
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engine while the vehicle or equipment is temporarily parked or is

stationary .~

Implement EPA’s Mational Clean Diesel Program, =770

Use cement blended with the maximum feasible amount of flash or other

materials that reduce GHOG emissions from cement produc tion (SCAG) ™
®  Lse minimum feasible amount of GHOG-emitting construction materials

(SCAG),

Use lighter-colored pavement where feasible (SCAG).

Recycle construction debris o maximum extent feasible (SCAG).

Plant shade trees in or near construction projects where feasible (SCAG).

Incorporate design measures to reduce GHG emissions from solid waste

management by encouraging solid waste recyeling and reuse (SCAG). 0-1.4-100

= All exposed surfaces shall be watered at a frequency adequate to maintain Cont
minimum soil mokture of 12%. Moisture content can be verified by lab .
samples or moisture probe (BAACOMD).

= All excavation, grading, and /or demolition activities shall be suspended
when average wind speeds exceed 20 mph (BAACMID).

®  Wind breaks (eg., trees, fences) shall be installed on the windwarnd sidefs) of
actively disturbed areas of construction. Wind breaks should have at
maximum 50% air porosity {BAAQMID).

*  Vepelative ground cover (g, fastgerminating native grass seed) shall be
planted in disturbed areas as soon as possible and watered appropriately
until vegetation is established (BAACQMI).

»  The simultaneous occurmence of excavation, grading, and ground-disturbing
construction activities on the same area at any one time shall be limited.

#% EPA Names Tdle Reduction Systems El.lglbkior Federal Tax Enm]:ﬂiwu. March 2009, available at

. Sew alsos Iedle Resluction, 1'-"-1?1.‘1]“.. available at
wwwmm Dicsel Emissions eruﬂim ﬁﬂmmimh Tﬂhnﬂﬁmm
Flerts and Progoct Enformation, 'r'l'mhr‘_ Dirafi Version 1.0: available at {

Dockey=PIMCVISTRT.

I M ortheast Diesel Collaborative, Best Practios for Clean Diesel Construction: Successful nyplementation
of Equipment Specitications o Miniodze Diesel PollhaGon: available at https: ©Cwowwe northeas bl iesel crp  palf
EoiPracticesd CleanDicdComtruction Augd 012 pdf.

MU S, EPA, Cleaner Diesels: Low Cost Ways to Rn:lu.rr Emsssicns from Corul:ern Fql.upmrm, March
2007 avadlable at hitpsa)’ /v . [pites " prog I id il ' 03 A
tio- reduce - mwm1m‘tlm ipmenit i

T WEDE Model Contract Speciication, April 2008; available at hittps/ Swww Loepapos  sites /production
[iles 200504 " documants ‘' nedi- el -contract-sepoificatgon.pdd.

7 Southern California Association of Governments, Draft Program Envirenemental lipasct Report, 2016
240 ETP/SCS, Chaper 37, po 3844 and Final Addendum #1 to the Program Environmental Impact Report for the
2006 ETF/5C5 Amendment &1 (no changes to air quality or GHGL

57

June 2018 RTC-393 Newland Sierra Final EIR



Comment Letters

June 2018

Commenis om Newland Sierra Prvject DEIR

-

Further, BAAQMD recommended the following additional mitigation measures to

Activities shall be phased to reduce the extent of disturbed surfaces at any
one time (BAACQMIY).

Site accesses to a distance of 100 feet from the paved road shall be reated
with a 6 to 12-inch compacted layer of wood chips, mulch, or gravel
(BAADMD),

Sandbags or other erosion control measures shall be installed o prevent silt
runoff to public roadways from sites with a slope greater than 1%
(BAACMIY.

The project shall use Tier 4 construction equipment as assumed in emission
caleulations, Alternatively, if emission calculations are revised, the revised
emissions and mitigation should be based on a plan demonstrating that the
off-road equipment {more than 50 horsepower) to be used in the construction
project (Le., owned, leased, and subcontractor vehicles) would achieve a
project wide fleet-average 20% MO reduction and 43% PM reduction
compared to the most recent ARB fleet average. Acceptable options for
reducing emissions include the use of late model engines, low-emission
diesel products, alternative fuels, engine retrofit technology, after-treatment
products, add-on devices such as particulate filters, and / or other options as
such become available (BA ACQRMID),

Use low-VOC coatings bevond the local requirements (BA AQMID).

Fequire that all construction equipment, dicsel trucks, and generators be
equipped with Best Available Control Technology for emission reductions of
MO and PM (BAAQMID),

Fequire that all contractors use equipment that meets CAFB's most recent
certification standard for off-road heavy-duty diesel engines, =

Solicit bids that include these measures (SCAG).

reduce NOx emissions during construction of the proposed WesPac Pittsburg Energy
Infrastructure Project (“WesPac Project” )™

Prohibit diesel generators where acoess to the electrical grid is available.
Fequire electrification of motors, pumps, and other power tools whenever
feasible.

Fequire the use of biodiesel or other alternative fuels in generators,
construction equipment, and /or off- road vehicles. =

TH BAAQMD, CEQA Guidelines, Updated May 3017, Table 83, Measure 15,

27 The Wes Pac Project application was withdrawn on November 16, 2005 However, this dos not alfect the

BAAQMD's recommensstion for appropriste construction mitig ation mesasurs.

Fe Jean h!-smnkaq*, BAAMD, Letier to Kristin Vahl Pollot, City o Pllh'lrhl‘f‘. Fie= Weslac I‘Im:bl-m_

Energy Infrastructure Project Kecinoulated DEIE, September 13, 2013 available ar hitp: /S wowow baagmad gow - /
Filis [ 4 Research  CEQA%2 pere WA Fifiske : i BT

OLetbers W Fac s JOPitis kg % J0E nergy % 20
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Finally, numerous projects have been built using many of these contral methods, some
of which are summarized elsewhere. = All feasible mitigation must be required when an
impact is significant and unavoidable, Thus, the DEIE must be revised to include these

additional feasible construction mitigation measures and recirculated for public review,

4. HEALTH RISKS ARE SIGNIFICANT AND UNMITIGATED
The DEIR asserts that all health im pacts are insignificant with mitigation.™

The DEIR asserts that during construction, health risks from diesel particulate matter
{DPM) would be below the County of San Diego’s (County's) thresholds and thus im pacts are
less than significant™ The DEIR also asserts that impacts due to crystalline silica would be bess
than significant. although mitigation measures M-AC-9 and M-ACQ-10 would nevertheless be
implemented to reduce the release of fugitive dust during blasting and general construction
activities.”™

The DEIR asserts that during Project operation, cancer risks would be less than
significant, except with respect to residents in the northeast corner of the Town Center, where
mitigation measures M-HE-1 to M-HE-5 would be required o reduce the maximum cancer risk
9.1 im 1 million, just below the sipnificance theeshald of 10 in 1 million.

These conclusions are unsupported and incorrect.
41.  Construction Health Impacts Are Significant and Unmitigated

4.1.1. Construction Health Impacts from Diesel Parbiculate Matter Are
Underestimated

The DEIR evaluated the health impacts (cancer, chronic) of diesel particulate matter
(DPM) emissions from construction equipment on nearby sensitive receplors. ™ Diesel
particulate matter is a potent carcinogen and also has chronic non-carcinogenic health impacts
{respiratory ), Diesel particulate matter is emitbed by construction equipment and trucks
operating within the Project area. The nearest off-site sensitive receptors are residences about

7 Union of Concerned Scientists, Novernber 2006, p. 24,
7 DEIR, Appx. G, Pant 1.

7% DEIR, Appx. G, Part 1, pf 10,

B0 DEIR, Apps. G, Part L, pdi 11.

B DEIR, . 2356 and Apps. G, Part 1, pdf 11

75 DEIR. Tables 2317 and 2.3-18/25 and Appw, G, Part 1, Sec. 3,14,

0 DEIR. p. 2324, See also Table 1. Comnsalic

lated Table of OEHH A/ ARB Approved Risk Assessement
Health Vahlaess available at f 2 I

5. 3 o] i,
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100 feet from the southeastern portion of the site and residents in occupied portions of Phase 1
while Fhase 2 is under construction. =4

The DEIR concluded that DFM emissions from Project construction would not result in
any significant cancer or chronic health impacts at the Maximally Exposed Individual Besident
(MEIR) either off-site or on-site.’® This conclusion is wrong for several reasons.

First, as explained in Comment 2.4, DPM (PM) emissions from constructon equipment
were significantly underestimated by assuming that Tier 4 engines would be used in all
equipment. Much of the construction fleet would not be equipped with Tier 4 engines unless
the mitigation measires are explicitly modified to require only Tier 4 engines and are made
practically enforceable. This is unlikely as much of the available construction fleet is equipped
with lower tier engines. See Table 5 As shown in Figure 8,7 the PM emissions, and hence
DPM emissions, from non-Tier 4 engines are significantly higher than the Tier 4 flest assumed
in the emission calculations and therefore the risk assessment is inaccurate,

Figure & Comparison of DFA {PFM) Emissions in Tier 0 to Tier 4 Engines

0.7, PM
0.6 -
iy D.E' [,
£ 04- E.
5 0.3
02 E
0.1 -
u-“tmtmtmt Thar 4 Trdc
Upoo 9T M. MY mr Rl
T 30Ed MO 3 ﬁ

The DPM ermissions from Tier 0 to Tier 3 engines are about 14 to 3857 times higher than
from the Tier 4 fleet assumaed in the construction risk assessment. Thus, the cancer risk to on-
site receptors could increase from the reported (0.7 in one million™ up to 27 in one million,
depending upon the makeup of the fleet. This exceeds the significance threshold used in the
DEIE of 10 in one million by over afactor of 2 This is a new significant impact that was not

4 DER, Appx G, Past 1, Sec. 314, pelf 6.

5 DEIR, p. 2349 and Table 2317 and 2318
# CARE, Ine Use Odf Foad Diesel Viehicle Fegulation; available at b

E TS0 = 3; 18,102 =14,
5 DER, Table 2317

&0
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[
disclosed in the DEIR, Unless the applicant commits to using all Tier 4 engines, and this 0-1.4-106
commilment is enforceable as a practical matter, regardless of horsepower, the construction CDT;I
health risk assessment has significantly enderestimated risks to off-site and on-site receptors. L !

Secord, the construction HEA is based on a DI'M emission rate of 333,62 Ib/yr or 0.9
Ik iy This rate appears, with no support. The DEIR consists of 21,826 pages. The reviewer
is given no hint as to where the calculations supporting, this DM emission rate can be found,
The supporting air quality appendices posted on the County’s website are not reliably pdf
searchable, requiring that the reviewer inspect thousands of pages of dense technical material o
find support for the basis of the construction risk assessment.

My review indicates there is no readily identifiable support. A summary of construction
emissions indicates that the peak daily PM10 emission rate from construction activities occurs
in 20018 anad is 38531 Ib/day, or 428 times higher than assumed in the DEIR's construction
health risk assessment analysis. While this daily rate likely includes fugitive dust, which is not 0-1.4107
DPM, the DEIR fails to break out fugitive dust and TPM fractions of P10 in a similar
summary table, leaving the key assumption in its construction health risk assessment. the DIPM
emission rate used in the construction HREA, unsupported.

The DEIR assumes that P10 equals DIPM —a reasonable assumption. However, the
PMI0 emissions were caloulated using the CalEEMod model, reported in Appendix K. A search
of the 370 pages of Appendix K also does not identify any basis for 333,62 b /vr (0167 ton,/vr)
of construction exhaust PM10 emissions. Thus, the basis of the construction risk assessment is
urnsu pported.

Third, the OEHHA risk puidelines that the DEIR's construction health risk assessment is
based on™ recognizes that "it is inappropriate from a public health perspective to allow a
lifetime acceptable risk 0 accrue in a short period of ime (e.g., a very high exposure toa
carcinogen over a shorl period of ime resulting in a 1in one million cancer risk). This,
consideration should be given for very short-term projects to using a lower cancer risk trigger 0-1.4-108
for permitting decisions,” ™ In spite of this OFHHA guidance, which the DEIR otherwise melied
upon, the DEIR did not adjust the risk significance threshold of 10 in one million to a more
appropriate threshold for lifetime exposures during Project construction.

Fovrth, the construction cancer risks reported in DEIE Table 23-17 were calculated using
AERMOD to estimate the maximum ambient concentration of DPM that receptors would
breath. The HAFRP2 RASP model was then used to convert this maximum ambient 0-1.4-109
concentration into cancer risk. These models require additional inputs that ane not disclosed in

5 DEIR, Apgo G, Pant 1, palf 66,
3 DEIR, Appx. G, Part 1, Table 21, padf 82,
1 DEIR. Appx G, Part 1, p<lif 67 (OEHHA 20015}

2 Office of Environmental Health Hazard Assessment (OEHH A) Air Tondcs Hot Spots Program. Risk
Assessmeni Gulddines: Guldance Manual for Preparation of Health Bsk Assessmenis, Febmuary 2015, p. 818;

awvailabde at hitgss ' oehiha.ca.gov media/ dowlesds ‘o200 Sguid ancemanualpd.

il
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the DEIR.2 The DEIR does not include the AERMOD and HARF2 RASF input and output files
for the construction health risk assessment, which are essential to evaluate the accuracy of &
health risk assessment.®* A specific request to the County to supply the electronic files, routine O-14-109
in simnilar cazes and essential to review the construction health risk analysis, was denied. Thus, Cont.

the DEIR contains no support forits concuzion that health risks to nearby sensitive receptors
from FProject construction are not significant.

Finally, it is standard practice in risk assessrment to surnmarize the results of an HEAin a
figure or fizures that locate sensitive receptors and displays the cancer, chronie, and/or acute
cancer risks with izopleths, or lines of equal exposure, so that potentially affected parties can
easily determine whether they would be affected: =5

Cm;gﬁ of Residential Cancer Risk, per million exposed
3T ] Faf

A744000

3743000

3742000 ; e A | O-14-110

41000 ] [ i t"{. =y

UTM Nerth, Zone 11, MADS3 (melers}

3740000

3738000

-
b2

Grigieal in coker

FE2000 383000 384000 335000 385000 387000 388000 23000
UTM East, Zone 11. NADE3 [meters)

298 DEIR, Appx. G, Part 1, pdf 66-66.

224 The HARP? modeling files in DEIRE Appendix G, Part2, are for operational impar s, not construct on
irrp acts.

5 Enviranmental Andit, Ine, Tesaro Los Angeles Refinery, Infegration and Corpliance Project DEIE,
Subrnitted to S AQMD, Marh 2016,
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I fact, the HARP model used in the DEIR generates these maps.2® Thus, there is no
excuse for their exclugion frommn the DEIR. The OEHHA rizsk assessment guidance that the DEIR
relied on also explains:®7

4.6.1 Zone(s) of Impact

As part of the estimation of the population exposure for the cancer risk analysis, itis O-1.4-110
necessary fo determine the geographic area affected by the facility's emissions. An o =
|n|t|a| approach to define a “zone of impact™ sumounding the source is to generate an Cont.

where the total excess irfetlme cancer risk from inhalation exposure to all
emmed carcinogens is greater than 107 {one in 1,000,000).

The DEIR does not contain a single risk isopleth figure, obscuring the results of its health
risk assessments in thousands of pages of impenetrable numbers and pdf versions of model
printouts, with ne indication or other explanation or guide to assist the affected public and
other interested parties in reviewing the DEIR and assessing mpacts frorm the Project.

41.2. Project Mitigated Operational Health Impacts Are Significant

The DEIR also incudes a health risk assessment for TAC emisgions from eperation of
the Project.?® The operational HRA concluded that the cancer risk to residents in the northeast
and southeast corners of the Town Center residential areas would range from 18,5 to 31.1 in one
millien, significantly exceeding the cancer significance threshold of 10 in one million?® The
HEA also concluded that the cancer and noneancer risks to all other receptors was less than
significant® The HR A then concluded that mitigation measures MIM-HE-1 to MM-HE-5
reduced the cancer risks in these area to 2.1 in one million, which iz less than the significance
thresheld of 10 in one millien®® These results are sunmarized in the DEIR.#®? There are
several problems with this analysis.

0-14-111

First, the major source of cancer risk is vehicle exhaust from the increase in VIIT due to
the Project. As discussed in Cormunent 2.9.2, the DEIR failed to include induced travel due to
roadway capacity expansion and emissions from resulting roadway congestion. This would
significantly increase cancer risk, beyond levels estimated in the HRA, The Applicant’s estimate
of the increase in WhT from induced traffic alone would increase the mitigated operational 0-14-112
cancer risk of .1 in ene million to 10 in enemillion, which is significant. If the increase in
ermissions due to congestion were added, the mitigated cancer risk would be significantly

29 OEHHA 2015, See. 1.4, p. 19, iem 7.

BT OEHHA 2015, Sec. 41653,

P DOEIR, Appx G, Partl, pdf 537 to Part 2, pdf 4651,
29 DIEIR, p. 2.5-52 and Apps. 3, Part 1, pdf110.

S0 DEIR, Appx. G, Part1, Sectiond 4 2, pdf 110111,
HINEIR, Appoc &, Part 1, HEA, p df S70-571.

IMEIR, p.2.5-5 and mitigation measures M-A0-12 to M-AQ-16.
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greater than 10 in one million. Further, if incremsed emissions from induced traffic amd A
congestion were included, the cancer risk at the school would be significant. The school risk 0-1.4-112
would not be significantly reduced by Lhe proposed miligation. Thus, all feasible miligation is Cont

reqquincd. The significant cancer risks at thise locations can be fully mitigated by not building
residences and the school in areas proximate to the 1-12 interchange and other roadways where
cancer faks Lo residents and school children ane sig nificant.

Seoomd, the analyses supporting the HEA's conclusions are opague. The only support for
the significant operational cancer impact s 15 pages of AERMOD output™® and 5,137 pages
HAREF output™ It is standard practice in risk assessment to sumnarize the inputs and outputs
and the resulting risks by pollutant ot sensitive receptors im tobles and 1sopleth fgures, Such
surmnaries make the results of the risk calculations accessible o members of the public and
facilitate review by subject matter experts.

There are no summaries in this DETR, The main text of the DEIR does not cite to apecific
pages in the many thousands of pages in the supporting appendices, forcing the reviewer to dig
through thowsands of pages of dense pdf computer output, a futile tesk beyond the capability
mast members of the reviewing public. The 21,826 page DEIR doea nat include a single figue
that summurrizes the health risks W sensitive off-site or onesite receptors. [Uis common practices 0-1.4-113
te summarize complex health dsk analyses on figures that lda-l.tlfy sensitive receplons
juxtaposed with isopleths showing the rsgnitude and locstion of Asks. This presentation,
called isopleth figures, makes the results of a health risk assessment accessible to the general
public, who can then locate their residence or business and determine their specific risk.

Father, here the results of the various risk calculations are deeply buried in DEIR
Appendix G (Air Quality), Parls 1 and 2. These files are indecipherable o anyone bul a subject
matter expert modeler, who would need the underdying electronic files to effectively evaluate
the analyses within the very short allotted review tine, | requested slectronic copies of the
supporting AEEMOD and HARP input and outpat files to evaluate the HEA analyses, o routine
matter in simtdlar cases, but the County dented my request. Thus, the DEIE contains inadequate
support for its aperational HEA analysis,

4.1.2, The DER [¥d Nol Evaluate Health Impacts to On-Site Workers

The Progeet will include a town center occupied by local businesses and their custormers.
The Town Center is close to [-13, where maednum exposures ocour. [t is standard practice in
health risk msessment o evaluate the concer and non-cancer health risks o both the Moaximum
Exposed Individual Worker (MEIVY) as well as the MEIE. The DEIR failed to evaluate health
rizks o Lhe MEIE.

0-1.4-114

O OEIR, Apps, G, Part 1. Appendix B, pedé 547601,
W OEIR, Apps, G, Past 1, Appendix ©, HARP Output Files, pdi 602- 1047 and Appe, G, Part 2, pdf 1-9691.
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Comment Letter

Landscape Connectivity lisue Review
Mew land Slerra June 2007 DETR
Frepared by: Megan K. Jennings, Fh.D.
Augud 1, 2007

SUMMARY.

=  The Memum Moanimns and Newlod Srerma project wrea 15 umperiant For bedh local and
regional landscape connectivity, providing for wildlife movement and supponting
ecosyatem functioning

*  The proposed Newland Sicma projedt will sigmficantly affect lagh quality con habatat
and waldlife movement for both maore conuman and sensitive and prodected species 10 a
degree that is noi mitigated by the project design

*  The proposcd open space desagn for the proyest 13 incoimistent with e consectivily goals
of the North County MECP end precludes resilient reserve design in the wesiem portion
of the plan arca

*  The proposed open space design does oot take best avalalde scenos and conservation 0-1.51
desagn prisctices into acoount and o such, does not provede for faschional comsectivity for
waldlafe

®  There is insdequale assessment aml mitigation of long-term direct impacts on wildlife
Trom roadways asd inereaed human activity from the progosed progect

= There is inadequate assessment and mitigation of long-term indirect impacts of edge
eilects. human activity, and increasing fire lrequensy on wildlile movement

®  The Mewland Swerra DEIR exchides the Ban Marcos Highlands proged, & nesonabily
foresoeable future project, from cunndative cifiocts amlyms

*  The determination that e effects of project to wildlife nsovenment will be mitigated
brelow o bevel of srgnafvcamnce are wsupported given the iadequate analyses Listed alove

Tmapas tanee of w idlile conneebvily in the Serciam Moualain

The Mermimn Mountains So Maroos Mountans area is only one of three large habita Wocks
that remain west of 1-15 i al of 3an Dvege County. Twe of Ueese (hree buge labital blocks,
airchisduing Mermiamn Mowmtaiins, ae dosslied o Pre-Approved Mitigation Area (PAMA) vath o
goal of 75% conservation under the Draft Morth Cowty Multiple Speaes Conservation Pla (NC
MSCPL Given the remaining open spaces and known critical movement arcas nearby (Le., the 0-1.5-2
San Le Rey River 1o the north), the Merriam hountains area serves as a eriieal area for
wildlife movement and conpectivity at a local scale. The area offers drainages and ridgel ines, the
proamsary Fesatures knewn to suppost wililife moverment, nmning in both et -west and north-south
durections, Based on my research on comvechivily in San Dhego Countly (Jenuungs and Lewison
2003, Jemmings and Zeller 2017) and what prier research efforis have learmed sbowt wildlife
movement and eommectivity in the region (Crooks 2002, Lyren er ol 2006, 2008, 2006, the
Memam Mouniaine sppear to be situated im a enitical location that cusrenily allows it to sarve = Y
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an essential wildlife linkage connecting habital patches north of Escondido, San Marces, and
Vista to the Memiam and San Marcos Mountains, Moosa Canyon, and the San Luis Rey River.

Although east-west movement is undoubdedly challenged by Interstate 15 (1-15) fo the east of the
Mlemiam Mountains, some spacies may be able to cross (a) through the concrete box aalvert
located under 1-15 (Figares 1 and 2, a fesible crossing stroctare for many species that was not
documented or evaluated in the Mewland Siera DEIR; (b) through the [-13 calvents noted in the
DEIR (Table 2.4-12, p. 2.4-160), or {c) may attempt at-grade crossings of the freeway. There are
allso locations to the north and scuth of the Memam Mountains that allow for cast-west
movement past the freeway (eg. . Moosa Canyon). North-south connectivity is likely more
important for wildlife movement in the area. The quality of undeveloped lands in the area is
high: sgnoultura achvities and exasting sparse devel oprment intensity are nod likely 1o be acting
i o impediment o wildlife movement. i a recent update to the connectivaty section of the
Manigement Strategic Plan for Conserved Lands in Western Sam Diego County,” the San Diego
Management and Monstoning Progrm sdentified the Memam Mountmns os o key aren
connecting core linkages 1o the north, south, east, and west {Figure 3). Additionally, the
proposed designation of wrea to the nonh o PAMA ander the NC M3CP would fusther enhamce
the mmportancs of the open space i the Mermam Mountns wd comechvily 1o and from ths
area that will serve a3 a stepping stone, provide source popualations of many speciea, and suppon
eeplogical resilience in this pant of San Diego County.

If the Mermaim Mowitans are developed sceonding to the proposed Newland Sierra project, the
effective distance’ among preserved lands in thes part of San Disgo County would more than
double, 2 negotiating addstional roads and development would reduce landscape permeability
fior wildlife and limit the species that could successfully traverse the distance. By fragmenting
this amea, it may no longer serve as suitable habatat for viable populations of sowthern mule deer,
key prodators s as bobeals of covotes (Crooks 2002), of i a ertical linkage for dispersang
msoaintain lrons searching for larger blocks of sustable habitat,

Furthermeore, the type of stepping-stone connectivity that this area provides is entical for the
mxovement of avifiun with himited dispersal abnliies, such is the federally thretened Cahfomia
gratcatcher (Polioptila californica californica). Connectivity between suntable patches. of coastal
sige scrub habitat 15 necessary il the gnatcatcher is to nof only persist, but recover in coastal
southemn California, partzculardy in San Thego County whene coastal sage scrub habitals continoe
to be constraned at o rapad rate, The proposed development may result in the physacal amnd
genetic isolanon of populations of mule deer, bobeat, coyote, and other species on ather side of
Dheer Springs Road and west of 1-15, a phenomenon that has been demonstrated in other areas of
southem Califomia where roads and development have fragmeented habitats for these species ina
similar fashion (Riley er ol 2006, Delavey er ol 2000, Lew or of. 2012). These effects would
resuilt in cumulative impacts to connectivity and wildlife commidors in the anea, and requane that
existing lands providing connectivity be considered more carefully in broader subregional and
temporal conbexis.

! bitps portal sdmeng oo vicw_Shread by hreaticl=TI 201605041454 {1t accessed Age. 17, 3017},
’:E':H'ndnrdln:m[wbdllh:;h}mld:m-ﬂhw-dmﬂmwme
landscape.
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TImpartance of connectivity for wildlife

Current Land management plans througheut the U5, and Europe are designed to protect
biodiversiny by establiching a network: of core habitar areas that are connected via linkages. The
central prine ple of this lwge-acale conservation planning is that viable populations and natwnal
oommunities can be supported by 0 connecded Inndscape network (Baer of af 2006, Crooks and
Samayan 2006, Boitam o af 2007, Barrows ev al 201 1) particularly as the landscape becomes:
altered by anthropogenic features like roads and housing dev dopments. Landscape connectivity
allows for movement among patches of suitable habatat, reduces the chance of extinction and
effects of demographic stochasticity on small populati ons {Brown and Kodrie-Brown 1977), and
maimtains gene flow between populations in patchy lindscapes (Moas 198 7) allowing more rapid
recovery after events such as fire and dasease outbreaks. Cheer longer fime scales, and in the faoe
of cluumgang abiotic condiions, conmeciviiy oy wlso prove auioal for nmge shails in response
fo landscape changes cned by changing, chimate and altered dasturbance regumes (Hanmah ef of.
2002, Heller and Zavaleta 2009). In soullern Califomia, this landscape-scale network approach
Tt b adopted i respores 1o the widespread habatal comveraon and fraygmentation that has
resilted from development in the region (Riverside County 2003, County of San Disgo 1998}

Although only 8 handful of species were decumented on site and can be found in species
occumence databases such & SanBIOS (County of San Diego 2016, this site is undoabbedly
important for a wid range of spacies given the comploxity of terrain and vegotation and the size
anel placerment of The open space. Speaes detections dusing project surveys conducted in 2003
aned 2013 were likely affected by the faot that botl vears wene dunng extended droughis,
reduang the hkdihood of delection of the full rnge of speaes that may ocour on sibe or utilize
the arca ns movement comdors. Furthermore, the same topogrephy and vegetation cover that
cons utule habatat for a range of spectes also make 11 daflecull 10 fully survey all arcas of the ate.
Finally, prics dats oo the site may be limitad by thie Gt that the Land T baen privately hald and
generally nol acoessibde for surveys or opponunmstic olservations. Despite a pavaty of
anformation abont speces oocumrenees on e progeet sibe, hobote sutmtelity modeling his e
conducled thal suggesd that all or portions of the mrea are adequalely suinble (moderte io igh
suilabalaty ) bo support movernent for a sutle of speces including. bolbszal (Lymr rufus), puana
(P coneolor), mube deer (Cdocoilvus hentionus), Wientit (Chastaea fascianr), Califomia
moitse {Paronnrous califrmicur), big-cared woodral (Neotoma macrotis, lennings and Zeller
200 7 as well as westem wlipial Cispidosoefis tgris), westem toad (laagres bareas), and
granste spany bzaed (Seelrpores orcuit, Franklin ed ol 20089)

ISSUEL

Lack of conskiency with Drafl North Couniy Muoliiple Species Conservation Flan (NC
MO

[retermimations boved an Diraft Plan wot appraved by COFER ar USFIFS

The findings of consistency with MNC MSCF ane based on a proposad hardline of the

hevedopment el was put ante the plan by the County al fve develogrens equest but st yeb been
reviewed by waldlife agencies or been available for public comment. Hardline projects are ancas
where development impaot areas and the preserved open space areas hivve boen predetermined
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ane] hawedlined for the purposes of o conservation plan. Hardline projects ane included and
amalyaed in Halatal Conservaiion Flans approved pursumi o 16 L3O, section 153%a)2KA)
) Maturad Compmnity s Comservition Plamuamg At (Califormn Fish uned Gune Coile section
2800 ¢t 2oq, ) plans such as the NC MSCT, These plans must recave concumends from the U5
Fish and Wildlife Service (LISFWS) and the California Depaniment of Fish and Wildlife
(CDRPW) prior 1o implementation. In e ame of the NG MSCP, the plan must also be approved
Iy the County Board of Supervisors. At the time of the release of the Newland Siama DEIR, the
N MESCP had recenved wather the requred concumence from ihe wildlife agencies o e
approval of the Board of Supervisors. The determmsati on to place thas arca into ardlie i o
direct condlict with the management goals of the NC MSCP and 13 based on an madequate
macaament of connectiviny and is in direst confliet with Wildlife Corridor Conservation Goal and
Actiona (p. 5-83) stated in the Draft NC MSCP dated May 2017 (and sce balow)

Conneathvity devign of project inconvistent with NC MECP Corrtdor Conservafion ¢foal and
Actions

The proposed desgn of open space “Blocks™ md “Comdors™ i3 noll consistent with the dmit
guideling for conmectivity planmng and mmplementation in the NC MECP. The Comdor
Conservation Goal and Actions (p. 5-83) state that:

Largt contigionus blecks of habitat ane prefemad

Btepping stones are not a goal, rather & memamum

Cormidens should have edge buffering

Diesagny shawlal conspder factors that imgsset waldlife passge ke homsan
developments, edge ellecls, reads and doveway, reduced structarl and
compositional diversity of vegetation, agricultural caltivation, free romming pets,
lighting, and noise

*  Whenever possille, include deliberate redundancies linking cores in mere ilsan
ong wiry 10 cslablish and'or rilan lunctiona connecivaty

Diespiie these gandelines, the proposed design sepamles the secomd largest bock of open space
renmsmmng in e Dvafl KO M3CP Plan ares m three separate ocks. The three separate Wocks
arc 70,2, 153.9, and 185 nores and are desenbed as “micreonnected™ (DEIR, p. 2.4-1% All arc
considered “mediam” in siie according to the Drafl NC MSCF (pp, 4=4 10 4=57, mnd two ine on
the small end of medium. These three Mocks are ceparated from each other by large sectiong of
the development, roads, or paasage through namow pinch podnts that constrain wildlife
movement, The design creates steppng stones that are separated aml conlined by the propossd
devedopment features and the “comidors™ are not bufYered from these effects. Furthermone, the
most hkely movement pathways m the proposed plan arca wall be pormanently aliered by
development.

ISSUE 2
Inadéquate apen space design to allow Tor functional connectivity for wildlife

Conmectivity 13 oflen comsudered from bwo difTerent perspectives, physical mnd functional
connectivity. Plpyical conmeatdvity indicabes whether there 15 struciure connectng two palches
of habital, whereas fiectiomal comnectivily accounts for how wildlife respond 10 that structure as
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wedl s bewmiers o movensent for the species of concern { Tavior et af 1993, Tischendort and
Falng 3%, 200001 The deshinction between physacal conmecivaly and functional conmectiviiy
wn fragaented lasdsoapes 13 ontread when implenrentong conservistion ad matigation mesares o
prevent imeversible habite Fragmentation. There are a vancty of faciors that can affect this
response, including but not limdted 10, life history traots of the affected species, habitat
configuration, degres of habitat fragmemtation, and e of fragmenting features (2 g | roads,
houses ). Furthemmone, this response will of (Ter among, species with some demonmstrating a greater
sensilivily to these Gctors e olhers. The Newland Sierva DEIR takes physical comvectivity
it agoouns 10 some degree but largely ignores functional connectivily.

Canfipuration

In the description of Habitar Connectiviry and Wildlife Commidors (DEIR, Sectien 2.4.10) in the
Biclogical Resources section of the Mewland Sisrra DEIR the propesed “open space design”™ for
the project is described as three lage blocks of habitat comprising a total of 1,208 acres
connected by imtemal cormidors {DEIR, p. 24-31) Following this desoription, specific lengths
amnil wadihs are given for each of the internal “hlocks of open space”™, to Jush Ty tha they meet
munimum widih geals for comdors (DEIR, pp. 2.4-75 - 2.4-T6), recharactenang the blocks ms
linkages. The “comidors” connecting the “blocks of open space™ are not disclosed in the
document despite an assurance that they meet “minimum guidelines™ (DEIR, p. 1.4-T6)L
Furthermana, in the DETR, the hasiz of the detenminati on that the on-site open space wall allow
wildlife 0o mowve “amnpeded ™ are hased on owdated guidedines from the M3CP Couny of San
Duego Subarea Plamn (Cowdty of San Chege 1997 ) that ane mol. comsistent with best avinkable
scaence. Mather the bulk acreage provaded s “open spece™ nor the exact measurements of the
“pomidors™ are components of presarve desgn that wre conmdered cntical bo ensure an area
provides fancuonal connectivity for wildlife { Beser and Lo 1992 Instead, the Tunction of the
landscape, aften dictated by ite compoartion and configirstion, are parmmaunt for waldlife
connectivity. In the Loss of Comectivity section (Volume 2B, Section £40) of the Managemen
wned Momtonng Stoategae Plan for Conserves) Lonads in Western Sam Diego County (SD3MMP and
THC 2017}, whach inchedes the proposed NC MECEP aren, “Core Habital Aress™ wre defined us
“ar comtigwous area of relatively brtect notoral vegetative cover drat is 1,230 pcres by size and
Wil [irtle on Ro permanent iierrial fragimestation from fuman development”, Alihough the
propoaad open space design for the Mewland Sierra project approaches that 1otal acreage goal, it
does net meet e standard for contigueus intect laldtal withowt permanent intemial
fragmentation, The Memam Mountian area s curvently comsiderad a functiomng core habitat
e but te proposed proyect would degrade and (ragment tee balutat to o degree that would
reducs 1t Nmctonng s 8 core sea, reducing permreability For wildlife and creating penmanent
basriers to waldlife movemnent, The Mewland Sierra DEIR, did not analyze the impacts of
fragmentation that would be caused by the development and associated comulative effects.

The weight of saenblic evidence suggests that elfective mnd fancional comdors are conlineous
(., mt bisected by roads or eiher anthropogenic fesiures; Bemmvett or ol 1994, Forman 1963,
Tilman of af. 1997, Brooker of of. 2001, wide endugh to provide adequane habitat not affectsd by
adge effects (Hilty o ol 20040, of high or higher quality than larger core habitat patches (Tilman
at al. 19T, sl dondmsted by native vegetation (Benmen 1991). The proposed open space
elesiogm for B Mewland Srerra project nores the best avalable science, maomeang the amount
of edge in sl alatot blocks sepoated by romds, howsig, oned Mwel musugenment zomses Gt wall
bocome dominated by nenenative vegetation.
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Artificial wildlife corridors

In the DEIR, a determination iz made that the impacts to movement of wildlife a3 a result of
arificial comidors would be less than tignificant {DETR, p. 2.4-78). It is ressoned that the
chesignated biological open space and comidors wiere designed 1o foll ow natum] ndgelines and
lnndsoape patterns that would fcalitate waldlife movement mnd that the developed lmdsoopes
would foellow natural comours of the landscape. However, large segments of the proposed
development are sited along major canyens and nidgelines. These features are known 1o be
important movement cormidon for spedies like pumas (Dickson of ol 2005, Beier 1995, Zaller of
al 20073 s welll aa bobeats (Jennings and Lewison 2013) and many other species. Specifically,
the Valley, Mean, and Termces neighborhoods as well as the Town Center portion of the
development exfher directly ooy ikely wildlafe movement paliways or block wmampeded
puessigre Hwroegh cuyvons et save i wildlife movemend patlwans, Limitogg wildlife movensnt
o the unnatural movement “comidors™ propesed im the opan space demgn will have a sigrficant
mnd penmanent impact on wildlife movement and landscape conmectivity that 15 not
ackavaledged, vis not propeily assssed, aid 1 fol mitjpaed

Elge gffecis

The proposed design does not mindmize edge effects from the developmem, but rther
exacerisaes them through the estabdishment of the twe small Wodks of “open space™ proposed
{Blocks 2 ol 3) et are survounding by houses, nsected by nosds willont eomaderstion for
walsdhife underpasses and wildhife-velacle collisions wd are mof contiguous with sjacmi open
apace. As such, this desgn should et be considered compliant with Best available sdanee, the
conpectivity goals of the Draft NC MSCP, nor adequate to mitigste the stated impacts 1o
sensitive wildlife, cone aress, and wildlife movemens. An analysis of 24 snilies describing edge
affects determinad that negative edge effects are biol ogically significant at distances ap to 300
meters (=1 000 feet) in terrestnal sysbems (Environsvental Law lostibule 2003 ), meanig e
preposed onesile cormidors in the open space design rangang from 200 1o 800 foed, arc all likey to
experience the impacts of edge effects at a level of baological significance. Speafically, the
likely edge effecs for the proposed project include negative effecs of iraifie, human sctivity,
lighting, noise, domestic pets, and toxicants.

In the DEIR, the two smaller habatat blocks (Block 2 and Block 3)an the proposed project are
inchueded in a desen plson of the proposcd open space desagn s “large, interconnectod open space
blocks within the project™ (DEIR, p. 2.4=1). The size of the proposed open spaces under the
proposad devel opment plan are compared to that of other preserved lands in the vianity of the
progect aren { DEIR, Table 2.4-24, p, 2.4-162) to ol lustrate that the two sanaller habatat blocks
(Block 2 und Block 3)in the proposed project wre of adequate si2e md suppon o reserve design
consiatent with e Dvafl MO MBCP, However, whiat this in fsct deinomstrates i et i progect
wotild take the second largest block of habitst remaining west of 1-13 i the NC MSCP Flan anea
and fragment it resulting in three smaller “medinm™ blocks, m defined by the Deaft NC MSCP
(g d=d bo 4-3), two of which are on the small end of madiun. This is directly in conflict with
the stated conectivily wid comservation planning geaks of e NC MECP. In addstion, the fawed
logae yustifyg the open space design that would fragment thas large hatatat block ignores G
Tt thaat e comld garasbion e locatvon of Uese blocks i pust as unportal o e size (o
supporting wildlife movement. Reducing the overall stz of the habitat patch in this anea wall
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sigmi ficamil y impact walclh fe hatntsl and movement and cannot be adequately rmib gated by an
open space deaign that introduces moene fnagmesiation ol exposure (o adge eflects.

Carridor redicndancy

The DEIRs connectivaty snalyas omuts considaabon of redundancy ©f comdors, & conocpl that
i fundamental 1o landscape connectivity planning and functionality (Hilty ef o, 2006,
Redundancy is imporant for species sich as puma, which could be significantly impacted by the
proposed project. From a broades regional perspective on connectivity, the connections avialalde
for walillife 1o move theough the Memimn Moantain aren are cruceal for maintening consechivity
for the Samta Ana Mountans by provided altemative pathways for wildlife moving to the east or
wast gt the 113, The St AveePalomir linkage i a waldlife cormidor that s boon
highlighted in numerus connectivity studies to date (e g, South Cosst Wildlands 2008, Spencer
et al. 20000, however, this linkage remains unreali sed due the difficul ty in getting animal s across
tha 1-13 1o the neath in Temecdla. Currently, one of the fiew areas with adequate habitar qualiny
and continuity to support wildlife movement is in the vicinty of the Memam Mountains. This is
an especially important dane for motmtain bions, which have sxpenenced 4 decling in gendsc
diversity and Ted to inbresding and concerns abour long term persistence of the apex predator in
the Santn Ana Mountans (Emest ¢f af. 2014), 05 well o5 additional offects to the San Dicgo
populabon of mountmn lons. Alihough the area nesr Ranbow, CA_ just south of Temecula, CA
is thought to be the ideal 1-15 cossing lecation For pumas, there has been o successful 1-15
crozsing by a puma (M-36) ar Moosa Canyon (Vickers eral 2013, just nonh of the project arca.
Theere iz suitable habita for the speces from Valley Ceanter into the San Marees Mountains,
which would allow access to the San Luis Rey River, and imporant wildlife comidor io and from
Bofarie Corps Farve Comp Penclleton, which beads into the Santa Ana Mountsns, Fusthermione
there have been pumas detected (o e southwest (San Diego Tracking Team 2008], the east
{County of San Drego 20161 and north (Vickers o af 2015) of the project arca, as well as puma
mortality documented along SK-7% in Vista (Vickers of ol 20151 These locations and the
maowement abality of pumas indicate they wilize, even if sporadically, the surrounding arcas,
suggesting they may be likely to occur on the project site during moevement/dispersal activities.

ISSUES
Inadequate assessment and midsatkon of direct effects on conmectiviny
Roads

Romclwnys 1n parscular pose a sigmificant olallenge to lsdscape fonchiom ng § Laurence and
Balmford 2013} Though roads can have many negative indirect effects on wildlife, two
encelsanisnis direetly inpact hitatal sintability wnd contuaty (Fabog and Bytwanska 20000 the
baerier affect whereby the road blocks species” movement across the landscape, and direcr
miorraline threugh wildlife-vehicle collisions (Rissoneme 2002). The degree of impact of & read
may depend on several factors such as the location of the road relative 1o open space and
protected habatats, traffic volume and traffic speed (Fahnig of of. 1995), and the sensitivity of
apaciea affectad by the mad
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The DEIR includes only mindemal and isoficient discussion of the mortality o tee barrier
elliecis of mads on sensitive wildiile, core aress, and most importanily, waldhle movensent i ihe
Bivlogoml Resources Report or the DETR, The rouds wnd tfTie within the development me
menboned, but waldhle=vehacle collisions are dusmissed as unlikey based on an assusmpdion that
wildlife will move s night when vehicle traffic is low and speeds will be relatively slow. 3o
mmitigation to allow wildlife to safely cross under these roads is proposed in the design of the
profect despite the fact that road constmsction, grading, and widening ae all atfver immediatie
components of e propesed progect or reasonably foresesable future acbons msoaated wath the
progect, This s an importa ommssion (o both the mscasment of project impacts o well a
mtigation planmng gven the many locations where wildlife movement are lkely to be affected
T roadways in and aroand the proposed project amea (Figure 4). These loeations for potential
wildlifie croasings (Figure 4) ane sites where natural features that funnel wil dlife moverment
ntersect with readways and are likely 1o pesull in divect and indivect effects 1o wildlife
movernent that alioald be matigatad, The anal veis of the smgacts of the proposel Newlad Sierva
progect must not only evaluate U olfects of Uwese roadwarys on wildbife nvvement m geeral,
bt specifically for these locations where impacts ae most likely.

Furthesmore, theve s i dscussaon wihilsoever is b the impacts of the lege imenesse m i
mates on it ple fomds simmoanding the propect (e, Deer Springs Rosd, Toan Oaks Vall ey
Boad, Mesa Rook Road, and Sarver Lane) or the effects of e widening of Deer Spaings Road.
Dispite the fact that the final planming for the road projects will meed to undergo addit onal
esardination and review with the Caunty of San [iega, it iz a rensanably foresceable assasiated
action that should be evaluated and mitigated in this analysis. The increased traffic rates and
widemng of Deer Springs Rowd in pasticular ane hkely 1o not only increse te mostakity effect of
that road on wildhfe populations, bl nay also resull m o barmer effect, making that moad
ampenetralde lo some spocies and cutling off populations W e porth and south of e road.
Thisse effiects are likey to impaa not only large species, m stuted in the Biologicnl Resources
section of the DEIR, but many small spacies s well that are more likely to suffer bamier effects
impeding movemsent (Delaney er al 2010, Brehme ar el 2013) as well a2 mortality effects for
thi apecies that do afempt to eross wider and more haavily trafficked roads. Mitigation messsuns
showdd incorporale appropnately sibed, sired, and designed waldlife crossing structures as well a
associated fmeang to reduce the significant bamer and mortality effects of roadways on and ofT
the progect site. The permeable fencing proposed under the MNewland Sierra Project’s Open Space
Fencing and Signage Flan (DEIR, pp. 2.4-118 = 2 4-119) wall allow species (o enter roadways
amnd will not funnel movement lo appropriate existing croasings. There are no detmls provided in
the fencing plan detailing the spad Acations of the open space walls.

Impact of braffic rates

Cme of the key chirnctenatics that determine whether a road hos mortality or barner effects 15
tralfic velume, which is thought to have more of o stpraficant anpact on wildlife mevement than
road width or placement (JTaeger or ol 20050 Wammow, noral, two-lene highways with low tmific
volummes can have barmer effects on many emall epecies, pamiculary small manunals in the
region, and can result in mortality of less sensitive spacies like the western fence lizrd
{Soalaporus oooidentalis, Brebune ef al 201%). In prior conmeativity snalies in the region, ligh
rates of wilidhle-velacde collimoms have been defected o marmow secondary roads with lagh
traffie volumes {Femmngs and Lewason 2013, Jemungs wxl Lewison 201 5) Lurger roads with
maltiple lames and hagh tmaffic vohiomes have boon assoqated with barmer ¢ffects that can be
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detectad through a loss of gene flow (Delaney af ol 2010}, suggesting populafions of even
commen and relafively molale species hike wrenbil, westem fence iz, sule-blotched bzard
{ Ut stavesburiona), und western skink (Fleziiodor skiliontams ) expenemos sigo ot biologiool
effects firom heavily trnveled noads sumalar 10 the size and traffic volumes that will oocur on and
off the project site. A Heerature review by Chamry and Jones {2008 reveals that iraffic velumes
on the order of 40006000 Annual Average Daily Traffic (AADT) have substantial effeas for
many species and may act as a near complete barmer o others. Voluimes between 6,000 aml
15,000 AADT may act as a nealy complete bamer of result in nugor habatal ovoidance, and
volumves imexoess of 15,000 AADT appear to result i asajor habatat avodance for naest spoacs
without appropriate movement comdors o wildiife crossing structures 10 allow for sale crossing.
The current impacts of the roads in the projeet area that would affect wildlife movement
eormidors, particularly those listed above, should be ssessed, an attempt should be made to
quantify the likely impact of iveremsed raffic rates uwnder sach of e pansponation designs in de
DEIR, winl mifrgation measimes shoald be propesed that amemee the impacts of romds oi
wildhife. b some cases, paticalady with Deer Sprngs Rosl, it s possible that even with

tate wildlife-focused mitigation measures, the degree of impact canned be mitigated
bedow alevel of sipnificance. A thorough, quentitative, site-apealic evaloation of changes in
traffic rates, pattema, and movement of wildlifie iz required to make that detenminstion, but was
net incduded in the MNewland Siema REIR.

Wildlife responses 1o rouds

In recent]y conpleted resesrcly, we have sdentfied the distimoe af whoch envirmomnental vimabiles
such s roads affect a suwie of wildlife species in San Diego County { Jermangs and Zeller 2017}
Beoause different spocics have different movenvent capabnlibes and senmitivities fo landscape
Teatwres, particularly anthropogenic features, they respond — etther posttively in the case of
faatres like canyons and nipanian habitat, ¢ negativaly s aith reads and urbanization — 1
these landscape features at different spatial scales. Recently, multi-scale models have been
show o outperfonn single senbe models for spectes-holatat relationslaps (loboson e ol 2004,
Whealley mnd Johmson 2008, McelGanga of aof 2016). Therefors, we msessed emaronmental
vamallies across a range of seales for cach speaes by testing svales based on previous knowledge
of the species habitat use or estimated dispersal diztanoes. The best performing distances in sur
miodeling can be considered w the effeat distance of roads for these species. Our analyses
sugges! small species such as Califermia mouse, big-eared weodra, and wrentin respond o
pramsary roads al scales between 0 o 360 meters (295-1, 1580 feet) but lager species hke mulbe
deer and bobat show negatuve associations: al distances. 1,000 1,400 meters (3,280-1,T25 feet)
Troan flve rossd when consudenng overall hubitai swialality, These distanoes vary shighily when
exmmimng movermen belaaor only of evaluabing the genctic distance of sampled individuals,
bat generally the trend for these larger speocies is avoidance of roadways and effect distances.
ranging from 300 10 3, 816 metars (1,640 to 12,530 foet; the lafter for puma response 1o noads.
dunig movement behavion). These type of quant Lalive metne Lo assess e impacts of the
roadways un the project anea ehould be mapped and evaluated in Ue assessoment of project
airpricts 0o waldlile habotat and movenent, Thas type of analysas woild seveal tht ol e gt
distamces found for the species we modeled acroes San Diego County (Tennings and Zeller
2017), the smaller habitat blocks proposad for the project anea, a8 well as the propoased interior
coridors would not be effective or functional for these and many other speces.

Dieer Springs Road
Page 9 of 25

RTC-409

0-1.5-18
Cont.

0-1.519

Newland Sierra Final EIR



Comment Letters

June 2018

Now land Skerra DEIR Connectivity Review Auguct 2017

Curmently, Deer Springs Road is mone likely aoting as a source of mortality for the najoring of
species raiber il a basner. The wadih of the rosd, alffae amounts and patierns are such il
some speaes ikely moke suceessful erossings over the roml, petreularly o mght when rdlic
volumes on the road are extremely low. Addstonally, some speces ane likely 1o be sucoesaiul
croasing under the road usng the culverts identified in Table 2412 (DEIR, p. 2.4-160). The
propoasd project and eventual full build-our of the read will increass the width of the rowd from
oo Lases o sax and resudt inoa 29 10 55% increase in trafTic volume (caladated frem volume
estunades in e Traffhe lnpac Analyas [DEIR, Appendix B]) from the proposed project e well
a the eventual cummulative offocts of other projects in the arca, With this werease an trafTac
viorlume and road width, the road will most likely become a barmier (0 most individuals of most
speciea (Charry and Jones 2009, Delaney ér al. 2010, Brehmee eral. 20013) In addition 1o increase
traffic volumes, the change in traffic patem is alao lildy to affect wildlifie with increased trps
throughout the day catler than nsajosity of activily cocuring dunng peak hours, as is e curent
aonidh tec o Deer Springs Roml This woil d vesialt o o darest, Lo -termm efTect that cm oaly be
sutrgated with appropnatey designed wildhife crossurg stroctuses and feocang (Clevenger and
Huijser 2011, Hubjser er al 2016, Rytwinski er al 2006}, There will also be a permanent indinect
impast of a readwary of this gize and traffic volume reaul ing in aveidanee by many spacies.

Altheiagh the halatat o e souhern gortion of Deer Spangs Romd (south of e Saver Lawe
utersotion) s more marganal than that sdjacent bo the astern sagment, it may still support cast-
wiest wildh fe movement through the arca. The increase in tradlic volume on this pomson of Deer
Springs Raad will likely result in barnier and martality effects that cannot be effeetvely
mitigated with the three existing drainage culverts along this segment of road. They are all
relatively small, islequatel y placed increasing the kelilood of at-grade crossings by wildlife,
hove nasases with sediment and evosion, and do not lave aaldlife fencang to supgort e e
Although the presere and type of Fencing along brdges and culverts are decamented in U
DEIR (Table 2.4-11, p. 2.4-139) the information about the fencing slong Deer Springs Road is
limited to the information in Figure 2 4-8 (DEIR, p. 2.4-213), which is incomprehensible given
tha scale amd amount of infermatien overladd onto the map. Mo additional details are provided on
fencing type, haight, or placement ane provided. The improvement of this segment of Dieer
Spnngs Koad should also ioosporate wildlife crossangs and fencaing to mitigate e effects of the
roadd wadening el increased traflic volunes on waldlife movement.

lmprovements to the §-1 5/ Theer Springs. Foad interclenge proposed in the DEIR may also impasi
wildh fe crossiges, including acoess o msarby culverts. Becase the desagn md footpant of the
wterchunge unprovements ae nol mcleded i the DEIE, Guese mpacts casumsd e evalusated.
Additional information s needed to determine ihe impads from proposed intercluange
improvements and my potential miti gabon measures that could be included.

Aesa Rock Road

As the pimary acoess road info the community, Meaa Rock Road is expected 1o expenience a
A incier a0 trallie voluime (DEIR, Appendis B} The extemion of thes rosdway aid the
maociated traffic volunes expected in this arca will likely result in both barrier and monality
effects for both small and large speces. Furthermore, this read will impact the quality and
Tunctionalily of proposed “Halelal Blogk I7 and resine secess md moveanent between “Hulabal
Block 37 and Blocks | and 2. The construction and improvement of Mesa Rock Road should
incorporate wildlife crossings and appropriate wildlife fencing (ve., bevond the assthetic fencing
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propeasd in the project design] 1o mitigane te effects of tse romld widening and inerensed raffie
vorlumes on waldinfe movenen

Sarver Lawe

At present, Sarver Lane sees very low traffic volumes, estimated at a muedmum of 300 average
daily traffic (ADT, STC Traffic, Inc. 2017). This read nans adjacent t0 a drainage that is likely an
important norh-south movement comidor for wildlife. The upgrade of the northem segment of
this rovd indo B project anes, messlbing i oa 1 160% increase i trallic volsme (DEIR, Appesdi
K and 3TC Traffic, Ine. 2017), will result in sigmificant, long-term, direct and inditect impacts to
wildlife movement, The nothemn segment of Sarver Lane (where the road currently transitions 1o
Giet Road)ie cammently compacted dint substrate and likely acte a8 & wildlife movement cormidor.
The nomthern segment of Sarver Lane will be paved s part of the Frojecs, and the southem
prortion will b widened 1o thoee lanes. Although wildlife could move in the drainsge adjacent to
the road 1o the west, the edge effects of the road will affect functionality of this movement
oorridor, As on socess poant o the development, the incrense in traffio volume and size of the
rosd 13 hikely i resull in hoth barmer and mortality elfects o o mrge of speaes

Twin Chiks Varlley Moad

Howth of the intersaction with Deer Springs Road, Twin Oals Valley Road is xpectad ta 306 4
14% increase in traffic volume (DEIR, Appendix R). The nonhemn segment bisects the landscape
linkigge between Mermiam Moumtan and the San Marcos Mountains yel there is no proposed
waldh fe undercrossing meluded in e project desagn to mifgate roadway impects B spacies
vy teeugh tus inportant linkage, Currenily, there s o dranage qulvert, approxamaicly 24
inches in size, 32t back from the road. In the losation mest likely to suppon channel wildlife
mevement between the two areas (Figure 4). There is an addstional likely creasing location 1o the
narth of this site thar should also incorporate a wildlife crossing feanare 10 ruly enhance wilddife
miovement in an attempt b mitigaie roadway imipacts b wildlife movement.

The southénm seanvent of Twin Cuks Villey Road may experitnce a 19-24% increase in traffic
volume (DEIR, Appendix R} Although the suitable habitst for wildlife ocours in smalber and
miore spaced cut patches than in ciher locations that may be affected by raffic increases, there
shoudd be an evalsation of the meed For wildh fe crossimgs on thas section of Twin Caks Valley
Foad, particulady i the vicunty of E La Crenega Bosd where the Twin Oaks Golf Course awl
open space adjacent to the proposed San Marcos Highlands Projedt meet at Twin Cuaks Valley
Road,

Cirrring Miryor

The development of Camino Maryor into an allemative communaty acoess nowte will convert a
commpacted dist substrate road wo a peved resdway thit wall affect waldlife imovenent u o e
that is largely undisturbed end situated in topography that generally funnels wildlife movemen.
The mere existence of this roadway will likely result in some level of use to avodd raffic impacts
in the remaindar of the project area, particulanly for mips sowth on Twin Caka Vall ey Read into
San Marcos. Both the change in landscape character through the grading and parving of Camino
Mayor as well s increased Eraflic wall result an both bamer and mortality eflects for a range of
apecies,
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Hinman activity

In the Mewland Sierra DETR, the evalustion o the impacts of human activily on sensitive species
and core wildlife areas ane mischaracten zed and underestiniated. The DEIR explores shom-temm
indirect effects from eonstrsction-related human activity on site (DEIR, p. 24-64 - 2465, p

2 4-74) but m the long-term, dismisses the smpacts of human achvity, concludang the el asure of
llegal trals and mew tral construction after constrection should lead to o decrease in haman
activity in the open aneas of the projedt area. However, recend research (Larson ar all, [n Revine)
has shown higher rates oF recreation in San Diego County ocour on preserve lands closer to
developments. With =2, 000 units, and =600 resi dents on site, both in neighborhoods and on the
recreati onal trails propossd in the open space desipn, it is highly inbikely the haman activity in
e prropicesed opeen spraces willl be less Ghan iats cument stabe. The dinect effects of human
weirvity isclucle hebatot Loss through credion of wesitlwoneed ls el nempling of hilwi as
well as trampling of idavidualis of small specacs, By excluding a thorough and realistic
wisessment of the impacts of over 6,000 residents on site, the full range of impacts of himan
activity in and aoind the site on wildlife behidor, habita, dnd movemsent ane not exploed and
e snch, ane ot adaquately mitigated

15SVES

Inadequate assessment and mitigation of indirect effects

There are a number of lomg-temm indirect effects asocatad with developnent that are well
Enown and docurmented to affset wildhfe populafion, core ares, md connectivaty. These
mnchude parsstent edge elffects, impracts of Incresed human activity, wd incresing line
frequensy. These effects were not fully evahuated or mitigated in the DEIR discussion of effects
to core wildlife arens, special status species, or wildlifie moversent. Discussion in the DEIR and
of impadis 10 Core Wildhife Areas (specifically Tmpact CWA -1} are missing the long-
ferm indirect effacts of edge effects and human achvitiea on core wildlife aness. The evaluation
of indirect unpacts bo tree-nesting saplors (Impact W-9) should also take into account long-term
andirect effects from development such o noise, cxposure fo toxicants, and effects of increancd
activities of domestic animals and non-native species that could become nest predators. Under
thi assessment of effeas o wildlife movement, Impact WhI{-3 incorporates short- and long-term
indirect impacts of tha project, but does mot fully assesa the impact of adge effecis and roads on
suitalde foraging and neshing halntal for wildlife s pecie ad erefone proposes nol mitigation o
ameliorate those eflects. Furthenmore, by ool considening theae cntical and well-known effects,
e determmunntion 13 weorrectly mide et the sagim Bean? wipsct to movemeant of lisge imarumna s
fromm boss of wildlife cormdors can be reduced o Less than significant with mitigation measures
that do pot adidress these lomg-term indirect and significant impacts. Finally, Impact W= is
based on inndequate analysis and reaches an ermoneous determination that there will be no
gignificant impacts to conmectivity for emall mammals, reptiles, and birda. This conclusion is not
supporied by best available scence. The logic and assumptions mede reganding the lack of
aigmalicant effects from mads and edge eflfects for both small and laige speaes ane lackiing in
evidence and umsupported by best aveilable scence (eg., Sauvejod araf. 1998, Delancy er af
2000, Brehane e afl. 20013). Fusthermore, the listed corridor widths are arbitrery at best (Soulé
sl Galpan 1990, Beier and Loe 1992, Hilty of o, 20000 snd based on cutdated infonmuabion end
the determination that the Nawed open space design would allow for unimpeded wildlife
mevement and use i not supported by any data, sckends, o other relévant information.
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Edge effects

The most ubiquiteus andd persstent iderect effects on senmitrve waldhife habiist, waldhie
movement, md core areas cngunate [rom ihe development iisell. These impacdts would include
{bait ane ot lumated to) avoidancs of roads and developed aneas o varving distances for differcit
species, naks from interactions with domestio animals (e g, mortality and spread of disease),

e st b toxicants from wrbsn o off or e of pesticides, human-walilife conflict, asd spread
of on-nahive species, partculaly om Fire Management Zomes (FLZs)

These adpe affects will be greaest in the small blods of habitit and “eorridors™ that ane
propossd in the open space design for the project. They will affect the quality, availability and
wovessibi ity of twse hubite Wocks for wildh fe of ol types md con crate o lubitt sank or even
an ecologieal trap where species will be drawm indo the srea For the small amount of habytat bat
meriality rales from the edge effects will be hagher in these small paiches.

Hrarvater aotnvaly

The inadequale assessment of the increase in luman activity and ssecated direct impacts also
applies tor the indirect impacts of human activity on waldlife movement. The proposed tral
system throughoud the open space would also contnbute b edge effects, as hunan reerestion in
the Fpomn of dog wallang, lakang, mountan bilang, horseback ndug, and bid watciung all affed
wildlifie activity parterns (George and Crooks 2006, Reed and Merenlender 2008, Reed and
Merenlender 2001 1). Mone of these is amasssod in the revieow of impacta 1o biclogical resources,
rendening the DEIR s analysis and determination inadequate.

Increwming fire frequency

The development density mnd configuration of the propoaed progect make the likelihood of
incressed ignitions mnd incressed five frequeney likey (Syphard e ol 20070 This increass in five
frequency can result in vegetation-type conversion (Keeley er ol 200:3) that may affect wildli fie
habitat quality and availabality as well as movement for some £pecies (Jennings 2003, Jennings
af ol 2016} Thess aress can lack adoqueate cover and food nessiross For some spacies when thay
transition from a shrub-dominated socaystem 10 non-native annnal grasses, which are a flaahy
fised that com Fiarther psereuse (e protsbality of ignations md wildfires. The FMZs thist wall be
implemented for the proposed project ame likely to arh ficially create simlar effects to wild)ife
habital and connechiviiy if they are o be mantancd regulardy,

I55UE S
Exclusion of reasenably foresecable future project from cunmulative ¢ffects analysis

The list of prajects and actions comsiderad for the comulative impacts analysis in the Mewland
Sierra DEIR (Table 1-10, pp. 1-43 - 1.537) omits the San Marcos Highlands devel opment project
in the City of San Marcos that was approved by the San Marcos ity Council in Movember 2016
This cmission is particulaly relevant 10 the evaluation of cumalafive effects 1o wildlife habitat
and movement because the San Marcos Highlands will reduce the cize and connectivity of vet
another patch of habitat west of the 1-15 that likely supports nonh-south movement from the
lnrge habuint paich slong the San Dhegmio River, Lake Hodges, Elfin Forest, and Harmony
Grove. IFboth the San Mereos Highlands and the Newland Sierma projects are constructed, the
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effective distanes separaring e neareat blocks of Cone Hishitar Aseas (o definsd by the
BOMMP Muagenvent Siralegac Plan) would be greatly increased wiih ibe addiizon of
smpenmeulde fotures bo U luslscupe such us houses md ks, Do edditvon, the trullic impucts
Trom the San Marcos Highlands may also contnbute o indreased trafTic volume on Buena Creck
Road, leading to Twin Caks Valley Road. Because this project was cmitted from the curmulative
effects analyeds, theas important impacts were not evaluated or mitigated

LELE e
Unsupported deter mination that effects of project to wildlife movement will e mitgaied
Tselow a bevel of signilicinee

The Bislopoal Resciirces Repornt fof the Newlmd Sierra DEIR states that miligation mesiines
M-BIC-BA through M-BIO-8E would mitigate project impacts on wildlife movement and
corndors {mpocts Wh-3 and WH-4) below o level of sigmuficonce. This defermmmatson is nod
adepuniely supported for several remon:

2}

%)

1

5)

Az described in the discusdon of ISSUES 2 and 3 shove, the full scope of likely direct
inpacts from frgreatatson, edge effeds, homan sctivitios, ofl-ate road improvements,
and trafTic were nod evaluated, and as such, are nol adequalely evalusted or mubgeied.

As deseribed in the diseussion of 1S5UE 4 above, the full scope of likely indirect impacts
from edge effects, haman activity, and increasing fire frequency were not evaluated, and
i such, they are not adequately evalusted or mitigated.

The sasesansent of movement and comdom in the project ares dods not sseount far likely
movement from the east through the large calvert under 1-15 south of Deer Springs Road
ond chacoumnbs movernent aoross other roads.

The statement that the habibat mansgement mnd conservation of open spece wress would
allow for unampeded wildhle movement and use are not supporied sither by analyas nor
beeat availabde science given the degres of inapacts likely From the long e direct and
indirect impacts of the proposed project on wildlife movemsnt under that design. The
impacts of roads, recreation, devel opment, pollution and toxicants, hurman-wildlife
conflict, ete. on wibdlfe habatat and connectivity are well documented in the scaenh fic
litewature vel ol pevaewesd, cibed, or mutigated u Qus analyses,

The off-site matigation lands proposed for purchase in Ramona ane mascharactenaood a
conmecting County and LIS Forest Service lands, which are actually miles away and docs
not acoount for the impacts of a major roadway (SR-T8) adjacent to the proposed
mitigation site. Furthemmone, the purchase of this propeny would do nothing to mitigate
the inpacts of the proposed progect to wildlife connectivity on sate where connectivity 15
uf greuter nsk el feces muny more pedaments,
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August 10, 2017

Ashley Smith

County of San Diego

Department of Planning and Development Services
5510 Overlang Avenue, Third Floar

San Diego, CA 52123

Subject: Review Comments of Biological Resource Secticns and Reperts of the Draft Envirenmental
Impact Report {EIR) for the Newland Sierra Project, County Of San Diego County, California ((LOG NO.
PDS2015-ER-15-08-001; SCH NO. 2015021036, PROJECT NUMBERS: PD52015-GPA-15-001, PDS2015-5P-
15-001, PDS2015-RET-15-001, PDS2015-TM- 5557, PDSIN0!-HLP-KKK].

Dear Ms, Smith,

On behalf of the Golden Daar, LLC, Christina Schaefer, President of Schaefer Ecalogical Salutions [SES),
has reviewed the Biological Resources Technical Report ard Appendices (June 2017) and the Resource
Pratection Plan [April 2017) for the Newland Sierra Propect Ervironmental impact Report (EIR) in San
Diego County. Calfornia, prepared by Dudek for the County of San Diege Flanring and Development
Services Department. The review was conducted to verify the adequacy of the Newland Sierra Project
EIR and 1o assess compliance with the California Environmental Quality Act [CEQA), relevant state and
federal laws and palicies and guidelines issued by the lead agency, the County of San Diego. As part of
my analysis and commants, | have also reviewed relevant infarmation such as letter from the
community, Wildlife Agencies, the California Matural Diversity Data Base {[CNDDB}, the San Diego County
Birc Atlas [Unitt 2004}, Merriam Mountain Wilslife Cannectivity review (lennings 2017}, as cited in the
following review. 0-1.6-1

%E% B a California $-Corporation specializing in blokegical resources data collection and anabysis,
regulatory compliance, mitigation palicy, kabitat restaration, and habitat maragement and maritaring,
Christina Schaefer has 35 years of experience as a biologist and landscape ecolopist, with 25 years spent
in Sam Diego County a5 a biological consultant. Ms, Schaefer is listed an the County of San Diego CEQA
Preparer List and approved a5 a Biologist and Revegetation Practitioner. She has provided biological
assessments for environmental compliarce vnder CEQA and NEPA, maraged biology groups and
departments, and has directed teams of biolagist, contractors and ervironmental professionals in
regulatory permitting, encangered species consultation, mitigation and ratural resources planning, ana
habitat and stream restoration planning and design. Ms. Schaefer has a keen understanding of
regulatory permitting, habitat corservation and mitigation strategies, and has established an excellent
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rappart with the wildlife and regulatory agencies. She [s locally recognized as a sclentlfic and technical
expert and has provided expert testimony in the California court of law.,

The proposed Project is a planned community of residential, cammercial, educational, park, and open
space on 1,985 acres located in the unincorporated County between the cities of San Marcos and
Escondida in the Merriam Mountains immaediately west of Interstate 15, According to the EIR, the
praject prapoit construction of 2,135 residential dwelling units on 407 acres plus an additional 370
acres of fuel management rones. Offsite road and sewer improwvements would also be required, but are
insufficiently analyzed, The EIR states that approximately 1,209 acres, or 61 percent of the project,
would be dedicated as onsite open space. As proposed mitigation for project impacts to sensitive
biological resources, 212 acres in the Ramana areas would be dedicated as offsite apen space. The EIR
concludes that this would amount to a total of approximately 1,421 acres of dedicated, permanent, and
managed open space preserve (equivalent w 72 percent of the project acreage).

Az a result of iy review, | identified the fallowing fusues and inconsistencies with the analysiz and
conclusions contained in the above referenced biological reports in support of the Newland Sierra
Froject EIR:

1. lssue: Biclogical Field Surveys and Species Detectability

*  The majority of blological field surveys wars conductad in the year 2013 which waz ane of the
moct cevers drought wesrs in San Disgo County, Pracipitation recorded at Lindbergh Fisld
averaged 6.55" of raln versus the annual normal average of 10.34", As stated In the survey
limitations section of the bological technical report, rainfall averages in the project area were
slightly higher, but the differential of normal versus 2013 average rermains to indicate one of the
lowasr rainfall years in the study area. Bacause drought affeces the productiviey of mast
biological resources, the survey findings should not be used a3 conclusive evidence of the
absence of bialagical rezources. While bislogical surveys can conclusively documeant pretence of
sparciers, thery are not designed to conclusively prove absence, In order to use best available
information to draw conclusions on the presencefabsence of biological resources considered
sensitive under CEQA, surveys should have been repsated in the spring 2017 1o update the 2013
survey data with information collected during more optimal elimate conditions, Since the EIR
wast publizshed in 2017, spring surveys would have bean feazible as a confirmation of the
conclusions drawn in the EIR, In absence of properly sourced best available information and
adequarely conducted binlogical surveys, the conclusions in the EIR are invalid.

* Given the drought conditions during the year 2013, rare plant surveys were conducted relatively
late in the season, Rare plant surveys did not start until May 2013 when March would have been
more appropriate to capture early bloomers, specifically during a dry year. Rare plant surveys
were conducted during the summer dormancy when most plants would have been dry and no
longer easily identifiable (i, in luly and August), Furthermarne, no surveys in the Tall were
conducted when fall bloomers, such as potentisl cocurrence of the state-endangered Encinitas
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baccharis (Bececharis vanessae), would be identifiable, The fact that this and ather sensitive
species are not referenced in the CNDDE does net mean they would be absent from the site if
suitable habitat was present [CNDDB references rely on the input of observational data, and if
surveys were not conducted or the species was not entered into the CNDOE database, the
species would not appear as a CNDDE query result). It iz, therefare, Iikely that many of the
County-listed sensitive plant species would have been missed during the rare plant surveys due
to drought and inappropriate survey seascns, which leads to the potentlal under-representation
of permanent impacts to County-listed plant species,

The presence of suitable habitat and anecdotal evidence indicate that coastal sage serub habitat
in the project anea could potentially be cccupied by California gnatcatchers (Palioptila californica
colfarmiva) beyond the areas where the species was detected during 2013 field surveys.
Comments relative 1o anecdotal observatdons of gnatcatchers were made by David Walker and
Elsa Morris {letter of August 7, 2017 submitted to County of San Diege) and by community
members thar regularly hike the property who | met with o on August 7, 2017, While anscdaral
evidence may not aid in conclusive determinations of presence/absence of Califernia
gnatcatchers, it supports the claim that focused California gnatcatcher surveys should be
repeated in all suitable habitat on the project site during adeqguate survey conditions (Le, not
during drought conditions) to avoid underrepresenting survey results. Without this information,
the conclusions reached in the Project EIR are invalid.

The technical validity of field survey results expires after two years and the Wildlife Agencies
(i.e. .5, Fish and Wildlife Service (USFWS) and Califernia Department of Fish and wildlife
[COFW)) typically require that surveys be repeated every two years, specifically when surveys
were conducted during less optimal survey seasons or during drought. Focused surveys,
including surveys for the California gnatcatcher, leact Bell's vireo, and burrowing owl were
conducted four years prior to the issuance of the EIR and should be repeated during the
appropriate season and using the appropriate survey protocals to confirm the validity of the
study results. CEQA requires that best available information be used o develop conclusions,
Expired surveys, surveys conducted during the least opportune season for species detection,
and surveys using inappropriate survey protocoks are not considered best available information
and cannot be used to conclusively quantify project impacts on biological resources.

Pallid bat [Antrosows pallidus) s a county-sensitive species (Group ). The Biological Technical
Report identifies a moderate potential for this species to occur in the study area, but it appears
that with the riparian habitat present onsite, a high potential exists. Furthermore, there is a high
potential for thiz species to exist along Deer Springs Road, the widening of which to a 6Jlans
connector was not sufficiently evaluated in the EIR (see Bological Constraints Report, Deer
Springs Rood Widening Project, Schaefer 2016). Bat surveys should therefore be conducted to
evaluate the impact to this sensitive species under the Guidelines for Determining Significance
and Réport Formet and Content Requirements = Biological Resourees [County of San Diege,
September 15, 2010}
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On page 1-11, the Bislogical Resources Technical Report states that elght least Bell's virea (Vireo
bell¥ pusifus) surveys were conducted, but anly seven are listed in Takle 1-1. The USFWS
{lanuary 19, 2001} protocel requires a minimum of eight surveys to the conclusive
derermination of presence or absence of the species.

Although the report states that no host plants for the Hermes copper butterfly (Lycoena hermes)
were recorded, there is anecdotal evidence (through photographs provided by community
members which would need to be verlited by a batanist) that the hest plant, spiny redberry
{Rhamnus crocea), occurs in the study area [Attachment A). It is likely that the biologists
conducting rare plant surveys missed this specles because It flowers In February and March,
months that were micsed by the rare plant surveys, Although the plant carries red frult in the
surmmer months, it could have been misidentified. Spiny redberry has been recorded from the
Escondido and San Marcos areas as indicated by the Calflora Observation Hotline, in addition,
the Hermas copper butterfly gather nectar almest exclusively from California buckwheat
(Erioganum faseiculatum) (Marschalak 2017), which aceurs in the etudy araa in poesible
association with spiny redberry. Hermes copper butterfly is an extremely rare species in San
Diepa County that was nearly eradicated by the 2003 Cadar and 2007 Witch Creek fires and is
proposed for listing by the USFWS, This species is sensitive under CECA and would require
mitigation with spiny redberry/Californla buckwheat-cocupled habitat. The condusions that the
species does not occur in the study area are not based on best sclentific information, A focuzed
habitat assessment for the Hermes copper butterfly, ineluding 8 survey for the host and
nectaring plant species, should be conducted by a qualified bialogist within the proposed
project footprint and all mitigation areas. If appropriste habitat is present, a focused survey for
the Hermes copper butterfly should be conducted by and in consultation with a recognized
expert on Hermes copper butterfly.

The mema prepared by Dudek to Newland Sierra on December 27, 2016, describing the offsite
mitigation area near Ramona, California, evaluates the mitigation sites based on wegetation
communities surveys conducted by Dudek in December 2016, Dudek summarizes biological
resources occurring on the offsite mitigation parcel citing surveys conducted by PSBS in 2013,
and by Merkel and Assec. in 1990 and 1999, None of these surveys are current and, due to their
age, would not reflect extant biclogical conditions on the property. The vegetation furveys
conducted by Dudek in Decernber 2016 were not suitable to provide information about any
County-sentitive plant and animals species occurring on the site, because thay were parformed
1) during the non-breeding season of most animal spedes; 2) during the least optimal season 1o
detect rare plant specles; 3) not using accepted protocols for focused surveys to ald In the
detection of any federally or state-listed spedies, The memo, therefore, does not support the
claim Im the EIR that any of the County-sensitive biological resources impacted by the proposad
project would be adequately mitigated at the offsite mitigation parcel,

The report states that wildlife crassings and culverts wene surveyed. However, the report Tails 1o
describe the survey methodology that was used to determine whether any mapped culverts or
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crossings would facilitate wildlife movement, Despite the fact that the report acknowledges thar 1 Cont.
wildlife movement oceurs in the project area, the study fails to adequately and professionally 0-1.68-16
analyre wildlife movement. The study cres ourdared infarmation not avallable for review (eg., 4

FERS 2003) when mare current studies are available {see San Diego Management and
Manitoring Program (SOMMP) and The Nature Conservancy, Management and Manitaring
Strategic Plan for Conserwed Lands fe Western San Diege Coumty, 201 7). With the lack of field- T
collected date on wildlife moverment in the study ares and proper citations of current wildlife
mavement studies conducted by experts in the field, and an analysis that relies on subjective
opinions of wildlife biologists that are dearly not experienced in the analysis of wildlife
mavement patterns, the EIR erronecusly concludes that wildlife mevement would nat be
significantly impacted by the project because of the conservation of open space surrcunding the
proposed development. In order to base the conclusions on best avallable data, a wildlife
movement study using remotely sensed infra-red cameras, racking plates, and tracking
transects monltored ever dme to capture target specles durlng varlous seasons of thelr
mavermnent should have been conducted by an experienced wildlife tracker with documentad
training using accepted protocols, Please see wildlife expert Or. Megan Jennings’ comments. for
mare Information on the issue of wildlife movernent in the study area (Merrfam Mountains
Wildlife Comnectivity Review, April 18, 2017 and Londscape Connectivity Issue Review, Newland
Sferra DIR, August 1, 2017). |

& Vernal pools were initially not studied, snd surveyed as an after-thought prompted by & letter
received by o concerned citizen (email by Abigail Henry on lan 18, 2017), Wet-season
brachiopod surveys were conducted during the rainy season of 2017. However, the full USFWS
protocol (May 31, 2015) was not implemented, and therefore, the sunvey results are not valid.
The 2015 USFWS survey protecol requires that one complete wet season and one dry season
survey shall be canducted to provide conclusive evidence of the accurrence of faderally listad
branchiopods, such as the San Diego fairy shrimp (Bronchincecto sandiegenensis) or Riverside
fairy shrimp (Streprocephalus wooltond). Wet season surveys were started on lanuary 26, 2017,
amitting suitable survey opportunities created by earlier season rainfall that provided enough
precipitatian to warrant surveys, thereby rendering the survey eyele incamplete; furthermare,
sufficient rainfall was experienced after February, and the survey protocel requires that, in the 0-16-19
absence of detected branchiopods, sampling would need to reinitiated within 10 days of an
individual habitat drying and inundating during the same wet season, The dry season surveys
were omitted. A single wet season survey is considered unrelisble by the Service (Survey
Guidelines for Listed Brarchiopeds, USFWS May 31 2015); & second wet season may be reguined
{in combination with a dry season survey) to render the survey complete, Completeness of a
focused biclogical survey conducted purtuant to LISFWS protecol is made by the LISFWS, Should
thar LISFWS find that the wet season was incomplete because it was not conducted throughout
the entire wet season, then a new wet season survey will be required starting with the “initial
inundation af habitat and sampling at 14-day intervals throughaut the wet season until the
habitat dries out. Sampling must be reinitisted within 14 days of an individual habitat drying and Y
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Inundating durling the same wet season.... Surveyors should vislt sites afoer Inltlal storm events
to determine when known or potentially listed large branchiopod habitat has become
Inundated™ (USFWS 2015). Once the wet season component of the survey has been completed,
and anly folla-«iu the wat teaich, & dry ieadon ihall be conducted within thrae years of the
wiel season survey Lo constitute a complete branchiopod survey, Pursuant to the USFWS
branchiopod survey guidelines as referenced herein, the dry season survey shall consist of the
collection of s0il during the dry season {in San Diego County, this is typically the months of
August/September, but may vary with seasonal rainfall), and the analysis following the exact
methods described in the survey guidelines (USFWS 2015), Both wet and dry £e850n surveyi
rawst be authorized in writing by the USFWS before they can be conducted.,

There is evidence submitted by Ms, Abigall Henry that “road pools® on the project site contain
fairy shrimp (see email and photes, Attachment B, and video provided to the County). Read
paols are depressians that may contaln suitable habitat for federally endangered branchiopod
species such as the above referenced San Diego and Riverside fairy shrimp; road pools resemble
warnal pools in that they ocour In simllar physical conditlons (l.e. impermeable or semi-
permeable soil layers) without the presence of vernal pool indicator plant spedes. They pond
durlng the ralny seasen to provide habltat for fairy shrimp and are dry durlng the remalnder of
the year, Road pools are refarred o tha in the biclogicsl report as "puddles”,

The report correctly admits 1o the lack of focused wurveys for special-starus plant and wildlife
species at offsite road and sewer improvement areas. The preparer of the Biclogical Resources
Technizal Report do not give any reasen why focused surveys for offsite road and sewer
improvemant areas were not conductad, However, the report attempts to draw conclusion as to
the significance of iImpacts to biological resources from the offsite Improvements. Without
survey infermation, impacts cannot be quantified and no conclusive significance determination
can be made, Pursuant 1o CECLA, these areas should have been addressed at the same kevel as
the project's development footprint. |t Is my experlence that projects that require the
improvement of offcite infrastructure must analyze impacts at the same level 3 the project’s
development footprint {see, for example, the Fingl EIR for the Metropolitan Alrpark Project (ESA
2012) that analyzed offsite road improvements in Otay Mesa and quantified the impacts an
bicdogical resources based on focused field surveys). Without surveys, no quantification of
Impacis can be made and, therefore, a significance determination ks not possible.

Issue: Impact Avoldance and Minimization

Under CEQA, impact aveidance and minimization have to be considered befare mitigation
should be contemplated. The project retained a similar development footprint as the rejected
Merriam Mountain Project. This is significantly problematic because the project’s development
footprint severs one of more important local open space and wildlife movement corridors. This
core area was modeled using accepted state-of-the-art preserve design methods, and was
classified as Pre-fhpproved Mitigation Ares (PAMA) in the Draft North County MSCP (NCMSCP),
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see attached Figure 1 (Attachment C). The designation of the PAMA was peer-reviewed by a
panel of scientific experts in 2001 as reguired under the Matural Community Conservation
Flanning (NCCP) Act (2002 and amended). The PAMA is a preserve designation that in this area
has a 75% conservation goal under the Draft NCMSCP. The location of the praject’s
development footprint within the PAMA of the NCMSCP viclates not only the impact avoidance
and minimization principle under CECLA because it fails to avoid ar minimize impacts 1o a
recognized wildlife core and preserve area, but alse the 5-Point Policy for Hebitat Conservation
Plansz, and Addendum 1o the HCP Handbook (HCPs, G5 Fad. Reg 35242, June 1, 2000}

3. lztus: Prezars Decign and Cors Araa Consarvatian

The Biological Rescurce Technical Report assumes that 1. The Draft NCMSCP, as drafted by the
County without conturrence from the Wildlife Agencies, would be implemented; and 2. That an
agreement to add the Newland Sierra Project to the Draft NSBMSCP as a Private Hardline Project
wauld be appraved by the Wildlifs Agsnciss. Neithar of theze owa assumprions iz bazed an
facts. As discussed in the previous issues section, the proposed project violates several presserve
design criteria, as reviewed by the NCMSCF panel of experts, including habitat contiguity, edge
effect, minimum patch size and functioning stepping stone design.

It appears that the suthers apply 3 double standard to reach faverable conclusions, namaly
wiclating the NCMSCP s Planming Agreement by developing inside the PAMA but using the
County's version of the Draft NSMSCP to justify mitigation that would be insufficient without the
implementation of the County's version of the Draft RCAM3CP, As noted by the County Planning
Chrector earlier this year, there is no hardline agresment for the Newland project that has been
approved by the Wildlife Agencies. Tharefare, the project site continues to be characterized as
primarily PAMA. Potential designation of the proposed project as a hardline project would
require re-running the preserve design model, review by the scientific panel of experts, and
approval by the Wikdlife Agencies. None of this has cecurred, and therefore, itis pure
speculation that the project would be designated a2 a hardline project in the Draft NSMSCP.

Preserve design studies have concluded that the Merriam Mountaing area is a valuable
biological core area (see Figure 2, Attachment C), Whether or not defined as PAMA, the value a3
a core habitat has been documented and, therefore, is best available sclence informing the
bislogical resources value of the project site,

The NCMSCP is still draft and, per the County's own staterment at the NOCMSCP meeting on June
29, 2017, cannot be implemented, Therefore, any staterments by the authors that biological
rescurces Impacis would be mitigated through the Implementation of the NCMSEP are pure
speculation. It is not known whether and when the NCMSCP would be implemented. Any
conclusions that the NCMECP would offset permanent direct, indinect or cumulative effects from
the proposed project would, at a minimum, lead to an unmitigable temporal impact on
teclogical resources, which would be considered deferred mitigation, which is nat allowable
urider CEQA,
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The application of the Habitat Loss Permit erronecusly assumes that the preserve design
principles would be met by conserving open space surrcunding the proposed developrment
footprint. Im order to make a conclusive statement to the adequacy of the preserve design, the
County would need ta re-run the pretére design model in the context af the entire NCMSCP
study area, taking into consideration the large amount of fuel modification area proposed for
the propesed projest conserved open space, minimurm patch size, edge effects and wildlife
maverngnt corridors [see comments made by Dr, Jennings).

The Newland Sierra project’s developmant footprint was evaluated as having very high and high
walue in the habitat evaluation mogdel developed for the RCMSCP; surrounding areas, including
those that are proposed a3 Open Space, exclusively have lower value (see Figure 3, Attachment
). Positioning the develapment outside the high habitat value area weuld avaid and minimize
impacts to biological resources, wildlife moverment and open space. The blanket statement
made on page 25 of the Habitat Loss Permit Application (June 15, 2017) that states that the
“Wewland Sierra Project, with mitigation, would provide for the protection and conservation of
Covered Species Habitat and natural communities consistent with the conservation strategy of
the draft Merth County Plan” is contrary to the assumptions en which the NCMSCP preserve
detign wat bated. In arder ta “subtract” the project’s develaprment fastprint of the propoded
project from the NCMSCP preserve design, the project proponent would need to identify and
CONSErve open space with equal or higher biclogical value than the biclogical resource impacted
by ther project, s contiguous o the PAMA identified by the NOMSCP for the Merriam Mountain
Ares, and is contiguous (i.e. not fragmented) within itself, Simply treding off the loss of the
PAMA wirh an affeive mivigatian parssl thar [2 lacarad in a diffsrant subarss of the Deafe
NCMSCP does not provide adequate mitigation for a significant impact to a core preserve,

Since the NCCP Act was based on the conservation of the California gnatcatcher, the above
referenced preserve design elements are particularly importent to the conservation of the
California gnateateher in the study ares, because the study area presents ane of the maore
eastern expanses of the species. It has been docurnented that gnatcatchers territory size is
highly variable correlated with distance from the coast, ranging from less than 2 acres to over 20
acres (Braden et al. 1557, Preston et al. 1558, Atwood et al. 1558). Smaller patch size might not
be sustainable aver time (Atwood 1998), and larger pateh size s required in the inland portion
of the range to sustain a population [Mock and Bolger 1992), Famelare and Newman 1998,
Prestan et al, 1998), This is particular applicable to gnatcatcher territony size in sastern San
Diego County. Hence, it is of upmost importance o conserve sufflicient open space for the
continued survival of the species east of the coastal area based on the gnatcarcher's larger
territery size requirements, which was taken into consideration during the NCMSCP prezerve
design. Impacts to the PAMA in the study area, therefore, affect a significant portion of the
available gnatcatcher territories In the species’ unique inland range which requires the
conservation of larger patch sizes than In the coastal areas to conform to the "stepping stones
concept” that was developed for the Multiple Habitat Comservation Program (MHCP) (Mock
2004).
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4. Impacts and Mitigation

June 2018

The proposed project impacts habitat for the golden eagle (Aquile chrysoetos), however, fails to
identify adequate mitigation for the Impacts to this species. The specles has been historically
documented on the site, The U5, Geological Survey [USGS) is currently conducting a regional
golden eagle study that should be cived in the Biclogical Resources Technical Report 1o support
the conclusion that no golden eagles would be significantly impacted by the project (see Section
7.2.12).

Impacts to bislogical resources from offiite road and sewer improvements have not been
quantified and, therefore, adequate mitigation has not been offered to mitigate these impact to
be level below significance. Therefore, these Impacts would be considered unmitigated.

It is mot chear how the federal no-net-loss policy is met for permanent impacts 1o jurisdictional
waters of the LS, including wetlands. The report states that wetlands creation at a 1:1 ratio
and wetlands enhancement at & 2:1 would be provided to mitigate for impacts to juriedictional
wetlands and waters. However, no mitigation location has been offered other than the
requiremnent of revegetation of temporary impacts (M-BI0-8), While mitigation measure M-BIO-
12 requires the applicetion for permits from the U5, Army Corps of Engineers, Regional Water
Ciuality Contral Board and Califernia Departrment of Fish and Wildlife, mitigation for impacts to
these resources has not been identified. The offsite mitigation area does not contain
jurisdicticnal wetlands and waters (see Offsite Conceptual Resource Management Flan,
Appendix M to the Biclogical Resources Technical Report). This constitutes mitigation deferral
which is unallowakble under CEQA.

While indirect impacee to bislagical resources fram the operational faatprint are acknowladged
in the Bialagical Resaurees Technical Repart, the repoart concludes that the impacts to special-
status wildlife species have been reduced to less than significant (page 3-9). The report does not
a33€33 of mitigate for long-term impacts on wildlife from edge effects and increased noise and
light pollurion from the operational footpring (occupied development).

The offsite mitigation area, located near Ramona, i proposed as mitigation for Impacts to
bialagical resources, including wildlife movement, apen tpace, sansitive plants and vegatation
communities, coastal sage scrub and California gnatcatcher, Howewer, the authors do not
present sufficient informarion o conclude thatimpacred plant and animal species would be
adequately mitigated at thiz offsite parcel. The authors cite biological surveys of the alfsite
mitigaticn area conducted by PSBS in 1993, and by Merkel & Associates in 1950 and 1993, Only
vegatation communities were updated by Dudek in December 2006 1t iz, therefore, unclear how
the offsite mitigation area would mitigate for the biclogical resources identified as impacted by
the project leading to the conclusion that biological resources are not adequately mitigated
below a bevel of significance as is claimed by the authors. A& full survey of the offsite mitigation
arira should be conductid during the most eppertune season for the detection of senditive plant
and animal species and using accepted and USFWS survey protocols where applicable.
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& Furthermore, the offsite mitigation ares it located more than 20 miles to the east of the
proposed development (see Figure 4, Attachment C), in a different NCMSCP Planning Area that
Iz influenced by different micro-climatic canditions (including precipitation levels and lower
winter and higher summer temperatures). It is also located outside the breeding range of the 0-1.8-35
California gnatcatcher |San Diego County Bird Atlas (Unite 2004)). Therefore, the site iz
inappropriate for the mitigation of impacts to the California gnateatcher resulting in unmitigated
impaces to the California gnatcatcher. A significant impact to this species would remain.

*  The project is inconsistent with the County's Resource Protection Ordinance (RPO) due to the
permanent impacts to County-sensitive biological resources and jurisdictional waters and
wetlands, The project propanent justifies these impacts by applying for an exemption from the
RPOQ for the Newland Slerra Project and assuming the exemption will be approved, The RPO was
developed for the protection of the County's unique biological resources, Because of the
unapproved exemption request, the EIR does not attempt to aveld, minimize, ar mitigate 0-16-38
impacts for viclating the RPO. Regquesting an exemption from the RPO for the convenience of
having a project approved rhat parmanently and significantly impacts bialoglcal and wetlands
resources without sdequately aveiding, minimizing o mitigating these impacts is contrary to the
intent of the RPO. The County cannot approve an exemption from the RPO for a praject that
significantly impacts to County-sensitive biclogical resources, core habitats and wetlands.

* ltis notapparent to the reader how the project propenent Intends to mitigate for permanent
impacts to core habitat identified as PAMA. The Biological Resources Technical Repart identifies
rmitigarian thraugh canstructian monitaring, bur dass nor affer mitigatan far edge affecrs,
brush management zone impacts, other any ather indirect impacts to the core habitat. The EIR
infers that these impacts would be mitigated through the conservation of open space within the
project study area. However, the fragmentation of the proposed open space in itself creates
additional impacts to biclogical resources from edge effects and brush management zones. The 0-16-37
amorphous design of the project footprint and its location within & contigucus open ipace
creates s significant urban-wildlands edpe that would impact biclogical resources through light
and noise pollution, trespassing, trash and vandalism, impacts from domestic and feral cats and
dogs, impart and distribution of invasive species and pests {including ormamental vegetation),
disruption of native pollinator dispersal, etc. In addition, a3 pointed out by Or. Megan Jennings,
it dowes nat contribute to functional wildlife moverment and connectivity in the region,

5. Issue: Cumulative Impacts

= Curmulative impacts are not addreszed in the Biclogical Resources Technical Repart. While

0-1.6-38
cumulative impacts are addressed in the EIR, ne quantitative cumulative impact analysis was
conducted for biological resources. 1
#  The cumulative impact analyiis fails to evaluate impacts to wildlife movement and habitat 0-16-30
fragmentation dus severing the PAMA identified in the NCMSCP, The project has a
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significant cumulative effect on the continued functions of ecosystemn integrity and wildlife Cont.
mavement and violates preserve design for NCMSCP,
=  The curmulative impacts analysis does not take the 5an Marcos Highlands praject into T
consideration. If the Lilac Hills, San Marcos Highlands, and Newland Sierra projects were O-1.6-40
implemented, the cumulative impacts on biological resources, wetlands, and open space y
preserves would be significant.
If you have any questions regarding the above comments, please feel free to contact me at 519-991- 1 641
8968 or schaeferecology @ cox net. L
Sincerely,

President, Schaefer Ecological Solutions

Ce: Kathy Van Ness, Galden Daor, LLC
Andrew Yancey, Latham and Watkins, LLP
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Attachment A

Photo of potential spiny redberry (Rhamnus crocea) detected in the study area by a resident
(werification required)
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M Gma" abigail hanry <abigailhenryI3@gmail coms=
vernal peols Merriam Mountains

14 messages

abigail henry <atigail enny Z3@grmail com= Wed Jan 18, 2017 & 11.01 AM

T Susan_ wynni@hes, gov

absgail henry <absgailhenry X3Ggmail com> Wed, Jan 18, 2017 at 11:12 AM
Tor susan_wynni@hes. gov

June 2018 RTC-441 Newland Sierra Final EIR



Comment Letters

June 2018 RTC-442 Newland Sierra Final EIR



Comment Letters

Susan Whnn

Fish and Widiite Biclogest
27T Salk Avenue, Sute 250
Carsbad, CA 92008

(TE0] 431-8440 et 216

[Sramstd tund hickdn]

abigal henry <abigaihenny 33@gmail com> Thu, Jan 18, 2017 at 545 AM
Te: “Wyrn, Susan” <susan_wynnilies. gove

Ok gounds good, | was cunious | was redding in the report thal 1he canyon on the South eas! side Slaled il had a replile
habital a3 wel, If these pools in the caryon are & salamander, or oher Sensitive replile habital, how wolld they be able
o build at te top of them? Wouldn the un off from Hasting and construction and living Tiller down the canyon into
these rock pocis? They ane found up the camyon and 1o the wesl of the canyon with the also very rare and very old live
oaks located there. | think somecne from fish and game we called the first dery we found these woke us up this moming
with & call. They said they had already been in contact with you though | beleve, her name was Ashley Smith 1 think.
e ane just concemed Bhery will be overlooked again, it seems like the last report they did they put no on the indications
of basically amy animal activity there. Also | noted that the pocls dscovenad in San Mancos by the Palomar student. and
professor that found thism wins rcogrized for it Mol that its &l thal impamiant bul it would be kind of cool if our
discovenes ane valid, we get the same. Were not 1o womed about the company getting mad at ws, we care mone about
our city then they seem to.

[Sramiwd 1axd hidden]

abigail henry <abigaienry 33@gmail com> Sun, Feb 12, 2017 at 11:49 AM
Te: “Wymn, Susan” <susan_wynngdbes. pove

H Mrs. VWynan,

| contacted you about @ month ago regarding vemal pools on the Newland Skema project site in San
Marcos.. | was wondening if you can tell me any mone information about what happened with that?! | am sl very
concerned ihal the project consultants may 1ry o hid of cover up whatl was found up these, The Union Tribune repored
today that the company plans to rdease the E. | R a1 the end of the month.., Can you af least confimm if the orgarism we
found up there is indeed a fairy shrimp? Also, | contacted The Endangered Habitats League after | spoke o you and the
Lawyer said they have been following the Newland Sierma Froject and that he would contact you 1o get all the information
and make sure that the find was handled appropeiately. Did you ever hear from them ? | would appreciate any infomation
you could give me on this matter. Thank you again for all your hedp.

Abigall Henry

[Crentwd a3 higdan]
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| @ USFS Cloveland Nasonal Forest

Draft North County MSCP PAMA Mag
| Draft North County MSCP

MNewland Mitigation Site Location @B A iho NOMSCP
Newland Sierra Project > Not PAMAIn the NCMSCP
i ¥ @ Prosorve Aoas i the NCMSCP

@ Ttk Lands
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Comment Letter O-1

BARANEK

10023 Wildife Road
San Diego, CA 82131

kim ranekconsulting com

August 11, 2017

Ashley Smith, Planning Manager
County of San Diego

Planning and Development Services
5510 Overdand Avenue, Suite 310
San Diego, CA 82123

SUBJECT: COMMENTS ON THE NEWLAND SigrRa ProJect EIR (LOG NO. PDS2015-ER-15-08-
001; SCH NO. 2015021036, PROJECT NUMBERS: PDS2015-GPA-15-001,
PDS2015-5P-15-001, PD52015-REZ-15-001, PDS2015-TM- 5597, PDSXXXX-
HLP-X3%)

Doar Ms. Smith

This lotter is written on behalf of the Golden Door, LLC who retained Baranek Consulting

Group, Ine. to review thie Newland Skerra Praject EIR with regard o its adequacy under the

Calfornia Ervironmental Quality Act (CECQA), As a 30+year CEQA practioner and cerified

EIR Preparer by the County of San Diego, | have prepared, reviewed and processed hundrads O-1.7-1
of similar documents throughout almest every jurisdiction In San Céego County. As such, the S Liag
focus of this letter is on the Dvaft EIR's consistency with the intent of the State CEQA

Guidelines, as well as County guidance on the preparation of CEQA docurnents and their

related technical studies,

Project Description
The following commants'observations are offered to the County and raflect the fact that tha

projact's details are aither missing entirely or hiddan deeply in the appendices, both of which O-1.7-2
deny the EIR reader their ability to fully understand the project and its enwirenmental impacts:

1) Project site acreage is inconsistent — On pages 1-2 and 1-32 of the EIR, the site size is 0-1.7-3
stated as 1,985 acras while on pages 1-28 and 1-30 the site acreage is 1,888 acres. B
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This incensistency means that every location in the document whene site preservation
and other factors are presented using percentages, the figures are not likely comect

Project purpose is not faasible - The underlying purpose of the project is to implement a
mixed use community mear existing and planned infrastructure, services and jobs. The
project site cumrently lacks all infrastructure to develop the sfe. except a water storage
tank that serves other properties in the area, Therefore, the project site is not near any
infrastructure. To be viable, @ number of significant utility improvemnents are needed,
including the construction of two new water storage tanks, the extension of sewer
service via a 0.25-mile long sewer main up Sarver Lane and annexation {0 a sewer
district, extensson of electric and gas service similar distances from the Mesa Rock/Deer
Springs intersection and the construction of storm drain facilites. The only “planned”
infrastructure is the Vallecitos Water District (VWD) reservoir identified in thewr Master
Plan to serve 2030 damands Wwithin their senice area, which is m:st phnne-d unhl Phases
3 and 5 of their Master Plan. httphaes

appears as though thare exists vary ||m|ted mmnmal or nMI fand to pm-mdu jobs
to future residents, althaugh some of them may be retirees given the product type (55
years and over) on a portion of the project site. The EIR purports that the site i 3 miles
fram San Marcos/Escandido ate. bul that i the detance 1o the incorporated limits ot
the employment centers

I 5 2 fedl - With regard to objective
2 mm are no p’.anned rmnal lr!mpon:aum pm_}ecls in S.AHDAG 3 RTF for this
section of the |-15 corridor (hito. /s oI

Therefore, it ts a lalsa Eta‘tﬁmnl lo 5-a|1|I the pm_ua-ci wuld mnnactto
regional mokslity improvements, as none are planned. ARhough this may be the
applicant's intent, the reality is that the only mobility improvements offered by the
apgiicant are Project Design Features such as on-site trails, on-site electric bike-share
program for internal trips, car-share program (i.e., 3 cars for over 2,135 homes), transit
subsidies, promotion of a potential ride-share or shuttke system that connects to
“external transit facilites,” and a potential connection to the future bike path along a
widened Deer Springs Road. The EIR mentions in the TDM measures (page 1-13) that
they would "promate” a new park and ride to encourage carpool and there is mention
that there are three Sprinter stations within & miles of the site which residents would
hawe to drive 1o in order to access. Mone of these features would result in substantive
mobity connections to the regicnal transportabion systemn that would significantly cut
down on single occupancy vehicles and t appears as though the applicant cannot
athieve the basic project objective of facilitating a multi-madal network

'

After lnu- dmmﬁ m‘ﬂpen Sm anu Tml:s a.nd under the Land use Pun there is
short descnplion of proposed land uses, but there i no desenpbion of the architectural
theme, colors, and bulk/scale/stones of proposed structures. Therefone, | is difficult for
the reader to understand the character of the proposed development in terms of the

RTC-450

0-1.73
Cont.

0-1.7-4

0-1.7-8

0-1.7-6

O-1.7-7

Newland Sierra Final EIR



Comment Letters

June 2018

Comment letter to Ms. Smith
August 11, 2017

Fage 3

features of the built environment. This is contrary to the County’s EIR guidance which
states that the EIR Project Description should include the technical aspects of the
project including “considerations of land use, density and intensity, engineering
requirements. and visual or agsthetic features.” The required details of the project
design are materially absent from the Project Description. It has been my professional
expenence that County EIRS provide very detailed lists of lots, their sizes, development
densities, landscaping details, architecture styles, color palette, efc., which is completely
missing from this section of the EIR. The lack of detaill makes it very difficult for the
reader to understand how the project is consistent with the Village Core Mixed Use
Category. which the applicant s proposing without understanding the visual character,
bulkiscale, and intensity of development. Usually the mixed use zoning regquires a form-
based code (similar to Ramona and Alpine) and there is nothing in this chapter that
provides that level of detail. It appears that the bulk of the detail is contained in the
Specific Plan #self, but the information is essential to understanding the project and its
details should at a minimunm be summarnzed in Chapter 1.0 for the readers:
understanding and information, rather than in an appendic

551 qer 1.0 - Semilarly, under the Landscape

dummn I.hara & no Irmng m‘ the phnt pala!m ar specilic spacies proposed by the

applicant when the County usually requires such details (including plant box size) on
other EIRs. There is a Conceptual Landgscape Plan that is schematc and it contains a
brief description of the five landscape zones; parkways and streetscapes, basins and
swales, vineyards, enhanced landscape areas, and fugl modification zones. However,
the descriptions ane more descriptive of how the landscape features would function than
what they are or will look ke, Forexample, the enhanced landscaps area is descnbed
as "these high wisibilty areas would combine the native character with more visually
dynamic low-water-use Mediterranean plants.” This description sounds like a sales
pamphlet and not something that can be analyzed with regard to impacts. Community
gardens are mentoned, but the reader cannot know what these would actually entail,
their size or location based on Section 1.2.1.3. Also, the typical plant pictures provided
in Figs 1-18 throwgh 1-23 all refer the reader to the "full plant ist" Howewer, there is no
reference to where that information can be found in the EIR. This is not highly technical
information that should be relegated to a technical report. Plants are commonly
understood by membars of the public, and the amount of project screening, indeed the
"tone” set by plantings al project boundaries and where view lines enter the projact, ane
important features that shoulkd be described for the reader. In addiion, planting
vineyards on high visible slopes would be counter o any visual mitigation which would
requirg highly visible areas to be planted with native species (o Blend in waith
surrounding hillsides not nea-natives (marne to follow under the Visual Analsis
comments below). And yet, the EIR can tell us the details on the irmgation systems (i.e.
evapoiranspiration adjustment factors) and type of imgation method, but no specifics on
the plants which provides the reader with a visual image of the project  Oftentimes,
County staff require the EIR to specify container and box sizes of plants at installation
on the plant palette and this s not provided at all.
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Mischaracterization of Commercial Lses - Throughout the EIR, the Office/Professional
uses designated on site in the existing General Plan are continually characterized as
simply “commercial’ and lumped in with the more traditional commercial uses (C36
zone) because Office/Professional uses are allowed under a commercial zone (i.e., C30
zone). However functiznally and charactenstically, Office/Professional uses are
wholeheartedly dfferent than traditonal commercial uses, This approach prevents the
reader and decision-makers from baing abde to discern the diferences between thesa
two land uses for comparison with the proposed project.

Oiff-site improvements are undefined — Contrary to my professional experiences on
other County EIRs, the Newland Sierra Project EIR is greatly lacking in its
description/definition of the necessary off-site improvements required to serve and
mitigate for project impacts. The EIR, for example, states that the "precise alignment
and sizing of the project’s water facilties would be determined by VWD duning final
design.” A similar statement is used to describe the wastewater and natural gas and
electricity improvements required by VWD and SDGEE, respectively, The aenal extent
of the traffic improvements, specifically 1-15/0eer Spring Road interchange
improvements, Ceer Spnng Road widening, and realignmenthwidening of Sarver Lane,
identified as mitigaton is not defined on the basis that CEQA does not require the
impacts be discussed in same bevel of detail as the project Although permited in the
CEQA Guidelines (per Section 15125 .4), this is not how the County typically addresses
off-site road improvements in other County EIRs nor does it fulfill the desclosure
requirements of CEQA,. Grading-level impact footprints must be developed by the
applicant for these improvernents and the EIR must assess them for their physical
impacts to all the resources in the study area, such as biological and culiuralfribal
resources. aesthetics, air quality, noise, and other disciplings. According to the County
EIR Guidance, If the project imvobes the construction of public service facilities (e.g.,
on-foff-5ie wateriwastewater reatment faclites, Waler resenor, SeWwer extensons),
such facilities must be described including their location, capacity, and agency
respensible for implementation (§15124(c).)" This deferral of impacts and piecemeal of
the analysis is not consistent with CEQA and County EIR Guidance and prevents the
reader frorm fully understanding the impacts of the whole of the project In addition, the
level of analysis and dsclosure of project impacts in the EIR is so inadequate that the
County, VWD, SDGEE, City of San Marcos andfor Caltrans cannot issue grading
approvals to construct the required public improvements or traffic mitigation without full
environmental clearance under CEQA. In addition, the EIR analysis indicates that the
off-site faclbes would have impacts o jurisdictional areas; the EIR as written will not
provide the Wildlife Agencies (Le., USACOE, COFW and RWQCH) the proper CEQA
clearance to issue necessary permits for the project’s required off-site improvements.

General Plan Amendment not fully described - The EIR does nat explain why the Deer
Springs Road Option B (the 4-lane buildaut) is not required to process a GPA but a GPA
to downgrade the road classification is a feature of Deer Springs Road Option A Since
both proposals would effectively reduce the need to widen the road to its ultimate st
lane configuration {as currently contemplated in the County General Plan), there & no
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reason presented as to why downgrading the road classification is not required under
both options, The GPA for both options should be identified now and impacts of the
downgraded classification should be addressed in the EIR in order for the County to
approve @ Mobility Element amendment

Bt lack definition - The construction mformation in Section 1.2.1.12
nh-en- minimal. The EIR indicates that construction will accur over a 10-year imespan
which purportedty ends in 2022, which is less than 10 years from the publication of the
Draft EIR. To complete the grading by 2022, the construction period would have to be
compressed into a five year period starting in 2018, Also, buned in Section 1.2.1.9
under Project Design Features is the concept of an on-site rock crushing facility(s)
which could affect existing and future residents as the project construction is phased
Deetails appear to be placed in the Air Quality section, rather than up front where the
readers understanding of the project begins. This portion of Chapter 1.0 of the EIR
needs more development!definition 5o the reader can understand the construction
period effects of this large project

i g BV DD - L-'H;b[
bluhgml mﬁwmes ﬂmtmm'taﬁﬂlal??% dthasmacmagenspmswved which is
miskeading because 212 of those acres occur off-site and nowhere near the project
site. This statement implies that 72% of the actual site is preserved and is simply
untrue, This misrepresentation appears to present the project in a more favorable light
to the reader by implying that over a 213 of the project would remain undeveloped.

11)Growth Inducement analysis i missing — According to the County EIR Guidelines, *If

the project is determined to be growth inducing, the potential environmental effects of
groath must be addressed in the approprate subchapters within the subject area
analyses in Chapter 2.0.° | do not see that the EIR has addressad growth inducement
at all, despite determining that the impacts would be cumulatively significant and
unmitigated under Population and Housing and stating that there & the potential for
groswth inducang impacts o visual resources, air quality, biological resources,
transponation and trafic, noise and cultural resources (page 1-38). Chapter 2.0 of the

EIR should be revised to address growth inducing impacts throughout thesa respective
seclions

Aesthetics/Visual Resources

The fallswing comments partain to the aestheticshisual impact analysis contained in Section
2.1 ol the EIR and the \Visual Resources Technical Report (VRTR):

Fage 5

1) Project Description - The project descnption of the YRTR states: “the town center would

be. . visually appealing, and compatible with surrounding development” (page 7). These
are ooﬂci.lsmnarf statements and potential decisions to be reached folowing analysis -
not statements of fact upon which to base analysis. A broad impression is given that the
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report provides analysis based on poorly based or incomect pre-conceivied notions, as
further elaborated on below

The descriptions of proposed development are extremely limited in detail. The analysis,
in general, seems o be based upon hopes and assumptions that are not spelled out in
the Chapter 1.0 of the EIR, but relied upon as fact in the visual analysis. For example,
“descriptions” of neighborhoods include the following types of information — elevations
and numbers of residences for the Terraces Meighborhood, lot sizes and number of
owverall residencas and park acreage for the Valley Neighborhood. Mo descriptions of
structure color, water tank color, architectural detailing that might shield structure
windows from producing glare, and no specs on grading technique, efc. Also as
previously noted, there is no functional landscape plan, or even a kst of anticipated
plants. What is presented consists only of pretty pictures of trees and planting
arrangements from other sources, each of which i carefully caveated lo refer to a
specific plant kst that is not available. Why is there any belief that the visual simulations
are accurate and defensible? The reviewer is presented with no information that really
suppons the specific home sizing, colors. ete. in the simulations. Instead, the reader is
simply informed in the text that “grade-adaptive architecture” would reduce visual
impacts. Since that is not committed 1S it the phojedt deseription as a Praject Design
Feature, there s no certainty that this will occur. Meither is there any cerainty that the
homes will be tan and brown as shown in the simulations, that the water tank wall kzok
as represented, that trees will be installed as indicated, ete

Furthermarne, the dscussion of the visual simulations in the VRTR = also pecubarly
silent as to the tmeframe represented by the depictions. Excluding the specific
simulation showing landscaping at installation vs, “mature” for the simulations from Deer
Spnings Road at 1-15 NB On Ramps, the reader has to guess if they are looking at a
situation reflecting installation, or some period in the future. Also, the term “mature” is
not defined - 5, 10, 15, 20 years? Again, a real description of the future project requires.
detail, and that is lacking here. Without the detail, there is no faith in the credibilty of
the simulations, which appear to simply be a possible wision of the project but with no
guarantee. Absent criteria to rely upon - committed to project design features, a
landscape plan speciying plant types and container sizes at nstaliation — the ultimate
project could ultimately look quite different.

EAAS =, nsideration - On page 5 of the VRTR, there isa
slalammt Becaus-a CEQA duus net prcmda for the protection of public views,
viewpaints such as those located on private residences or private roads in the Hxdden
Meadows and Lawrence Welk Village area have been excluded from conssderation as
principal viewpoints.” Alhough this belief that private views are not protected under
CEQA was cemainly prevalent 10 or 15 years ago, there 15 a growing velume of analysis
that does not follow this approach. Yes, some of the crlena stress public viewpaints,
scenic highways, elc. but the word public is missing from other thresholds in Appendix
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G, and there is no reason to belef that i is not intenticnal when the requirement for
considaration of public conterns i speciically caled out in other instances

The issue of view rights was being actively litigated and the position that is most
defensible was stated in Ocean View Estates Homeowners Assoc. Inc v Monlecito
Whafer Digfnct (2004) 116 Cal App 4th 396, This case states that there is no limiting
factor per se regarding private views, but that the numbers of viewers impacted may
play into whether or not the impact is significant under CEQA  The County Report
Format and Content Requirements for VRTRs specifically notes on page 9 that private
views need [o be consdared when things will be substantally diferent as a result of a
land use action such as a GPASPA or zoning.  The proposad project features both a
GPASSP and a zoning change. The text then goes on to say that the private views are
therefore treated qualitatively, but the treatrment is pretty minimal in the VRTR.

Specifically, thefe i a statermant thal the private views ane not used as key views, and
no simulations are prepared. The VRTR then generally falls silent, with several
paragraphs arcund page B8 being the only additional focused dscussion of “non-pubsc”
views and the conclusion that the impacts experiences by those viewers would be mone
“severe” than those to public road viewers (due to stationary viewpaints and longer
duration) not really revisited in significance conclusions. There are three viewsheds
{non-pubdic viewpaints. 1 through 3) presented in the VRTR that clearly show that thesa
are the viewsheds that have the greatest wvisibility to the heart of the project; e, that
portion of the project that is not really visible from the immediately abutting public
roadways because of intervening topography. |n fact, the elmination of the private
views (apparently based on their prvate nature alone) seems to shon-circult the
discussion one would expect to find relative to numbers of viewers, and, for simulabons,
whather not those views (especially from non-pulblic view 3) woulkd constitute @ worst-
case locale from which a simulation should be prepansd.  Addtionally, elimination of
those locales from the key views and “gquantitative” assessment completed for those key
views, then carries over to fairly dismissive treatment in the EIR. The non-public locales
are not given equal treatment even in the assessment process — the non-public views
do not show on the viewpoint map (Figure 2 1-3) and the reader is left to themsehes to
identify the extensive residential uses on the aerial and try to relate them fo the
viewshed extent depicted on Figure 2 1-2. This may result in the lay reader assuming
that they are not important as point of departure for descussion, when in reality this
should be a conclusion reached (if approphiate) after reasoned discussion. Additionally,
no real context for the textual discussion of the private view &5 available because the
three viewsheds (shown for non-publc viewpomnts 1 through 3) presented in the VRTR
are missing from the EIR

These appear o be the viewsheds that have the greatest visibiity 1o the heart of the
project  Their elimination from the EIR, removes much of the context from the
discussion of items such as “roadways® from which views could be cbtained, and does
not truly disclose the nature of those private views. This results in the reader of the EIR
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being subtly misled as to the nature of the information available upon which to
determine adequacy of the EIR assessment, and potentially supports inaccurate
significance assessment. Numbers of viewers, the extent of their views, and
appropriate analysis &s to the potential effect of project implementation based on
changes 1o existing conditions needs 1o be more expressly presented for these “non-
public” views, similar (o those of performed for the selected public key views, before the
analysis will be adequate.

Grading Impacts to Steep Slopas - Also missing from the EIR is grading specifics. This
has a very large impact on visual assessment, but the criteria needed to help the reader
are missing. A clhear understanding of existing conditions is eritical to an adequate
assessment of potential project impacts associated with project implementation. Two
very large overview elements are specified for the reader — the project will balance on
sile, and 55 percent of the site containg RPO-protected steap slopes The VRTR states
that “portions” of the site contain RPO-defined steep slopes in excess of 25 percent
slope” (VRTR page 23) but after that, there i a tofal of three additional referances to
sleep slopes and it is unclear if the term is being used relative to the ordinance of in kay-
person terms.  Three of the four references descrbe existing condibons, and one refers
i "an adpcent steep slopa.” In addition, the reference 1o “partions” of the site seerms
somewhal misleading. As stated elsewhere (but not in the VRTRY), over 50 percent (54,7
percent) of the site contains RPO steep siopes. Those slopes are distnbuted throughout
the project. The lack of disclosure is remedied in the EIR on page 2 1-3, but the
discussion of potential visual effect of the 148 acres of impacted steep slopes (13.6
percent of the on-site steep slopes per Figure 7 of the RPS analysis) is nowhere to be
found. We also are never given information to know what the steepest slope is (8.9,
owver 25 percent siope but less than 3077 up to 5077) so it is difficult to assess context
relative to how truly steep any specific slopes might be. This, combined with the
absence of even a figure depecting where the sleep slopes are (e.g., Figure 7 from
Appandie H) in the EIR (land use, visual), and the fact that the anly close-in views to
slopes in the VRTR are along a specific portion of Deer Springs Road, hamstrings the
reader from easily envisioning the existing condiions

Resaurce Protecton Ordinance (RPO) Analysis of Steep Slopes Impacts - The absance
of an RPO steep slopes analyss in the EIR is not consistent with the County EIR
Guidance. The RPD does not just address steep skopes relative to how they are dealt
wath in geotechnical lerms. Impacts to stesp slopes are addressed as visual issues in
the RPO. and require analysis relative to the ordinance. This s demanstrated by the
fact that the waiver for “insignificant” steep slopes is not based on enginesnng criena,
but by ckscussion of those shopes being isolated, visually indistinguishable from other
non-steep slopes protected by the ordinance, demonstrating “in-fil” conditions, ete. The
EIR & absolutely silent as to the significance of the slope encroachments as described
in the County reguiations, and requires revision in order (o be adequate.
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1-15 Design Guidelines Consistency - Policy B of the Guidelines states that "Any grading
above 25% slope will Blend with the surounding area, and be landscaped appropriately
i look natural * This does not appear to be the case in the simulated conditions along |-
15 noeth of Deer Springs Road, where the modified slopes appear to remain wisible, and
could be planted with grapes, as opposed to native habitat that bends with the existing
skopes in the project area. Also note that EIR Section 21,3 4, discussing plan
consistency, states that the project would be compliant with the 1-15 Corridor Scenic
Preservation Guidelines. Itis not understood how this can be the case given this issue

regarding steep slopes.

Scenic Comdor Impacts - Treatment of scenic comidor kstings seems to be missing
important discussion in the analyses and are therefore potentially inadequate. On EIR
page 2.1-36, there = a discussion of scenic vistas. The summary paragraph discusses
lack of designated scenic highways and says that the [-15 and Twin Oaks Valley Roads
are both County scenic cormdors and discussion was provided as part of the Public
Roads analysis. Neither of those discussions references the County status, however,
and the |-15 discussion also does not mention the |-15 Scenic Guidelines
requirements. |t seems that those identifications would indicate a higher kevel af
sensitivily felative to changes along those cofdors. Discussion of that passibility, and
conclugions as to any heightaned concern, ane missing from EIR pages 2.1-28-29, and
32-33, despite appropnate language that “local values and goals may confer visual
significance on landscape components and areas that would otherwse appear
unexceptional in a visual resource analysis” (EIR page 2.1-13)

| = The EIR introduces a threshokd for light and glare “which
would adversely affect day or nighttime views in the area® that not receive full
discussion. All of the nighttime kghting discussion seems to pertain only to ordinance
compliance, Whils totally appropriate for the guidelines referencing the Light Poliution
Ciode, ordinance compliance in and of itself may not fully address the issue of nighttime
views and ambient ighting. This requires direct analysis to be complete and disciose to
the public the potential changes

Cumulative Aesthetics Impacts - The cumulative impacts discussion clearly identifies
that the project, in conpunction with the 11 cumulative projects, results in a cumulative
considerable impact The discussion does not, howewver, conclude whether ar not the
progect’s contnbution is cumulatively considerable. Assuming that it is, based on the
vesibility fram pulblic raads, extensive grading and percantage of structureshomes
added relative to those of the other cumulative projects, then the required discussion of
milagation measunes is completely missing. This is inadequate under CEQA and must
be rectified. All elements of the discussion must be provided in the EIR and VRTR.

Growth Inducng Impacts a County mandatory element of Chapter 2 0 analyses
(sections 2 X 4) based on the EIR Content/Format requirements when Gl mpacts are
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identified in EIR Subchapter 1.8, is wholly missing from the visual subchapter given that
they specifically conclude that the project is growth inducing per Chapter 1.0}

10)EIR Section Format - The County EIR content/format requirements require that Sections
2.%.5 focus on significant impacts. The EIR discussion simply summarzes preceding
text, both significant and less than significant, which detracts from the focus on
significant impacts. Regardiess, the discussion omits a summary of the significant
impacts associated with the growth-inducing and cumulative impacts identified in
Chapler 1.0 and this Subchapter 2.1, respactively The result is a complete omission of
appropriate mitigation measures (and, potentially, alternatives) discussion that must be

added to the EIR

11)Mitigation Measures - In EIR Section 2.1.10, Mitigation Measuwres does not consist of
mitigation measures. Rather, it is again pnmarily a narrative restatement of prior
conclusions. The EIR contentformat reguirements (page 25) mandates an “infeasible
measures” discussion and why they are infeasible. Par of the discussion includes the
text “addibonal landscaping.may ako conflct with apphicable fire requirements.” The
statemeant that something “may” be problematic doas nol constitule adequate review
prios to dismissal, especially in areas with substantial hardscape and irmgaton, such as
the commercial areas akong 1-15.

Agricultural Resources

Thie follzwing comments pertain to the agricultural resources impact analysis contained in the
Agncultural Report and affect the adequacy of Section 2.2 of the EIR, which is based on the
report:

1) Ewsting Agnculural Resources not propery identified - The assessment and
conclusions regarding the occurrence of on-site agnculiural resources in Section 2.1 of
the subject Agncultural Report are not consistent with the related critenia in the County
Guidelines for Determining Significance and Report Formal and Content Requiremanls,
Agrcultural Resources (Agncullural Guidelines). Specfically, the subject AgricuBlural
Report notes on Page 24 and in Table 2 that 351 acres within the site consest of soils
designated as FMMP Unique Farmiand (3.4 acres) and Farmland of Local Importance
(31.7 acres), both of which are included as FMMP Important Farmiand categonies. The
subject Agncultural Report concludes (on page 47), however, that

there is no evidence of histonc agncultural production per the County's
Guidalines for Determining Significance - Agricultural Ressurces and would
not designate the Site as an agnicultural resource. Although the Site containg
Farmiand of Local Importance, per the County’s Guidelines, it is not
considered an agriculiural resource as thede is no evidence to demonsirate
that portions of the Site have been used for agnculture. Therefore, it would
not be requined to evaluate the project Site using the LARA Madel analysis.

Fage 10
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This conclusion is inconsistent with the referenced County Agricultural Guidelines,
however, as the subject Agricultural Repor states on Page 24 that on-site areas
associated with the FMMP Uinique Farmiand designation are “associated with existing
off-site agrcuitural operalions that encroach into the project Sife boundary (emphasis
added). Mo agricultural operations currently exist on the project Site and the primary
agricultural operation areas for these lands are located outside of the project Site
boundary.” These statements ane confusing and seemingly contradictory, as the report
states that the agricultural operations *. . encroach into the project Site boundary” but
are *___located outside of the project Site boundary.” If, as seems lo be the case,
existing agncultural uses are present an-site, these areas (and assocated FMMP
Impartant Farmlands) should be identified as agncultural resources and evaluated in a
LARA Maodel per the County Agricuttural Guidefines.

With respect to historic agncullural use in Section 2 3.1 of the Agricultural Report (pages
46 and 49) directly conflict with the text in Section & (Page 78) of the subject Agricultural
Report, which states: *__previous agricultural uses on the project Site ceased
operation.._in the mid to tate 1960s " That is, if agrculiural uses were occuming on the
project site until the 19605 as indicated, there @ clearly evidence of histonc agricultural
producton. Addiionally, there are no data provided in the report to substantiate the
cited conclusions. Section 2.0 of the Agncultural Guidelines Repoart Formal and Conten!
Requirements states (among other criteria) that “All conclusions must be based on
substantial evidence or reasonable assumpbons as documented in the report®
(emphasis added), Without the inclusion of histonc aenal photos andior other
documentation in the repor to clearly demanstrate the presence of absence of such
acinities, the conclusion that ... there is no evidence of historc agnouRural
production...” at the site is unsubstantiated, and the related conclusion that ”_._it would
not be required to evaluate the project site using the LARA Model analysis..." is
incomect

Accordingly, the subject Agnculiural Report should be revisad to: (a) provide adequate
information to allow identification and assessment of cument and hisionc on-site
agnculiural uses, (b) identify on-site agnculiural resources related to FMMP Impotant
Farmlands and current andior historic agriculural operations: and (c) if, as anticipatied,
agriculiural resowces are datermined to be present on-5ite, provide a LARA Mode|
analysis to determine i the sfe is an imponant agricultural resource per the County
Agricultural Guidelnes and assess potential on-site direct mpacts and (if appropriate)
related mitigation

Aancyiurg cil | mpacts bated of : ate baseling - Them is some confusion
reganding the impacts and related mitigation identified for off-site roadway
improvements as described in Sections 2.3.2, 2.4 and 2.5 of the subject Agricultural
Report. Specifically, the text on Page 49 (Section 2.3.2) identifies two options (A and B)
for the widening of Deer Springs Road, athough the comesponding graphics depicting
the four off-site roadway mprovements (Figure Mos. 15a through 15d) are all labeled
Oplion B Off-Site Imporfant Farmland Calegories. While it is assumed that the
remaining three off-site roadway improvement areas would be the same under either
option for Deer Springs Road, the current text and graphics are confusing, and shoulkd
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be modified to more chearly describe the indridual off-site radway improvements
(including a description of exactly what is included in options A and B, and changing the
indavichual figure titles to identify the associated proposed roadway segment
modifications). Figure Nos. 15a through 15d are also difficult to interpret as no roadway
names are provided, and should be modified to label all applicable roads.

The discussion in Section 2.3 2 identifies a combined impact area of 5 82 acres for the
associated off-site roadway improvement areas, While a summary of these impacts is
provided in Table 4, it i unchear which impacts are assotiated with which roadway area,
as the impact acreages are only associated with parcel numbers in the table {and
individual parcel numbers are not provided on Figure Mos. 15a through 15d). As a
result, the subject Agricultural Report should be modified to identify the appropriate off-
sile roadway improvement areas in Table 4, andior include the appropriate parcel
numbers on the comespanding graphics

The text on Page 59 (Section 2.5) of the Agricultural Repon ientfies a combined area
of 3.05 acres for the off-site madway improvements (rather than 5 82 acres as
described above), and the Agriculiural Report should be modified to reflect the comect

acTeage.

The discussion on Page 60 (Section 2.5) states that °...the purchase of 5.62 acres of
conservation easements through the PACE program is a feasible mitigation
measure. .. ", based on the identification of 168,505 acres of Prime Farmland and
Farmland of Statewide Importance soils in the County. This is a miskeading statement,
as it implies that all of the noted 168 505 acres are available as agricultural mitigation
land. Accordingly, the described text should be modified to describe the availability of
agncultural mibigation credits in the context of the PACE Program, rather than the
County as a whole.

The discussion on page 62 of the Agncultural Report (Section 3.2.1) states that “As
shown in Figure 10, no Williamson Act Confract lands or County Agricultural Preserves
axist within the proposed project’s Z04° While ths s assumed 1o be accurate, it &
difficult to discern as the 20| boundary is not provided on Figure 10. Accordingly, while
the text does include a reference 1o Figure 5 (which depicts the 201), Figure 10 should
bo modfed (o also inckide the ZO! baundary,

The discussion on page 64 of the Agncultural Report (Section 3.2.2) provides a
description of potential interface conflicts between the proposed school'denser housing
development amd nearby agricultural operations. The analysis concludes that
“proposed development would be buffered from the existing off-site active agricultural
land uses within the Z01 and indirect mpacts from the conversion of agricultural land
would be less than significant” This conclusion is not supported by quantified
descriptions of intervening distances provided by the noled open space (and other)
buffers, howewver, as was done for the preceding analysis of potental interface conflicts
associated with the Sierra Knoll planning area (L2, a minimum separation of 150 feat is
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provided for the Sierra Knoll discussion).  Accondingly, the descnbed text should be
modfied to identfy the actual buffer distances provided for the project school and
denser housing development by the proposed open space,

In addition, the discussion in Table 5 (Page 68) regarding project consistency with LU-
5.3, Rural Land Presenvation, states that *

Currently, there are approximately 35 acres of land identified as Farmland
of Local Importance and Unigue Farmland within the project Site, with
approximately 188 acres zoned as agncultural. Even though the project
would only retain approximately 6 acres of this agncultural land, the on-
site tevrain of sieep slopes and rock culcroppings are generally nol
conduche (o agriculfural use, (emphasis added)

The referenced statement regarding agricultural suitability for the approximately 218
atres (98 percent) of the an-site Impartant Farmiand designationsfagricultural zoning
that would be lost through project development is inconsistent with the County
Agricutural Guidelines. Specifically, Section 1.2 3 of the County Agricultural Guidelines
state: “Avocado groves that thrive on steep, rock slopes benefit from the effect that
tepography has on facilitating water drainage. The fractured rocks on steep slopes,
considened unsuitable for agrcultune acoandng to traditional soll guality measures,
provide rapid water and air drainage preventing frost damage and avecads mt, "

Based on this information, the described areas of Impomant Farmiand
designationsiagricultural zoning are potentially suitable for crops such as avocados, and
the referenced statement regarding the agricultural suitability of on-site terram with
steep slopes and rock outcroppings, along with the related concluson of consistency
with LU-5.3, are considered inaccurate

The discussion in Table 5 (page B8 of the Agricultural Report) regarding project
consistency with GOAL COS-6 (which should be COS-6.0), Sustainable Agrcultural
Industry, states that: “Although the project would change the 2oning for a portion of the
Site from ATD to Residential, this land has never been in active agricultural production,
nor 1S it designated by the FMMP as Pame Farmiand, Farmland of Statewide or Local
Importance.” Based on raview of Figute Nos. 9, 13 and 14, portions of the ama along
the southeastem project site boundary proposed to change from ATO 1o residential
Zoning appear to include areas designated as FMMP Fammiland of Local Importance
and, as outlined above, may potentially include areas of cument andlor historic
agricultural use. As a result, the related conclusion regarding consistency with GOAL
C05-6 is considered unsubstantiated and should be reevaluated after completion of the
LARA Model analysis,

umulative Agocultural B pacts - The cumulative study area identified in

ction 5.2 (page 71) of the subject Agricultural Report ®.. generally includes the Marth
County Metropalitan Subregional Plan area...” It is unclear, howewver, if the “cumulative
project boundary” depicted on the associated Cumulative Projects Map (Figure 18)
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reflects the North County Metropoltan Subregional Plan area or some other boundary,
&s the majority of the cumulative projects shown on the map appear to be located
outside of the cumulative boundary. The text on page T1 also stales that “Table 6,
Cumulative Projects, lists the cumulative projects nearby the project Site. ", and the
projects cutined in Table 6 are apparently the only projects included in the associated
cumulative impact analysis. This format is not consistent with the County Agricultural
Gusdelines, which makes no allowance to evaluate only those cumulative projects that
are "nearby the project site " Accordingly, Section 5 of the subject Agricultural Report
should be modfied to clearly identify an appropriate cumulative study area and includa
all associated cumulative projects in the related cumulatiee impact analysis.

The discussion of cumulative impacts in Section 5 concludes that ™ __the propect would
not result in a cumulatively considerable contribution to a potential cumulative impact on
agricultural resources. ", and “Mo curnulative projects have been identified that would
impact agriculturally mportant land, therefone, no significant cumulative efects to
agnculure would occur” The first conclusion regarding the propesed project 5 based
in part on the assumption that the project was determingd not to b8 an impofant
agriculiural resource. As outlined above, the Agricultural Report does not nclude
adequate information or analyss to reach a substantiated conclusion regarding the
presence of on-site agricultural resources of the status of the project site as an
important agricultural resource under County Agnicuttural Guidelines. Accordingly, the
Agricultural Report should be modified to include a LARA Model analysis to determine il
the site is an important agricultural resource per the County Agricultural Guidelines, and
assess polential on-site direct impacts and (if appropriate) related mitigation. The
cumulative analysis should then be reviewed and, if appropriate, updated to reflect the
results of the LARA Model analysis.

As indicated above in this comment, the second conclusion is apparently based on the
16 cumulative projects located °.._nearby the project Site._ " that are described in Table
6. As previously noted, the cumulative analysis should be based on all identified
cumulatnve projects, not just the 16 projects listed in Table 8. In addition, the data
provided in Table 6 ame not adequate to suppon the noted concluson in any case,
based on the following considerations: (a) over bwo-thirds of the kisted projects (11 out of
16} do not provide any data on estimated direct or ndirect impacts from the associated
projecis (with two addibonal projects previding anly dinect or indinect Impact estimates,
but not bath); and (&) no assessment of the directindirect impact estimates identified for
the 5 remaining projects is provided, although the text on page 77 of the Agricultural
Report acknowledges that the cumulative projects °.. could result in a potential
cumulative impact from the conversion of agricultural land and of compatibility with
agriculiural uses.” While it is understood that impact data for cumulative projects are
often difficult to identify conclusively, the County Agricultural Guidelines require that
such impacts be estimated and evaluated. Thus, while the County Agricultural
Gusdelines allow some latitude in the identification of cumulative project agncultural data
(i.e., impact estimates as described), such data and related analysis are required.
Accordingly, the Agncultural Report must be modified to: (a) provide direct and indirect
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impact estimates for all applicable cumulative projects (including those shown in Table 6
and an Figure 16); and (b) provide a quantified and qualfied analysis of potential
cumulative impacts based on the data to be provided for all applicable cumulathe
projects.

Project Aternatives

ARlhough the EIR contains an evalkuation of nine altematrees to the project or is features, which
on sufface value could be considered a reasonable range of alternatives based on sheer
numbers, sic of the nine atermatres studied in detail should have been lumped togather as
two single altematives that would be accompleshed by different vanations. For instance, there
are three alternatves for the alignment of Newland Serra Pariowvay (e, Altematives A, B and
C) all of which are intended to reduce the physical impacts of building the road and three
alternatives are dedicated to altemative land planning concepts requested by the COPW (ie.,
Alematives A, B and C) as a means 1o avoid direct impacts to bickogy. In addtion, one of the
alternatives, the Multi-Family Town Center Altemative, was suggested by the Gelden Door
property owner as a means to avoid or reduce significant traffic impacts on its Deer Springs
Road, which fronts and provides primary access to their facility. In reality, this EIR only
addresses five altematives rather than the nine purported in the EIR Summary and Chapler
4.0 and only two of the altematives were not suggested by others.

Thie fact that three of the five alternatives presented in the EIR were formulated by others and
included as a means to appear responsive 1o their requests indicates that minimal thought was
put info developing a reasonable range of alternatives, as required by the State CEQA
Guidelines. Mone of the alternatives were developed as a good faith effort to specifically avoid
or substantially lessen any of the significant effects of the project as required by Section
12126.8 of the State CEQA Guidelines. The following comments are affered to avgment the
Project Altematives discussion in the Newland Seerra Project EIR, as the current content of
Chapter 4.0 i inadequate and not reflective of the minimum requirements under the CECA
Guidelines.

1} Reduced Project Alternative — The project would result in significant and unmitigable
direct and cumulative impacts to aestheticaivisual qualitylcommunity character (AES-1
and AEC-CUM-1). As noted in Chapter 2.0 of the EIR, there are no feasible mitigation
measures identified to reduce these impacts to below a level of significance. A Reduced
Project ARemative that would relocate or redesign the portions of the project that would
impact Key Views 1, 2 and 3 must be presented so that the decrsion-makers understand
how this impact could be avoided or substantially lessened, rather than just accepting
the impacts as unmitigable and providing no aRernatives,

2} Redyced Grading Allemative = The project would result in cumulatively signaficant
construchion-related air quality impacts (AC-4 and AG-5). Maturally, the EIR should
address a reduced grading alternative as a means to disclose 1o the decision-makers
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heow the project could avoid or substantially lessen this impact. which would coour over
2 10-year periad according 1o the project description in Chapter 1.0 of the EIR.

= To address the project’s significant and unmitigabie

Project Phasing ARemative
impacts associated with the loss of available mineral resource (MR-1), an atemnatie

should be presented that allows for the removal of resources prior to the ciosure and
reclamation for planned residentiallcommercial uses. In addition, akthough portions. of
the site would be processed with rock crushers, the resources would not be fully
removed because the processing would only be for the project development and not for
regional needs. So, in reality, the impact 1o mineral resources would be to the entire
650 acres identified as MRZ-2, rather than the 156 acres that would remain untouched
after the site is developed. A Project Phasing Alternative s reasonabde and feasible
given that the site contains documented resources and features a former quamry. There
are many examples of quarmes in the County (iLe., located in Mira Mesa, Mission Valley,
and Cansbad/Oceanside) which are currently undergaing reclamation inte urban uses
after the resource removal is complete. This alemathee would also avoid the project's
significant and unmitigated air quality impacts associated with the combination of
censtruction and operational emissions (A2-1). Again, an alternative phasing should be
presented to the decison-makers to fully disclose the alternatives they have availabie 1o
thern o avoid or substantially lessen this impact

i = The project would result in substantial
population growth (PH-1 and CUM-PH-2) because it would exceed planned residential
and population growth in the area and result in land use and roads which would result n
growth beyond levels anticipated in the County General Plan. The EIR concludes that
the impact would be significant and unmitigable. Alhough the Existing General Plan
Altemative would address this impact, it would not achieve the applicant’s basic project
objectives as described in Chapter 4.0 and according to its analysis in the EIR would
result in simiar or considerably worse impacts, as noled below. A more reasonable
Reduce Population and Housing Altemative should be presenied in the EIR

| = The project would resull in significant and
unmitigable deect traffic impacts (Le, TR-1A through TR-45) to freeway ramps, local
intersections and street segments throughout the local community and yet there is no
alternatrve that suggests less development density such that the project impacts would
be substantialy lessened. The need for an aliernative that reduces site intensity is
particularly mportant given that the project would cause unmitigated impacts at nearly
every study area location analyzed in the EIR due to the level of traffic that would be
produced by the project Given the project’s proposal to modify the County General Plan
and allow for a 20-fold increase in residential development intensity, a Reduced
Residential Density Altermative must be presented to the decision-makers to fully
disclose the alternatives they have available to them to avoid or substantially lessen this
impact
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Greenhouse Gas (GHG) Reduction Atemalive - Despite the project applicant's
objectives of building a sustainable, mixed-use vilage that provides connections 1o the
regional mobility infrastructure and is located near existing and planned infrastructure,
the EIR (i.e., GHG-1 through GHG-3) demonstrates that the project would result in
direct and significant impacts to global climate change due to the project-level GHG
emissions it would produce. The only mitigation being presented in the EIR is the
purchase of emissions offsets. Mot only is this approach precedence setting within the
County, but the offsets may not even occur within the County because the commitment
in M-GHG-2 states the applicant shall pursue offsets within the unincorporated area “to
the extent such offset projects and programs are financially competitee in the global
offset market ™ Despite this qualfication, the EIR concludes that the mitigation would
reduce project impacts to global climate change within the County jurisdiction to less
than significant  Furthermore, EIR Chapter 1.0 states as a project feature that the
apgiicant is committed to carbon neutrality due to these offsets. It appears as though
this EIR and the project applicant are selectivaly relying on sustainability as a means o
“green wash” the project’s impadcts to global cimate change and other resouces. In
addition, because the feasibity of acquining offsets within the County might be in
question {due to economics), the EIR must include an alternative which identifies other
methods of avoiding or substantially reducing the project’s significant impacts to GHG's
within its jurisdiction. Additionally, the EIR indicates in the traffic section (TR-46, TR-47
and TR-48) that the project would exceed the region-wide vehicle miles travellad
thresholds for single-family residential, multi-family residential and age-qualified
residences, leading to significant and unavoidable impacts. Therefore, a GHG
Reduction Alernatie must be presented o the decision-makers to fully disclose the
alternatives that are available to avwoid or substantially lessen this impact.

=The project site is curmently classified as Pre-approved

Wildiife Movemnent Alternative
Mitigation Area (PAMA) with a goal of T5% conservation under the Draft Morth County

MSCP. The EIR states that the County has been changed the site's classification to a
hard-lined project in the most recant draft (and not adopted) plan, without concumence
from the Wildlife Agencies. Relance on the Draft Morth County MSCP for take
authorzaton, therefore, would be improper until the plan s adopted  An assessment of
the project impacts to wildlife movement would naturally conclude that impacts would
not be less than significant. In fact, a wildide connectnaly expert has determined that
the project site would result in significant and possibly unmitigated impacts 1o cone
linkages in the Memiam Mountain area (M. Jennings 2017). Therefore, an akernative
progect design that accommodates wildiife movement must be presented in the EIR so
that decision-makers understand there are other options to avoid or substantially lessen
the project’'s impacts to wildlife movement.

Existing General Pian Altemative- In addition to not presenting a range of attematives
directed at awvoiding or lessening the most significant project impacts, the Existing
General Plan Altematrve analysis m Chapter 4.0 of the EIR appears to be biased and
skewed (o leave the impression with the reader that under the County General Plan the
project would have similar or worse impacts as compared to the proposed project. It is
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conceming that the EIR determaned that the County General Plan, which allows for 89
rural homes, 4.6 acres of traditional commercial uses, and 53.6 acres of office-
professional uses, would result in more impacts than 2,135 singbe family and multi-
farmily units, 81,000 square feet of tradibonal cormmedcal wses, and a school 2.
Based on my review of an independent study provided by an engmeesnng expedt
(Delane Engineenng 2017), when accounting for steep siopes and vanous other County
requirements such as parking, drainage, and access, the Exsting General Plan
Alternative would only allon for up to 750,000 square feet of office-professional uses
and about 100,000 square feet of traditional retail commercial uses. In addition, a
market analysis completed by a real estate expert, determined there is not a significant
demand for office-professional space in the planned location (Cushman Wakefield
2017). Therefore, the alternatives analysis in the EIR overstates the impacts of the
Existing General Plan Alternative and its comparison with the project’'s impacts is
misleading because it does not provide a realistic portrayal of a project under the
Existing General Plan.

It i the intent of CEQA to ensure that all projects impacts are adequately considersd. Based
on my professional judgement and expertise, the Newland Sierra Project EIR is inadeguate
under the State CEQA Guidelines, the County EIR Guidelines, and applicable County
guidelnes for determining significance and preparing technical studies and must be revised
and recirculated, as illustrated in the comments contained in this letter.

If you have any questions regarding the above comments, feel free to contact me at 858.022.
8604 or kim@baranekeonsulling com,

Sincerely,

Kim Baranek
PrncipaliSenior Project Manager

Ceo: Kathy Van Ness, Golden Door, LLC
Refevances:

Cushman Wakefield, 2017. Demand Study, Proposed Newdand Sierra Town Center, Deer
Springs Road @ |-15, August 8.
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Delane Engineering, 2017, Independent Analysis of Zoning Regulations, Constraints, and
Development Potential of Newland Owned Commenrcial Parcels, August 4
Jennings, Megan K., 2017. Connectivity Issue Review, Newland Sierra June 2017 DEIR, July.
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"ll CUSHMAN &
Mk WAKEFIELD

June 2018

DEMAND STUDY

Proposed Newland Sierma Town Canter

D Springs Road & 115

Unincorporated Area of North San Diego County,
San Diego County, CA S2080

IN A CONSULTING ASSIGHNMENT
As of July 31, 2007

Prepared For

Golden Door Propertes, LLC

TT7 Dear Springs Road

Unincorporated Anea of Morth San Diego County, CA
52068

Praparad By

Cushiman & Wakeleld Westorm, Inc

Vialuation & Advisory

4747 Exacutive Drive, Bth Fisar

San Diego, CA 82121

Cushiran & Wakeledd File (D 17-38503-900283
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ATaT EXECuUTIvE DitvEl, 6Tw L08R
BAN NEGD, CA BT

Town Center

Desr Springs Rosd & 115

Unincarporated Area of North San Disgo Courty,
San Diege County, CA 93069
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TN CEMTER ELIENT EATISFACTION SURVEY

August D8, 217

M. Kathy Van Ness
Gobden Doos Properties, LLC

777 Deer Springs Road

Urincerpoeated Atea of Mo San Diege Ceunty, CA 02089

Re: A Demand Study Tor the Newiand Sierra Town Canber,
located at the noriwest comer of Deer Spings Road & 1115
Unincorporabed Area of Morth San Diego County, San Deego County, CA 82065

Cushrman & Wakefield File iIDv 1738503600283
Dear Ms. Van Ness:

In fulfiliment of cur agresment as cutined in the Letier of Engagement dated July 25, 2017, we are plaased 1o
transmit our Andings in the lorm of 8 demand shudy of the above referenced property.

Thi subyect property consests of 2,535 150 sguare feet of land locabed in San Deego County, CA 820639 The subyect
preperty & located on the noffwes! commed of Deer Speings Road and Freeway 115, in the City of Unincarposated
Arga of Morth San Diego County, County of San Diege. The site i unimproved hillsade with steep temain, sioping
cicrwiwvard From West 10 East towand Fréeway 115,

This lefter = irvalid 88 B opnion of gemand § detached feom The reporl wihich containg e bext, exhibis, and
Addenda

Respectiully subrmitted
CUSHMAM & WAKEFIELD WESTERM, INC.

P\ Sl

Peter Savage, MAL SRA
Durechor

CA Cantified General Appramser
Licerse Mo AGO04345

peter savagefoushwake com
858 334 4013 Cffice Danect

CLIEHMAN & VARERIELD 1
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FOwN CENTES

SUAMA R OF SALENRT FACTS aND CONCLUSONS

Summary of Salient Facts and Conclusions

Client
Irilen g Lise:

Irflerided Liser:

Iidentrfication of Real Estate:

Heghest & Best Use (A5 if Viacant):

 Highest & Best Use (As Improved)

Current Ownership:
Dale of Inspection;
Dabe of Report:

Gaiden Door Properties, LLC

This report s inlended to prosdde an apinion of the existing marsd
demand for office and commercial development of the submct property
(Town Center) af the site of the Newland Sierma project

This repor was prepared for inclusion inlo & comment pacage 1o the
County of San Dego megarding the propoded MNewland Sierra
development project and is nat inbended for any other users.

Town Cenber site af the sile of the proposed Newland Siera project
Locabed al the norhwest comer of Deer Springs Road & 1-15.

Unincerporabed Area of North San Diegs Ceunly, San Diego County, CA
S20E9,

A commencial and residential uss built to & densty supportable by market
demand.

Thee sile is unimproved hillside with steep temain, :l:;i‘rpﬂ:urrﬂr#l‘u‘r;
Wedl bo st 1owand Freswiy 15

Hewland Slerra LLC
July 31, 2017
August 08, 2017

CUMSHRAN | WaRERELD d
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FOwN CENTES SN OF CRITICAL DEESERn A THONES.

Ssummary of Critical Observations
SUMMARY OF CRITICAL CBSERVATIONS

The strengths and weaknesses anabyss applies both specifically (attributes infernal or spedtic to the subject) and
generally (extemal or economic considerations that infuence the subject)

Strengths

o The subject s locsled adjoning Freaswy -15 which is the singuiar access from San Diega County 1o Riverside
County.

Weaknesses

«  The subject's site is steep and will be difficult o develop. Al present there is insufcient homes bo support any
siprificanit corrrnercial development on the site.

Conclusions

Based on fhe preceding strengths and weaionesses, the subject property's specific 2oned use doss not appear io
be & feasible development &l this time
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Scope of Work

Overview

Scope of work |s the type and sxfent of research and analyses involved in an assignment. To determing the
apprograte scope of work for the assignment, we considensd the intended use of the appratsal, the nesds of the
user, the relevant characterislics of the subjed property, and other pertinent factors. Our concluded scope of wark
i% sufmmarited below, and if Same nslances, addihonal soope details afe included n the Apprapriale sectans of
the report

Research

+ W indpeched ihe property and its ehvirens. Physical infarmation on the subject was obtained frem e praperty
owher's representative, public recerds, andlor third-party scurces.

+ FRegicnal economic and demographic rends. as well as the specifics of the subject's local area were
irvestipated. Data on the local and regional property market (Supply and defmand tnends, rent levels, ete ) was
also cblained This process was based on interveres with regional and'or local market participants, primsary
nesearch. available published data, and oiher vanous Mesources.

= Ofher relevant dala was colected, verified, and analyzed Property dala was oblained from various sources
{pulblic reconds, thind-party Gata-repoting services, elc ) i is, owever, sometimes Necessary bo rely on other
Sources desmed reliable, sush &% data reporling Senises.

Analysis
+ Based upon the subject property characteristics, presailing mrket chymamics, and olber information, we
developad an apinion of the markel's demand faf commercial use on the subjed property.

*  We anashyzed the data galbered using generally accepled meth-odology bo arrive al & probable demand

This repert is intended lo compdy with the reporting recuinements cutlined under LISSAR for consulting assignment.
Cushman & Wakefield Westemn, Inc. has ah inbemal Cuality Conbrol Chversight Program. This Program mandates &
“second read” of all appraisals. Assignments prepared and signed sclely by designated members (MAls) are read
by ancther MAl wha is not participating in the assignment. Assigriments prepared, in whole of in part, by non-
designated appraisers require MAJ participation, CQuality Conbrol Chersight. and signabure.

For this assignment, Chsality Control Oversight was provided by Trevor Chapman, WAl
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Regional Analysis

Market Definition

San Diego County is the second largest county by population in the siate of California, with approximatety 3.3
lon redidentd, acoording bo Experian Mareling Salulions” 2016 eslimabes. Ta the narth, the county 1S bafdenad
bry Orange and Riverside County, and Imperial County fothe east San Déegois locabed north of Mexica, sharng &
beorger with Tijuana. As & coastal community, this region is home 1o miles of beadhes and mild-sermi-and climate,
making i a desimble residential and commercial locaion. One of the sirongest techndogy hubs in Southern
Cakforni, the region also home 1o one of the langest concentrations of melary defenss sendoes in the workd, wilh
military faclities hosting the Uniled Stales Navy, Coast Guard and Marine Cops. Over the past three years as
recovery has faken its course, corstruction and consumer spending has pioked alongside substantial employmsnt
and income growth.

Further considerations are a3 follows:
» According bo Experian Market Sclutions” 2018 eslimates, San Diego County ik the fifth most populous county
i thee Linifes Stales. Fowghly hall of the region's total populslion resides in the City of San Diego.

»  Thie City of San Diegs s Ihe fegion’s economic bub and Rome to well cver half of the jobs and nealy theee-
quarters of the region's langest emplowers including Oualcomem, Sorry Elcironics, Inc., and Semgra Energy.
The San Diege-Carsbad Metropciftan Statistical Area (MSA) B encapsulated within San Diege County, and is

located at the scuthwestern-most comer of the continenial United States. Below is a map of the region:

SAN DIEGO-CARLSBAD, CA
METROPOLITAN STATISTICAL AREA (MSA)

\\\
. 9
CALIFORNIA -
b P
b .‘-___r
.""-r

.-'H —

Sowce: T B W [ & Achiineory
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Current Trends

San Dwgo County's expanding economy is driven by the regon's diverse industry bass and above-average
employment appotunibes. According to the State of California Employment Development Department. nonfarm
employment in the region gained 18200 jobs over the beehve month penod ending in Apeil 2017, San Diege County
repoted an unemployment rale of 3.8 percent as of April 2017, 1.0 percent below the stale rabe of 4.8 percent and
B0 basis paints below the rational rabe of 4.4 parcent reporbed during the same month. The region's scomnomy
conlinues te d with the prolessional & buss sendces, high-lech, biatech snd govemment sedars
propelling regional empioyment growth. Unemployed workers continue (o be absorbed Bs mid-wage jobs are
inereasing, however 8l & slower rale than sxhibded ower previous year. Recen! lyolfs by some of the region’s
major employers, includng Cualcomm, have hindered growih in recent years, however dsplaced workers have
made their way inio the professional & business senices sector, which is expected 1o be the primary driving force
beehing Improving Iabor markets and income growth in the near tenm. Despite high business and real estate costs
in the region, San Diego County is expected lo exhibil posithve econamic trends in the near-lerm,

Furiher points for consideration indsde:

= Afler experiencing o showdown in recent years. San Diego's biotechndlogy and nandlechndogy clusters have
Bain began o Aourish. Bicbech Rrms in this fegion sre succssshlly Faring early a3 well 45 growth shagpe capital
whie cihers are either planning significant IFOs or are being scquired by larger-scale bictech and
pharmaceutical companies The San Dsego-based pharmaceutical fem Tocagen fled the largest IPO the region
has seen in the past three years of 558.0 million in Aprl 2017, while Forge Therapeutics has raised $15.0
milion i Senes A financing. amaong & namber of cther regional frms, Growth in these leading ndusines will
contribute to the expanding professional servce payrolls through [he near ferm

= San Diego's specialization in military inteligence has enabled further expansion of the region’s defense sector,
Crer Bl quadter 2017, numedous defenss S indudng General Alamics, Mofthrop Grumman, Gaheral
Dymaarriics, QED Systerms, Bosing and BAE Systems have received contracts amounting to over 51.0 bilion for
iberrrs ranging from mililary IT lo slectramagnetic aircra® launch systems, support systems and unmanned serkal
wehides. Addtionallyin March 2017, the region was awarded §1.6 million in federal grants fram the Departssnt
of Defense’s Office of Economic Adusiment bo support the region's leading dedense contraciors. Despite some
expecied volatlity and upside risks, San Diego's defense secior is postioned bo grow through Ehe rear berm

+ Demadition work began on Manchesler Financial Group's 1.3 bilion redevelopment of the Navy Broadway
Complex in downiown San Diego, hame the U5, Nanwy's southeest regianal eadaguariers. Flans for the mixed-
use Manchester Pacific Galewary call for eveniually replacing the entine campus with & new 17-sbory Ny office
building, a 1,100-reom comvention cenber hotel, & 260-room boutigue hotel. neardy 300,000 sguare feet of retail
space. The developsmanl is expected bo be compleled over e rexd three years, cresting mane than 2,400
constnection jobs and neardy 3,000 permanent jobs in e reghon.

= San Diego Wnbernational Alrport (SAN) officials have approved moving Torward with plans b build a new §225.5
milion federal inspedion serdoes facility in Terminal 2 of the ainpor. Saled for completion in June 2018, an
acceierated construction schedule was implementedio support anbicipated growth at the ainport. which currently
handes mone than 200000 nlemational passengers annually. According to ainport officials, inlemalional air
travel in 2018 is anticipated to contribute $432.0 milion in annual economic impact 1o the region
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*  The U.5. Navy presented six consiruction firms with contracts collectively amounting bo $500.0 million over the
fiext Sve years during Srel quarer 2017 The construclion deals call on the Srms for the desigh snd develapment
of the Neval Special Warfare Corrmand Coastal Campus ol Naval Base Coronadd, one of the region’s major
empioyers. Thies of the consiruction companies are local San Diega fimns, induding Hamper Construction Cao.,
RQ Construction LLC and Soltek Pacific Construction Co. The developmeent, among many olhers in San Deego
Ciounty, wil contribule 1o employrment growth in the region’s constnuction sector in Bhe near berm, projected at
1.6 percent growth through 2024

«  According the Califomia Assocabion of Realiors, home prices in San Diego County have exceeded values
repored during the region’s peak in 2007, As of March 2017, median closing prices for existing, single-farmily
homes rose 38 percent year-ower-year. (o 5571 000, Additionally, single-family home sales increased 423
percent over the presvious month and 8.7 percent over the previous year. Exparts have suggested thal the lack
of inventory, low morigage rales. and an imbalance befween home construction and demand have helped
inereass housing pricss.

Demographic Trends

Demographic Profile

San Diega's medinn ape of 15.0 years i3 3.0 yeard kowet than the national medan ape of 350 years. The region
outparicrms e nation in benms of affuence and educaticnal alainment with an average annual income of 550,540
and 34.7 percent of #s population halding Bachelor's degrees of higher. In comparison, only 20,0 percent of the
nation's population holds a Bachelor's or advanced degree. San Diego's relative economic strengths can be
afinbuted to the region’s sirong high-lech, bictech and professional senvices sectors, which provide high-wage
positions and often require advanced degrees. Age and educational attainment contribule to the raised incame
leveds in San Diego and relatively sirong probessional & business sendces sechor, affracting high net warth
indniduats that should further elevate the region’s demographics

Further considerations regarding San Diego County's demographis rends are as falows

= According bo Expenan Marceting Sclutions. San Diega’s median annual househad income is cumently S64, 507,
18,1 percent higher than the national averags of 554 505

« San Diege County outperforms the ULS. in tarms of householts saming annual Roomes of greabes than
S100,000, with 303 percent of the region’s households versus 23.0 percent of the nation,

= San Diego's demographics have fusled growth in Industies that requine advanced educabion. These sechors
inchsde bialechnalogy, business and professional sendce sectors. The dhan below phovides & demographic
comparison between San Diego and the United States:

CumsHiaN | warEFELD L]

RTC-482

0-183
Cont.

Newland Sierra Final EIR



Comment Letters

June 2018

TOWN CENTER FRG0ORAL ARAL YR

Demograghic Characterisics
San Do M BA va. United Stales
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Population

Acconding to Experian Marketing Solutions’ 20116 estimates, the San Diego-Carisbad MSA ks home o 8 population

of 3.3 million individuals, Oreer the past decade, San Diego's annual population growth of 1.2 percent followed

relicnal popilaton growlh IFends cosely. Since 20086, the rapon’s populalion spanson has futtualed beleean

1.0 and 1.5 percent, with further growth hindered by the high cost of Peing. business costs, and rising home values.

Papulation growth in the San Diego area has historically cutpaced that of the national average, s the favorable

climat & conditions and diverse economy make Scuthem Califomia a primary locabion for indhiduats, families, and

mm.nmmmmmum:zﬁnwmtmummmmwmﬂnghm;rs

Anaiylics), the region has a young well-educated employment base, San Diego's population is primarily

concenlraled alahg the 20-mile Pacific Coast. The greabest population denslies, nol suiprsngly, afe bealed n

prowimity 1o the region's few major freewarys—Interstate 5 (15), interstabe 505 (1BOS), Inberstate & (L&) and

Irtersiate 15 (-135).

Theer feilcsaing highlights the key stabstics for population growth for San Diege County:

s WAlth & cufrent populabion of 3.3 milion indidduald. San Diego ghew ol an average annual rabe of 1.2 pancent
between 2006 and 2016, Over the comesponding penied, the nalional population fell short of the region's growth
by 40 basis points, reporting growth of 0.8 peroent.

= Thigugh 2021, San Diegoe's population is Torecarst (o grow al an average rabe of 0.9 percanl In cofmparison the
population of the Uniled States’ is expecied io grow al an average anrual rate of 0.7 percent. Populaion growth
vy howener be hindered as the San Diego housing market continues 1o appreciate. As housing prices and

the overall cosd of Iving continue bo increase, lowerincame residents will iKely seck opporunities in more
affardable mafkoels.
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The followineg graph compares hislorical and projects d population growlh bebween San Diego and ihe United Siates:

POPULATION GROWTHBY YEAR
San Diego M3A we. United States, 2006-2021
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Thi Sollowing lakde companes hiatorical and forscasted population growih (rends For the Sam Die go-Cartsbhad MSA
and the Uniled Stabes between 2006 and 2021:
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Households

Bebtween 2006 and 2016, household formation brends in San Diege culpaced (he national growih By 30 basis poinls
anrualy. Housshold form ation {rends in San Disgo appoar 1o mirrar overal population gains, which ks also similar
to ihe pedfoarmancs far the nation. Crver the past decads. househald formalion and population growti bath averaged
1.2 percenl armualy, as the housing marke! recovered, income levels increased sieadily, and the millennial
gensralicn entered the first-lime home buyers’ markel. in March 2017, the Califernia Associstion of Reallars
reporied an increase single-famity home sales of nearky 8.2 percent owver the previous year. Additionaly single
Famity permils inihe reghcn hirve ingreased in 2016 over the previous year, and are projecied 1o conlinue increazing
into the near berms, The rise in home sales has been suppored by the fge in income levels, which have kept pace
wilh nadional rabes. and the reacceleraling of high-lach and bictech. and professional services paformance in the
region. Through 2021, San Diego's household farmalion is projected (o increase to an average annual rate of 1.4
percent. culperfoming the nallon's projecled averags.

Further consideralions regarding San Diego Courty’s household feemalion ane:

«  Annusl hougehold grewth bebween 2006 and 2016 sveraged 1.2 percent in San Disga County, 30 batis points
mr“’lll'llh nalion’s fen-year asarage growih rale of 0.9 percent
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= The projected fve-year mverage housshold growth rate for San Diege County s forecasted at 1.4 percent, 30
basis points higher than the expected nalional average household growth rafe of 1.1 percent.

& Housshold formation growth /s Emited by the avwailable land for development and fuchmting single-famiy
paamrits in the region. The Bghiness of the market has coused higher housing prices, and the high cost of ving
s kndy to impeds future population growth, witimately pushing low to middie dass residents out of the area.

United States:

HOUSEHOLD FORMATION BY YEAR
San Diege M3A ve, United States, J008-2021
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Economic Trends

Gross Metro Product

Betwean 2006 and 2016, San Diege's Gross Metro Product (GMP) grew by 1.4 percent annually, exceedng the
nation's Gross Domestic Product (GDP) annual growth rate of 1.3 parcent ower the same peiod. A large share of
the region’s. GMP culput s produced by high-value industries including the high-tech, Blotechnology and defense
sectors. Historically, San Diego's Gross Metro Product growth trends have closely followed that of the nation. The
ol recent economic recesson el o sigrificant impact on the region and caused San Diege's GMP growth o
decrease tolows of negative 4.2 percent in 2008, 1.4 percentage points lowar than the national pverage during this
pericd. Recovering kom the last recession, San Diego has since swpassed the GMP growth trend of the nation
aver 2006 As the region continues (o expand, San Deege’s GMP growth is forecathed to excied that of the nation
Erough 2021, and reach peak growth of 2.7 pescent in 2018,

‘Some notable considerations include:

+ Between 2006 and 2016, the region everaged a 1.4 percsnt annual growth in GMP, 10 batis points higher than
the average annual growth of 1.3 parcent exhibited by the ULS. over the same time pariod.

= Owverthe next fve yoars, San Diego's average annual GMIP growth rate is projected to further sccelerate to 2.6
percent annually, 50 batis points above the 2.0 percent projected rate of the nation over the wame period. A
indicated by its redaties growth in GMP, the San Diego area i poised for a sustanable, long-term rabe of growth.
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«  Geowth in the San Deego regon wil be diven by spandng its professional and business sences and
bechnilogy sectors, &% well as the sirengthirng of the condtrectesn sedor, IPereated consummes confidencs
coupled with income grosith in the market hive contnbuted 1o the expansion of the San Disgo M5SAS economy
owir e past decade, & trend hal s expectod 1o continus in the near Bm

T followang grisph companes higtorical and propeciid redl gross produd growth bebween San Diegoe Courty and
the Uirsbed Stabes

REAL GROES PRODUCT GROWTH BY YEAR
San Diego MSA ve. United States, 20062021
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Employment Distribution

San Diego's industry sechor compostion ncludes sconomic dversity comparable bo that of the nabon. The regon’s
industrny mix i hagaly waighted i the goverrment. professional & busness services, and trade, iransportation &
ubiilies sechors. Industnes of the prolessional & DUSINess serdces sedor, indudng biotech, dalnse, information
technology @nd software anginesning. hiave contribubed sigrefcantly in lerms of employmant in (he region over the
past decads. Contnued defense coniracts will support employment and income stabdly @ the regeon, whils
lechnology producton and thi Bioscioncs Sedor in the ama promobe growth and tane well n the global sconcmy
Acoording bo lorecasts by Moody's Analytics, San Deego’s man smployment sechors ane expected bo remain healthy
and contribute bo employment growth in B mear lerm

Additional sonsiderations rigardng employment distribulion in San Desga Courty &re e follows

= San Diego is mosd heaely waighted m the gowemmend and profiession & business services sechors, holding
employment shares of 170 percent and 16.5 percant, respectvedy. These kadng sectors ane mans haly
waighbed i e regon's employment destibution than the nation, holdng shares 1 7 percent and 2.4 penoent
greaber than e nation, respecively

= San Dwgo is relatvely undersaighted in he rade, ransportation & wlilties and educaion & heallh senices
seclors, compamd Bo the nabon, despibe these seclors holding signilcant employment shares in the region
{154 percent and 141 percent, respectvely) Howeser, the education & heallh sereices sector is expectad o
o foma o Bhe most significant growth in bhe region of 1 8 percéent through th npar lerm
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This chisst bk compares employment by ndustry sector bebesen 5an Diga County and thi Uinibed Sates

EMPLOYMENT BY SECTOR
San Diego MSA vs. United States
2017 Estimates
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Major Employers

San Diego's st of major employers refleds the fegion’s rdalive drenglhs in @5 leading sectors inchuding
gaverrment, ediscalion and healthcane and high-tech sectors. The government sector accounts torthe larpest share
of total monfarm emplowment, &8 hall of the region's major employers are miltary unis Despie beng
undenwesghbed in companson o e nation, neary half of the lanpest employers in San Diego fall n the education
and haalth sericed sector. The San Disgo MBA & home (o two Fodune S00 eorporalians, Cualcomm ins. and
Sampra Energy, rarked 110" and 279" respecivaly on the national kst as of year-end 2016 Over the previous
wear, Quakcomm has moved up in the ranks rom 1239 place, while Sempra Ensagy fell neme s pots from the previous
waars st Despibe layalfs in ecent wears, Quakcomm employs approamately 13,500 professionals, while Sempra
Enargy has appronmately 5000 employess in the San Diego mgon Two ather Sen Deego based companies,
CareFusion Cofp. and PriceSman mads Fodune's larger comgiation of 1og 1,000 companies

Addtional congiderations regardng San Diego County's Mmaps amployers nduds

= Thi goverrment sector, specifcally the military, kas a great influencs on the emplayment dimats in San Disgo
San Diege County's largest employer, e Manne Comps Base Comp Pendieton, conbinues 1o take on more
amplopsst and anchors 1 e local sconomy. Curmently, Bheere are mons tham 1000000 mdnaousts emdloyed by
the Ursfed Sbates Mavy on the region

«  Despite the sducabon & health seneces sector bamg undenweighbad in San Ceego companed ta the nabion, the
region's second largest employer, e University of Califomia, San Dwego, falls in the sedor. The unnrsity
cumently employs 19, 787 mdhiduals. Although the fop ten employers in the region. 8 number of educational
irstfubes addbionaly conlribute o employment numbers in the Sedor, inciuding San Diego Stale Unedersity
with § 084 employess and the San Diego Community Colege Deirid wath 4,733 employess

= A% for S prvede Sechor employrs in San Disgo, Sharp Hoath is the regon's langist private emplower wilh
16 555 smplopess whils Scrpps Heallh s 4 dose socond with 14 844 employess

0-1.8-3
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The tabile Below lists the top employers in terms of total employees in the San Diego County MEA;

Largest Emplayers
$an Dlago-Carizbad, CA

MRy
Extue sl
ey
L
Fabeae
Fmabrae
Tt oy
Hire sl Bt Point Loma 12464 ey
Mirs Coezs Ak Stsion Wrarer L] ey
[ o Parmanins T5%% ]

Source: SanDiego Busingss Journal Boak of ILists 2006, Guide o MiLery
Irerlalalisn and Cakn LW skeled Y skistion 5 Advasry

Employment Growth

Between 2006 and 2016, San Diego's total nonfarm employment sveraged 0.6 percent growth snnually, as
significant losses were reported during the period of the last recession. The San Diego MSA has historically
oulperformed Ehe nation wilth consisent year-cver-year smployment growth, howewsr the impad of the last
recessen caused the region to iral naticnal employment growth averages. Leading inlo and through the recession,
San Depas amployment growth consistently bell short, reporing & necond low growth rabe of negative 5.0 pencent
in 2006, Coming out of the recent recession. San Diego has recorded a positive employment growth trend, with the
region outperform the nation once sgain as of 2012, This perfamance trend alongside above-average incarme
growth is expected bo continue Ehrowgh 2021, as the region’s high-tech sector fuels job growth and acts os & calalyst
for the professional servioss job Sector.

Employrent Secior rends ane a8 follows:

« From 2008 o 2018, San Diego's annusl employment growth aversge of 0.8 percent excesded the nation’s
anrual growth rate of 0.6 parcent by 20 basis points during the same peniod.

= Exfending the forecasted period through 2021, San Deego s expecied o repor swerage smgloyment growth of
0.9 pereant annually, 10 basis ponts higher than the national projectsd average annual growth rale of 0.6
percent over the same pericd. Growth will be supported by gains in the educalion & health senices (1.8
parcent), professional & business sendces (1.4 percent) snd leisure & hospitality (1.4 peroent) seciors.

»  Professional & business sendces panmoll expansion i projected 1o outpace overall employment growth in he
region through 20231, with average annual growth of 1.4 percent. Highly-sidlled professional seclors will be the
driving force behind the region's improving labor marke! and abave-gverage intome groath.

«  Bictechnabogy will propel the econamy, sthough the cutlock is maore uncertain than in previousty years, San
Diege's bictechnology finmes will contirue to be an area of sirenglh in the region, raising capital with ease for
further growth. Wi thi outl ook is positive, msks ane weighbed bo the downside.

CUmSHIRAN | WAKEFELD -]
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The followang graph companes histoncal and progectad total employment growtn between San Diego County and

U Urabiad States.
TOTAL EMFLOYMENT GROWTH BY YEAR
San Diego MSA vi. United States, J006-2021
5 5% T
wiined States wSan Diego, CA \ Fonecast
5 25% |
a5 +
1
1
E -25% 1
1
T 1
B OF 08 0B 10 19 12 13 4 15 1 1T @ @ 20 A
Source Daka Courlesy of Moody's Analytics and C i ! & ¥
Hoohi. S BATS s B e of PCEEson
Unemployment
Agtonding b the Burssy of Labor Sebstics' apnl 2017 data, the San Diego-Carsbad MEA'S unemployment rale i o-1.8-3
cuertly at 3 8 percent, 80 basis points below the rate reportad dunng the same month of the previous year The Cont.

reQon's unempka yment rate rended well below the state of Califormea’s average, reported at 4 8 percent, as wel
% Ehe national rate of 4 4 peroent a5 of Apal 2017, Through the near berm, San Dege’s unemployment rabe &
supected to mantan a smiar rate, whids remareng below stale and nateonal rates. San Ceego’s economy is
prepecied bo sirengthen in the coming quarlens, generaling addbonal s thal will contirue bo reduce thi region’s
uremployenent rabe

Motabha poands concaming the regeon's unemployment rte ana s folkows

s Oroir the padd decade betwoen 2008 and 2018, San Diege County averaged an unemplowmaert rale of 7.1
percert, 30 basis poinks heghear than the naboenal average of 6.8 parcant for the same time penod. The outlook
Tor thir reict v yidrs will b mone Svorable than ths national projictions

s Unemployment in the region peaked dumng 2010 to 10,5 percent and decined sheachy in subssquent years as
economy rebovery folowing the rcession ran s course, Allhough mproveménts are sxpached in Ehs near
term, the kocal unemgloyment rate will remain slightly above the pre-recessenany recond bow of 4.0 parcent
riscordid i 2006

& Looking reard, Moody's Analyics fonecasts thal intreased haing will have signehcant postve mpact on he
unempsounent rate on San Deago Colsnty Thiough 2021, Ihe unemployiment rabe i enpactod bd rmain bebow
the 5 0 parcent mngs. averagng ol about 4 3 percent, while 1he radional owerage i expached bo be 4 8 prcent
durng the same peciod

CAGHMAY & WAKEFELD H
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This fellowing graph compares histoncal and projected unempicyment rate bebween San Diego Cournty and Ureted
States

UNEMPLOYMENT RATE BY YEAR
San Disgo MSA ve. California ve. United States, 2006-2021
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Source: Diats Coutwny of Mocdy's Asafyhicn and Cyshman & Wiskeleld Valeation & Adwsory
Mole Shaded bary incicabe pescads. of recession
“Farst Gt 2017
Conclusion

San Disgo County's demographics and high-wage employment grovwth hawe suppoibed scondmic expanson
fodicwing the last recession. Desple slowing pace in monl wars, the region contnues 1o oulperionm (he nabon,
with & gimilar trend expached n e near lem, The rgion’s dearsified amployment base will confinue bo compans
tavorably with the Urited States. alibough job growth will sow 1o the nalion as the economy reaches Ll
employment. The maponty of employment growth will Be deven by the hagh-skill prifessional and busness senvices
sedtor, with e high-lech and defense Sectons corfinuing 1o supdod (B region’s sconomic growth. The Figh
business and nousing cost may dampen the regon's growmth, but fonecasts ane opbmistic Mat the egion’s strong
demographics and highly educabed population will be able 1o miligate these Righ costs. The layoffs &l Guslcomm
have had animpadt on ihe regon’s performance. bt in the long term, wall continus to be a major Badtor nthe ama’s
growtih San Desgo County 19 expacied Lo continue 45 an abowe-average perimmer moving lonward, kesping pace
with the state and sxcoeding natienal growth in the near term

Fusihir contideralions ane as follows

e San Deego's nsing professonal & Dusness senvices sector & largsy based on hegh-tech, phamacsubcal,
rrikibary Wechnalogy and sofwane mdustnes. Growth of jobs requinn high-55d and educalion levess will be he
driving forcs Deinind the reghen’s Impronving labor markoed and above-average inceme growth in the near tem

o Thersalve strenglh of the dedense sechor and specialization in milbanrinbElgance will contribube 1o 1he region’s
o pension modestly Afler sepsnencing setbacks i recent year, the industry i postionsd 10 sxpanencs growlh
dospate upsidie gk

«  San Duego’s desrable coastal location and hugh quality of ke wall conbinue lo atiract o younger. well-sducaled,
and relalively aMuent population 1o the anea. The county's diversibied ScONOMy Makes the regon an aliracive
chiice for buginesses o vl
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Meighborheod Analysis

Location

The community of Twin Oaks is locabed approximabely 24 miles north of the city of Escondido, west of inlersiale 15 (k
15}, west of the hincaporated Valey Cemer ared, and south of Old Castle Road. Downloah San Diedo is localed
35t miles 1o the south and the doses! beaches ane located 152 miles tothe soulhest within the city of Carisbad. The
scuthem-most city of Rrverside County, Temecula. |s located 15& miles lo the noeth along 15 The community

PP y B square miles of unincorporated berritory in San Diego County characterzed by
mmqm rolmhm some genily sloping valley ficors. and rock culcroppings. The community s nestied
amongst the roing termain of 8 mountaintop, several hundred feel above the 15 comida’, No major walercourses:
0058 thi &Nes.

Access f Transportation

The community is primarily accessed va i Mountain Meadow Road/Deer Springs Road exit off 115, Mounbain
Meadow Road is 8 4-lane secondary road which travels up the mountain fo a network of 2-lane minor roads that provide
access bo the homes of the commundy. 15 travels north and south, just east of the community, presading northem
acoes 1o mreas of San Diepo and Riverside Counties. Ta the south, |-15 provides access bo the cities of Escondida,
San Marcos, and San Diego. State Highway 75 (SH-78) is located in the city of Escondico and provides aooess tothe
clies of San Marcos, Vista, Carsbad, and Oceansgide to the wesl. McClelian Palomar Alrpont, locabed 132 miles to the
southwast in the city of Carsbad, provides the nearest cenified public camier sendce.

Demographics
According bo Experian Marieling Solutions Inc., the community (3-mile radius) consisted of 18,473 residents in 2016,
The rredian b sl irssomme i d frarm 573,530 in 2000 1o 5105073 in 2018, Emply nesbers and relirees have

Mmsmunwwwtqnmnmw 15808, when mest of the development occumed. However,
some developments have aliracted famiies a5 well.

Employment

According 1o www.city-data cam, indusiries providing employment fo e ares include education, health, and social
services, professional, scientific, managemeni, administrative, waste management, and retail. Employess commule to
the nearty cities of Escondido, San Marcos, Vista, of thfougheut San Deego County as 15 and SH-TE previce good
BECEES o majer employment centers. A number of locally owned businesses suppart some of the community's needs.

Amenites [ Services

The Lawrence Welkk Resort is locabed just north of the community along k15 and alss includes a golf course. The
nearest msdscal center is localed in Escondics. Fallbrook Community Aipark is bocabed 12& miles o the nomhwest.
Palomas College and Unhversty of California Stabe University-San Marcos are located within 7= miles bo the south in
ithe ey of San Marcos.

Land use

The maparity of homes were custom buit during the 15705 and 15805 on larger lols. More recently, home prices have
been in the S600,000 to S800,000 range, with $ome hames albove 51,000,000,

Conclusions

The community of Twin Caks |s localed in norhem San Diego County just north of the ofy of Escondide. Downbosn
San Diegois locabed 35t mies to the south and the closest beaches are iocaled 15& miles (o the southwest within the

RTC-492
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ity of Dceanside. The cormmunily encompasses appradimately § square miles of uninconparated terribory in San Diege
County charsctenized by mountancus temain, rolling hills, some gently sloping valley floors, and nock outcroppings.
The communiy has good access bo 15 but is more distand from community serdcoes and employment. However, 8s
Twin Oaks has attracted marry retirees and emply nesters. employment is not as ailical as amenities and Iifestyle

DEMOGRAPHIC SUMMARY

Afemils  Li.mils  S0-mis  San Disgo-Carls Countyof  Stetw of
L)

Ll Fadiug GESA Smn Blege  Calfornia
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2 L T9ATS N2 EST AASTANS  BASIELE W04 905
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L Ford) 13T 1.06% 101% 0T TN [
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2000 18 5TBE M 503 FM04T  FMMT  11438TY
2 ns [10] nim LIELT4Z LI62T4Z  13MRUT
= b2 T 06T LI LRLEEE 1SN
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000 - b1 115% 1.190% 12T% [ 17 (5
2 - 2 145% 1.08% 105 (X103 A (21
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o 0T ST3AN SB0SI2 S MaMA HAET
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BOURCE © 30716 Brperian Markeling Scbdiors. Inc_ Al rights resersed
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Property Analysis

Site Description

Shape
Tapography:
Primary Land Area

Frontageifecesatisibilty:

Sile Improvements:

Land Use Restriclions:

Fload Zone Description

Selsmi: Hazard:

Crverall Site Utily:
Location Rating:

Iregulasty shaped

Hilty

58 200 acres / 2535152 square feet (A portion of the fotal 1,585 acre masber-planned
community)

The subject property has Seontage on the following strests: Mesa Rock Rosd and Deer
Springs Road

M:mlsmmgﬂhma h.w'! current condilion.

Visibiity is good.

Thie site |5 Ursmproved hillside win stesp leman . sioping dowrrwasd Fom West 1o East
toward Freeway 15

We were nol given a lithe report bo review. We do nol know of any easements,
encroschments, of nestrictions thal would adverssty affect the site"s e, Howewer, we
recomimend a tile seanch o determine whether any adverse conditions exist

The subject property is bocated in flood 2one ) (Aress determined to be cutside the
500 year Sood plain) as indicsied by FEMA Map D50TIC07S2H, dated May 16, 2012

The: Sood zone deberninadion and ofher relaled data are provided by a third party
wendor desmed (o be reliable. If fsther detalls are required, additional research is
required thal is beyond the scops of this analysis.

Though Scuthem Califormia generally has eathquake faulls and associated hazard
mreas. the subject is not known bo be within 8 designated earthquake faull hazard
zone.

Thie subject ste iregubst in shape, but is funclicnal for s current use
Good

CUSHRAN | WaKEFELD -

RTC-494

0-1.8-4

Newland Sierra Final EIR



Comment Letters

B
g |
; !
i i
- (] iﬂ
F.
i
. g
3 z
;.15 B
8 { 4 0-1.8-4
E: g Cont.
I
g
E
;
v

June 2018 RTC-495 Newland Sierra Final EIR



Comment Letters

a
]
u
&
o
z
=
-1
o
5
E
w
£
B
o

June 2018

ST 0= TIVE-NIW-N H-LODTS 1.2, 3k4
ROS 18084, 21501

™ IR
{"?\ .“Eﬁi‘“;t
g
B oo K |
= T :E:l?ﬁnm:
T 4 EE .
= it
e - 3f
RTC-496

LR § AR PR

0-1.8-4
Cont.

Newland Sierra Final EIR



Comment Letters

0-1.8-4

Cont.

Y

Vi
poyduwis -
dy

Newland Sierra Final EIR

RTC-497

June 2018



Comment Letters

June 2018

FOwN CENTES

Zoning

Fuel o

LAMD USE DESIGNATIONS

Z{I'li'l!

Discussion:

&m m.[é._m. R .. ..M c.:ﬁ ..H c e —
Residential)
Proposed: C34 (General Commercial / Residential Use)

Maonresidential building intensity is sxpressed &s & maximem Soor-area ratio (FAR). A
fioor- area ratio (FAR) s the ratio of the gress bullding square footage on a o bo the
et square foolage of the kot or parcel.

Unier the cisenl sonang of T30, the maimum FAR (Floor Ares Ratio) s 80 of he
site area for Vilage areas and 4% for semi-rural areas. Based on the estimated sie
area ol 536 acres. ot @ maximem. this trensiates (o @ total buldng area from
1,050,667 1o 2008 116 sguare feel. However, this does not mean that all of the
alipwed bulding area could be physicaly or eponomically constructed. as the net
square foctage of the site is unknoen

Under the current zoning of C4, the maximum FAR is .70 of the site anea for Vilage
areas and 45 FAR for semirural areas. The estimabed site area is 4.6 acres. Ml a
maximum, this trangates to a bolal building area from 90,165 to 140,263 square feel
Apgain, a5 the nef sie area B unknown, this does not mean that ol of the alipwed
building area could be physically or sconomically consinucted

According o the County of San Diego's General Plan, the maximum FAR is provided
based on regional categories lo guide infensity of development, This dencles the
upper range for each compoment, but there B no expectation that this would be
wchiewved when each component is applied in the same area

As well, the macimum density for lands designated as Sems-Rural 5 also based on
thee shope of the site

CUmSHIRAN | WAKEFELD n
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Market Demand Analysis —

maetrostudy Market Activity Dashboard o Bt 7
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Residential

As can be seen in the chart abowe, home sales and pricing have increased over the past two years, with
attached product indicating a 31 percent increase. During the same lime period, average home size
decreased shghty frem 1,789 to 1, 768 square feet, resulting in an increase in price points from 5328 to
5384 per squane fool, a 17 percent increase. As well, foreclosure activity has also been dechning over
the same Bme perod.

Numerous articles in the San Diege Union and elsewhere describe the lack of aflordable housing in the
San Diege County, Many subdivisions and master-planned communities have been proposed to address
this concem, but have some dificulty in oblaining approvals. The subject's previous efforts o obtain
entifements under the master-planned community known as Meriam Mountains was rejected by the
County Board of Supervisors back in 2010. A recent proposal under new ownership, envisions less density
(2,135 homes instead of 2500 homes) and is currently in the entitlement process with the County of San

Diege,

O AW & WAEFIBLD n
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Ciffice Market Analysis

The following is & summany of the ofice market in the outhing North San Deego County area (which includes the
subject's area), as of the 2* quarter 2017, accoeding to CoStar Analylics.

Overview
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A can be seen from the charts, vacances have beon incheasing with nothing wnder construction and a negative in
et aksorpbon.  The expected tnend through 20232 is for Iitte to ro growth in the office market. The conciusian is
that there is itk ta no demand for office space in the subject's. ncation
Exitrg oifice and other emplayment cenbers are locabed along the Hghway T8 corrider amd in the City of
Escondde. It appears that the exishng development adequately serves the region 1
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Retad Market Analysis
The: following is 3 summay of the retad market in the oullying MNodh San Diego County ansa (which includes the
sub@cls area), as of the 2 quarter 2017, acconding 10 CoStar Analybcs

Overview
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Overview
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Though slightly better than the office market with a lower (and stabilizing) vacancy, Sere is no retal construction
and 8 sight negaiive absception expected Hhrough 2022

[Exasbinig retail as wal as community and regional carters are kocabed along the Highway T8 comidor and in the City
of Estondide. Il appears al the exsling deslopmant adequately serves tha regicn.

CONCLUSIONS DEMAND ([CURREMNT]

Ressdential

Thide tactars bypically gauged bo delermene damand for housng would indicate ™l demand in ths submarket
should improwe in the futors. As disoussed, growth rates are expected to continue in San Diego County and the
Morth County Inland MSA ared in the longlerm. It B articpated thal 8% remaining residential land invenbony
decreases in San Diego County, those projects anailable closer fo employment cerfers. should caphure a larger
masked share of efective demand for housing. Thaugh produd cons b b absorbed and bulders incanlives
have dedined, prigng i may pk as inl A rabes ane expeded to increase.

I summary, cverall long-berm demand Eaclors for San Diego County and The subjecl’s submarket ane positive. In
e niaer-Damn, e Upwand pricing rends appear 1o be slcwing and RAure interast rate increases may hava an it

Oiffice

Currerly, office use is mostly located in the Escondido, San Marcos and Vista areas along the Route T8 commidor.
Offon workers in Feds areas ganerally commuls from aneas cufside the rade area. There is no currant consirsdan
of office and a net negathve (2.000 sf) absorplion as of the 2™ quarter 2017, Thus. there does nol appear (o be
significant demand for office space in the subpd's designated site anea
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Twed CENTER AGEUMPTIONG AWD LITED CORDITICNS

Assumptions and Limiting Conditions

"Rapedt” maany e appraitel of ibing fepodt and hemiorry atatedd thansin, o which Bade Asqurpliony and Limitng
Condibions mne anneced.

“Propety” means B wiied of the Repont

"Cushimsn LWkl sl maant Cuthmsn £ Waksbald Ine & 4 sbatary thit Haued fub Rigart

“Apgramens)” means the smployesis) of Cushman & Waketeld who prepared snd signed the Repo.

The Report has besn made sdyec io the ol . and miling
* Mo cginion in intended 1o be axpressed and na responsibilty s 4 for Iha hegal deseription of ko iy Maers that are
lgal in nature of requirs hegal sxpets bz ud Baryand that of a feal setate appraiver, Tithe to the Propety

--w»uwmummmmu;wmaummmmlmummm
Mo surviry of foe Propedy wi undetaken,

The infermation contsined in the Regort o upen which the Repert i batd has Been gathared Bom wources the Appraiuer
s 1o be reliable and sccurabe. The owner of the Property may hewe provided some of such inkemation. Heither the

Apprasmer nor Cuthman & Waketeld shal be resgoaitie ¢ the § & emgaalenety of tueh isematen, neudeg
Hhé comiciaii of ailmabid o i gl hibdi and lidtual malters. Ay autharded uier of B
Report s cblpated bo bring i the ttentien of Cuthman & Wakedeid any & it o errers that 8 Bebied are eontare
in the Repert

This opnions &re oily 84 of B dete ttaled i the Repoit CRESges Wos Fis dete n edemal 8nd marke! [schors of = te
Pregebely d4alf £a8 Ligaeithy 8 P the cattbustd @ Se Repad

The Repo i to be wsed inwhole and not in pen. Mo pan of the Repot shall be wsed in conjunciion with amy other analyses.
Publication of e Fepart of any portion fuesal withoul ®ie pror writisn 1 of Cush & Winkafald iy profibied.
Rl b tha Appraital Inaitule of b5 the MAI designation i probibited. Except i1 miry Be otharwite Liated i B et
o Snagemant, B Fepat iy fol be uled By By parson(t) other han ths pay st} 1o whom it 4 sddnased of kr
prorpalad otfesr than that for which @ was prépaded. No part ol the Report whall be convayed to the pubke thisusgh sdosaning
o uted in any waled, p Spring o SEC | withou! Cuh & Wakelahds prior writien congent. Any
mttesred vieny) of this Repst who provitdes 8 copy bo, o parmils reliancs theness by, sny peruon o sasty not suthonized
hﬂumlﬂhiﬂdnmum wulrlwm harstry agrest 10 indemnify and held Cuth B Wakeleid, it
afilates and their retpecs m-m-nm harmriete from and againet ol damages.
wxpanie, daimy and cous, inchaSing atiomeyy’ fee, d i g and deferding any claim driing bom o in
vy wiy eonnected Lo e uis of of felisnc upon, the Rwhmm tharzed &) af enlityi]

Excapt 1 miy be oimwin ated in e biber of sngagement, the Apgeaier thall not B regquingd b ghie leaBmany in any
couit of mdeminidraive prockedng nHEteg b the Propery o the Appranal

The Repsrt arumet (8) reipontible cweerthip and competent masagemmnt of the Propety. (i) there ane 5o hidden or
usapparent condiions of the Propedy, subied or stuchures that render the Propery mare o lest valusbls (no iesponiibiity
na d for puch condtiont o ke g for eng Q9 vhudet that may be requined to oo them), () L
mmuwuuwnﬂmmmmwuw:mmm
mencomplancs i atabed, defred and conuidened in B Report. and (& ol required Bcented. coificmted of ccoupansy and
ottt gireminimprital (ontint hive bien or cin be cbtained and rinewed for any ute on which the valus spnion contained
in the Repert i bated

The phytical condition of the g b idwrnd lry the Report i1 Based on vitual intpection By the Apgraiier or

mmmunhmr‘ | i Waknfald mex respontibility e the voundness of wructesl
ponants o for the concltisa of | dnsip | plabing of slecsienl samp

Uninia ctferaiie siated in the Report T of p iy hagardoyt o toais s that mary have been uied
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FOwN CENTES DS PTIOMS AND LI TG COMDITIONS

In e wvent of 8 dsm against Cushman & Wskefield o its afilsies or ther respective offcen o employess. or e
ApPrESTS in Conmection with oF i By wEy relatng bo this Report o this snpepemenst, the Manmum dEMSQES relosesbis
shall ba the amount of the maniss sciualy colleried by Cutbenes £ Wakelald or i3 afksies for thia Report and under so
ceruTsiances shall By claim lor covsequentsl damages e rads

#  [fthe Repot s relsmed bo o inchsded in any offering materal or prospecus, the Fepon shall be desmed refered o or
neluced o informabonsl anly whd Cul E Wakelald By sfrployesd and Bhe Appraiaer have no listsiey b
SRR MLt m&mﬂiﬂmny and &l Eshty 10 &y paety othar than th party St retsnsd Cushman
£ 'Wakelald to peapans the Repad,

#ny sstmate of achsal cash value, if included within the sgreed upon scope of work and presented within this Flepart, is
bated wpon an sgresd upmn profedune with T chent o dentiled by the chnt withn ther definfion.  CEW makes s
WAL PRty e BocurBEy of rebey inee of thi #2imate

Uniess ofhersite noled, we wive not ghven & soil report o reviesy. Howevs, we ssseme that the soll s kad-bearing cepacity
s wsfcant bo suppon sxising andier propoted Yructure(s). We ded not ohserde any evidence bo the contrary during our
pivysical ingpecton of the propecty. Drainege appears o be sdequats.

Uniags othersise noled, we weee nol gven & S repor (o reses. Ve oo not inoss of asy sasements, sncroachenenis, or
Fairarions el would sdvercely SBed he uls's ule. Howsver, we recommend 8 Bte sesrch 1o deleeming whether any
wikverse condtions el

Mslnnm-mlld.wwlnﬂw-mwmm IF sushequent snginesring data reveal Tus presence
ally afect property value Ve a du survey by 8 professicnal sngneer

with supaetmae in fug Ilul.

Unigss othénvess noted, we otasred no svoents of Do of hazedous substances dunag our nupscion of T s,
Howerer, we are not rained to perlrm technical snvionmantal mspadtions and recommend the hineg of & professional
enginees with expertas in this feid.

By wew of this Beport sach party St uses this Report agrees tobe bound by all of the Avsumptions and Limiing Condiions,
Hypotheticsl Condtions and Extreondinary Assumpbons stabed haensin.
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|I CUSHMAN &
ill WAKEFIELD

Peter M. Savage, MAL SRA

Diractor

Waluabon & Advisory

Practice Group Mombaer | Residential Doveloprmant
Cusheran & Wakeliok! Wastern, Inc

Professional Experiise

Wir. Savage joined Custiman & Wakefield Viestorn, inc. Valuation & Advisory in 2008 and has
spanaiaed in sdential devalop L ncluding apprasing subdvisions, mboed-Use propartios and
masier planned communities. Mr, Savage began his career in real estate lending with Calfornia
Federal Savings in 1974, Afer reaching managormant kvl in 1979, ke [ined Cuffaro Appratsal
Sanices is 0 resdontial appraiser. Mr. Savage oblained the SRA and SRPA designations, Becoming
partnor under the namms of Culfare, Savago & Asscciates. In 1590 Mr, Savage opened Savage &
Associates which becarme Cortified Appeaisals. He obitainod the MAI dosignation in 1807 whils
operating Cortified Appraisal

Wir, Savage specialzes in residentiad dovelopment properties including subdivisions and master
planngd commuriles. In dddiion, apprasal and consulting assignments include vacant lard, cffice
buldings, industrial bulldings, businedssindustrial parks. shopping conlers, ndustnsl complones,
camirrcial propataes, apastrmant bulldings and mised-use propedties

Appraisal assignmaents hawve boen performed in San Diego County, San Luis Obispo County, Venbura
Courty, Los Angeles. Riverside County and Imparial County, a5 wall a5 in the stabes of Arpana and
lefahs

Memberships, Licenses, Professional Alfiliations and Education

= Dosigrabed Momber, Appraieal institate (MAI #11283). As of the currenl dabe, Pater M. Sivage,
MAJ has comgloted B requirermants of the continuing educaticn program of the Appraisal
Irstiute.

= Corified Genoral Real Estate Appraiser in the following state:
Califorras - AGOO4S45
= Senior Real Property Appraiser, Apprassal Insitule {SRPA)
« Dosignated Sonior Residantial Appraiser of the Appradsal InsBtute (SRA)
+  Bacheler of Soipncs degros i Roal Esste. Son Deegs State Unkaersity, 1976

= Mr. Savage has sorved on the board of directons for the San Diego chapter of the Appraisal
Institubs &% wol as chaiiing the education commiios.

RTC-509
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CALIFORMNIA

BUREAU OF REAL ESTATE APPRAISERS
REAL ESTATE APPRAISER LICENSE

Peler M. Savage

hhmﬂlbmwwhplmn-m sorrersergial rval el apgesiee |
St ol Califoanis and s, therefine. emiitled 10 use the gl - o ks

“Cemtified Crrmeral Beal | sty A ppracicr™

0-1.8-10

This license has bovs isued - e
st s oo i mcconar: it e peos e of the Rl Fatsc Appraises | icnsing and 4 Cont.

HELEA AFFRAISER IH SO0 ICATION NUMBER: A6 004948

IMentne Dutle:  Movermber 13, 3008
e Eapires:  Mamemiber 20, 2006
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DELANE

ENGINEERING

TECHNICAL MEMORANDUM
DATE August 4, 2017
10 Andrew Yancey — Latham and Watkins, LLP
FOR kathy Van Nesa - COOGM Golden Door Resont
FROM John Prince, PE, PMP - DELANE Engineenng, Inc
P et Independent Analvsls of Zoning Regulations, Constraints, and Development
Fatential of Newland Owned Commercial Parcels

According to the June 2017 Dvafi Envirenmental Impact Report (DEIR) prepared for the Newland Sioma
Development, the enlire project area is cumently romed for 99 dwelling units and 38.2 acres of
commercial office space (536 acres of C30, Office Professiomal, and 4.6 acres of C36, General
Commercial). The Newland project proposes amending the General Plan and zoning to allow for the
project’s proposed 2,135 dwelling units and 81,000 square feet (SF) of commercial retail (C-3). See
Figure 1 for a land use breakdown from the Project Description section of the Newland DEIR,

The Newland DEIR claims that the 382 acres of currently roned commercial property viekls LO0E 116
5F of potential development under the Existing General Plan and that the proposed zoning changes result
in similar or fewer overall land use amd traffic impacts. The Newland DEIR also concledes that
ZO08 116 SF of commercial development is feasible on the project site, and marketing material
distributed by New land at public mectings suggests the commercial parcels could include “hig box™ retail
slores,

The MNewland DEIR docs not provide any detail on how the parcels would support over 2 million SF of
development. Per the County Zoning ordinance, development on the parcels is limited to two-storics and
A%-fi in total height, with scthacks up to 60-fi. In addition, much of the property lics on “steep slopes™
Per the County Resource Protection Ordinance (RPCY), sieep slopes are defined as those natural slopes
exceeding 25% in slope gradiem and are a protecied resowrce. Over 20% of the arca of the commercial
parcels qualifies as steep sbopes per the RPO.  As shown in Figure 2, the percent of steep slope area in
several of the parcels exceeds 10%0 of the parcel arca and requires an open space casement on the arca of
steep slopes (the vellow and red colored areas of Figure 2). Proposed development is nod allowed 1o
encroach more than 10%6 indo an open space casement. In addition 1o sieep slopes as a protecied resource,
the entire sile consists of significant sloping that increases development costs and reduces development
potential.

As shown in Figure 3, deducting for area of steep slopes and parking (al County ondinance rate of 4 stalls
per thowsand SF) vields a total developable building arca available of 317,500 5F for C30 Office
Professional and 51,500 5F for C36 General Commerical for a total of 369060 SF. AL 2 story height
restriction. the total building square footage femible is 635004 5F for C30 Office Professional and

CWIL ENGINEERING | STORMWATER | DESIGN BUILD

www. DelancEngineering com | Infofl DelaneCiroup.com Page 1 of §
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103,000 8F of 36 General Commercial, for a total building square footage of T3E,000 $F'. Note that
there are additional potential constraints nod akon inbe acoount that may further reduce feasible bailding
square footage, including slope grading and carthwork, views, cost, cconomic wviability, and other
emvirenmondal Baclors.

The C30 zone does nit allow “big box™ notail stones,  Seclion 2300 of tha County Zoming Ordimance stales
thai the indend of the O30 some 15 as follows: *The C30 Use Regulabons are imtonded 10 arcade and
enhamnce ancas where adminstrative, offico and proficssional services are tha principal and dominant uwse. It
s abso inlended that uses myvolving high volumes of vohicalar traflic be oxcluded from the C30 Use
HRegulations, Typically, the C30 Use Rogulations would be applicd near residential arcas, have a scale and
appearance compatible with and complementary to the adjacent residential use, and have podestrun s
will as vehioular aceess.”

The C36 General Commercial Zone does allow General Retadl Sales which would inchede “hig box™
retail. However, as noted approcimately 100,000 5F ol retail would be allowed, which is smaller than the
iypical Costoo {144,300 5F). Home Depot {105,000 SFL or Wal-Man supercenier store (182000 SF)*
Tz 4 acres poned C36 is biseoted by Mesa Rock Road, funber diminishing the ability for the propery
i develop in a single bock, a3 would be required for any type of lange formal retail. Small comvenience
slore retail, akin to the existing AMFPM minkman is more likely.

The MNewland DEIR claims that the trip gencration and distribution of ithe proposed residential
development would be similar w0 and offsct by the cusvent commercial property.  However, while the
commercial parcels are limiled to the far southeast comner of the entire progect site, the Newland Sicma
project a5 proposed sprawls ow far across the hillsides nonbwest of the commercial parcels. Proposed
project imp distribution is then spread out through three project access roads, Mesa Rock Road, Sarver
Lane, amd Twin Oaks Valley Road causing further travel 1o and from the freeway amd more traific on
Dicer Springs Koad. However, when custent land use is companed 1o proposed land use, it is apparcnt that
trip distribution for the commercial parcels (i fully developed o cusvent general plan) would result in
diffexing trip distribation, with all traffic required o access the parcels from Mesa Rock Road, This is not
addnessed in the Newland project documents.

Finally, any development of only the commercial properiies would noi resull in the environmental
impacts and carth moving, blasting. neise, and other construction relaled impacis of the proposed
Newland development across it's nearly 2000 acre sile,

June 2018

' The high leeed conceptual footpdint designs. peowvided in this mesmorandem ans for the purpose of spproximating the
Eiskdable ared of the Misiand Siers proghot 08 unded thie Baating Cendeal Plan 253 6re 5ol be 1 Sonsirusd 55 5
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Figure 1 = Existing Land Use (per Newland IVETR)

Commercial and Kesidential Yield Analysis (Existing Land Use Regulations)
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FIGURE 2 - STEEP SLOPES
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FIGURE 3 - DEVELOPABLE AREA
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DELANE

ENGINEERING

TECHNICAL MEMORANDUM
DATE August 9, 2017
T4 Andrew '!l"aru:l.'}' Latham and Watkins, LLP
o Fathy Van Mess — OOOAGM Gobden Door Reson
FROM John Prince, PE. PMP — DELANE Engineenng, Inc
SURIECT Planning Level ROM Fair Share Freeway Contribution Assessment  for
Mewland Sierra Development

The Newland “Sicrma” praject would generate thousands of additional trips on [-15 and SR-T8, The June
2007 Dvalt Environmental Impact Report (DETR) for the project docs not provide Tor any Fair share
contribution to mainlme frecway impacts, citing many' of them as “significant and unavoidable™, The
DEIR does offer that it ¢ould help with Fair share costs for improvements 1o SH-TE but dogs m specify
the amound.

DELANE Engincering was retained 1o help provide analysis of mainline freeway projects planned for the
region and polemtial fair share cost responsibilities that the Newland Sierra progect should help with s
mitigate additional impacts on the region’s transportation mfrastrciure,

The fair share cost analysis is detailed in Figure 1. This cost was developed by looking ai four segmenis
of freeway, three on Interstate 15 and one of State Route T8, as these are segments of freeway where the
DEIR identifies direct and cumulative impacis. Three of the four segments lie within scgments of
prajects wdentified in the SANDAG Regional Tramsportation Plan and project cost information is
available.  All RTP projects are included in the DEIR Traflic Impact Analysis futere scemarios as
assurmed completed improvements.  While no SANDAG project is cusrently planned between SH-TE and
Pomerado FRoad, eosts were determined based on lane mile cosis for recent improvements on thal segment
of [-15,

The share of Newland Skerra progect traffic was calculated using the Existing volumes, Newland Project
volumes, and Long-Term General Flan Buildout (Deer Springs Road as 6.2 Arterial) volumes estimated
for these freeway segments (year 2030), where provided in the DEIR. In some cases of MNewland
impacicd frecway segments, the DEIR fails wo provide futune freeway volumes,  This is an incomplete
pari of the DEIR. Becawse the DEIR (ailed (o disclose future volumes these sepments, volumes oblained
from the SANDAG Series 13 2035 model were used for this fair share analysis. Whils the SANDAG
merdel volumes do nedl represent the same scenanio as thal presented with the Long-Term General Plan
Buildout volumes in the DEIR. the SANDAG Series 13 2035 model volumes are the best publicly
available data for fulure volumes withoul running additional models. The combination of the
proportional share of Mewland project volumes to futere volumes and impacied scgment lengths o
SANDAG project segment lengths were used to develop an overall proportional fair share and cost

CWVIL ENGINEERING | STORMWATER | DESIGN BUILD

www.DelancEngincoring.com | Infisi DelaneCiroup.com Page 1 of 2
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A Yancey
August 9, 2017
Page 2 of 3

As shown in Figure 1, this fair share cost is estimated at just over $1530. Based on a 20y historical

average of two poroend por ycar inflation, this cost would be S214M i 2027 dollars (the Project’s

propesed completion date). These figures are intended 1o be wsed for initial discussion purposes and are O-1.10-4
mod miant 1o slate final or cepoctod progect contributions.  Furthar discussion should be had betwoon tho

County, SANDAG and Caltrans to identify and dolermine appropriate contributions in dotail.

Eracl aaff e

D EI._AN E wavw DelancEngsscnng.com | Infok Delanelinoip com
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DELANE

ENGINEERING

TECHNICAL MEMORANDUM

DATE Augest 10, X017
Tk Andrew YVancey - Latham and Waikins, LLF
o Raihy Van Ness — COOGM Golden Door Resort
FROM Jolm Prince, PE, PMP - DELANE Engineening. lnc.
: Independent Asscsment of Newland Sicrra Development Ty tar Ui
e Mavor and N. Twin Ouks Valley Road P

DELANE Enginocring, a licensad engincering finm, has analvzad limited publicly available nformation
and relied on its profiessional expertise to cvaluate the potential impacis o Camino Mavor with respect io
improvements proposed by the Mewland Sierra development as identified in the Drvaft Environmental 01 14-1
Impact Report (DEIR) for the project released July 2007 This memorandum analyzes the vanious i
existing and proposed conditions around Camino Maver, a private road off N, Twin Oaks Valley Road
{TOVR) at the northwest corner of the project site.

Camino Mavor is currently a narrow unpaved privale road that sits within a 40-fi access and wtility
casement. The road services eight privately owned parcels, only three of which have been mproved. Al
the west end. Camine Moyor connects with TOVE. & 2-lane public road with paved widih of 24-0.
TOVER 15 classified as a 2.2C Light Collector in the County General Plan.  Public road standards for this
classification consist of 40-54° paved surface, 64-78° Right-of-Way (ROW), and SO0 minimum
horizontal curve radius, TOVR doss md currently meet public road standards, with only a 24-11 paved
widih and horizontal curve radins as small ns 75-f1.

Images of Camine Mayor at Intersection with TOVE looking east (left) and Aerial (right)

0-1.11-2
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A Yamey

August 10, 2017
Page 2ol d

Fer the Mewland Preliminary Grading Plans, TOVR lies within an existing 60-ft ROW (sce Figure 1
below). Howgver, County maps and Road Survey (80521 indicate that the 60+t ROW ends just north of
Twin Chaks Crest Dinve.  From  there, the road lies within a d0-ft casement through prvate proparty for
public road uwse per document 750043933 rocord 2-26-T5, In addition, there i an B4-01 Irrevocable OfTer
o Dedicate (101 wo the west of the existing TOVR alignment (Sce Figure 1 below). This suggests that
the County plans 1o straighten and improve TOVE o County standards as some poiml  Considering the
major Nowland dovelopment s utilizing Caminog Mayor as its thind mam acoss poinl, il may be
appropriale 1o considar the impacts of farther mprovemenls now with the Nowland projodt.

Figure 1 - Existing TOVE ROW and 10D Alignment
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The Newland project proposes to wiilize Camino Mayor as a thind sccess print (o the development (with
trip generation of 222 vehicles per day) and a5 2n emergency evacuation egress (with demand of 470
wehicks). These wehicles then wiilize TOVR to travel south. However, the DEIR docs not analyie iraffic
impacits of road conditsors on TOVR north of Solar Lame, which is nearly 2-miles io the south of Camino
Mayor. Although the additional volumes are low, when considered with nespect to the existmg traflic
volumes, road configuration, and substamdard conditions, the impacis of the project deserve attenlion o
these road scgments. In addition 1o typical iraffic, it is understood that a mearby quarry whilizes this streich
of TOVR for many large tnacks every day. As the existing road is tight and narrow, the tnacks have a
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major mmpact on the road conditions and raffic management is needed 1o coordinale trucks passing by in
opposite directions. With no improvements 0 TOVE, there s a concorn for mmsafe conditions if mone
traffic is added, dunng cvary day traflic and emeargoney cvacuations.

In addition 1o the conditions amd possible mmpacts om TOVR, thoe are concerns regarding the
imprevements and use of Camine MMayor, The DEIR presemits Camino Mavor in three different ways, firs
on the Prelmunery Orading Plans, and thon with two altomatives presented m Appendix [, Camino
Mlavor Allornative Alignment Analysis. Section 213906 slates that Camino Mayor will be improved 1o
public raad standards {alhough the road s proposed 1o remain privale). The andl 1 i i
found with respect 1o the improvemsnis arc as follows:

*  All alignments
+ There is po refierence 1o ihe Camino Mayor casemend documentation.
o The private road proposes io go through multiple propertics not owned by the Developer,
How can this assumption be made for private improvenents ™
o The propossd road sedtions appear te indicate that all road alignments ase within an
cxisting 40-ft casament.  There is mo indication of property impacts, purchaseilake, or
sdditional casemomits required beyond the existing cascment (for construction, sloping,
dramage, BAP's, efc), Whal condemnation will be required?
o Some portions of each road are desigmed at 200 max grade which exceed standard and
arc not indicated in Design Exceplions.
There may be ather ssues related to the facl that Camine Mayor remadns a private road
although # sorves as ome of (hroe main access points for the dovelopment  andd
comnectivity of the public road nowork for the region.
o Improperly indicates that TOVER lies within a 60=fi ROW, while it actually lics in a 40-f
public road casement throagh this anca
*  Aliernative 1 in Appendix [
o Duosgs nod show drainape and water quality requinements and impacis
Alignmenl docs nod wiilize exisiing casement amd requires an additiona] casement
aliogether through privaie properties not owned by the developer
= Allamative 2 in Appendix D
o Does not show draimage and water quality requircmonts and impacts
Conflicts with and does not accommodaie or provide access 1o existing privale well (800-
1t from TOAR)

Engd af marmicirangim

Amachmenis
rie
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DELANE

ENGINEERING

TECHNICAL MEMORANDUM
IATE Ampust 12, 2007
o Andrew Yancey — Lutham and Watkina, LLP
oC Kathy Van Mess - COOVGM Golden Door Resort
FROM John Prince, PE, PAMP - DELANE Engmeenng. Inc
SURIECT Review of Newland Sierra Proposed O0Tsite Road Improvemenis as Presenied
im the June 2007 Draft Environmental Impact Report

DELANE Engincering, a lieensed enginccrmng firm, has analyzed limited publicly available information
amd relied on ils profiessional expertise to evaluate the potential road design and impacts from the
wewland Siema ]-‘rqu:d. ﬂ!'\:r_'uja.r::l] m the latest Draft Envronmental ||:n|'n.d Rvu"lnﬂ (IR b released for
public review m June 2007, This memo builds upon previows study by DELANE based on review of
previows Mewland plans and stodics. Our previows reports analyred the proposed grading, drainage, and
property impacts o propertics along Deer Springs Road (DSK), as a resull of the eventual buildowt of O-1.12-1
Deer Springs Road to six-lanes per the County General Plan (Buildowt) in the location sclected by
Newland as well as Newland's proposed Phase 1 widening of DSR from two 1o four-lanes {DEIR Option
By No emvironmental review has ever been pu’l'm‘rh:d h:.' ihe 'f'mml:r L dl:\'l.'lu"ll.‘l’ for the Buldowt
sconarsd’s idirect impacts, including property rights, grading. air quality, biclogical, cultural, and
peological impacts.”  Simce the DEIR still has yet 1o address the six-lane buildowt of TSR, we arc unable

o complete our analysis and properly comment on a complete EIR. Our provious work also addrossed 1

additional options that should be considered, consssting of a new road through the project site i licu of

impacting DSE (refored o a8 Option C or Newland Sierra Parkway). Owr previows studics, included as 01122
Attachments 1o this report, include: Y

o Concept Alternative Alignment Sudy for Deer Springs Reoad {M5P, Option C) dated April 3, 2016
s Impact Anahsts for Newland's Proposed Deer Springs Road Widening dated August 29, 2016

¥ I addbtron, the Proyecr 's Builobout will tncluds sprovemonts to the Deer Springs Road T-13 inferchange. Calirans
iz cwrrenly aralyning ese dmprovemnts wiscl we wdsrstand will be evaluared i @ st alorme EIR, separaie
front the Newland Sierva project

CIVIL EMGINEERING | STORMWATER | DESIGN BUILD

www, DelaneEnginecring com | Imfiof DelaneCGroup.com Fage 106

0l Munphey Casnvon Rosd, STE 330, San Dvepo, CA D113 | P &I TRT 3% | F BEoa 5708015
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In sddition to this memo rellecting an updated review of Newlnd proposed road improvements, a
DELANE has preparad the Tollvwing additional comment betters during this public commemt period, o
Tolhows:

¢ (mdependent dmahsis of Zoming Regulations, Comstraimts, amd  Development Poferntfial of 01122
Newland Chemed Commercial Parcels dated Auigisst 4, 2017 Cont.

*  Planamg Level ROM Fair Share Freoeway Comribution Assessment for Npwland Serea
Development dated Aagust 9, 2017

*  [ndependent Assesmment of Newland Serrg Developeent [mpoci to Camino Mavor and N, Twin
Chakes Pailey Road dated August 10, 2017

A review of the new Preliminary Grading Plans and other tems included in the June 20017 DEIR the
following major addithons from previowsly available material and changes were noted (those related to
offsiie road design, grading. drainage, and property impacts):

*  Now Right-ol-Way (ROW) oxhibis for DSR amd Twin Cubs Valley Road (TOVR) (Ne
appendix‘exhibil relorence) (no properly mipact exhibits are provaded for Sarver Lane or Camino
Mayor)

. B.ﬁucd Preliminary Grading Plans (Mo sppendix'exhibil reference)

SR Line widihs reduced by 2-M1, wail width increxsed 2-1t
o ISR section HA 16 now varies RO 2871007, curb 1o curb widih 64-T6", and median 2-14°
o PSR Storm Water Management BAIFs, ts. and disches are mow accounted for'shown 0-1.12-3
o Sovoral walls added along DSKE (Stations 1000, 30400, and 35+06)

Al STA 95400 jopposite Sveamore Drivel, a large dramage channol & added through

private property ( Weastland Nursery, APN 182-260-08)

& Amew Rock Fall Haeard Repon (App B3, Moy 20046)

* A new study entithed Newland Sicrma Parkway {NSP) Feasibility Stady (App HIL June 2017) provided
o address evaluation of allenatives 1o any widening of Deor Springs Road (in reference to DELANE
Option ©, Newland Sicma Parkway 2016 report referenced hereng

* A pew Stom Water Quality Management Plan (SWOMP) (App Y, Febmuary J017)

Based omn the new and revised items proesented in the June 2007 DEIR, the fdlowing paragraphs I 0_1 12_4
provide an overyiow of new Bsues foond as well as proviowsly identified bt enresalved ssees.

Neither the Geotechnical Imvestigation { App J-1, Nov 3015} nor Rock Fall Hazard Beport {App J-3, May

2006} address conditions and proposed improvements along Door Springs Road.  This omission s

mmportanl as DSK proposes large shopes and walls o understand grading impacis, property ingpacts, amd 0-1.12-5
potential hazards along DSK.  Additional rock fall hazard snabysis will be required for Decr Springs o
FRosd's eventual six-lane baildout due w ihe lkely need for decp cuts imlo the slopes north of the

rosdway.

DELANE www. DelancEngincering com | Infol DelancGrosp com
ENGINEERING 2812 Sants Monica Blvd, Ste. 206, Santa Monica, CA P08, | r 310546571 | v B66. 5796415
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SR Seciion HYE16 pow varies for redoced rosd width seclions The nasmow  section occurs
approximataly botwomn Stations 20060 o 35+ 00, whore walls are proposed in places on the north and
south skles of the road and the modim 15 as narmow as two lool, chminating possibility of an inormattent
conter lell wm lane or ausiliary ourb lamo.  Thas contradscts pago 1-11 of the EIR which says thal a
contimedous conier fam lane would be provided for both Option A amd B, Additonal walls are needed o
the cast to prodect the accoss roasds, and provisions for access from SR te the acooss moads are needed
{sor oxisting accoss road highlighicd in Figure 1 below), On the norik side of the road, a mew wall
proposod and provisions for driveway connoclion are now made 1o profect tha existing residencs at STA
29400 {soe Figure 1) Howevar, the property sils up against the hillsides and spproximately 14-01 abenve
the proposad road grade an the driveway opening which will resull in a driveway dimoctly off the high
spoed and namrew DESK. tpht teming radius, and driveway slope with nearly 30, grade. All il the
proposed section of DSR from STA 20000 s 35400 is curving and nasrower than the standard rosd
sochon, the alor s | 1asises with the dri“m:y amid reidencs on the north side, and lack all
walls and sccess o County Water Authority (CWA) access road on the south side, rasing multiple
concems over the Prelimanary Grading lans amd DEIR thoroughly and properly addressing this arca.

Figure 1
Road Widening Im pacts to Access Road on Sowth Skle and Residence and Driveway on Norih Skide

DELAMNE wiww DelancEngscenng.com | Infol Delanclinop. com
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The Preliminary Crading Plans still do nod address impact 1o private drives and imprevements
thromghout the corrider.  Abhough some private drivis are now indicated om the ROW ixhibits, the
grading limils amd impacis are mot identifiod (soc Figure 2 and 3 below). Sevaral of the private drives are
curronily fairly stegp, 50 a8 the proposed DSR pushes ol ko the privala propertics, the dives bocome
even sieeper and require significant grading in some cascs. In addition to steep drives, it is nol apparent
in the EIR if impacts to privale parking, ineos, gales, and walls are addnessed. Some other notable iloms
sdentificd in previous study and sl cutstanding inslude:

#  STA 14+00 - Drainage discharge, shops, and safety impacts o Deer Springs Oak mobile home
community are not clear

»  STA 25400 = Proviskons for acoess to the CWA pipeling access roads are lacking. as mentioned in
more detail above

o STA B5e00 - The mew large dramage channel. proposed storm water treatmend basin, amd
miemsection with Sarver Lane do not adequaiely address truck access to the agricultural property
at APN 182-260-09 and is nt adequatcly refllected on the ROW exhibits. Wil adoquaie aceess
b prenvided bare amd how will that affeen the interication of ISR with Sarver?

*  STA S50 - There are several private drives that are impacted by the new large drainage channe] 0-1.12-8
om the cast side of DSK that are not addnesscd.

* S provious study stiched for complete breakdown of impacts

Figure 2
Exanaple of Steep Private Drive and Im provemients Im pacted (per previous IELANE stady )

ENGINEERING 2811 Santa Monaca Bivd, Sie. 206, Santa Monica, CA 980, | r. 310586571 | r. B66.570.6415
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Figure 3
ROW Exhibits Provided in DETR Fail to Address Private Drives and Ciher Impacts

182=-040=-T73
BAKER

183-040-72
J & C LOTT

182=040-T1
o &R LOTT

Amalysis of a proposed 6-lane DSR is still nol addressed.  The Newlamd Prelminary Grading Plans
only show 2-lame {Option A} and d-lane (Optiom B) improvements for DSE. However, as mentioned in
our previous study, the cament County Creneral Plan Mobility Flemend shows [XER at G-lancs for ultimate
buildout. The DEIR s inadeguate with this omission.  The lakest Preliminary Grading Plans for d-lane
Option BB further restrict foture improvemsmis with added walls, storm water BAPs, ditches, and
chanmels, amd with the proposed conlerlme alignment uwsing A-lane curve radins and nid minimum curve
radius for 6-lane. The Design Exceplions provided don’t provide for future improvement 1o 6-Lane based
on Jlane alignments. Due o the difficullly and siprificant impaet in widening DSR (whether intermm 4-
lam or altimate 6-Lme), the Newland project should have first designed arownd a mew road through their
own site before resorting o wiilizing DSKE for 0's main sceess. n the June 2017 DEIR, Xewlamd now
provided a study of feasibility for a new mad throagh their site (App HEL Moaland Siara Parkway
(NEP) Fesibility Sndyl but only a5 a response o the poleniial oplions we had raised with previous
comment. Our previous analysis (Concepl Allemative Aligament Study for Deer Springs Hoad. April
2016) was never inended 1o be conclusive a8 we are nol the developers engineer and we don’l have
access o the site and 10 o extensive of data. A review of the pow NSP study provided viclds the
following findings:

»  The Mewbnd allemnatives should have studied the oplions ndependently o identify the best and
possible aliernatives, resobving the issues that the NSP Feasibality Study (App HH) raised in favor
of providing a functional rosd that avoided emvireonmental mpacts.

#  The addithional studics provide ferther inconsistencics between the analyses (referemce STC
Traflic, Inc. letter dated August 14%, 2017 providing Traflic and Transpontation comments to the
DEIR that are relatod to the Baues raised with DER and N5P.)
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The study makes no cffort i suggest raflic calming mcasines or cther improvements 1o DER in
oader w0 help encowrape traflic o wilize N5, minmnize mpact 1o DR and improve safety on
SR

Fage 5, Firt Paragraph » Incoroctly staies that Newland is GRADING 1o forecastod fulune
volumes; mstcad they are onlly proposing improvements up io 4-lanes, with no accommaodations
for fulure, Om page 32, last paragraph, they imcomecily stale that DSR at dslancs would

acc Late futare vol as there s mo analysis of the 4-lane condition in the TIA 1o base
that finding. Abo, thoy suggest oven with NSF al d-lanes and ISR at 2-lancs, N5F may bo
requirad o be widened 0 G-lanes i the future, so the NSP alicrative design shoald mclude 6-

Lanes or at least be graded for G-lines. This same logic applics 1o DSR. where, Newland should
b showing DSR as graded for G-lanes and addressing associaled impacts.

Page 1T, last paragraph — stabes that the NS allemative woald raquire acquisition of addithonal
propernties but that the project applicant docsn 't currently own or control these offsdie propertics.
While this is true, the same is tue for the applicanis proposed improvements to DSH. Sarver, and
Camino Mayor, many of which are not addressal in the DEIR and raise addiiional issucs with the
prajoct.

Fage 18, First Paragraph - Truck trips are based on volumes gencrated from 1.5:1 cut slopes,
where they should be bascd on 121 cut slopes o be consisicnt with the Prelmminary Grading PMlans,
resubing in fewer truck trips.  They are assummng all difl from road construction will have 1o be
haubod offsile, making ne affort o suggost thal cuts will bo utilized on site and progect dosignod o
balance, resubling in fewer or no truck mips off site. Even if there were offsite truck trips
associated with an internal road, the trips would only impact DSR cast of Mesa Rock Read and
would avoid mberim and pormanend impacts 1o DSR altogether.

Page 24, Last Paragraph — Conslusions of the preferred rowte doivers would temd 1o ke doesn’t
take into accound how the froeway imlerchange design may affect decisions and travel times,
Although ihe interchange redesign is a developer driven improvement, ihere i no information
mvailable on the proposed designs io review, The interchange design cam have major impacts on
the analysis for DSR and the Newland project, withowl this information @t i nod possible to Tully
evalusic the scemarios and mpacts.

End af memarandum

Attachmrly:

Comoeps Afermative Aligrement Study for Deer Springs Road (8SP, Option C) dated April §, 2006
Impact Amalyvsis for Newlinad's Proposed Doer Springs Road Widening dated August 19, 2016
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Comment Letter O-1.13

COVA Consulting
1506 Westminster Ave.
Salt Lake City, UT 84108

Prepared by Thomas ). Cova

Dated: August 14, 2017
Subject: Wildland Fire Evacuation Plan for the Newland Sierra Community

Please accept these comments in regarding the Newland Sierra Community draft evacuation
plan as prepared by DUDEK in May 2017. | was retained by Golden Door Properties, LLC to
evaluate this evacuation plan.

I have been a professor at the University of Utah for 18 years with a research focus on wildfire
evacuation analysis and modeling (See Attachment 1}. My original inspiration for pursing this
topic was the 1991 Oakland Fire, and | have published a number of articles on the topics of
community egress, traffic simulation, and public safety as it pertains w wildfire evacuation
analysis and planning. In 20035, | proposed a suite of community egress codes in the Matural
Hazards Review for improving public safety in fire-prone communities that was adopted by the
Mational Fire Protection Agency in their document NFPA 1141: Standard for Fire Protection
Infrastrueture for Lond Develepment in Wildland, Rural and Suburban Areas.

0-1.1341

Background

The Newland Sierra Community (NSC) will be situated in the Merriam Mountains, a fire-prone
area of high relief, adjacent to Interstate-15 (I-15) just north of 5an Marcas, Califamia. The
proposed development will consist of 2135 housing units beunded by Deer Springs Road (DSR)
to the south and Gopher Canyon Road {GCR) to the north.

0-113-2
DUDEK preparad a draft wildland fire evacuation plan for the Daer Springs Fire Protection
District in San Diego, California dated May 2017 (DUDEK 2017). The plan includes sections on
the emergency management agencies and departments responsible for carrying out an
evacuation, background on evacuation objectives and coordination, associated protective
actions such as shelter-in-place, the N5C evacuation road context, and evacuation policies (e.g.
“Ready, Set, Gol*), proceduras, and public outreach. The focus of the comments herein will be
the N5C evacuation roadway context. ¥
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DUDEK's section on the NSC evacuabion road context highlights likely wildfire scenanos [e.g. a
large fire approaching from the north, northeast, er east), and nates that the time available ta
carry out evacuation procedures (lead time) is a key determinant m the best protective actions.
In cases where there 13 not encugh time Lo evacuate the entire communaty, these actions might
include sanding seme rasidents fram the NSC pariphery ta the Town Center [i.e. refuge area
juse north of the intersection of Maza Rack Road and Daar Springs Road), a2 well as cazes whers
residents are instructed to stay in their homes [shelter-in-place), althaugh the commumty will
not be designed a3 a shelter-in-place community (1.e. one where SIP i3 preferable to
evacuation).

The DUDEK report brafly describes both planned internal and external MSC road improvements
to be made prior to bullding the community and describes approaches to making the bast use
af these roads in a wildfire evacuation that include: 1} evacuating the community in steps
[phased/staged evacuation], and 2) managing critical traffic intersections to maximize
mevement away from a threat. The report lists three primary access roads to NSC: Deer Springs
Road, Sarver Lane, and Narth Twin Oaks Valley Road. The means of egrass far evacuation
purposes are listed as: 1) south on Mesa Rock Road to Deer Springs Road and then east to 1-15,
2) Sarver Lane south to Deer Springs Road and then 58-78, 3) and Caming Mayor to Morth Twin
Oaks Valley Road and then south to south ta Deer Springs Road and then 5R-7B. North Twin
Qaks road to Gopher Canyon Raad is not included due to 3 series of private gates that would
intubnt egress, although it may be possible to gan access to the et in an extreme emergency.
The different egress routes are used to conduct 2 maximum evacuation time estimate which is
supported by a table listing the capacities of the access roads following improvements.

Mumber of exits

One issue that arises in reviewing the evacuation routes and associated road capacities in the
DUDEK plan is the definition of safely clearing the NSC and the patential for downstream
bottlenecks. In regards to downstream bottlenecks, there is a key one that is not mentioned in
the report [5ee "17 in Figure 1). While 5arver Lane (5L) to Deer Springs Road (D5R) and Caming
Mayaor (CM) ta North Twin Qaks Valley Road [NTOVR) are listed as independent means of
egress, this is only the case if reaching NTOVR is considered “safely clearing N5C." However,
fram a broader perspective (i.e. a large approaching wildfire), evacuating vehicles that rely an
Caming Mayer and head south on NTOVR {assuming Camino Mayor is available to the public in
an emergency) wall inevitably merge with vehicles heading south on Sarver Lane, as both roads
connect to O5R, The critical bottleneck is therefore the point where NTOVR and D5/ merge
heading south (717 in Figure 1). For this reason, there appear to only be two independent
means of egress from NSC: DSR east to 1-15; and NTOVR south to SR-78.

RTC-532
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A second issue with the roadway exits centers on Camine Mayor, which is a gated private road
and may nat be available for fire-fighter ingress or evacuee egress during a wildfire (Walker and
Morris 2017; Prince 2017). ‘While the owners have offered to make this road available during
emergencies, there is uncertainty as to whether this would be possible in a timely manner if
they are not at home, If Camino Mayor was not available, then this would limit the number of
ways to reach Twin Oaks Valley Road from the Newland Sierra Community solely to Sarver
Lane.

|

I
o

NTOVR|

+ Tol-15

‘ B I'JER 1‘ 2_

!
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4

Li
ToSR-T8

Figure 1.
A schematic diagram of the egress context for the New Sierra Commumity,

Housing unit to exit ratio

One measure far comparing evacuation egress across fire-prone communities is the ratio of
househalds to the number of exits, which is expressed in the unit households-per-exit [HPE)
(Cova 2005). For example, a community of 500 househaolds with 1 exit would have a ratio of 500
HPE (500 / 1 =500), and a community with 800 househalds and 2 exits would have a ratio of
300 HPE. In 2013, we published a study looking throughout the western U5, for the
communities with the greatest ratio of households-to-exits {Cova et al. 2013). Across eleven
western states, the single-exit community with the greatest ratio (i.e. poorest evacuation
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egress) that we could find had a ratio of 806 HPE, and the 2-exit community with the greatest
ratia that we could find had 932 HPE. Given the propoted 2135 housing units far the Newland
Seerra Community and its two primary exits (DSR east and NTOVR south), this development
would have 1067 HPE (i.e. 2135/2 = 1007) making it onve of the most difficult commumibes to
evatuate in a wildfire in the Wast by this measure).

Exit capacity

Amather issue that arises in reviewing the DUDEK report is the estimated roadway capacities for
the primary egress routes in vehiclas par hour shown in the table entitled “Newland Sierra Post
Mitigation Estimate Roadway Capacities.” These estimates seem surprisingly high even
assuming the proposed roadway improvements, and they have a significant impact on the
estimated evacuation times for N5C, For example, Mesa Rock Road (MRR) leading from N5C
Town Center to Deer Springs Road (D5R) is listed as a 4-lane major arterial with a capacity of
4E00 vehicles per hour. This imphes that MRR would have 2-lanes available m each direction,
leaving two lanes for evacuation egress ("MRR™ in Figure 2). However, this table lists the
number of lanes available Tor evacuating on MRR as fowr. While this is possibile through lane-
reversal, this would lead to a greater problem downstream at the intersection of MRR and DSR,
as there is no way to manage four lanes tuming left in tandem.

&5 evacuating vehicles travel south on MRR, they would ikely make a beft turn on D5R to reach
gither the I-1% south or north onramp (See “2” in Figure 2}, While it is challenging to estimate
the capacity in wehicles per hour far a left hand turn in an evacuation fram MRR onto DSR li.e.
traffic may be haading east on DGR that would affect the intarsection contral), it would likely be
under 900 vetucles per hour per lane (e, 15 vehicles per manute). Similarly, the capacity
estimate for the second bottleneck on DSR to Buena Creek Road (BCR) is listed a3 S600 vehicles
per hour, It's difficult to imagine how this stretch of D5SR could serve 5600 wehicles per hour
because this is equivalent to 92 vehicles per minute. These roadway capacity estimates can
have a significant impact en astimated evacuation times. Using a more conservative estimate
far the capacity of a left hand turn frem MRR to D5R in an evacuation in conjunction with the
same wehicle demand in the report of 2820 vehicles (i.e. 608 of 697 vehicles), the minimum
time to get these vehicles out in the best case would be 3 hours (i.e. 2820 v divided by S00
vehicles per hour) but could be much langer. In summary, the evacuation time estimates in the
report appear very optimistic and a more conservative analysis should be performed for the
purpose of public disclosure m order to allow the public to assess the potential fire hazard and
evacuation risk of this project.
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To SR-TE

Figure 2.
A schematic diagram of the exit lane cantext for the New Sierra Community.

Demand scenarios

There are a range of demand scenarios warth considering given the initial number of
evacuating vehicles from NSC's 2135 units. There are many factors can lead to fluctuations in
the population within N5C including time-of-day, day-of-week, and special events [Le. holidays,
festivals, community gatherings). Given a range of 1.5 to 2.5 vehicles per units te represent a
low-demand and high-demand scenario, the initial number could range from 3202 to 5337
evacuating vehicles. While it is possible to route vehicles to different exits when more than one
exit is available, it is likely that mare residents would prefer MRR to DSR than CM or SLto
NTOVR because of its easy access to 1-15, so this exit is the focus of the analysis, In considering
this exit, the travel demand would likely be weighted more toward the MRR exit with the range
being from 6% [slightly more than half) to 100% (i.e. the CM to NTOVR exit was not available).
For example, ghven 2135 units, if the assumption is 1.5 vehitles per unit and 60% of the
evacuating drivers choose Mesa Rock Road to -15, then the number of vehicles using this exit
would be about 1922, On the high end, if the average number of vehicles per household was

5
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2.5 and 100% of the divers chose MRR, then the total number of vehicles would be about
5337, All othar scanarios lie batwaan these two end points.

Estimated Travel demand {percent)
vehicles per hour &0 i) 90 100
Vehicles 1.5 | 1922 | 2402 | 2882 | 3202
per umt 2.5 | 3203 | 4003 | 4804 | 5337

Table 1. Varying the number of wvehicles per unit (1.5, 2.5) and the percent of drivers
that choose Mesa Rock Road (60, 75, 0, 100} to estimate the total number of vehicles
that might traverse MRR in an evacuation.

The DUDEK repart describes one vehicle demand scenario for Mesa Rock Road to Deer Springs
Road (i.e. 2820 vehicles or 60% of the 4697 vehicles, assuming 2.2 vehicles per household).
However, Mesa Rock Road would be a very attractive choice for residents because of its easy
access ta 1-15, and emergency managers will not necessarily be able 1o contral the percentage
of drivers that use Mesa Rock Road. Table 1 shows that the number of vehicles evacuating on
Mesza Rock Road could range from a bow of 1922 (i.e. 1.5 vehicles per household with 60% of
them choosing MRR) to as high as 5337 (i.e. 2.5 wehicles per household with 100% of them
chaasing MRR). This later scenario might accur if the wildfire is approaching from the west and
Caming Mayor and Sarver Lane are not viable exats. Given the potential threat W public health
and safety, additional analysis regarding different demand scenarios should be evaluated.

Demand and capacity scenarios

There are also a range of road capacity scenarios based primarily on the number of lanes
available wo turn left from Mesa Rock Road (MSR] to Deer Springs Road (D5R). Table 2 varnies the
number of lanes available on MRR to turn left onto DRR (e.g. 1 or 2}, as well as the vehicle-use-
per-unit and percent-of-vehicles-using-DRA (i.e. 1.5(60%) to 2.5(100%])). Assuming a lane
capacity of 1000 vehicles per hour, the resulting estimated evacuation times are shown in the
table cells. For example if 2 lanes are available to turn from MRR onto DRR using the 1.5(60%)
scenario in Table 1, then the estimated evacuation time would be 1.0 hour (i.e. 1922702 * 1000)
rounded to the nearest 10" of an hour). The resulting evacuation times range from 1.0 hours in
the best case [i.e. 2 lanes available, 1.5 vehicles per unit and 60% of drivers using MRR) to 5.3
hours (i.e. 1 lane available, 2.5 vehicles per unit, 100% of drivers using MRR).
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Estimated evacuation Vehicles per unit (% using MRR])
time (hours) 1.5 1.5 2.5 2.5
(60] {100} (50) (100}
Mumber of keft- | 1 1.9 3.2 3.2 53
hand turn lanes | 2 1.0 1.6 16 7

Table 2. Varying the number of lanes available for turning left fram Mesa Rock Road
(MRR) onto Deer Springs Road (1 or 2) along with a sample of vehicle demand scenarios
fram Table 1 to show the estimated evacuation times in hours for gach combination.
01139

Tha DUDEK réeport concludes that the NSC could be évacuated in 1.5 ta 2.5 hours, but this Cant.
assumes that Mesa Rock Road can serve 4800 vehicles per hour (iLe. 4 lanes out). Whilke it
might ke possible to reverse the 2 meoming lanes on MRBR, there would not be a way to have 4
lames turn left onte DSA without intermuption. The focus of Table 2 is the bottleneck in
evacuating vehicles created by the left-hand turn from MRER to DSR, an intersection that could
be configured/managed for 1 or 2 left-hand turn lanes each serving 1000 vehicles per hour.
Given a range of vehicle demand from 1.5 vehicles per housing unit and 50% using MRR up to
2.5 vehicles per household and 100% using MRR, evacuation times for N5C may range from 1.0
hour to as high as 5.3 hours based selely on the demand for Mesa Rock Road. The evacuation
plan should assess whether evacuation in the event of a large-scale or regional wildfire could
safialy and feasibly occur within these time frames, including what emergency notification
requirements may be required to ensure that an evacuation can be successful,

Exit separation and vulnerability

Although it is obvious that a community with 2 exits is better than a community with only 1
exit, it can be difficult to compare twa communities with the same number of exits. Inthe case
of 2-avit cormunizies, it iz warth examining the separation between exits, as two exits that are
very close (Le. provide egress in the same direction) do not provide the same level of safety as a
community with 2 exits that are well-spaced and provide egress in independent directions. The
additional safety provided by the second exit arises hecause a wildfire is less likely to block bath
exits il they provide egress in independent directions. 0-1.13-10

Figure 3 shows the distance between four key intersections in the M5C roadway system: 1) the
intersection of MRR and D5R, 2) the intersection of CM and NTOVR, 3) the intersection of 5L
and DSR, and 4) the ntersection of NTOVR and D3R, The colored lings between these
intersections represent the straight-line distance between these crucial points ranging from
green ta red. The distance between the MRR/DSR intersection and the CAM/NTOVR intersection
is the greatest, and for this reason a (local) fire is less likely to block both of these exits at once.
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However, a wildfire in the vicinity of the MRR/DSR and the SL/D5R intersections, which are net
very far apart (red line), could lead to a very difficult and lengthy NSC evacuation, as evacuses
would be left with only one exit: CM to NTOVR south. Thus, while the DUDEK evacuation plan
assumes that all exits are available, Figure 3 highlights that there are likely scenarios where 1 or
maore exits could be gated or blocked by a wildfire, leading to substantial increases in the
estimated evacuation time using the remaining exits, Additional analysis regarding different
exit availability scenarios should be evaluated.

0-1.13-10
Cont.
Figure 3.
Examining the separation distance between exits at the most local level.
Aside from exit separation, another key element of a roadway exit system is the patential for T
exits to be blocked by a wildfire. This can occur when an exit is lined with fuel that becomes 0-1.13-11

ignited, preventing any evacuees from traversing the roadway. Figure 4 shows that some of
NS5C's primary exits fall into this category, and this example 5 a segment of the southern exit
{currently called Gist Road feeding into Sarver Lane),

8
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0-1.13-1
Cont.

Figure 4.
Key evacuation routes (e.g. Gist to Sarver Lane shown) are lined with fuels and may not
be traversable in a wildfire.

Additional Complicating Potential Factors

Real-world evacuations are almost always more complicated than simple analyses predict,
Emergency managers may delay the decision to warn the public (or not warn them at all)
leading to much greater evacuation times, Households may delay the decision to leave, either 0-1.1312
im hopes they can defend property or that they will personally not be impacted, which can also
increase evacuation times. Furthermore, route choice can also be problematic, as evacuees
rarely choose exits in the balanced way that analysts apportion their trips.

Ini the DUDEK analysis and the one herein, it is assumed that all evacuees that use Camino

Mayor or Sarver Lane will head west when reaching Deer Springs Road, and all evacuees that
rely on Mesa Ranch Road will head east at Deer Springs Road. Howewer, there is the potential
for confusion or simply driver choice, and these additional traffic flows can prevent traffic =
managers from keeping intersections in a state of uninterrupted flow. There may also be 0-1.13-13

significant ambient through traffic on the surrounding roads, particularly Deer Springs Road, 1

that might additionally impede the ability of N5C residents to leave. Depending on the fire I0.1 13-14

threat, non-N5C residents may attempt to cut through the Project site. Also, given the largely ;-1.'}—1 13-15
9
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agricultural nature of exsbing conditions, as well as proposed uses for the NSC site that includes 0-1.13-15
equestrian facilities, the traffic flow in this area may be further affected by the presence of Cont.
horse trailers or other oversize vehicles. These factors can reduce the estimated roadway exit [

vehicle capacities, or lead to gridlock in the worst case, and it 1 not chear that the Projedt’s draft 0-1.13-18
evacuation plan takes into accounts these factors. Assessing these impacts requires a mere in- gl 3
depth teaffic simulation study Bevend manual capasity analyis of the Bast case.

Summary

The proposed Newland Sierrs Community will be in a very fire-prone area and for this reason, 011317

evacuabion egress is a critical public safety factor. While NSC has 3 exits at the most local level
{i.e. @ fire internal to the M5C), for larger regional wildfires it effectively has 2 exits, as 2 of the 3 |
exits merge into one on Twin Qaks Valley Road, The ratio of howseholds-to-exits for this 011318
proposed community would be very high lover 1000 HPE), leading it to be one of the most
diffscult wildfire evacuations in the western US according to this measure. The number of lanes
available on the primany vacuation route is two lanes (Mess Rock Road to 1-15), While it is very
difficult to estimate roadway capacity Tor this type of rural roadway, the real bottleneck is the
intersection of Mesa Rock Road and Deer Springs Road, and specifically the left-hand tum ante
Deer Springs Road. Although this intersection would be improved under the N5C 0-1.1319
transportation plan, the large volume of traffic exiting M5C via Mesa Rock Road in an urgent
wildfire evacuation would have to mernge with traffic heading east on Deer Springs Road,
leading to traffic backup on MRR or gridlock. However, this would depend on many factors,
mast natably the vehide departure rate from M5C and the valume of easthownd traffic on DSR.
In the best case, N5C could be evacuatad in about 1 hour but with one or more adverse changes
in the number of eats (Le. oss to wildfire) or the traffic volume on surrounding roads, the
estimate evacuation time could climb to 4 or 5 hours. This is critical because it means that a
wildfire traveling at an average speed of & mph west towards N5C from the northeast could
ignite as far as 20-30 miles away and still reach N5C before everyone had safely evacuated (e.g.
2007 Witch Creek Fire). The margin of safety would be further reduced in a faster maoving fire
{e.g., 2003 Cedar Fire, which in a matter of a few hours maved over 30 miles and burned over
100,000 acres at rates of up to 6,000 acres (24 km') per hour]. Finally, in terms of exit
separation and vulnerability, the best case would be a wildfire approaching from the northeast 0-1 13-21
of M5C because this would allow residents to evacuate to the south on 1-15 er Narth Twin Oaks
Vallay Road, and the worst case would be a fire that interfered with Deer Springs Road, either
at its intersection with Mesa Rock Road or Sarver Lane.

0-1.13-20
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implications for research, education, and policy for risk
assessment, emergency preparedness and response, Urban
and Regional Information Systems Association (URISA)
Journai, 12: 15-30,

Cova, T.)., and Church, R.L., Modeling community
avacuation vulnarability using GIS. International Journal of
Geographical Information Sclence, 8: 763-784.

Book Chapters and Sections

2016

2004

1999

Cowva, T.1., Evacuation Planning, in Encyclopedia of
Transportation, SAGE Publications, M. Garrett (ed.), pp.

Cova, T.),, and Conger, 3., Transportation hazards, in
Handbook of Transportation Enginecring, M. Kutz {ed.), pp.
17.1-17.24,

Cova, T.)., GIS in emergency management. In Geographic
Information Systems! Principles, Technigues, Applications,
and Management, Longley, P., Goodchild, M.F., Maguire D.,
Rhind D. (eds), pp. 845-858,

Conference Papers and Posters

2015

2013

Li, D., Cova, T.)., Dennisen, P.E., An cpen-scurce software
system for setting wildfire evacuation triggers. ACM
SIGSPATIAL EM-GIS'15, November 3, 2015, Seattle, WA,

Cova, T.)., Dennison, P.E., and Drews, F.A. Protective-action

Triggers: Modeling and Analysis. Natural Hazards Workshop,
University of Colorado, Boulder, July (poster).
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2012

2012

2009

2008

2005

2005

2001

2001

2000

1997

June 2018

Cova, T.1., Dennison, P.E., and Drews, F.A. Protective-action
Triggers. Natural Hazards Workshop, University of Colorade,
Boulder, July (postar).

Cova, T.)., Dennison, P.E., and Drews, F.A. Protective-action
Triggers. Mational Science Foundation-CMMI Innovation
Conference, Boston, July {poster).

Siebeneck, L K. and Cova, T.). Current Research at the
Center for Natural and Technological Hazards. Natura/
Hazards Waorkshop, U, of Colorado, Boulder, July (poster),

Cova, T.1. et al., Protective actions in wildfire: the incident
commander perspective. Pacific Coast Fire Conference, San
Diego, November (poster).

Yuan, M., Goedchild, M.F., Cova, T.)., Towards a general
theary of geagraphic representation in GIS (poster).
Conference on Spatlal Information Theory (COSIT) 2005,
Ellicottville, New York, September (poster).

Kim, TH., and Cova, T.)., Tweening Grammars: Daformation
Rules for Representing Change between Discrete Geographic
Entities. Geocomputation 2005, Ann Arbor, MI, August.

Cova, T.1. and Johnson, J.P., Evacuation analysis and
planning tools inspired by the East Bay Hills Fire, California’s
2001 Wildfire Conference: 10 years after the 1991 East Bay
Hills Fire, Oakland, October.

Hepner, G.F., Cova, T.)., Forster, R.R., and Miller, H.J., Use
of remote sensing and geospatial analysis for transportation
hazard assessment: an integrated university, government
and private sector consortium, TEEE/TSPRS Joint Workshop
an Remote Sensing and Data Fusion over Urban Areas
Proceedings, IEEE-D1EX482 Rome, [taly, pp.241-244.

Atwood, G., and Cova, T.)., Using GIS and linear referencing
to analyze the 1980s shorelines of Great Salt Lake, Utah,
USA. gth International Conference on Integrating GIS and
Environmental Modeling (GIS/EM4): Problems, Prospects and
Research Needs, Banff, Alberta, Canada, September 2-8.

Cova, T.1., and Church, R.L., An algarithm for identifying
nodal clusters in a transportation network. University
Consortium for Geographic Information Sclence (UCGIS)
Summer Retreat, Bar Harbor, Maine, June 15-21.
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June 2018

1995

1995

1994

Cova, T.)., and Church, R.L., A spatial search for
neighborhoods that may be difficult to evacuate, Proceedings
GIS/LIS 95, ACSM/ASPRS, Nashville, TN, vel. 1, 203-212.

Goodchild, M.F., Cova, T.). and Ehlschlaeger, C., Mean
geographic objects: extending the concept of central
tendency to complex spatial objects in GIS, Proceedings
GIS/LIS '95, ACSM/ASPRS, Nashville, TN, vol. 1, 354-364,

Cova, T.J. and Goodchild, M.F., Spatially distributed
navigable databases for intelligent vehicle highway systems,
Proceedings GIS/LIS "94, ACSM, Phoenix, AZ, 191-200.

Other Publications

2008

2008

2002

2000

2000

1556

1994

Siebeneck, LK. and Cova, T.). Risk perception associated
with the evacuation and return-entry process of the Cedar
Rapids, lowa flood, Quick Response Research Report, Matural
Hazards Center, University of Colorado, Boulder,

Cova, T.)., Concerning Stonegate and Public Safety. North
County Times, San Diego, California, Nov. 3,

Cova, T.)., Like a bat out of hell: simulating wildfire
evacuations in the urban interface, Wildiand Firefighter
Magazine, November, 24-29,

Cova, T.)., When all hell breaks loose; firestorm evacuation
analysis and planning with GIS, GIS Visions Nowslotter,

August, The GIS Cafs,

Cova, T.J. (2000} Wildfire evacuation. New York Times letier
to the Editor, June &,

Church, R., Cova, T., Gerges, R., Goodchild, M., Conference
on object orientation and navigable databases: report of the
meeting. NCG&IA Technical Report 36-9.

Church, R., Coughlan, D., Cova, T., Goodchild, M.,
Gottsegen, J., Lemberg, D., Gerges, R., Caltrans Agreement
65T155, Final Report, NCGIA Technical Report 94-6,

Papers in progress

In revisinon

Li, D, Cava, T.1., Denison, P.E. Setting wildfire evacuation
triggers using reverse geocoding.
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Invited Lectures, Presentations and Participation

2014

2013

2012

2010

2009

2008

2007

2007

2006

2006

2006

2008

2006

2006

June 2018

"Modeling adaptive warnings with geographic trigger paints.
Department of Geography, SDSU, San Diego, CA, April 18.

"Wildfires and geo-targeted warnings.” Geo-targeted Alerts
and Warnings Workshop. National Academy of Sciences,
Washington DC, February 21-22.

“Evacuation planning in the wildland-urban interface.”
California Jaint Fire Science Program, Webinar Speakers
Series, September,

"Evacuating threatened populations in disasters: space, time
& information.” University of Minnesota, Spatial Speakers
Series (Geography/CS/CE), April.

"The art and science of evacuation modeling.” Utah
Governer's Conf. in Emergency Management, Proveo, May.

"GlScience and public safety.” Brigham Young University,
Nevembaer,

"Fire, chimate and insurance.” Panel Discussion. Leonarde
Museum, Salt Lake City, Movember.

"GIScience and public safety.” University of Morthern Iowa,
April.

"Evacuation and/or Shelter in Flace.” Panel Discussion,
Firewise Conference: Backyards & Beyond, Denver, CO, Nov.

"Evacuation madeling and planning.” Colorado Springs Fire
Department, Colorado Springs, €0, October.

"“Evacuation modeling and planning.” Sante Fe Complexity
Institute, Sante Fe, NM, August.

"Evacuation modeling and planning.” Colorado Wildfire
Conference. Vail, CO, April, £1000.

"Dynamic GIS: in search of the killer app.” Center for
Geocompulation, National U. of Ireland, Maynooth, April.

"Setting wildfire evacuation trigger points with GIS.”
University Consortium for Geographic Information Science,
Winter meeting, Washington, DC.

L1}
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June 2018

2005

2004

2004

2004

2004

2004

2003

2003

2002

2001

2000

1999

1956

“Setting wildfire evacuation trigger points with GIS.”
Pennsylvania State University, State College, PA, November.

"The role of scale in ecological modeling,” NSF PI meeting for
Ecology of Infectious Diseases, Washington D.C., September.

“The 2003 Southern California wildfires; Evacuate and/or or
shelter-in-place,” Natural Hazards Workshop, Boulder, CO.

“When all hell breaks loose: new methods for wildfire
evacuation planning,” colloquium, Department of Geography,
University of Denver, February.

"When all hell breaks loose: new methods for wildfire
avacuation planning,” Calarado Governor's Confarence and
Colorado Emergency Management Association (CEMA)
Conference, Boulder, CO, February.

"When all hell breaks loose: new methods for wildfire
evacuation planning,” colloguium, Department of Geography,
University of California Los Angeles, February.

"When all hell breaks loose: new methods for wildfire
evacuation planning,” colloguium, Natural Resources Ecology
Lab (MREL), Colorado State University, April.

"When all hell breaks loose: new methods for wildfire
evacuation planning,” Departmental colloquium, Department
of Gaography, University of Arizona, January,

“When all hell breaks loose: new methods for wildfire
evacuation planning,” Departmental colloguium, Department
of Geography, Western Michigan University, November,

"Regional evacuation analysis in fire-prone areas with limited
egress,” Departmental colloquium, Department of
Geography, University of Denver, May.

“Integrating Site Search Models and GIS,” Colloguium,
Department of Gecgraphy, Arizona State University, Feb.

"Site Search Problems and GI5," Colloguium, Department of
Geography, University of Utah.

"A spatial search for neighborhoods that may be difficult to

evacuate,” Colloguium, Department of Geography, UC Santa
Barbara.
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June 2018

1995

1995

“4 spatial search for neighborhoods that may be difficult to
evacuate,” Regional Research Lab, Bhopal, India.

“# spatial search for neighborhoods that may be difficult to
evacuate,” Indian Institute of Technology, Bombay. India.

Papers Presented at Professional Conferences

2015

2014

2013

2012

2012

2012

2011

2010

2010

2010

Cova, T.). and Jankowski, P., Spatial uncertainty in object-
fields: the case of site suitability. Association of American
Geographers Annual Mesting, Chicago, IL, April,

Cova, T.1. and Jankowski, P., Spatial uncertainty in ohject-
fields: the case of site suitability. International Conference
on Geagraphic Infarmatisn Science (GISciencs "14), Vienna,
Austria, September,

Caova, T.1., Dennison, P.E. and Drews, F.A,, Protective-action
triggers: modeling and analysis. Assoclation of American
Geographers Annual Meeting, Los Angeles, CA, April.

Cava, T.)., Dennisan, P.E. and Draws, F.A,, Protactive-action
triggers. Poster presented at the Natural Hazards Workshop,
University of Colerade, Boulder, July.

Cova, T.1., Dennisen, P.E. and Drews, F.A., Protective-action
triggers. Poster presented at the NSF CMMI Innovation
Conference, Boston, July.

Cova, T.)., Dennison, P.E. and Drews, F.A,, Protective-action
triggers, Association of American Geographers Annual
Meeting, New York, NY, February.

Cova, T.)., Modeling stay-or-go decisions in wildfires,
Association of American Geographers Annual Meeting,
Seattle, WA, April.

Cova, T.)., Theobald, D.M. and Norman, III, )., Mapping
wildfire evacuation vulnerability in the West, Association of
American Geographers Annwal Meeting, Wash. D.C., April.

Cova, T.)., and Van Drimmelen, M.N., Family gathering in

evacuations: the 2007 Angora Wildfire as a case study.
National Evacuation Conference, New Orleans, February.

Siebeneck, LK., Cova, T.)., Drews, F.A., and Musters, A,
Evacuation and shelter-in-place in wildfires: The incident
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2009

2009

2009

2008

2007

2006

2005

2004

2004

2003

2002

June 2018

commander perspective. Great Basin Incident Command
Team Meetings, Reno, April.

Cova, T.J. et al,, Protective action decision making in
wildfires: the incident commander perspective. Association

of American Geographers Annual Meeting, Las Vegas, March.

Siebeneck, LK. and Cova, T.). Using GIS to explore evacuee
behavior before, during and after the 2008 Cedar Rapids
Fleod. Association of American Geographers Annual Meeting,
Las Vegas, March,

Lindell, M_K., Prater, C.5., Sieheneck, L.K. and Cowva, T.1.
Hurricane Tke Reentry. National Hurricane Conference,
Austin, March.

Cova, T.1., Simulating evacuation shadows, Association of
Amerfcan Geographers Annual Meeting, Boston, April,

Cova, T.1., An agent-based approach to modeling warning
diffusion in emergencies, Association of American
Geographers Annual Meeting, San Francisce, March.

Cova, T.1., New GIS-based measures of wildfire evacuation
vulnerability and associated algorithms. Association of
American Geographers Annual Meeting, Denver, March,

Cova, T.J., Dennison, P.E., Kim, T.H., and Moritz, M.A.,
Setting wildfire avacuation trigger-points using fire spread
modeling and GIS. Association of American Geographers
Annual Meeting, Denver, March.

Cova, T.1.,, Suttan, P.C., and Theobald, .M. Light my fire
proneness: residential change detection in the urban-
wildland interface with nighttime satellite imagery,
Association of American Geographers Annual Meeting,
Philadelphia, March.

Cova, T.). and Johnsen, ).P., A network flow model for lane-
based evacuation routing. Transportation Research Board
(TRE) Annual Confarence, Washington, D.C., January,

Cova, T.]. Lane-based evacuation routing, Association of

American Geographers Annual Meeting, Mew Orleans, March.

Cova, T.)., Extending geographic representation to include
fields of spatial objects, GiScience 2002, Boulder,

September.
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June 2018

2002

2001

2001

2001

2000

2000

1999

1999

1998

1997

Husdal, ). and Cova, T.)., A spatial framework for modeling
hazards to transportation systems, Association of American
GeographersAnnual Meeting, Los Angeles, March.

Cova, T.). and Johnsen, 1.P., Evacuation analysis and
planning tools inspired by the East Bay Hills Fire, California’s
2001 Wildfire Canference: 10 years after the 1991 East Bay
Hills Fire, Oakland, October.

Cava, T.)., Husdal, 1., Miller, H.1., A spatial framework for
modeling hazards to transportation networks, Geagraphic
Information Systems for Transportation Conference (GIS-T
2001), Washington DC, April.

Cova, T.)., Miller, H.)., Husdal, J., A spatial framework for
modeling hazards to transpertation systems, Association of
American Geagraphers Annual Meeting, New York, New York,
February.

Cova, T.).,, Church, R.L., Goedchild, M.F., Extending
gecgraphic reprasantation to include fislds of spatial objects,
Glsclence 2000, Savannah, Georgia, Movember.

Cova, T.). Microscopic simulation in regional evacuation: an
experimental perspective, Assoclafion of American
Geographers Annual Meeting, Pittsburgh, Pennsylvania,
March.

Cova, T.),, and Church, R.L., "Exploratory spatial
optimization and site search: a neighborhood operator
approach,” Geocomputation ‘99, Mary Washingten College,
Fredrickshurg, Virginia.

Cova, T.)., and Church, R.L., "Integrating models for optimal
site selection with GIS: problems and prospects,” Association
aof American Geographer Annual Meeting, Honolulu, Hawaii,
March 29.

Cova, T.)., and Church, R.L., "A spatial analytic approach ta
modeling naighberhood evacuation egress,” Assaclation of
American Geographers Annual Meeting, Boston,
Massachusetts.

Church, R.L., and Cova, T.)., "Location search stratagies and
GIS: a case example applied to identifying difficult to
evacuate neighborhoods,” Regilonal Science Association
Annual Meeting, Movember, Buffala,
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1997

1996

1995

1995

1994

Grants

Cova, T.). and Church, R.L., "An algerithm for identifying
nodal clusters in a transportation netwerk,” University
Consortium for Geographic Information Science (UCGIS)
Summer Retreat, Bar Harbor, June.

Cova, T.)., Church, R.L., “A spatial search for difficult
neighborhoods to evacuate using GIS,” GIS and Hazards
Session, Association of American Geographers Annual
Meeting, Charlotte, April.

Cova, T.)., Church, R.L., "A spatial search for neighborhoods
that may be difficult to evacuate,” GIS/LIS 95, Nashville,
MNovember,

Goodchild, M.F., Cova, T.). and Ehlschlaeger, C., "Mean
geographic cbjects: extending the concept of central
tendency to complex spatial ohjects in GIS,” GIS/LIS 95,
Mashville, November.

Cova, T.). and Geadchild, M.F., "Spatially distributed
navigabla databasas for intalligant vehicla highway systams,”
GIS/LIS 94, Phoenix, November,

Externally funded

2011 - 2015

2012 - 2014

2011 - 2012

2007 - 2010

2004~ 2006

Cova, T.). (PI), Dennison, P.E. and Drews, F.A,, Protective
action triggers, National Science Foundation, Civil
Mechanical and Manufacturing Innovation - Infrastructure
Management and Extreme Events, $419,784.

Cova, T.). (PI), State Hazard Mitigation Mapping II. Utah
Division of Emergency Management, $51,608.

Cova, T.). (PI), State Hazard Mitigation Mapping. Utah
Division of Emergency Management, $51,608,

Cova, T.). (PI) and Drews, F.A. Protective-action decision
making in wildfires, Mational Science Foundation, Ciwvil
Mechanical and Manufacturing Innovation - Infrastructure
Management and Extreme Events, 5288 438.

Yuan, M. (PI), Goodchild, M.F., and Cova, T.). Integration of
geographic complexity and dynamics into geographic
infarmation systems, National Science Foundation, Social and
Behavioral Science—Geography and Spatial Sci., $250,000.
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2003- 2004

2003 -2008

2000-2004

2000-2001

Cova, T.). (PI) Mapping the 2003 Southern California Wildfire
Evacuations, National Science Foundation, Small Grants for
Exploratory Research (SGER), CMMI-IMEE, $14,950.

Dearing, M.D. (PI), Adler, F.R., Cova, T.1., and 5t. Joer, 5.

The effect of anthropogenic disturbance on the dynamics of
Sin Nombre, Mational Science Foundation and NIH, Ecology
of Infectious Diseases, $1,933,943.

Hepner, G.F. (FI), Miller, H.)., Forster, B R., and Cova, T.1.
National Consortium for Remote Sensing in Transportation:
Hazards (NCRST-H), U.5. Department of Transportation,
$437,659.

Cova, T.). (PI) Modeling human vulnerability to
environmental hazards, Salt Lake City and Federal
Emergency Management Agency (FEMA), $20,000.

Internally funded

2004

2003

1999

1999

Cava, T.). (PI) and Sabsk, A. DIGIT Lab GPS Support, U, of
Utah Technology Instrumentation Grant, $15,000.

Cova, T.). (PI) New methods for wildfire evacuation analysis,
Proposal Initiative Grant, College of Social and Behavioral
Science, University of Utah, $4000.

Cova, T.). (PI) Microscopic traffic simulation of regional
evacualions, computational experiments in @ controlled
environment, Faculty Research Grant (FRG), University
Research Committee, University of Utah, $5980.

Cova, T.). (PI) Regional evacuation analysis in fire prone
areas with limited egress, Proposal Initiative Grant, College
of Social and Behavioral Science, University of Utah, $4000.

Media Outreach

2013

2013

2013

2012

Ryman, A. and Hotstege, 5. "Yarnell evacuation flawed and
chaotic, experts say.” Arizona Republic and USA Today, Nov.
Bryson, D., and Campoy, A. "Quick fire response pays off:
Colorade credits early alerts with limiting deaths from state's
worst-ever blaze.” The Wall Street Journal, June 17.

Beri, A. "Due to the sequestar: people are going to be
unsafe, homes are going te burn.” Tampa Bay Times, Feb.
Zaffos, ). "What the High Park Fire can teach us about
protecting homes.” High Country News, luly.

[
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2012 Meyer, J.P. and Olinger, D., "Tapes show Walde Canyon fire L
evacuations delayed two hours.” The Denver Post. July.
2011 Siegel L, and Rogers, N. "Maonitering killer mice from space.”
USA Today, SLTribune, Fox 13 News, KCPW, Feb, 15,
2010 Cowan, J., "Esplin defends stay or go policy.” Australian
Broadcast Corporation (ABC), April 30.
2010 Bachelard, M., "Should the fire-threatened stay or go? That
is still the question.” The Age, Australia, May 2.
2008 Boxall, B., A Santa Barbara area canyon's residents are

ameong many Californian’s living in harm's way in fire-prone
areas.” Los Angeles Times, July 31,

2007 Welch, W.M. et al., "Staggering numbers flee among fear
and uncertainty.” USA Today, Oct. 24,

2007 Krasny, M., “Angora Wildfire Panel Discussion.” KQFD Radio,
San Franciseo, June 27.

2004 Wimmer, N., "Growing number of communities pose fire
hazard.” K5L Channel 5, Salt Lake City, July 22,

2004 Disaster Mews Network, "The face of evacuation procedures

might be changing as a result of lessons learned from last
vear's fierce wildfires in Califormia.”

2004 Perkins, 5., "Night space images show development.”
Sclence News, Waak of April 3rd, 165 (14): 222.
2003 Keahey, 1., "Canyon fire trap feared.” 5L Tribune, June.
0-1.13-22

TEACHING AND MENTORING SO
Undergraduate Courses

Introduction to Geographic Information Systems (~60 students).

Human Geography (~40 students).

Geography of Disasters and Emergency Management (~20 students).

Methads in GIS (~40 students).
Graduate Courses

GIS & Python (~15 students)

Spatial Databases (~30 students)

Seminars: Hazards Geography, Transportation, Vulnerability, GlScience.
Graduate Student Advising

Chaired Ph.D. C i

2015- Hile, R. Geocomputational approaches to hazards, and

human vulnerability

June 2018 RTC-559 Newland Sierra Final EIR
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June 2018

2016 Li, D

2010 Siebeneck, L.

2010 Cao, L.

Chai M.S .

2017 Y, Y.

2017 Latham, P.

2016 Bishop, 5.

2015 Hile, K.

2015 Unger, C.

2014 Klein, K.

2012 Amussen, F.

2012 Martineau, E.

2010 Smith, K.

2010  VanDrimmealan,
M.

2007  Pultar, E.

2007 Siebeneck, L.

2007 Johnson, J.

2004 Chang, W.

Modeling wildfire evacuation triggers as a
coupled natural-human system (Asst. Professor
South Dakota State University)

Examining the geographic dimensions of risk
perception, communication and response
during the evacuation and return-entry
process. (Assoc, Professer, U. of Nerth Texas)
Anthropoagenic habitat disturbance and the
dynamics of hantavirus using remote sensing,
IS, and a spatially explicit agent-based
model. (Fostdoc, Kelly Lab, UC Berkeley)

A web-GIS application for house loss
notification in wildfires

Evaluating the effects of snowstorm frequency
and depth on skier behavior in Big Cottonwood
Canyan, Utah

Spatial access and local demand for emergency
medical services in Utah

Exploratory testing of an artificial network
classification for enhancement of a social
vulnerability index

Creating spatial data infrastructure to facilitate
the callection and dissemination of geaspatial
data to aid in disaster management

Tracking a wildfire in areas of high rehef using
volunteered geographic information: a
viewshed application

Greek island social networks and the maritime
shipping dominance they created (technical
repart)

Earthquake risk perception in Salt Lake City,
Utah

Developing emergency preparedness indices
for local government

Family gathering in emergencies: the 2007
Angora Wildfire as a case study

GISED: a dynamic GIS based on space-time
points

An assessment of the return-entry process for
Hurricane Rita, 2005

Microsimulation of neighborhood-scale
evacuations

An activity-based approach to modeling
wildfire evacuations
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Memt 5 Ph.D C itt

2017 Campbell, M. Wildland firefighter travel times

2016 Zhang, L. Economic geography of China

2015 Huang, H. Spatial analysis and econamic geography

2014 Lao, H. Spatial analysis, GIS, and economic geography

2013 Burgess, A, Hydrologic implications of dust in snew in the
Upper Colorade River Basin

2012 Davis, 1.

2012 Li Y.

2011 Hadley, H. Transit seurces of salinity loading in the San
Rafael River, Upper Colorado River Basin, Utah

2009 Medina, R. Use of complexity theory to understand the
geagraphical dynamics of terrarist natworks

2008 McNeally, P. Holistic geographical visualization of spatial data
with applications in avalanche forecasting

2008 Sobek, A, Generating synthetic space-time paths using a
cloning algerithm on activity behavior data

2007 Clay, C. Biology

2006 Backus, V. Assessing connectivity ameong grizzly bear
populations near the U.5.-Canada border

2006  Atwood, G. Shareline superalevation: evidence of coastal
processes of Great Salt Lake, Utah

2006  White, D. Chronic technological hazard: the case of
agricultural pesticides in the Imperial Valley,
Califarnia

2005  Ahmed, M. Time-space transformations of geographic space
to explore, analyze and communicate
transpartation systems

2004 Shoukrey, N. Using remote sensing and GIS for monitoring
settlement growth expansion in the eastern part
of the Nile Delta Governorates in Eqypt (1975-
1998)

2004 Hernandez, M. A Procedural Model for Developing a GIS-Based
Multiple Natural Hazard Assessment: Case
Study-Southern Davis County, Utah

2003 Wu, Y-H. Dynamic models of space-time accessibility

2002  Hung, M. Using the v-I-5 model to analyze urban
environments from TM imagery

2002 Baumgrass, L. Initiation of snowmelt on the Morth Slope of

Alaska as observed with spaceborne passive
microwave data

Membership on M.5. Committees

2015

June 2018

Farnham, D.

Food security and drought in Ghana
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2015
2014

2013
2012

2011

2011

2010

2010

2010

2010
2008

2008
2007

2004

2004
2004

2004

2004
2003

2002

June 2018

Fu, L.
Li, X.

Johnson, D,
Fryer, G.

Groeneveld, ],

Matheson, D.5,

Larsen, 1.

Smith, G.

Song, .

Evans, 1.
Maisbitt, W.

Kim, H.C.
Gilman, T.

Baurah, A,

Bosler, J.
Bridwell, S.
Deeb, E.

Sobek, A,

Barney, C.

Koenig, L.

Analyzing route chaice of bicyclists in Salt Lake
City

Spatial representation in the social interaction
potential metric: an analysis of scale and
parameter sensitivity

Parks, Recreation & Tourism

Wildland firefighter entrapment aveidance:
developing avacuation trigger paints utilizing the
WUIVAC fire spread model,

An agent-based model of bicyclists accessing
light=rail in Salt Lake City

Evaluating the effects of spatial resolution on
hyperspectral fire detection and temperature
retrieval

Analysis of wildfire evacuation trigger-buffer
modeling from the 2003 Cedar Fire, Califernia.
Development of a flash flood potential index
using physiographic data sets within a
geographic information system

Visual exploration of a large traffic database
using traffic cubes

Farks, Recreation & Tourism

Avalanche frequency and magnitude: using
power-law exponents to investigate snow-
avalanche size proportions through time and
space.

Civil Engineering

Evaluating transportation alternatives using a
time geographic accessibility measure

An integration of active microwave remote
sensing and a snowmelt runoff model for stream
flow prediction in the Kuparak Watershed, Arctic
Alaska

A Development Response to Santaguin City's
Matural Disasters.

Space-time masking techniques for privacy
protection in location-based services
Monitoring Snowpack Evolution Using
Interferometric Synthetic Aperture Radar
(InSAR) on the Marth Slope of Alaska, USA
Access-U: a web-based navigation tool for
disabled students at the University of Utah
Locating hierarchical urban service centers along
the Wasatch Front using GIS location-allocation
algorithms

Evaluation of passive microwave snow water
equivalent algorithms in the depth hoar
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dominated snowpack of the Kuparuk River
Watershed, Alaska, USA

2002 Larsen, C. Family & Consumer Studies
2002 Krokoski, ). Geology & Geophysics
2000 Granberg, B. Automated routing and permitting system for

Utah Department of Transportation

2000 Bohn, A. An integrated analysis of the Tijuana River

Watershed: application of the BASINS madel to
an under-monitored binational watershed

Graduate student awards

2015

2015

2012

2010

2008

2007
2006

R. Hile., M.A, Geography: Jeanne X. Kasperson Award,
Hazards, Risk & Disasters Specialty Group, Asscciation of
American Geographers.,

L. Li, Ph.D. Geography: Jeanne X. Kasperson Award,
Hazards, Risk & Disasters Specialty Group, Association of
American Geographers.

K. Klein, M.A. Geography: Jeanne X. Kasperson Award,
Hazards, Risk & Disasters Specialty Group, Association of
American Geographers,

L. Cao, Ph.D. Geography: Student Paper Award, Spatial
Analysis and Modeling (SAM) Specialty Group, Association of
American Geographers.

L. Siebeneck, M.A, Geography: Jeanne X, Kasperson Award,
Hazards Specialty Group, Association of American
Geographers.

E. Pultar, M.A. Geography: Hest Paper, GIS Specialty Group,
Assaciation of American Geographers.

1. VanLooy (not primary adviser): Best Paper, Rocky
Mountain Regional Meeting, Association of American
Geographers.

Undergraduate Mentoring and Advising

2015

2015—

2006—2010

2005—2007

June 2018

Mentor, Marli Stevens, Undergraduate Research Opportunity
Program: “Margin of Licensed Dog and Cat Populations and
Adoptions from Animal Shalters in Utah in 2013-2014.

Advisor, Undergraduate Hazards & Emergency Management
Certificate students (~10 students so far).

Advisor, Stewart Moffat, Honor's B.5. in Undergraduate
Studies: Disaster Management {published journal article).

Advisor, Brian Williams, B.S, in Undergraduate Studies:
Comprehensive Emergency Management,

RTC-563

0-1.13-22
Cont.

Newland Sierra Final EIR



Comment Letters

2001 Advisor, Undergraduate GIS Certificate Students (> 100 A
students).

Junigr Faculty Mentoring

2014— Ran Wei, Department of Geegraphy, University of Utah

2011—=2014 Steven Farber, Department of Geography, University of Utah
2009—2011 Scott Miles, Dept. of Geography, Western Washington L.
20092011 Timothy W. Collins, Department of Sociclogy, UT El Paso

SERVICE

Referse Duties

laurnals

Applied Geography

Annals of the Asseciation of American Geographers
Cartegraphica

Computers Environment & Urban Systems
Disasters

Environmental Hazards: Policy and Practice
Gesgraphical Analysis

Geoinformatica

Internatienal Journal of Geographical Information Science 0-1.13-22
Journal of Geographical Systems Cant
Journal of Transport Geography :
Matural Hazards

Matural Hazards Review

Metworks and Spatial Ecenomics

Photogrammetric Engineering and Remote 3ensing
Professional Geographer

Society & Natural Resources

Transportation Research A: Policy & Practice
Transportation Research B: Methodological
Transportation Research C: Emerging Technologies
Transactions in GIS

Decision Risk and Uncertainty (1)

Geography and Spatial Science, Doctoral Dissertation Improvement Grant (4)
Civil & Mach. Systems - Infrastructure Management and Extrame Events (2)
Civil & Mech. Systems - Rural Resiliency (1)

MSF and NIH: Big Data (1)

Hazards SEES: Type 2 (1)

Center for Disaster Management & Humanitarian Assistance
Faculty Research Grants, University of Utah (3)
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t P
Full Profassor (5), Associate Professor (12)
Activities at Professional Conferences
2000 - 2017 Paper session co-organizer, chair, "Hazards, GIS and
Remote Sensing” session, Annual Meeting of the Association
of American Geographers.
2002 - 2003 Paper session organizer, chair, and judge, "GIS
Specialty Group Student Faper Competition,” Association of
American Geographers Annual Meeting.
1999 Paper session organizer, “Location Modeling and GIS,”
Annual Meeting of the Association of American Geographers,
Hanalulu, Hawall, Marzh,
Umniversity Service
2014 - 2017 Member, Academic Senate
2014 - 2017 Member, University Promotion & Tenure Advisory Commiltes
(UPTAC)
2011 - Mambar, Sacial Scisnce Geanaral Edueation Committeas
1999 - 2009 Delegate, University Consortium for GIScience
2013 Member, Gradualte Research Fellowship (GRF) Committee 0-1.13-22
2010 = 2012  Member Student Evaluations Committes, Undergrad. Studies Cont,
2008 - 2012 Member, Graduate Council, College of Soc. and Beh. Science
2003 - 2004 Member, Instit. Review Board (IRB) Protocol Committes
2001 - 20084 Member, Social Science General Education Committee
College Service: Social & Behavioral Science
2014 - Chair, Review, Promotion & Tenure Committee
2012 - 2014  Member, College Review, Promaotion, & Tenure Committes
2015 Member, Superior Teaching Committes
2011 - 2012  Chair, Superior Teaching Committee
2007 Member, Search Committee, Inst. of Public and Intern Affairs
2005, 2006 Member, Superior Research Committee
2002, 2004 Member, Superior Teaching Committee
Departmantal Service: Geography
2015 - Member, Undergraduate Committee
2014 - Representative, University Academic Senate
2014 - Director, Certificate in Hazards & Emergency Management
2014 Author, Proposal for Cert. in Hazards & Emergency Manage.
2012 - Chair, Review, Promotion & Tenure Committee
2013 Chair, Search Committee for GlScience Position
2012 Cao-author, Praposal for MS in GIScience v
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2011 - 2012
2010

2004 - 2015
2004 - 2008
2000 -

Director of Graduate Studies

Search Committee Chair, Human Geography Position
Member, Graduate Admissions Committes

Member, Collogquium Committes

Chair, Geographic Information Science Area Committee
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Mapping wildfire evacuation vulnerability in the western

US: the limits of infrastructure

Thomas J. Cova - David M. Theobald -
John B, Norman (11 - Lawrs K. Sicheneck

& Sprimper SciencesBusiness Media BV, 2011

Abstract  Residential development in fire-prome arems
of the westermn United States is a growing concem. The
steady addition of homes 1o this region places more
people and property at risk each year, In many areas
housing is increasing without commensurate improve-
ments in tee road netwoek, particularly in regards to the
number, capacity and amrangement of community exit
roads. This results in steadily increasing mianimum
evacuation limes, as each additional household contrib-
utes lo potential evacuation trvel -demand m a wildfine.
The goal of this research is to perform a comprehensive
geographic search of the westem LS. for communities
in wildfireprone arcas that may represent difficult
evacuations due to construined egress. The problem is
formulated as a spatial search for fire-prone communi-
ties with a kigh mtio of households-to-exits amd solved
using methods in spatial optimization and geographic
information systems ((G15). The results reveal an initial
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mvertory and ranking of the most difficult wikfire
evacuations in the West. These communities share a
upbgue vlnerability in that all ressdents may sot be able
to evacuate In scemarios with short waming tme, For
this reason they represent pnme candidates for emer-
gency planming, and momitoring their development i a
growing need.

Keywords Ewvacuation - Wildfire - Transportation

[niroduction

Residential development in fire-prone areasof the westem
US. (hereafler referned 1o as the West) is a growing
concern. The ongoing addition of homes 1o sreas in or
mear willlands (commonly referred to as the wildland-
urban interface or WU places mone people and property
at rsk each year (Cohen 2000 Haight ot al 2004;
Basdeloff et al. 2005, Spyratos et all. 2007}, Theobald amd
Ronume (2007) estimate that ressdential developiment i
fire-prone areas in the West expanded by 52% from 1970
to 2000, and the WUI now constitates more than 12.5
rillion bomes on 365,000 km®, At the same time, clinste
change is altering the drought cycle through precipitation
and temperature regimes beading o an increase in fire
frequency mnd associated fonst consumption {Westerlmg
et al. 2006). Stephens et al. (2009) credit exurban
development in fire prone areas combined with extreme,
drought-imduced wibdfine events for o geonsetnc increxe
in structure loss in recent decades.

4} Spainger
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In maost cases housing units are added o fire-prone
canyons and  hillsides without improving the road
nfrastructure, This means that although new roads
may be added to a community to support the develop-
mend of additional homes, an improvement in the
number, direction, and capacity of the primary exits is
much less common. This has implications for future
evacuations, as exiting roads cam place a significant
consraint on clearing a community of its residents in
an urgent scemario, or one with litile warning time
(Lindel]l and Perry 2004; Gill and Stephens 2009). In
shor, the minimam evacuation tme of & community
increases incrementally with each new housshold, as
ils oocupants may contribute to potential evacuation
travel demand in o wildiire {Cohn et al, 2006; Dash and
Ciladwin 2007, Mozumeder et al. Xi)E). At the same
time, there is growing concem that the fuel o support
an intense wildfire in many commumities is accumu-
lating from the sddition of wood structures, as well as
the suppression of wildfires near populated areas. For
this reason, Schoennagel et al. (20080 concluded that
strengthening evacuation planning is needed in the
WUL as well as assisting public agencies in coordi-
nating fuel-reduction trestments.

The primary resultof the tuwlem increase in fuel and
mininam evacuation times is a steady spiral upward in
fire hazard and human vadnerability (Cutter et al, 20003
in many communities. This has been laid bare by
enomous losses in recent wildfire events throughout
the West, many of which also demonstrate that wrgent
evacuations can be impeded by limited road infra-
structure. Two recent examples include the 2008 Tea
Fire and 206 Jesusita Fire in Santa Barbara County.
The Tea Fire, which started just nofth of the wown of
Montecito, allowed proximal houscholds less than an
hour 1o evacuate, leading 1o the exireme case where
Westmont College chose 1o recommend shelies-in-
pace ina gyvmnasivm for an estimated 800 students, as
there wis wol encangh time Lo ensure that all studens
could safely leave on the campus roads befoce the fire
amived. In the 2KM Jesusita Fire, which started just
north of the city of Santa Barbara, traffic congestion
occumred during an evacuation of Mission Canyon
when residents that had been monitoring the fire for
days were caught off guard by a sudden increase in the
fire’s spread-rate and intensity toward their comnu-
nity. This resulted in highly concentrated evacuation
ravel demand on nurrow rosds in low visibility due o
smoke,

&) Springer

Given this tandem increase in threat (fuel) and
exposure (housing and residents) in fire-prone comma-
nities throughout the West, emergency planning amd
mitigation is a growing nced (Perry 1985; Tiemey et al.
20061 ; Plagt 2006). The level of preparedness among the
residents of these areas varies substantially, a8 evacu-
ation planning is ned requited in fire-prone communitics
inthe U.S. However, there are many efforts underway,
local 1o mational, 1o address the broader problem of
ongoing development in firc-prone areas from many
perspectives (Moritz and Stephens 2008). One step
wward improving the allocation of planing and
response resources in the WUT is a comprehensive
geographic assessment of the potential for road indra-
stracune 1o impede @ evacuation. For example, what
fire-prone communities i the West have relatively few
exits amd a high density of housing units 7 How are these
commamitics distributed across the eleven states that
make up the West? What canyons and hillskde commu-
nitses represent the worst (most constraimed p potential
evacuations in the West? Answers (o these questions
would help initially focus emergency plamning efforts
and resources on communities with the greatest need
(Cova and Johnson 2002 Church and Sexton 2002;
Wolshon and Marchive X7, Chen and Zhan 2008),

The goal of this research is to systematically search
the western ULS, for fire-prone communities that have
the greatest potemiial 1o experience evacuation prob-
lems due to road infrastructure constraimts. Although
this geographic variation has been studied at the scale
of an individual city (Cova and Church 1997; Church
and Cova, 20880}, a broad-scale search and comiparison
of commanities across the 11 Westemn U5, states
repeesciits uncharied teritory, The mest section pro-
vides background on the problem including a discus-
sion of comcepts and prioe work. The “Methods™
Section reviews the data sources, pre-processing and
spatial optimization modeling. The “Results™ Section
presents the ndings, andd the paper concludes with a
discussion of the strengths, weaknesses, implications
anid potential for further research.

Background

The problem of performing a search for meighbor-
honds that may be difficalt to evacoate doe to
constraints imposed by rosd infrastrecture wias pre-
sented by Cova and Church (1997} The concept of

RTC-569
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egress, of 3 means of exiting an area, is central to this
work. The process of developing measures of egress
is similar 1o developing spatial accessability measures
in general, but with a particular focus on the case (or
lack of ease) with which a threatened population can
leave am area in an emergency. The indtial measure
applied in this work was the ratio of population in an
area {demansd} 1o the aumber of lanes in the set of exit
roads (supplyl. This was extended o the concept of
“ulk lane demand™ where the oumerator was
changed to an estimate of the munber of vehicles
that might be used in & worst-case evacuation (i.e. the
case where most of the community is ot home)
{Church and Cova 2000). While egress is rarely the
bimding constraint in evacualions as mwsl events
allow sufficient lead time to clear an area safely, it
can represent 4 botileneck in urgent scenarios when
travel demand exceeds the capacity of the roads
(Cova and Johnson 2002).

Ome of the initial problems in searching for
neighborhoods with a high demand-to-capacity ratio
is the definition of an “exit™ when the evacuation zone
boundary is not pre-defined {Cova 2005 ). One way to
approach this problem 15 to search for the most
constraining bottleneck-set (exit links) for a set of
contiguois intersections (nodes). This set of network
arcs that connects the nodes 1o the rest of the network
is referred to as the minimum “cut set™ in graph
theory, as it represents the fewest arcs that, when
removed, separate a node sel (communiiy) from the
rest of the road network. For example, if a community
has only one exit, the cut-set is easily identified as this
link, but if there are two or more exits, the search for
the minimum cut-set m a complex road network is a
combinatorial optimization problem. 1T the mininmnm
cut-sel is large de.g. 5 or more arcs), then the
community that depends on these arcs would not
generally be considered constrained by road infra-
strocture in an evacuation, but this depends to a large
degree on the housing density, the configuration of the
road network, and the wrgency of an evacuation
scenano (1.e. ravel demand in space and time),

To address the combinatorial search for neighbor-
hoods that might be difficuli io evacuate from the set of
all possible evacuations, Cova and Church (1997)
presented an integer programming (1P} model called
the Critical Cluster Model (CCMp. The focus of this
mode] 15 maximizing the ratio of population-to-exits
for a fixed “root node” and ssocialed scale limt (in

June 2018

nioxdes) in a larper network, While the CCM defined the
problem. it can only be solved optimally on very small
networks, and the search in real {larger) road networks
is performed with a hewristic region-growing algo-
rithm. This algorithm treais each node in a road
metwork as a separate local problem by posing the
question, *'What is the worst-case ¢ vacustion (greatest
ratic of population-io-exits) that this node might
experience within a bmited scale? Scale in thi
context is defined as a node limit that represents a form
of network-based search window. Thus, an example
search might entad] finding the set of contigeous
intersections (modesp that represents the worst-case
evacuation (greatest demand to exiting lanes) within
which a household assigned to that intersection {or
node ) might experience.

The CCM and associated region-growing heuristic
were orginally applied to acity network on the onder of
5000 nodes. Given that each node represents a
separate sub-problem in a road network, the procedure
can be applied to a network of any size. In vther words,
the computational effort to solve the OCM for each
node is pot an exponential fonction of the total aumber
ofnodes in the network. Rather, it is a lmear function of
the number of nodes, as a network of m nodes requires
the heuristic to be solved m tmes, once at each node.
However, the heuristic process & an exponsntial
function of the search window (in nodes). Forexample,
as the search window around a given node is expanded,
the solution tinme to find the node-set that maximizes
the ratio of demand (e.g. population, vehicles, housing b
to supply fe.g. exiting roads) increases exponentially.
Thus, the search can be perfonmed on a network of any
sipe, but the time to solve a given instance of the
problem imcreases rapidly with the scale Limit {or
search window ), Nonetheless, with a reasonably sized
search window and modem deskiop computing power,
amuch larger metwork can be analyzed than addressed
in prior studies.

Methaods

Study area and data

The primary challenge in this project s the extent of
the study area. In moving from the city-scale o the
eleven western IS, states, the initial hurdle was

acqunng and pre-procesiang the requimed data sefs,

&1 Springer
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Two layers were needed—one representing the fire
haeand at a level of detail sufficient enough to assign
a hazard level to each node in a road network, and
ope representing the road network itsell with each
housing wunit (single or moli-family  struciure)
assigned to its closest intersection (or node). The
general approach was to use the hre-hazasd laver 1o
screen the road petwork data, so0 as to only include
roads in fire-prone areas—or a WU roads layer.
This greatly reduced the size of the road network by
screening urban areas that have Hitle to no wildfine
risk. For example, the downtown centers of major
cities {e.g. Denver, Phoenix, and San Franciscop
were pot mclisded in the WUI road data set because
they are not prone to wildfires. Other more remobe
areas with little to no fire hazard {e.g. agricultural
land, deserts) were also removed, but these areas
typically have sparse poads, so this reduction had less
impact on the size of the resulting WUT roads layer
(noxdes and arcs) than the removal of urban areas. We
usedl a pational roads datsbase (ESRI StrectMap
200}, which was pre-processed and separated into
12 files (10 states and Southem and Northem
Califormaa).

The fire-hazard map used in this study is the
LANDFIRE dataset (Rollins 2006, which is a 30-m
resolution map with fire-hazard categories assigned 1o
each cell. We based the fire hazard on the fire regime
categories I and IV—or vegetation types that ane
characterized by Jow io stand-replacing severity with
2 35=200year fire frequency. The fire-hazand level of
each imtersection {node) in the road network was
calculated as the proportion of fire-prone raster cells
withim a 2-mile radius of each node, This yields a (=1
scale from no fire-hazard (0 to extreme fuel loads in
a pode's surroundings (1).

We estimated the number of housing units that
would evacuate from each intersection {nodel in the
road network using the method presented in Cova and
Clurch (1997}, Thiessen polygons were comgauted for
the network node layer and the number of housing unils
in each polygon was interpolated uwsing equal-area
weighting. To represent housing units, we wed esti-
mates based on US, Census 2000 block-level data and
refined by land ownership, land cover, groundwater
well density, and travel Gme o urban areas { Theobald
2005; Theobald and Romme 2007, Bierwagen et al,
2000). The resultng 1-hectare resolution raster of
houskng wsits was re-samgled to 30-i to eisuse that a

£) Speinger

Thiessen polygon formed around each node would not
fall below the resolution of the fire hazard map.

Critical cluster model and region growing
heeuristic algorithm

The heuristic al gorithm used in this research begins at a
root node and incrementally adds modes on the
{contiguous) fringe of the existing cluster (node set).
The frnge 1s comprised of all nodes that are adjscent to
the current cluster al any iteration by one arc {or link}).
The objective function that the heuristic attempls o
maxianize i the ratio of howsing units in a node cluster
{potential demand} to the road capacity that connects it
to the rest of the network (supply )
Fy

::ma [1}]
where Py s the total number of housing units in
cluster & and € is the total link capacity connecting
the cluster to the rest of the network. Additional
copstraints in the CCM inclode: (1) the rool node
must be included in the cluster, (2) the cluster must
be contiguous, and (3} the cluster must be Imited in
size (nodes). These constraints can be handled with a
region-growing algorithm that begins at a given (root)
wodde and tenminates at o pre-defined cluster size {in
naxdes). In general, a network-based megion-growing
algorthm beging at a node (constraimt 1), grows by
adding modes on the fringe of the cument cluster
{constraint 2), and tenminates when a given clusier
aire 1s reached {constraint 3)

At each step the algorihm evaluates all nodes on
the fringe of the curmment cluster using the following
growth function (or mule):

_ CelPe—a)
B = PG + o — ol 2)
where:

i = index of nodes

& = index of iteration

g = gain in the objective il node § is selected

Py = total popelation of cluster o iteration &

C: = total exit capacity of cluster at iteration &
a; = population at mode i

oy = mew exit capacity node § owould open, i
selected
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o = existing exit capacity node § would close, if
selected

Thas function assigns a value g; to each node on
the fringe of the current cluster (ot each iteration} to
specify the gain in the objectve value if that node is
selected. The algorithm can be mn I a siraight
greedy fashiom, in which case the node that most
increases the objective function (Eq. 1) is selected,
but Cova and Church (1997) demonstrated that a
semi-greedy approach (Hart and Shogan 1987) con-
sistently yielded the best results. In this approach, a
parameter @ is added to the algorithm to allow the
selection of the best node to be within o percent of the
node with the greatest gain value, which is alo
known as a GRASP approach (Feo and Resende
1989}, The algorithm is then re-started n times from
each root node, and the best overall run is saved (ie.
the ene with the greatest objective value), One other
improvement can be made in that any optimal cluster
found from a given root-node can be sutomatically
agsigned to all the constituent nodes of that cluster.
For this reasom, an optimal cluster (ie. constrained
evacuation) will be found in a network if any of its
constituent (rool) nodes discovers it

Results

The search for potentially difficult wildfire evacua-
thoms across the West due to limited rosd infrasirec-
ture yielded a wide variety of densely populated
communities with high fire-hazard and relatively low
egress, The search was accomplished by separating
the 11 states that comprise the West (AZ, CA, €O,
ID, MT. MM, NV, OR. UT. WA, WY} into 12 files,
one for each state but two for CA because of its size
i termes of onodes and arcs (NoCal and SoCal). The
scale limit was set to 100 nodes (or intersections} for
the search which means the process was capable of
finding relatively complex comnumities up to 100
contiguous intersections. However, this means that if
a low-egress community has over 10 mtersections, it
would be missed in the search. The implications of
this threshaold are that changing the scale-limit would
yield a different ranking of low-cgress communities
because lasper ones could be included that were not
seen at a smaller scale limit. However, this limitaton
would exist at any selected threshold, and for the
purposes of this project, 100 nodes was deemed a

June 2018

sufficient scale limit to locate the low-cgress com-
munities that had been discovered visually in prior
manual searches.

Table 1 summarizes the input data, which repre-
sented a significant geo-computational challenge (Cut-
ter 20003}, The data for each state consists of an ESRI
Shapefile™ of the road petwork with node attributes
that include the fire-hazard for cach pode and the
respective number of housing wuls assigned to that
nmode (e, closest assignment from Thiessen polygons).
This G15-based data was used 0 generate a network
text-file for mput into the heurnistic algorthm described
in Section “Methods™ . The heuristic algorithm was set
to rum in 8 semi-greedy fashion with 25 re-starts at each
node and an alpha parameter of (090, and the run times
ranged from 15 io 60 min depending on the mumber of
nodes in a given file (Le. file sizes ranged from
Wyoming at 97,980 nodes to SoCal at 481,899), The
results of the algonthm rans were then rejoined o the
appropriate Shapefile™ for each state to visualize and
mup the results,

Another challenge in performing this search was
defining the minimum fire hazard that must be present in
a conummnity for itto qualify as ~wildfre prone™ and the
minimum level of egress for it w0 be considered a
“econsirained”™ evacuation. Initial searches withouwt
regard 1o the fine-hazard level in 3 community yielded
thousands of low-egness communities, many that would
mot be considered fire-prome. The kigher the threshold

Table 1 A summary of the network input data for the 11
wislemn stafes

Staie Bosdes Arca Hoaring Mean fire
ity harard
AL 20, 35 261.7TTH 418 35 D&
SoCal LR, B9 68,052 6,088 B6] D&3
Mol al 171406 A0S 68 GG R
4§ 196, T 25415 Al 073
1] 192 480 et LY 08 W2 (Ele 2
MT 162,595 189,135 218. 789 0T
MM 2163 e E 335,238 e
WY a7, el 123,668 [E- ik R3]
4.4 310,556 LR 927.TH) DT
uUT 162, 106 196,011 4035 114 (i3 1]
WA 200 TR A8 642 1522318 a7
WY 123,156 141,842 A Nzl
Toeaal 2H07TEE O RERLAEE 12ALV.GR0
&1 Springer
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that defines the manimum requared fre-hazard for a
given node cluster (or commundty) to be considered
wildfire-prone, the fewer commuunties that will found.
Similarly, the higher the threshold that defines the
mininmem ratios of households-to-exits for a community
o be considered a “constrained” evacuation, the fewer
cormanumithes that will be setimmed. To develop an inidal
138t of communities, we set the median fire hazard in a
community {mode set) io a minimum of 0.7 on a scale of
(=1 and the minkmum ratio of households-to-exis 1o
200 fe.g. a comumunity with 200 homes and 1 exity, The
median fire-hazard threshold was more effective than
the mean fire hazand becouse many wodes had a fire
hazasd level of 0, and the mean & very senative 1o
outbers. This yielded a host of communities with
relatively high fire-hazard and low egress in regards o
an urgent evacuation scenario (Fig. 1).
‘While the dots in Fig. 1 depict the spatial chaster-
ing and arrangement ul’mcul’ﬂtrmmm:ncslhm
were found, Figs. 2, 3, 4 show a neg

to a wildfire or tmific accident. Communities with
one exit would be in a shelter-in-place omly (e.g.
active home-defense) scenario if the sole exit was
removed (Handmer and Tibbits 2005, Paveglio et al.
2008; McCaffrey and Rhodes 2000; Cova e al. 2008;
Stephens et al. 2009).

A dominant theme 1o these tables is the prevalence
of Southem Californian {SoCal} communitics in the
ranking. SoCal has a very unigue combination of high
fire-hazand, dense population, and (opographic coa-
straints that has resulted in scores (i not hundreds) of
fire-prone, low-egress developments. Although other
western states {including Northern Califormia) may
have a simdlar combination of wildfire hazasd and
low egress in isolated locales, no region in the Wiest
comes close to the widespread coincidence of fire and
egress factors present in Southem Califomia,

Iise i

s-.-lmm of communities, Figure 2 depicts the ﬂlm
Oaks Canyon subdivision in Glendale, Califomia.
This community has an estimated 776 homes and 1
exit (7701 = 776 households-per-exit), Figure 3
depicis the Dillon Lake Area of Silverthome, Colo-
rado which has an estimated 743 homes and 2 exits
(7432 = 371.5 homes per exit), Figure 4 shows
Bryant Ranch in Yorba Linda, Cabfomia which has
an estimated 1,222 homes and 3 oexits (1.22Y
3=4073 bhomes per exith All three of these
communities met the mimimum wildfire-hazard level
1o qualify as fire-prome, but the actual fisel loads in
amnd around each community returned by the search
varied significantly. However, these three cases
provide sufficient evidence that, despate the large
extent of the search (11 states) relative to the level of
detail {individual infersections and street segments),
the approach presented locates commumities that
would represent challenging wildfive evacuations.
Tables 2. 3 and 4 show the top communities that
were found across the West sorted by the objective
value of the ratio of houscholds-to-exits, The tables
are separated into communities with l-exit, 2-exits
ansd 3-exits because the infrastructure vulnerability of
these three sets of communities is qualitatively
different. While a community with 2 or 3 exiis might
have a higher matio of househodds-to-exits than one
with 1 exit, the additional exits provide the commu-
nity with a backup plan if one (of more ) exits is bost

£) Speinger

This work provides the first analysis of fire-prone, low-
egress comnnuities for a broad geographic extent. The
results provide a dgoroas comparison of communities
in the arid West that may be useful for priortizing
efforts to mitigate or mondtor the risk of wildfire events
to canyon and hillide comumunities, Alhough the
findmgs using this spproach were promising. the
results of the search can only be considered an initial
step toward enumerating and ranking fire-prone, low-
cgress coamnmunities in the 1.5, We caution that there
are many hurdles in terms of data quality, methods, and
validation that stand in the way of strong statements
reganding the completensss or quality of the resulting
list, This imitation anses primarily from the extent of
the study areaq 1 ] western states) relative to the level of
detail of the analysis (mntersections).

From a data quality perspective, there are many
issues to be addressed. G15-based street network data
can have missing links and nodes which can bead 1o
results that differ sigmficantly from reality, For
example, & missing exit in the network data might
lead a 2-exit comumanity to appear a3 a 1-exitl conumi-
nity i the computed rmnking, effectively doublmg its
ratin of houscholds-to-exits. The housing data is also
diated and should be updated to the 2010 U5, Census.
From a methodobogical point of view, there are a
mumber of sources of emror and uncertainty that can lead
1o it o io the reslts. ThEs spais many step of the
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Fig. 3 The Dillon Lake Area in Silvenbome, OO has 2 community with an estimated 745 homes and 2 exits (fmage sowrce: Google
Nlaps)

process from: (1) the creation and assignment of fire-
hazard levels to the network modes iF:IIl.III.'_\' 1“:'!5_1. (2
the assignment of housing units 1o oodes, amd (3} the
heunstic nature of the search algorithm.

Another source of uwncerainty anises from using
III.'II.\JIIJ.{ I:I.II.'il.h a5 4 ey r':ll' Ir.uw:'! I.‘I'!II'IHI!L .DI. an
emergency without including the time-dependency of the
presence of residents. Many of the communities that wepe
lioiaitel 1 this search are sk resorts and Colmry clabs, as
these facilities can have a very high densty of housing
units and few exits. This is generally due to either their
topographic context or a desine for social exclusivity. For

E Springer

the ski-resort case, occupancy levels dunng the peak fire
season in the northem bemdsphere (May-0ct) may be
much bower (e.g. bess than 5045 than the winter months,
bait sunmer use in these areas is increasing (Richsame
et al. 1996). This makes housing units an imperfect
measure of potential wildfine-evacuation travel-demend.
In tenms of the country < lubexample, the fire hazard may
ot b as high as the method in this paper implies becmise
the ladscaged vegetation in many of these areas B bol
\er}' fire |:l‘11:ll.r.'. I‘IHE LSl N iIII'IHIIE ethers IEFIH.'M.'I:H
fertile areas for improving the overall search process and
comparison of fire-prone, low-ggress communities.
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Fig. 4 Brysni Raech in Yorba Linda, CA has an estimated 1,222 bomes and 3 exits {feaagpe sowrce: Google Maps)

Conclusion

The WUT now comprises a large and growing number
of homes, and many of these compwnities have
relatively few exis and a growing housing density,
The goal of this research was 1o perform a compre-
hensive geographic search for fire-prone, low-egress

communities in the West. The results vielded a wide
vasiety of communities actoss 11 states with an
egress ratio of greater than 200 howseholds-to-exits
{amd 10 select cases much higherh, These communities
represent challenging evacuations i cases when
warming time 15 short, Although we presented an
initial ranking of communities that represent the most

Table I The top communities in the West with median fre hazard sbove 0.7 (0 15 and 1 exit

Rask Moudes Fire haz Homes Exini Homesao-exits Lat Laong Saze

L 5 a.7s BG4 1 Bix.d 31167 =117.134 SolCal

2 59 0.7 B35 1 B03.S EEHL A -117.319 SoelCal

3 ] 050 6T 1 T76.7 M52 -118:211 SorlCal

4 ™ 095 7559 | 7559 30427 =~ 1065417 o

5 5 054 Ta43 1 T4 RLE = 106,100 (8]

& 4 &8 G307 1 6.7 5991 = 106010 o0

T 47 0.51 5971 1 5.1 39474 - 106053 [a]

i ] 055 T i 57T 3154] =117.158 SeorlZal

L] 11 o4 5602 1 5602 3069 —118.530 SolCal

10 H 083 5507 1 5527 33150 -117.291 Salal

11 a o7 5354 1 535.4 390501 ~106.158 oo

12 il (LE8 5276 1 5174 47201 —122.514 WA
{:J_ Springer
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Goodvurmal
4
Tahde 2 comtined
Eank MNikes Fire har Haomes Exits Homss-a-eails Lat Long St
13 3 5l 49 ] 148 EEE- 1] =174 el 2l
14 &5 (L2 Az I S0p2 ERLLLH 1715 Sl el
15 L c] [HE 2 L 1 4 314931 - IFL.H55 & 4]
I 4l [HE ) ahi 8 I ELTE ] 130 = 1143753 Sl "all
17 4 [LkE] 4470 1 4470 4140 122,653 WA
15 k-] [Lier) aShd 1 asia 32833 = 116558 Sol7al
14 ] [k 451.0 1 A510 s ~117.181 SoCal
0 a3 L5 &3 1 4] 3 Ll 117,141 Sl
21 % 75 465 ] 4365 35,144 10548 21
s 19 [LrE] 4553 I 4353 EEETHY = 117653 SolCal
23 m [ “34.2 (] a3 3115 17.76s Solal
] 3 [ h]| 4183 | 4IRS M.k 1205110 Eolal
5 3 w7y “15.2 | «153 4111 122 582 WA
] 2 D RE 237 | any 13 46 117934 EnCal
Fa 2 wr? 4232 1 4232 1x508 =117.721 SolCal
2 2] [LE ] 4187 | 4187 12928 117208 Salal
Fa 43 L a2 | L 5559 117,685 SolTal
] -1 [l M9 1 9 EXEIL = 118013 SaCal
al 1] Lokl 4.7 I T ITE =177 SiCal
32 19 (ki1 a0 | san ELT ] 11768 Solal
a3 1] 58 g4 I EL R 3wl =114 oAl 011323
] n LI E 4 AHi0 | A0 F2me =117.121 Bl "all
Lh] [[EE] wrr 5TEY 1 MY kbl 1114958 ur Cont.
3 = (1R = ¥P54 ] LR 47551 - 119452 WA
i = ®7s 5733 | 373 12784 =117.15 S0l
£ £ [LEC] iz 1 s aT 117.6257 Eolul
i et [LEy] iThA | AMA 2850 =117.187 Solal
0 ¥ [y 3a8.2 I 2edd Jaaar —11a.003 Folal
Table 3 The we commamitics in the West with medinn (e hazasd sbeve 0.7 (©-1) and I exits
Rank Modles Fre: haz Homies Exits Hemes-to-exin Lat Lomp Hinte
1 G [Uer 1.365.1 H WIlG AL 118.452 SoCal
1 &0 74 L2621 I 2.1 13617 17718 Balal
i L] 073 1L.7105 2 518 A3 66 =117.852 Solal
4 5 84 1.T178 ] EER G 47121 122506 WA
5 - hE3 1.558.7 1 T4 33,181 117265 Ealal
L A [F1] 1,343.3 ) ETA.A 12A0T 1170484 EnlCal
7 w 74 13228 2 6614 13 508 =117.708 SolCal
8 LLE] a7 1,281.2 z k3 39,640 = 1. 405 o0
k) T2 074 L1457 2 e 324872 1164573 Solal
L] =5 3o 10251 2 5625 35.49> 1ITETL Solal
11 iz w71 1985 1 0.3 33,7 =117.847 SolCal
L)
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Rank Mixkes Fire haz Hivmes: Exins Homes-lo-e1its L= Long Smre
12 a0 31 L0024 i ot 4 33585 =117.735 Holal
13 L] LUt B EEE ] 2 Sy EEFS 117350 Bl a)
14 = [LL.#3 0T 1 4539 31847 =171 Sol"al
15 a4 LU S 2 =a7 EEN. 1 = 1175831 Skl
(L] 100 075 642 2 4331 ELR + 4] 117784 Solal
17 L] A3 BA5.T F) aile ERRE =117.03% 5ol "3l
(] 4% 088 &81a 2 a3 s o LA L SoCal
1 65 5l pLEE 1 4175 LR 117670 Sl
] 43 87 LR 2 4152 3,047 118827 SoiCal
i 10 09 L 2 Wi 48015 =123.31% Wa
- a2 90 50 2 326.5 34,147 118638 SolCal
a L) 70 T F 1561 1% 118917 Solal
- Er LR E ] Thh. T 2 34 12 HE 117,065 Sl el
L] i3 72 Thi 9 2 L F R IXATY 117818 EnlCal
6 4 81 TH6.4 F 382 335 =117. 710 SoCal
7 40 072 518 2 nas 34360 115460 Salal
8 57 074 T4 8 3 3Tie 35470 nis SoCa
= L] LBE T 6 2 T3 630 ~ 16 258 o
] Lo B0 Taa3 i 6.7 -] =123 SuCal
il B LU 158100 2 65 S5.BET 11797 Sol7al
EH 10 74 TiaT i 3584 33 5 =116 SoCal
i1 ES LU TN 2 ELLE LEEL ] =117.887 Sl 'l
M " LU | BETS 1 »an 41135 1193218 WA
s L] L] 6363 ] AR RR i1 =175 Rolal
3 & [ TR & 2 a3 MM =118 148 Sol"ul
n &l L Lot 1 32 ELEE n.s Solal
38 16 57 B0 ] 130 LT =117.16 Sed”a)
£ ] L EMA b ana fatic) -117.088 Sollal
0 a0 073 6618 b e 000 118,042 Sl
Table 4 The bop sosnmunibics in the Wesd with modan e hacand above 007 (D=1 amed 3 cals
Kanik Mofies Fare haz Homes Exits Homes-lo-exils Laa Lomp Sk
I a9 79 47003 3 L5665 33767 18086 Sol7al
F % 073 pLi L] 3 G503 33607 ol A Solal
i ] LU L5574 L 5190 a7 jal = 122504 W
4 | 080 1.517.2 3 057 33608 ot 0 ) Solal
5 o] (U] 12647 i LN 55552 = 117207 Sol"al
L L 83 L1418 3 4140 AL.847 141 SoCall
7 L 8T L1183 3 .3 iR 117.763 Sl 72
& ™ r7a (&+iR ] i 073 E5ETT =170 SoCal
9 o0 B3 11522 L xga0 LLE.] 117750 EoCal
L] 41 75 11275 3 3514 nm 118287 Lolal
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constrained cases in terms of road infrastructure, a References

significant amount of work remains in improving the
overall search process and associated resulis. In the
longer term, there s a peed to identify and rank these
commumities to target them for emergency planming,
as well as to encourage bocal govermments to comsider
the public safety implications of unchecked develop-
ment in fire-prone aneas.
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Public Safety in the Urban-Wildland Interface:
Should Fire-Prone Communities Have a Maximum
Occupancy?

Thomas J. Cova'

Abatrsel: Heddential development in fise-prone wildlindz iz & growing problem for lind mee and emergency planners. [n many sress
bousing is increasing withom commemanmie improvement b the prinuary mad setwoek. This compromises public salety, as memimum

L) ion listes an <

bang an landem wilh vegstation and stns;urs] fucls, Carest ovaoantion gisdes fod e penne comsmamlios raquin

2 minimum mimber of exite segardlecs of the mumbar of bamcholds. This iz ool @ eophigticaled 3 bailding cgeees codes which link the
mEx T sccupancy in an enclosed space with ihe requived wamber capacity, and armngement of exiis. This paper applies concepis from

tuilding codes 1o five-prone aseas 1o highleghs Heosieons in exisang

improved comimsity evacustion codes ane sl presenled.
DO 10 LGLAASCED] 527 GOER0 2005 i %55

Peel Al for

¥ ¥ b

¥ ERiEE

CE Dalabass subject headings: Fine harasds; Fvacmation; Access mads; Traffic capacity. Tanspotation safety. Codes: Pablic

safery, Trnspoation engiieeding.

Intreductian

Restdential development in fie-prose wililisds i 8 growing
pablem for lind-ise and cmegency planncn. Bay soces 1o
recreaiion, panommes soomery, and lower propery costs ase enis:
qpﬁphbﬁhuﬂimulm&lwuﬂﬂdbﬂmbﬂm
o . This devgle in b
Umd&.ﬂfmﬁenl I.'th.lwlnd;mmhrlu
viimed Bocbidig 1o facloe
{Darvis 19505 Al the same Hme, dnﬂdudil:wpprlm has
mhﬂulwmmﬂmummwwb
opmeats (Fyse 19970 Thas ked the Forest Service 10 moently
identify thousands of communities near foleml lands as “a risk™
o large conflagrations (U5, Forest Service J001)

The arca where residential grstures and fise-prose wil dlands
intemsix is called the mhbas—wildlesd imeface or wildland-aban
imerface (Comner ot al. 1000 Bwea 1993 Frisd o al 19090 In
much of this area. homes are being added as the primany mad
metwodk remass seadly unchanged. This i not sirisdng, as in-
e commumties am ofica sestled in 3 topographi: context
that prohibats the cosstnuction of more thas o few exiting roads. k
is prmcrlly 100 guprasivg to baild a poad isto a canyon, o onlo a
billlside, fromn every dinection. Also, wsideats profier hos acooss
e it redoces idest teaffir. A read el

dditson fo o cubdesse that beanches off an cxisting mad 1o add
mede hoanes.

| dsseciste Profrucs, Dipl. of Oeopraphy, Cester loe Natiral
Technobogionl Hazmde, Unke of Utsh, 240 5. Central Campas Dy Rm
270, Salt Lake Ciry, UT 841129055 E-mail: cove @ posg. obah o

Note. Discussion open ustil fmomy |, 2006 Separme discwisioas
munt by bmitied for mdividual papers To exiend the clkaing date by
o mcesh, B weiien requed musl be fled with e ASCE Mmigiag
Fdsior, The masgsoniph for ihie paper war submiied for review and poc-
aibibe publication on October 7, 2000 spproved o Febmary 15, 2005
This paper in park off e Naneal floecdr Beview, Vel 6, Mo, 1, Augest
1, X035 DASCE, 155N | S2T-S0ERD0nSE- 00 1085 .00,

Increenental planming in fise- prone arces bas & swmber of ad
verne impacts (e g, wildfire effects, open space decline, bat the
fecus im this paper is avacustion cgness. “Egres” iz dofined 25 3
means of exitisg, ssd it cus be viewsl 5 sooesmibiliy oof of an
area in am evacsation, When a wikifin Ehmnawrun-y
residents @ Il ina i d niree either volusiag-
ily or by onder. Ilpl.ll.ulbnhlﬁmwﬂl short waming time,
limmtesd egwecs hae proves o be & problem (“Charisg cmes baottle
peck was 3 big killer™ 1991; Office of Emergency Services 19900
Sheliering in-place is a competitive protective sotios when e
is mot enimigh lime 10 oxaps of a bomeowner wishes 10 reomin
hhuwmwm;bﬁt:uhknmadlham
ation 10 wildfres. H gven i 4
fige-peone arcas without commensumle Lqemmuull:p
mary road serwork, the case for sheltering-in-place & gaining
ground. This leads 10 @ important question: “How masy houss
holds is oo many 7™ O alemativeldy, “What is the maximum oo-
cupancy of a fine-pross community ™™

Magmmm cocugancaes are well defised and esfored in build-
ing safety. and il is common 10 e the maximam wmber of
people allowed in an assembly kall posed clady on the wall
This concepl has sol beea applsed 1o comemumaty &velopment in
fiee-prone seeas, altboogh ibe bosder fems of “socess™ amd
“egresi” appear in ¥ codes (Matiosal Fire I i
Assocuntson 2002, [nbernational Fire Codes Instinme 2005}, Egress
slandands ame cwrently defimcd 10 bermm of missTEm exil-poad
widihis, of & minimn mmber of evits, withes regand 1o bow
many posple might rely om the exits. This is less soplistacated
than building egress codes which ik the menimmm expected
aspupancy of an eaclosed space wilh the rapined oumber, Cagac-
ity, and armngement of exits (Coté and Hamingion D003 Build.
i egreis coded bang been kid camed over ecanly @ ceatiiey of
rescasch, mlnement, and s of hife (Rxbankon 2003,

The purpose of this paper is to apply egress concepls dmwn
fiream bmilding fine saffety bo commmemity ogmss in fing prone Evas
Although these concepts and codes were onginally developed for
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e Clefotaam 30, 190}

Fig. 1. looking wer st pesrow  gosk
ok band-Berkeley I

wirroundng 1991

SrigES

snealll-wcale, indkew spaces. they have poleniial ufility in lire-prone
comemnities, The fird section reviews hackgrousd on the grow

ing ufban-wikBanl cgress problem The nesl soclion Feviews
basic means-ol-cpress comcepis defined in building codes. A
methiond |5 peesenied b COMETe COMETRTEIY CESS syskoms based
o comcipts and slandands Mo ba salfety [l ingfuded pre-
liminary recommendations for new comemnity cgress codes. The
paped conclada with & disusason of impeovesnenila thal can be
el b Comimemity cEress sysiaims,

Growing Urban-Wildland Egress Problam

Represeniaiive Communities

There are literally thousands of five-prone communities im the
Wesl with a static soad network s steadily mereasing hoasing
shock. This seciion brielly examines 1 reprosemiative examphes
daie, the domimant focus of planners amd residenis in these coar
mnilics bas Boim strecture prosection with much e stlention
focused om egress kssues. This may be due to the fact thal propeny
ks oo wildiEes = msiuch mote comimodn than ke of | P
cprss i inderface commimminities. is ponerally the resul o
roads, irmegular imersections, and few exits. In moss of these sreas
the: likelilamsd of am extrcine fise W incresang in landem with the
valnerability created by steadily climbing mimimum evacuation
tirmes. Withowt fire 80 rejuvenane ihe ecolog sl sysiem, vegetation
silvances bwand i fre recumenes mlorval as B asmdnclion
sidds scdictonal foel, residenis, snd vulnerability (Rodrigoe 193
Rulie 199%; Coben M0HE, Cuter 20603)

il

Buckimgham, Onkland, Calif,

Fig. I shows the neighborbosd at ihe origin of e 1% Ok land
Berkekey Fiee 4 wears afer the fiee. Without vegetatio
the view, il is choar that the rosd netwark is & maee of namew
strects. The photo was taken during e initial rebuibding process
when harand abatoment procoderes. werg being comacdered. Al the
i of ihe fire there wore 337 bomes in this neighborbood with
Fouar exits, The five Blocked the 1w primeary exils in @s fese 102 b
(Tunmel Rowd cast aml west), leaving (e remaining residents o
marrow;, uphill exit=. Most of ihese residents chose o leave oo
Charing Cross Rosd, 3 13 N0 wide aferthought el wes ol de-
signed o bandle ihis volume. Many of the fataliles (Fig. 2F were
residents caugi ks Or near their cars o the end of & traffic quese
when the fire passcd

ik ol

100/ HATURAL HATARDS REVIEW © ASCE / AUGLST 2005

Fig, 2. Fataltigs, firg ovigm, and appronimaly W mim fing boundary
b 15D Ol L= ez bey fire

Missbon Canyon, Samta Barbara, Calil.
Massion Canyon is 8 commmunily just parthwest of dowmploan
Samia Parbara, Calif. that is adjsceni oo & chaparal ecosysiem
The basic foad mclwork goomelry was esfablishad in the 113k
amd has changed Eile since (Fg. 3k In 1938 there were four
Iacasschinlidis in (e Upper camvom msing o ¢xits (shown i white),
bt by 19900 there wers e Than 200 houscholls rely o Hhe
samw fwo gxiis Al bouseholds nonh the two exits (shove) most
g o of IBne T eiits o Ieave, Bal hotischokds motith of Thess
exite (hebow) bhave more exiling options. The ares was originally
grasslands, bat podiy |I containg & significast amount of Aam-
mabde, mw-native vepalation (og. Escalypius) inbermixed with
wood siruciures. Prior evacuation siudies have ooncheded thai

(Dot 1538}

D 1B

Fig. 3. Mission Canyon in 1998 (4 bomes, 2 evits in whiie) msl 1550
(80004 b, wd D @nits b whils)

Nl |lrards Rarv, 200 695 10K
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Fig. 4. Urverlapping home ignitson zoses in fiseprone peaghborhoosd
450 My defensible-space buller)

clearing upper Mission Canyon in the event of a wildiire woukl
e pelatively diffioul fCova and Church 1997 Law 1997 Churchs
and Sexton 0T}

Prolective Actions in Wildfires

Prodective actions in & wildfire differ from a Bmilding fee o dat
shefiering-in-place in & stucture, Wk body of safe fome (68,
parking kot or goldl comrse) b possible. This distinction is impor-
il pcaiisd i1 e thal evasualing & comananily ey il be the
besl prolectivg aclion in some cases | Krusel amd Pars 15521
Homsver, thess cases can by dilficull o ssoes derimg an ovent
Giiven more than enough tine 10 evacuase, this is penorally the
besi opdion for prolecting life. I there is litike 1o mo Bime jo evaon-
ale, shwlbering-in-place is likoly the best option becauss ovacuees
sk being overcoms by ghe fire in transil with mucts less. protec-
tion than offered by a shelier. In the mididle lies a gray area where
evacunting may be the hest option. As sirongly & many oxperis
el shout this kesoe (Wilson snd Pergoson 1984, Decker 1905;
Packman 1995, Oaks 2000), the unceriaimy sssocialed with
scenarks can be Boo geeal o definigively stabe the best prolective
scthon, It depends on the quality of & shebier, road Bawork pasm-
ery, Bt anbeenily, winad spocd and direction, visibility, wavel de-
fansl, waler avaslability s many other factors that are difficult
b s il synihesine under peessing,

A key hurdle in shising people o shelier-in-place in their
b s that nod all structeres arg defensible. A defensible strc-
e oflers its oocwpants sulficiont progection ¥ withstand & pass-
ing wikdfire, This is conbsadied in the concept of @ “home ignition
o, of (he ares immedislely sorounding a strocture where ig-
mition s feasible (Cohem X600} Stroctares sre noi defensible il
their ignitiom 7ones contain substantial fuel, sdjsceni ignition
rones overlap, or bodh, 1 ignition rones overlap, thon creating a
defemaihle space would requize homeowners & chear their neigh-
tows” wepetation (Fig. 4. In olher words, the wood sirociores s
s figure sre mod defensible smd sn bgndtion chain fesction s
pemsibhe, I cascs whene siructanes we sulliciestly spaccd, vegela-
i anl cther Fueld withis (he home ipamtion 2one can abas renmlker
a sructore imdelemible, This i comnon because reshlonls in
These mreas penemally embrace trees amd the aimenitics ey pro-
wake. In s, powiibential arvas wilh wossl strustures, overkapping
ipnition yomes and few vishle shellers or sale mones, providing
residonts with seificionl eress i a crilical b

Building Egress Codes
Early History

The concept of & maximem GCCUpancy ofiginated in an sea of
wuly called “maeans of ¢prese” A Eeamm-of-gpiee i delined as,
“_.. aoomtinuous and unchsiructed way of mavel from any point
o4 bulkBag of sructime 1o & public way conslsting of hees
dastinet paris: the exil sooess, exil. and exit discharge (Cold aml
Nawingiom 2003, p. 951" Means-of-egress studies and associated
vishes imporporate all aspets of evsiuating a baikling from stair-
wary capacitics and known crowd bebavior soder vanyisg demsity
o I proper ilusnination of <xil signs. |n setling standands for an
enchosed space, an analyst can sither examing the number, capac-
By, and mrengerment of exits amd cakoulaie & maxbmm oocupaEncy
on, allemalively, examing e expociod masimum oocupancy asl
comstruct the nequired minimmam egress. In either case, state-ol-
ae-an cpreas slandend aad mcthads link cocspancy o (he pum-
b, capacity, and arrangemont of exits.

Bailbsg eprea standinds can Be msed 10 B0 GCCUPESCY-
density sudy comnucted by Rudolph Miller arasd 1910 in Mas-
taitan {Nelson 3003 Milker's objective was 1o tabulste the den-
ity of workers per Boor in 300 workshops mnd faciories, This
resulied in & wide ramge of densitics from 19 to 500 [F per porson
with the sverage for all floors at 107 it per person In 1913 the
Mational Fire Protection Assoialion etshliched the “Comemitice
om Saleiy o Life™ to sindy egress and (ormmlaie standards with a
panticsler Focus on sdvancing the prisciple of appostioning
mwans-of -wgress 1 the pamber of oocupants ina building. One of
the firsl egress slamdards was =1 by the New York Department of
Labaw 0 19014 whish lisniled the cocupancy om cach Moo 1 14
persans for every 22 in of stalr widih. In 1935 the Marional B
peanl of Standerds pubdished, "Pesipn amd construction of bukding
exits.” an important work in the history of bsikling egress codes.
Che: finling was that egress codes varied widely in regasds o bow
rrany €uils are nooded, wheng they shoakl by, and their soguined
charscteristics. Five different methods were discoverad Bor deter-
mining required exits widihs, sed the peport conehsded with a new
mmethod Thad revpeired stairvecdls Bave sulliciond capacily b handle
an evacustion of the most populated flooe, the curment method
wseid in Morth American codes (Melson 2000,

Modern Building Egress Codes
Ussitermporary imethods T caleubating o maximien cooopancy {or
a bailding. hoor, or meeling room are simple. bul the member of
possible building space mses and exil types is extemsive {Cobé and
Harrington 03], For example. the 2003 Life Safay CokeD in-
cludes detwiled exil-capacity adjusiments (in persomsh for stair-
ways Based o 0 , wkte i p ing of hamdealz, as
well as ramp-capacity sdjusimenix dhat moorponie ssormding or
descending slope {(Mational Fire Protectson Assockatson 20031 Ts
gonral, accupant lossd and buikling geomstry delarmine the re-
quiined] mamber, location. and capacity of exits. An imporiant as-
et of & means-of-cgross is that, “jt s oEly a8 poodd a3 i gmos]
conslricting comperenl.” Furthormore, a good design principhe
For an cpress syaem |8 balance among exits bocsnee one of mone
awight b Jost in s fre

M cemral conoepd in delenmining baikding egress is that of an
cogupant kad fecor. Occupant kol factons are upper limsts on
density that vary with the use of the space. In other wonds, the
mature of the use of o space determines is allvaable densiy. For
exarnple., 3 “residontial spartimont buildng ws" is allowod a gross
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Tsboba 1. (hoougam Losd Factor from Life Safay Coden®

Tabls 2 Capacity Facton fnsm Life Safety Codes®

U ' et persos I pev person
Assembly use

Conconttaled, withos fucd woaling faS et Tt

Less concontestod, wilkod ued soalig [EF ] 15wt
Flivational e

[REELE L 19 fct 0 el

S, babwsimonies, vovational oo A8 B et
Dy Care e EET LU
Redideniual uie

Hotehs and doares. 186 grss 200 gres

Apanmcnl builking: [LEAT I s
Hesbusirraal e

Cienoral asd high hasasd 83 grmn 100 i
WMwmlnmfrmNIH. I'II-.:m.l Lifr Safeiy Cindel,
Copyright © 200, National Fiee wom, Quincy, Mk
ﬁnmﬂ-ﬂ“umlhmmmwmﬂlk
NFPA o 1he selicienced subjet. nu..mﬂ.d,unk-‘
Mllllmmlﬂf%rimﬂlﬂ]ﬂmw

marks of the Nativead 15 Chmicy, Mass,

density of 200 0 per porson while o “concenirated assembly
wilkt fined seating) use™ sllows a much higher mel domily af
T 0 per person (Table 1) "Ner™ density pefers 10 mooms, and
“pross” demsaty refons b Boors of am entire building, Defining the
maxkmmm density for an indoor space based on its use is valusble
Becaie il bypasses e noddd b comluct an empirical cocupansy
study for every aikdimg. Oocupant koad (ecions derived from the
tabde are then wead bn conjunction wilhs the ares of & mesiing poom
o floor o desigm the mcans-of -ogross system amd also > rigger
roviskons like the meed for a spriskber system.

The pegired number, capacily, and amanpement of exils ane
determined wsing the oocupancy lowd, the wse of the space, amd
simple peometric mekes. The nequired number of exits for each
whory is determined with 8 slop function based on the e of the
space and ihe oocupamcy boad. Stones with less than 3060 coon.
pants requine o mimimnm of o exits, thos: with Between 500
anad 100K rovpine at least dhrow exits, and mone than 1000 oooa-
panis requires al keast four. A capacity-Tactor table specifies the
wmnimem wikhth for sagways amd borisonta] cuts basod oo the
e of the space. Most indoor activilies raquine stasrwells o have
O3 in of widith for each pemson on the floor with e groatest
mmmber of occupands, bol arcas with harardous confenis requine
0.7 i per person, a much greaier capacity (Table 23

The linga polaticship betwoen the manimum number of og-
cupants and exit widibs was originally proposed by Pauls (1974}
aml widely sdopald in Monh Amcrica. For cxample, a stairwell
&b i wide has a capacity of (b inu /0.3 in per person) m 14T per-
soetys o ot Bhoow weses {Table 3. B the cocepancy of the floor is
expoctad b cncnad 147, then the stairwe]l capacily is imsulficient
amd the maximum ocoupancy must be owered or the stairwell
i capacity ot be § A Thee mrang of 1he exis s
detormined using a simple pooanetric mule alled the “one-half
diagonal rule”™ that states that tweo exiis shall not be locabed closer
tham one half the kength of the mazimum Saponal dimessson of
the anea served (Fig. 5). This requires exits 10 be suffichenily
Feimole &0 as ko prevent o Tine from Blockiog more than one. For
example. if the maximem diagonal distance somass @ room with
two exiis is 60, then the exits most be o leas 30 (1 apan
Finally, an arbitrary dlistance cetofl is s b ensure thal s
amilding oocupand ks oo far from an el

106 HATURAL HAZARDS REVIEW © ASCE { AUGUST 2008

Lewel comgoscmts

Sasmray lls wnd amps

{widhh e {width per

persoak o

s Ammi [N [mwmi dim.}
Baoard and care i 04 a n2
Board sad care. Ipl'ﬂ.ltfﬁl n ol ] [
Bleahih sare, mopspnnkioed £ LY [ 1] L]
Hiagh harand comens 1] L) [ 1] L2
Alll pibers T ol 5 [

Toprimed wilh pormasion from NEPA WE-200, Lt Safety Code®,
Copytight © 3005, Mathonad Fire Protecsion Aseociton, (Quincy, Mass.
This reprasied maferial is mol the complae and official pouition of e
BITA on the pefemenoed subject, which is nepeeseanad oaly by the dan
dand m o onlirey,

Community Egress Codes

Deespite the tremsoncdons fine barard in meny mlorfaoe commani-
pies, fow aodies have been done oo residentia] densities in fire-
peoe argas (Theobakd 2001 Schiid o o 3002 Cova <t al,
Jod ), There is cerfaindy nothing e complete as Melson's (2003}
bengitndinal swdy of Washisgion DUC, federal beilding ooos-
pansy demsitics from 1927 o 1969, Second, thare are oo posd-
capacity sidics for fre-prone oomiBunitics on par with Paolks®
(197d) exlonsive esearch on dooracy and @asrael] capacities.
Roads i inierface communities can be very mamrow, imbersect: ai
obd anghes, and vary in width, The capacity of this type of noad
mgiwork in dense smoke s dlfoull g0 quantily but would likely
B very howe Thind, existing cpress codes Tof Bre-prone cosan-
mitics are very pomeral amd do nod providks the clegant methods Tor
companng and testing egress sysiems found in the bailding safety
codes. The Following codes serve o6 represetative examphes of
comnemporary oommnily cgress oodes {(Mational Fire Protection
Assoclathon 3002
I 5017 Reads shall by dhesipond and comsreciod 80 allow
evacuation  simmlianeously  with  emerpency  nespome
vehicles
L 5013 Boads shall be mosl Joss tham 6.0 m (2000 of wocb-
srocicd wickh with & 4.0 m {155 i} vemical cleamance.
While the intent of the codes is chear, they do nod Bink the
oorapant load with the required ménimum number, capacity, and
amangement of exits Cumenl codes also wemd 10 overkeoll e
furthest distance a bousehold s (rom ils closest exit as well as
vilnerability owed o dense Ml alosg the exits. In general, sisn.
dank For interfacs commenily sooess focus mode om maintaining
fire-fighier ingress than resident cgress (Inemational Fire Code
Inscuie M3, Giiven that i B casy Lo fsd growing isterface
oommunitics with miles of fanglod narrow nosds, mamy residents,
and few exits, impeoved epress codes are & growing eeed.

ﬁ

wearEn

i
" caganal

Fig. 5. Omg-kalf dhagosal rule in buikling egress cosden. gnvspes thal
guite are sullicenily ramole from one anotber
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Ditterences in Community and Building
Means-ol-Egress Systems

Akhough there are many similarities betwoen buikling and <om-
mnily cpness sysiemm, there ane also sigeificant Siforonoes, Firt.
oadificalion sysleiin Vary sofoss coininiinilics | Soposen MO0,
whereas waming is generally issued with a saren, Nashing lights,
aml 3 public address sysiem in a bailling. For s peason, wam-
ing is ecarly instsnliscous and uniforen in modern beildings,
where @ can take mammes b Bours oo warmn all residems in 3
comammnily, depending oo the area, population density, and nodi-
licatbom modes (e.g., reverse 211 or door o door). This bas egress
implisations because the meost comdrining component in a coam-
mnity’s opress syshom may simply be infomraton. @ vital yel
A in sl cimorgoncies (Al ber WOTE Hovwever,
whow pedificalion ¢an have Benclits (if it s sl oo slow), as il can
clarmpen housclokl deguing rates which reduces the likglibaoasd
of anraflic jam froim a sudden Barst of ravel deimand in s wikiine.
Sodden s of trave] i afe Fage in bl can
lead 0 entreme stress wihon egress s comricted ((paaraniell et
al 1980; Cherikoff and Kushigian 15995}, as in the cose of the
1991 Chakland Fre.

Emerpemcy manager behavior, population mobility, and beman
responss e alss imporiant ehemonts of an opress sysiom. mer-
pony manager behavior is impeortant bocauss an incidest comm-
mander generally degides who shoubd gvageate and when ey
shoukd kave (Lindell and Perry 1925 Mobility in o community
eoiile] fefer do the propoftion of avaslable drvers amd vehicls
in & pogalat s Building e e g lly on foot
or i oo wheelchule A glaring exarsple of this comsricting lacsor
exists in many developisg counirics wiene mobaliny can be so ko
a5 W0 eender Fepional evecuation feasible (eg., cycloms In
Bamglsdeshy. However, mobility can also casse problems. if o
highly mobile population keanves in a condensed amount of tme
aml overloads an cgress system

Hurman response is also impotant, and cvacser behandor can
b very difforent in wikifes than biildings. In building fires.
eeupants gencvally procond directly oul of the buikling or fasility
givem sulliciesn cpress, knowledge of (he foor plan, and cloar
dinections. In wildfines, there sre Camaly membors, pets, hofscs,
and i ck to ROy b0 PEoRect, A shallaring-an

Py ,|| o B i
e
@ @
Oy
[F1] 1]

Fig. 6. Compaing meied, oomivrictdg components 0 bebdmg
epfess wyslermn with similar oees in Somimeniny

What is & Community “Exit™7

An initial peographic problom in desipning codes. for communi-
tivs might by chowind “the axmmunity euil problom.” In a buikd-
g conlel, exits have a componest pefereed to as the disiurge
that beads poople w0 & poblic way ouiside the building. In other
wonds, safely is defimed as “ouisbde" the room or ailding. Inside
arsl owtsidde are ambigeous concopts in @ comemenily contexl and
difcull o spocily. If a prodefissl ersergoney plasming  sone
(EF¥) 18 centered on o known harand lie o nuclear power plani
o chemical stockpile site (Sorensen < al. 1992}, then safery cam
B delined as cumtside the EPZ. In wildiires the pone @0 evacsaie is
defimed onthe-fly o the time of the event and may cxpand in any
direction ax the fine progresses. For this reason, seiling epres:
coddes i mbvasoe thal relale coosjancy baad 10 ¢l cajacilics
roquines seanching the st of all potential evasustion #omcs.

Ap insight drawn froan budlding siodies can ald in sddressing:
this problem. As noted, “A means of egress is caly as good as iis
mesl gonsiTicling = In & road-metwork coniext, this is
relermodd B as o “hollleneck.” A boltheneck can be usd b defire
e bmvidhe arul douluide of 3 cormeaety, as Iraversing ohe is siemle
w0 clearing an exit discharge in & buikling (Cova ad Churchs
154971 In other wonds, onee & vehicle has sucocssfally traversed o
botiboneck, # s me longor & constraint on travel. This mesns thal

place bs always an opton. These fsctors can dampes sudden
spikes in cgress demund bl ane more often a dawhack in clear-
ing an area quickly. Im a building cvaosation, the “walk, don't
mn’ mule i used w0 dampon demend spites and 10 redoce the
likelihood of panic. Unforbemabely. there mre very fow stadios om
wiklfire pon behaviorn, bel analogics can be drwm o
svasuation behavior in other barands that have boen swdicd in
greaser depah (Perry 1985 Maketi and Scecneen 190, Zelinaky
and Kesdnald 1990 Wogt and Soremseen 19603 Dirabek FRR Do
and Cuiver 3003,

Perhaps the most obwious difference beiween bullding and

the ity onil problem can be viewod as @ search for poton-
tial poadbwcay botthmecks. In @ sense, this is the spproach adoptod
by imterface codes that roquire o1 beast 1w exits, s this precipi-
migs @ search for commanitics with only one exit, a pouential
bodthemeck.

e problem wigh roquiing that hanve meore than
o el i that o Bosthomeck can sl enist, In shaort, mose tham one
EXil o Bt et thal an egress system o sullicient, B degerals
om the pumsber of oocupants, the sFrangeiment s capacity of the
exiis, and ibe concentraiton of irevel demand in space and time.
Adsding b0 this problem, botibenecks can be nesied in communities
as thay can in buiklings. Hg. § compares seslod comstricting soan-

COMATEMIlY €gress systoms i the ongineered components. Buikd-
ings have stairways. ehovators, cscalatons, rmps, doors, handrails.
and Ballways, whese commenilics have divewayi, moads, inter-
sevtions, sbop signs, s eralfic s gnals, Aliboagh thee differences
are significant, pemeral comoopis drawn from beslding codes may
have vabee in @ community conlent. One approach is o modily
amal extend building egress codes 1o schieve oodes of comparshls
qpaalsty for communitics,

F i 4 buikSng egeees system with simila constricting sonr
posents b a community eomext, Netghborhood A bs sested within
bodibenedks |, 2, and 3. A buildng's ouer wall is ihe poni ai
which nestod ining. camp d bul in & o
mEnily gonlcl, otpEents posl from 2 strodd sepnesd L @
meighbortond, ciry, reghon, and so on. This cam be sddressed by
termimating (he search for cgress bottloneck= when the arca con-
strainedd iw barper than that likely w0 be evacustod in & wikdfine,
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Tabsks 3, Proposed Losd Fators for Infiowrisce Commenitics

Tablds 5. Proposed Capacity Facion ko Isteriace Communitios

Wund kengih por Hund kengih Miramum Minmum
i bkl it vehicle 1otal e capaciny EvaLalion L

U dmb imk Wy ivph por Bossholad b (LT
Reuderaal’ Remidentiad’

Larw willdfire Bowrard 123 6.3 Lavw wildfine bacrad i 2

Mhindorate wildfine hasand 16T it Medasm wikilne baran 2 L]

Wighe+ wikifire hazand 1] 104 igh-= wilsdfine hazand i o8
Residenal and fouriam™ Bevidontial and surisn®

Lirm wildlfire borand 125 a2 Larw wilidfior bacradd (K] T

Whiskerate wiblfine hasand 16T 56 Medaum wikdfine harard a 1

High-+ wildfirg hasard hl] 67 lligh = wildfire hasand f .5
2 velcles. per bouschaobd 2 wehiches per bouschold
% schkes ot Bouschokd 3 ichicks o honchad
Improving Community Egress Codes bkl svoids classifying all culdesscs s moscompliant with

The fescus in & comETmy conexl b iherelore on idenlifying
consdricling mnwuul.l in @ means-of-pness q‘sln'n I-wl:er
mure, 1o schi ive code and |

rwo-enil minisem code. Table 5 repeesenis the roguired mini-
mmm (tolalk exit capacity expressed in mmwwiw per
towschokl. This s analogous o the lincer olati p bolworn
persons and aalrwel] widih in Norih American rm.lum; Gfndis
codes (Table 3. The hasis for the mimmum required vph peor

he: wrs ifmw l‘“ﬂ\\-ﬂ‘ill sbwti e b abefingad in tetmns of iy
exprciod maximem occupancy as well as the number, capacity.
aml arrangerment of exiis. This is socoamplished in o Building com-
teak wilh look-up tables and simphe poommetric rubes ke the one-
talf-disgomal rule. I dhis section, prelimmary snalogues. for in-
werface communitics are proposad.  Agreed-upon commiTHINILY
epress tabdes and codes willl lake nprll'h:inl CooperElion among

anll s reg & moee foemesdahd hmﬂtnmﬂunr
oo developimend arl i thaii the technical ooikepls
disrusmed here (Burby et sl 1998,

Tabides 3-8 peprosced coanmunity ook -up tables For resideniial
kg factors and the nirhim mumbey and capacity of exits
Tatbe ¥ depicis prelirs Aali fof commmniny-
thasod bl l'::ll.ne:pmlau] ] run] benggith per beomschakd, whene
comamumiiies with a grester fire harard are required o have o
krwer dlensiny. bn other words, o fine harsnd increasss (e masi-
mum allowabie houschold density along rosds should decline
iFig. T This i analogons 1o bulkding codes which requine a
krwer ccapant domsily for buildings that contain hazasdois ma-
erials {Table 1), To svedd delimiting 8 commensiy's hoandary,
which i very subjective, “densiny” was defined as the avenmpes
bengith sof poasd de g strowl eenlerline) per bouschold im Kilomotors.
Thits cam be viewed as the average smber of driveways per unit
kvigth of posd This caliilalion foguiies e casaly aajiiirad §h-
peats thai can be objectively measured: the number of bouscholds
il total moad kength in the consmunsy.

Tathe b roprosents \he meiskmum numbor of axits requinald for a
comamumily, widch i o siep fonction of the nimber of osseholds.
Alkriing commumunilics with cnly one exif 1o have up o 30 bouse-

Tabia 4. Proposd Misimom-Exits Table for Isterlce Commupitios

Mlanifream
Nty of Mlinirmum raimbe bt
B bl s ol cabimg foads et euit
150 [] 5
5130 ] [ 5]
3] R 3 o
s 4
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becasschaold is & desared evacuation time. For cxample, if
a communiry hus @ high fire hagand for greater), then the mini-
mrmm cvacuation lime shaodhd be al most 30 min 103 b, Assuan-
mg o repistered drivers per housshold, this requires that dhe
exits bave a minisem capacily of 4 vph per bouschold. 50 @

v willy 106} b hlids: wosld noedl a ksl exil capacity
of at beast 00 vphs o allow e cstimaiod 200 velicks w0 leave in
142 b 0200 vehicho/ U5 ha vpbi. This cosrse approscly & os-
timating ménimum evacuation tme cam be botler tested for o
given comemmmnily wigh o wrallic siemelaion model (Cova amd
Joberson 020,

In messt. fire-prose communitics, the “use™ of the space |s nesi-
dential, bul in frger commumitics thire may be bainewees,
schools, churches, comemmély cenlors, and founist aftractions
leg., lakes, botarseal gandens, baking wrails). Facilicies amd ampac-
tions above amd beyomd pesihmors are imporiam bocause com-
manily coospancy may vary sigmificantdy whem lourisis and tran-

. 0Oooo
D oA
wisiein

iH

o

Fig. 7. Vil depiction of loading Fxcton table for “seadential us™
aspmng averape of 1 regiiiered dnvers por home

Mol [rards Rarv. 2005 555 108,
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sients are drwwn (Drabel 19960, Funthermorne,  transient

kewdadge of e env g ov jof potiles) can he

very poor. A comemnity wiih a high degree of iramienis is analo-
pows 10 an “assembly use” in buikding cgress codes bocamse oc-
cup-mnpmcnllr wnlamiliiar with their oonviromment. Table §

< ] pacity of & wph et hosschold for high

Tire-havasd iligs wilh Lok, 5o 8 v with 00

mmhkmmtumm;mul:cqwmm-m

00 vph b allow the estimatal 300 vehiches b0 Jeave in 172 h

M0 vchichea1.5 hm & vph. The assamad mean oumber of ve-

hiches et b ok can b adjusted, But larils shosk] Be st

wwing the manimiim peohable cocepancy’ in am anca rather than the
ik dand dhss velucles) Bosdd By ihwe comreme.

UFsng Tables 3-5 in conjunction with a dagonal ke, a
manimmmedistance thoobodd and an exit-vulnorability nade. @ is
relmively siraightfsrwand 1o develop peelimizary codkes sl coan-
pare community eggess sysiems. For example
L Ooompant koad factor (density). The density of homes along
the posds in any frg-pross somemenily of portion thereol
shourld mod excead dhal specified in Tahle 3.
Mmmber of exits. The number of means-of-egress from any
fireprone comemuity or poriion thereo! shall meet the mimi.
muns specifiod in Tabde 4,

3 Exsl capacity, The wial egress capacity from a live-prone
comEmnity of portion theneof shall meet the faciors specifed
in Table 5,

4 Exit amangement. The chwest distase Boiwoen any tas
porints ahoag mry of e # exils feoim & (ee-prone commimunity
musi be ai keast 1fn the maximum diagonal dstasce across
the comerenity. The matimim dEagonal of @ commnity is
defined as the greatest Euclidean distange Belween any tws
hoasebaolds that rely on the same exit &4, and the manimam
distance beiween exils is delined s the shories Euclidean
dlistancg bptwogn any P points. abong Lwe oxiting rosds,

5 Maximmm cxit distance, No boaschold in s fire-proes conm-
mnity =hall be further than 3 km by road from fis closest
exit. The mani e i fow @ o y s defined
as the houschokl wish the groalest lb.n'kﬂpalhlhumuu
ihe poad netwerk 1o am ol discharge inothe most
ing boitkeneck =t {ie., the emd of ome of the exizing rosds
from ihe community ).

6 Enitl vulscrability (distaee W foell Exits in 8 fire-prone
cosenanily shall Bave a 30 1 bulfer om cach side thal s cles
ol luel

An imporiant aspect of this approach is that sach mocom-
el e i an independent tedl, This imcans thal a doaniminily
cmn et of (il any subset of the codes. Por example, 5 comam-
mity might meet the dessiaty and minimsm-nember-of-exits oodes
s Tall shewt of the exil-capacity code. The advantago of indey

1

Fig. 8. Example {groes) egress caloulanons for Mesion Cayon

Comparing Inferface Communilies

Thiz seciion applhes the proposed meihod b sample inberiaoe
cormimmstics with Bigh wildfire harand, relatively bow cpress, and

dibenial lansd use. A oo ity withs nesiclential Lared e sim-
pliftes he estimation of cocupant kad by eliminaling commeial,
ouucalional, and wWrism aclivition, The inside {and outside) of
each community i defined by e most constraining road-netwerk
Boaibemeck sl For ple, il a iy's s g
botileneck =1 is two oxits, the calculations are for the b hakds
that would meed o maverse one of these eXits @ an evacuation.

Porhaps the meost involved cakulatson is for moad capasity,
Thiz was crdely extimsted msing B &3 im the 1997 higlesay
capaity mumual (Transportation Research Boasd 1997}

SFim LIRS S i

This opaalion sietes that & nosl’s service Bow raie (5F) o ve-
hiches per bowr (vphl is the product of the volume-to-capacily
rall for kevel-ofservice § (pdel, and & == of adjismment (scor

dhent tests i hal isliset limitafions in o communily s press sys-
wen can be highlighted sqparsiety. Fig. ¥ deplots the proposed
characterisitos mwasured for Mission Canyon.

Tatle Emmhmqimnl'llr# Btwwen eapeciod mani-
LT pansy aml rig i eLil capaily. An inber-
u.n;.upn:lnrhiuleillr-umbewlhjlnmm
caloulaie J.cmmrdly's maximmm cecupancy. For example, |l'a
high-fire-harard resd ¥ G mini ©
|Im¢m#¢ﬂrm.ﬂlﬂrmnmﬂﬂuuqﬂqﬂqu|m}\p
in the most comtraining boitheneck set, then from Tabde 5 the
maximmm  occuparey would ke {1000 vph'd vph
porr Bosirhedd} m 130 houschakls,

For clirectional walfic diserd S Nanse anad shoulder widih £,
ijldhpmorimq veliiches firy. A nasrow,
moamiasnces posd operating al level-ofservice B (0,78} (maxi-
mmm capacity} is asssunad (for this analysis) with 1005 of the
wrallic in one drection (0,71} om o 0 i wide lane and 2 1 shoulder
L HR besding downbill (1) with the possible 3% prescnce of
large recrestional vehicles {(0.75) for an esiimatbe vu! :wlj’ per
exil im chear visibility Etions with e A rates of
Ald vph inemded o0 B, In communities with uphill oxits,
wisder roads or no recreational vehiches, this can be adjusted. Con
contralid demeed coukl greatly deprade this Sow e &0 kvl of
service F owhere capacity cas no longer be relishly estimated.
Ak, it sheoiild be mted et this mamber s very oplimistic be-
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Tabba 6. Data for Comparing Interace Commenity Egicss Systions A
Rd Demary Exi M. Exin Bllan. Exm
Rengihi im per Eapay diam . i (]
Cismemmanil y Husrscs Fami (] [ ] iwphl i) imjp (] buter
ikt hucin* a7 4 £ s 3.0 1080 ES 430 s
Emsgration Uhsls 50 3 11,820 4T | 323 158 550 s
Sumeil Paik 446 2 18,560 a0 1 2.50 95 4, Toik P
Miwmiaon Campos 418 2 11,300 % 1 50 1550 (] 1.0 B
Aica A {nsh L2E] 1 415% ] L] 1.5220 MAT 1,750 B
Arca B iset) J6E 3 0,TH4 I® 2400 1,350 A 0,5 B
o0 data
Mot applscabe
canw i1 dogs ol consider diveways skmg a moad of olha merpe 1 aml 3 are s chwe w0 one another 1 bo comsidersd poosinehy
points that may create flow mrbabence. separale means-0f-egress, =0 @ fire that blocks exit | s almost
Table & shown he faw <hala For e coamaminilics (o e con- ecitaii e black cail 3 adach s just iphill, and this & what hap-
parison which all bave “high +™ wildiire hazard dering the fire pened im 1991, Finally, there was a substasttial amount of el
pr— {mn.n}-mw‘uw}-wm“m abong the exits, and dyis i what led exits | and 2 10 ke blocked by
ViR E] | tiown By A oam- the fire s carly in the ovent. Bowsvar, all sobd, il this esighbors-
rrl.mll_r of wood sinecoeres intermixed with & combination of o] el bess ghan four exis the number of fatalithes would liely
highly Nammetde vegetstion (eg., Gambed 0wl or Fucalypoash huave Been much Bigher
was assipned @ “high4 " wildfine harard Tabde 7 is derived (rom I regards io ihe other neighborhonds in companison, ii is casy
Tt b and the doddl condes p 1 iy e prior secton w identify canyon and hillside neighborsosds in e Weal with
by determining which aspects of wech community are “complisn™ relatively poor egress sysloms by varying degroes. Emigration
ACH or “noncompdisnt™ (N). haks is & neighboriood just East of Sali Lake Ciry, Unah that has
An interesting resall of this comy i that the neighb By goed epress systers, bul it s an ekmpaled somims-
oo at the origim of the 19591 Ouklanad-Berbeley fire is compliant mlya‘ldlhclwc:llsmhﬂlhn 142 s praximem dispomal
fof tiee of the six gress tests. The mumder and ol eapacity of chistance {Cova end oy NI, This Ined i the
the exits, & well ax the forhest distasoe (rom any home B its mity bing nomcompliant in regards i exit amrangement. The com-
nearest enil were reasonable. The probliem sppears w Bave beo mmumity also has & substantial amsoant of I'Llph.l.} ﬂmnnbk{"lﬂi-tl
the relatively high residential demsily, the chme proaimily of gits Uhak lining the enil-mosnl shoskbors, & | Park s a 0_1 13-23
1 amad 3 (Fig. 9. and the tremendous amoent of (ol abong the om the Wasaich Mountain ridgeline betweon Sall Lake City and r
exits. Thee neig hborbioacd Bud e bl o erban density with only P Ciny, This meighborticsod did very poorly, s it curmently has Cont.
16 m of rowd por howschold e, stroel aenlerding kengih), the s howmaes relyimg om 1w progimal exits thal s lined with co-
meosi densely developed peighborhosd inthe comparison (Tehle mitfers. M issscn Camyon in Sania Barbars, Cal. alss soored poorly
i This mcans that is 1991 ihe aeighborbood had @ driveway, on for Ehe samet roasos. To provide one erample of “eot” cpress
average, every 16 m This is very dense development for an area calul for a o ¥, Mission Canyon is divided inio
with extremely high fine hazard The srasgement of the <xits was arcas A lupper camvon) and I (kower camyon), Arca & §s ool
abuo mod iddeal, s oxits | and 3 wore choser than 174 the maimam compliant im negands 1o the numbser off exits bocause it has &0
agonn] dwisnee berwesn the fanthest two houschokls pelying oa hoames anad caly one ¢xi, where Area B s oo demse and docs not
the eaits. In 191, exits | oand 2 wire Blocked by the fire im its fia
142 e, and most ol the remaining residens chose exit ¥ (Charimg
Cross Boads. However, froan the point of view of a wildfine, exils
Table 7. Comparing Inerisce O Againit Fgress Standah’
Blaasmiss  Eag
Mumber  Exn it e fuerl
Cismamunil y Denidy of euiy copocily sange  dislance  bufler
Pasc kg b, M [ 4 C 5] [ M
Oabbasd, Calit*
Eemigramon C LS c L] L8 M
ke, Vel
Summit Park. C C L N N N
Ueah
Wiz Cafps, L N B L N N
Calel,
Arca A dneth C N L L] N N
Area B (et M S N s N N
:-';q,:J s a Fig. . Meighborhood at origin of Oakland-=Herkeley fise in 1991
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v

Nai Hacards Rov, 3005600108

RTC-589

Newland Sierra Final EIR



Comment Letters

Drowmilasdied from secdibrary sog by Univardey of Malbsuma a0 07 2273, Copynight ASCE. Far parssnal et ondy; ol righessesanad

June 2018

leave wiifficiesl ol capaity B0 serve its honelobls, The mn
poamd with Tables 6 and 7 i3 ;mply (hat @ &8 cany 1o whentify
mighborhoods with equal or geealer fise hazand than the 1991
Dakland-Berkeley fie das¢ and 8 mom conslrained ogress
Eyahenn.

Urban and Emargancy Planning Implications
& miet bl e bo

The primary implication of developing T
buslding egress codes s ihat # & easy 1o ety fire-prose com-
numitics with relatively poor egress. The focus for urbas and
emergency plansers should iben tem to implementing new codes
and Emproving egreis sysloms, The proposed coded in the prios
EeCtion CEN BN & 8 dating poist and woold peed o be ad-
joied (o expanded] io work for o given Jocality, Ales, despiie il
obvioas limitatsons of the egress yssens i the prior section,
theee are many actbons that can take to gmprove lein
overall mystern (Plevel 199T), 1f o commuairy hae selatively pooe
egress, thewe ane both demand. side and mupphy. gide Improvemests
{or sdjusimenis) il can be implemested with varying cos (Bar-
rom ot all D993 The foass in demsed-cide sljuatmests i modu
ing the comcentration of velickes in an evamuation in space and
time b0 allevime the moed for cgeess capacity ieg. supplyh Ex-
amphe demund gde ophions inchle limating the consnition of
mew homes of busdnesscs, Bmilseg remers, conslmcting wildfine
abscliers, and dcatilying intomal sl zonce. Annther domand-tids
mdjusiment is to mequire thst snscnes be defensible so (hat resi-
denis con shelter- s place. If & community can demeastrae (hat
ensigh dnktunes ane defensible o there i mfficiest public wild
fire shelier or safe arews peovided withis the commssiy, 1ben ik
loadisg and capacity caliulations could be adjusted 1o moopuine
that all not all residents will need o evaouate in a wildfire. This
mmeans thal the follrwieg datcmeat noght b appended to cach of
the pricr prelimingsry recommended codes:

=... maless o soffickeni samber and cagacity of defensible
snsctuess, pablic sholtons, or mle ancas oxid in the comemmity
for wsidents to sholier-in- place during a wildfire.™

Supply-side adjustmests 10 Enprove & COEEmMBLY s eEres iy
e ase aleo an oplics, Tha iscludes detnlod evacustion male
plannisg (e, Whe will go where™) 2 well as reversing lases and
e pcting lurns: al inborscdtions 1o mprove cxil capacitios (Wols-
bea 20440 Cova and Jolb 2003}, C shauild also
maistais their cpress sysiem, Cm-stroct parideg resirctions can
mevent low-capacity roads from bacoming even bower, and <lear
ing vegeiation asd other foel along evaonation roofies cam mini
meee the loes of imporast exits durlag o wildfiee, In cases where
the egross syviom s sovencly subataadand, widenisg roads of
tuilding mew mads may be mecded iff more bouscholds asxe o be
added

Conclusion

Mﬂ#ﬁw}op_nﬁ-pmau'-m“ bt
based transporiation
muqu#ﬂNtMpnﬂnmlerﬁw
problem in fire- prose wcas {Busesberg 2004 ), bt @@= an impor
Mm-pmml&.fhm&umﬂulhmr
woilld soed o e integ 4 imli & VR

hﬂdmﬂ-[hhnd lmﬁiﬂ'lldlnld‘
Iy, H e, the d in this paper should help

-ﬂrlorphnmnmmrwrym

il poailly fommbatiog codes, This may lead to imgeived oo
miinity cpess codes comparable to the higher-quabity ones: al-
ready in place for badldings. Limiting residential coastction in
low gyooes, feprone ancas wilh @ “maainaim eooupancy” 5@ aol

cumently practiced but may be seeded in some commmitics. I

very few homes dn o low e commumty s defendble smd
there is no safe zone or other pubdic shebier. thew limiting oo
Wuwmﬂmmnﬂxnﬂy
is srongly towand developing lise pross
tmﬂuﬁlﬂlﬂltthuﬂwhclﬁmmqﬂmm
safely humdle in 58 wrgen wildfise evacustion. The beneficisns
of mew home developmont inclide pow mewidents, developoms,
comdmuction companies, and propeny tax colledons among. mEmy
others. The partics that stand 1o Josc inclide the maidents who
mary perish im @ wildfire, i © 5, aml ihe +
mmucﬂh@eﬂﬂlbim@ydﬁrﬁuﬁﬂm
tocting lifo and propety in thess rapidly growing areas. This, for
political and economa: sasons the metbods presested i this
paper rmay oaly find appls e lassang ated o
paring COMIunity SEress £y Eems. hlhlulgﬂ'lm..tuqlm
n@muuﬂpluuuluelmmp.lbh::ﬁyulkuﬂul—
wildland imlerfsce by providing suffcseat ogress (or shelierh smd
educating residents om proteciive actions.
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0-1.14 L&W Attachment 14

Comment Letter O-1.14

BALANCE HYDROLOGICS, Inc.

MENO

Tax Grolden Dwor Properties, LLC
From: Zan Rubin and Scott Brown
Deate: August 14, 2017

Suhject:  Heview of Newland Sierra Specific Plan DEIR documentation for
hydromodification and watler supply,

You have asked that Ralance Hydrolagics review DEIR dacumentation related to the Newland
Sierra project in San Diego County, Califomia, specifically ssues relating to water supply and 0-1.14-1
hydromurdification. The following sections summanze our [indings,

I.  Hydromodification

A feview oft Hydromaodification Management Study: Newland Sterra P00 4-MPA- 14-
018, Report prepared by Fuscoe Engineering, January 20, 201 §

Foint of Compliance (POC
“Based on the assessed erosion susceplitility of the representative POCs analyvzed, the resulls
were extrapolated to the other POCs which were not analyred. The POCs not analyred would
'Iik'cl:.' have similar results to the r;:pn:.:cnlafi\'\c POCs due ta the simi'laril:r in tnpngr.nph:.'. soils
conditions, and vegelation. The table below lists the assumed erosion susceplibility for each POC
based on the representative POC which is most simalar.™

0-1.14-2

Camments;

1. The Hyvdromodification Management Study s criteria for extrapolation were “Steep
llsade canyons draming Lo the cast”, or “Steep hillswle canyons dr;n'n:ing 1o the
west.” Bed material grain sive is determined by the interplay of sediment supplicd to a
channel and the transport capacity of the channel. In wim, the sediment supply is
influenced by contemporary and historical processes sueh as litholagy, uplift rates,
precipitation, fire history, vepetation, road construction, soil properties, grazing inlensity, 0-1.14-3
sediment transport capacity of upstream reaches, watershed aspect and shape of the
channcl network, among other factors. The sediment teansport capacity is controlled by
runofl magnitude and duration as well as channel slope and the cross-sectional shape of
thee chanmel.

2 Due to the inherent vaniability and complexity in bed and bank materials (and thus their
stability), a full assessment of each impacted channel is recommended for the DEIR
analysis. The assumphion: *“The POCs not analyeed would hkely have similar resulls o 0-1.14-4
the representative POCs due to the similarity in topography, soils conditions, and ?
vegetation.” may or may not be correct. However, the Hydromodification Management ']
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Study docs not present sufficient information to assess i such assumplions are L
reasonable. Further, the effort required 1o contextualize the channel extrapolation would 0-1.14-4
probably be better spent directly assessing the POCs and channels that were not ineludesd Cont,

in the original Hydromodification Management Study.

B, Raview of! Hydromodification Screaning for Newland Sierra, Repart prepared by Chang
Consultants, January {4, 2003,

AN o (515 5 3
“Houthern Califomia Coasial Water Research Project (SCCWRP) defimes an upatream and
downstream domain of analysis, which establish the study limits. The County of San Dicgo’s
HMP Hp:u:iﬁ:u the downstream domain of analysis based on the SCCWRP enitena. The HMP
indicates that the downstream domain is the lirst point where one of these is reached: 0-1.14-5
+  al least one reach downstream of the first grade control point (preferably second grade
comtrol location)
« fidal backwaterlentic waterbody
equal prder fributary
aceumulation of 50 percent drainage area for siream systems or 100 percent drainage area
fior urban convevanee svstems (storm drains, hardened channels, ete). This s also
delmed as a two-fold increase in dramage arca™

Camments.

1. It is necessary to expand the assessment area and to consider the comulative impacts of
hydromodification. The h}':h'umodiﬁc:liun assessment, as performed by Fuscoc
Engineering treats each POC (Point of Compliance) individually and does not appear to
consider the potential channel instability when several hyvdromaodificd channels join
dawnsiream of the POCs. For example, POC 1021, POC 1053, POC 1064, POC 1073, O-1.146
POC 1088, POC 1083, and POC 1112 are all impacted by development and join before o
Mowing under Interstate 15. In the Fuscos assessment, anly POC 1064 15 assessed (for
210 feet until it “confluence with a larger drainage course”™. While determining the
downstream end of analysis at the confluence with a larger drainage may follow the
Southem California Coastal Water Rescarch Project (SCOWREP) protocol, in this case
that larger dramage coursc 1 alse impacted by the projeet, so there decs nol sean Lo be
an appropnaie justification for such a downsiream culofl.

2. Further, due to the large praject footprint, it is essential 1o consider the stability of
downstream receving channels. For example, POC 1021, POC 1053, POC 1064, POC
1073, POC 1088, POC 1083, POC 1112, POC 1304, POC 1329, POC 1341, POC, 1349, 0-114-7
and POC 1603, POC 1905, and POC 2000 all drain into Moosa Canyon, which may
already be impacted from hydromedification or may be near a threshold of instability.

ek

There is no mention of channel monitoring or adaptive management in the
Hydremodification Management Study. Thus, we are unclear ifhow channels will be 0-1.14-8
momtored. We recommend a comprehensive monitoring program be established, and ¥

June 2018 RTC-594 Newland Sierra Final EIR



Comment Letters

that the monitoring area include all hydromodified channels and extend downstream pasi
confluences with other hydromodified channels (see comments above, regarding POC
domain of analysis)

L4 Feview aff POCSYAs for Newland Sierra. Report prepared by REC Consultents, 80090 6.
Revised: 10va/de, 117306 4& 121516
tial Criti iment Y
Conmments:

June 2018

Presence of a threshold (immaobile bed) channel does not imply the absence of
eritical sediment source arcas,

The intent of the PCCSY A Analysis is le prolect erilical sources of course sediment. The
threshold channel (immaobile bed) is a designation included in the County BMP Design
Manual (Chapter H.7.2- Threshold Channel Analvsis) that implics there is not active
transport of enitical eoarse sediment. However, a bedrock channel or infrequently-mabile
bed does not always mdicate that upstream sediment sourees are nol passing through the
channel and contributing to downstream channel habitat and stability. As the definition of
“hedrock river™ from Whipple and others (2013) illustrates:

Hedrock rivers may satisfy either or both of the following conditions: (1)
the long-term capacily of the river Lo transport bedload exceeds the long
term supply of bed load, resulting in generally sediment starved
conditions, significant rock exposure in bed and banks, and only thin,
patchy. and wemporary alluvial cover (Monmtgomery ¢t al.. 19963 or (2) the
rver 15, over the long term (millenmial o geologic meseales), actively
meising Uwough in place rock. Persistent incision over the long term
mphes that vock s everywhere near the surface even of a bedrock river
has largely alluvial bed and hanks, and in many respects has the flow, bed
morphology, and sediment transport characteristics of an alluvial channel.
Thus, bedrock rivers dominate in arcas of net erosion and encompass most
mountam nvers (Wohl, 20004, Wohl and Merntt, 2008)

Essentially, while bedrock channels may indicate future channel stability at the site, the
presence of bedrock does not imply the absence of sediment ransport through a reach,
hut raiher, indicates that the iransport capacity of a reach is capable of transporting all
sediment delivered from upstream sourees .

To adequately assess bed-material and sediment continuity, a well-documented channel
assessment with direet observations (not predicted grain size or air photos) is likely
required at the POC as well as reaches upstream and downstream of the T'OC, and
banks and hillslopes connected 1o the channel.

The PCCSY A Analysis Report designates POCs as thresheold channels, but the analysis
does not dircctly assess sediment transport through these threshold channels and does not

RTC-595
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eonsider episadic transport due to fire, drought, carthquakes, debris Mlows, infrequent rain 0-1.14-10
events, or the combination of those factors, Cont,

L Mkvear peak Mow is likely not sufficient io assess sediment transport.

The County BAP Design Manual {Chapter H.7.2- Threshold Channel Analysis) discusses
eriteria for identifying threshold channels:

Az a mle-of-thumb, channels with bed material that can withstand a 10-
year peak discharge without incipienl motion are considered threshold
channels and not hve-bed alluvial channels.

In the Newland Sierra PCCSY A Analysis, the authors adopt a 10-year peak dischargs as
a design flow but do not articulate why a 10-year peak [low is appropriate al these siles.
The County BMP Diesign Monual suggests the 10-vear peak discharge as a rule of thumb,
but i confined headwater channels (such as those included in the study), the 100-year
preak discharge is often confined within the banks (i.¢. there may not be connected
Nuodplains 1o disperss and dissipate shear stress during peak svenls) so ransport
potential likely inereases substantially for lese-frequent events. In the epizodic channels
of Southern Califormia, more sediment may move in a single ramy day following a O=1.14-11
wildfire, than would move in a decade of average conditions.

Several authors have haghlighted the cntical distinetions between California’s episodic
channclz and the sediment transport dynamice of more slable evatems. Kondolf and
others (2013) summanzed the importanee of infrequent events:

As noted by Wolman & Miller (1960, p. 60), **The evidence also sugpests
that the more variable the rr.'gimrm of flow of the siream, the 131;'3:.T the
percentage of total sediment load which & likely to be camed by
infrequent flows,”” Thus, il is the large, mireguent Mood— the “giant™
that will accomplish the mosi geomorphie work in epiaodic channels. For
example, on the Santa Clara River, California, of the roughly 57.6 million
tons of sediment load measured at Montalve from 1963-1975, 55% was
moved in only 2 dayvs during the 1969 flood (Williams, 1979). Moreover,
of the total sediment load moved over 72 vears from 19282000, 25% was
transported in just 4 days (Warrick, 2002).

Similarly, Florsheim and others {1991) documented the dominant influence of fire on
sediment transport in southem California:

Chaparral wildfire has a profound effeet on erosion and sedimentation in
southern California. The Wheeler Fire in July 1985 bumed the entire basin
of a tributary (drainage arca 2.14 km2) of the north fork of Matilija Creck,
wear Ventura, California. After the fire, fine gravel was deliverad to the
channel by the process of drv ravel {dry paricle-by-particle shding of
debris under the force of gravityh at a rate of 0.29 m3km2/'month. The Y
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first winter flow (2.1 ma/s) fellowing the fire deposited 5350 m3 of fine
gravel in the 270-m study reach near the mouth of the tributary. At least
90% of this fine gravel was derived from colluvinm delivered by dry ravel
processes [rom hillslopes near the channel, The second winler How (2.5
m3/s) eroded the channel to the pre-fire thalweg. A reduction in particle
size and eritical shear stress associated with deposition of small gravel
following the fire allowed these moderate-magnitude flows to transport
large volumes of sediment,

Considering the many well-documented studics from the region showing the episodic
transport of sediment, it seems unnecessanly dismissive o limil consideration of
sediment transport to only the 10-vear peak discharge, which likely does not inclode the
majority of sediment-transport,

& Vegetation not a useful indicator of threshold channel,

In Section 2.4.2.2 of the Newland Sierra PCCSY A Analysis, the authors use the presence
of vegetation on the bed as an indicator of an immohile bed:

-2 simple threshold channel method cannot be used as a duw representative
of the channel conditions cannol be measured (the channels are not
granular: they are a mix of outerops of hard rock, boulders and entrenched
vegetation), As a consequence, the author decided to refer to Appendix H
defmition: “The key fctor for determining whether 3 channel is 2
threshold channel is the composition of its bed material. Larger bed
sediment consisting primarnly of cobbles and boulders are typically
immobile, unless the channel is a large river with suflicient discharge to
regularly transport such grain sizes as bed load. As a rule-of-thumb,
channels with bed material that can withsatend a 10-vear peak discharge
without incipient motion are considered threshold channels and not live-
bed alluvial channels. Thresheld channel bads typreally consist of cobbles,
houlders, bedrock, or very dense vegetalion (e.g., a thicket)™.

However, based on the above discussion of fire and episodicity, the presence of
vegetation on the bed is nof a relevant mdicator of bed stalality or sediment iransport,
particularly when considenng trmsienl vegelation such as grasses. Wildlwes thal would
burm the contributing watersheds and contribute sediment to the channels would likely
abo remove that Wmporanly stabilizing vegetation along the channcls,

4. Photographic documentation and grain size analysis not thoroughly conducted.
Following the County BMP Design Manual (Chapter H.7.2- Thresheld Channel

Analysis) eriteria, the Newland Sicrra POCSY A Analysis authors determine that there is
na significant impact 1o coarse sediment supply. The County BMP design manual states:

June 2018 RTC-597
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Faor a project io be exempt from coarse sediment supply requiremenis, the A
applicant must submit the following for approval by the County:

1} Photographic documentation and grain size analveis used to determine

the dea of the bed matenal; and
2} Calculations that show thal the receiving waler of concern meels the 0-1.14-13
specific siream power crieria defined below or a finding from 2 Cont.

geomorphologist that the stream channel has existing grade control
strugtures that protect the stream channel from hydromedification impacts,

Although 10 photos were weluded in Appendix 2 to the POCSY A Analysis Eeport, there
was no systematie photographic documentation or analysis of bed material. The report s
somewhat unclear, but direet assessment of bed material at POCs 1538, 19, and 26 does
nol appear o have boen conducted at all,

Simlarly, the report 15 somewhat unclear here, but il appears that the median grain size
{dso) was predicied from an empirically-derived threshold of channel instability based on
observed deuw and 10-yr specific stream power (Figure FL.7=1 in the County BMP Design
Manual), The PCCSY A Analysis Report states:

A theoretical dso that satisfies the braided equilibrium condition will be
oblained. The value of ds will be caleulated according 1o ds
{0/ 16.70/3. This valoe will be compared to the coresponding equivalent
value estimated indircctly by the author based on a Geotechnical Letter
prepared by Leighton and Associates, Inc. {Appendix 2) dated 6/10/16,
revised 1073 16, where il is explained that the permissible shear stress will
be mn excess of 10 pounds, and therefore the equivalent dsa should be at 0-1 14-14

least 4™ according to Fischenich ‘
The methods deseribed above are confusing, and potentially misleading for several
reasons. First, a stream-power based method of predicting grain sizc is not appropriate
for an analysis of sediment supply or transport beeause such methoads anly consider the
transport capacity of the channel and do not consider sediment supply. Sediment supply
is the essential question being assessed in a POCCSY A analysis and exerts substantial
influence on the composition of bed material. Second, the equation used 10 estimate the
dso is the same equation being used to determing stability of the bed, so there 1s circular
reasaning imbedded in the assessment. Third, Figure H.7-1: shows an order of
magnitude variation, highlizhting the importance of other processes such as sediment
supply and the importance of dircet abservation at the reaches of interest.
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II.  'Water Supply

A Review oft Water Supply Assessment Report for the Newland Sterra Speeific Plan, [ 0-1.14-15
prepared by HDR for the Vallecitos Warer District, November 2016, 100p, |

The project Waler Supply Assessment {“W35A™ HDE, 2016}, concludes thal sufficient water
will be available io supply water for the Newland project based, in pan, on the most recent
Urban Water Management Flan for the Valleeitos Water District (CUWMP™, VWD, 20016). The
DEIR used these analyses as the basis that there would be no significant impact, dircetly or
cumulatively, related to water supply. In essence, the WSA and DEIR conclude that:

«  Future water demand for the project arca in the UWMP was expected 1o be 1,825 acre-
et per vear (afy), assuming full build-out of the arca under existing General Plan zoning
designations',

& Predicted demand for the Newland praject as currently proposed is 1,624 afy or 1,196
afy {under an assumption that the project will implement additional water conservation
measures beyvond those that may already be meorporated mlo the 20014 duty rates).

*  The proposcd project water usage represents an 11% to 35% (hased on the 1,624 and 0-1 1416
1,156 afy numbers respectively) reduction in water use relative to the assumption for the g
project area in the UWAP,

s The U'WMIP states that system-wide demand will execed supply by 2020, and that VWD
plans to address this shortfall solely through “conservation required” measures to reduce
demand by 20% o 36%.

o “If the [ Newland Project] study area were to share equally in the conservation
requirement, the previously projected Mo Project Alternative demand of 1,825 AFY
wm.;ld need to be reduced by 26% o 36%, to botween 1402 and 1,168 AFY.” (WSA, pp.
43)

s “With the implementation of water conservation measures, Newland Sierra Project will

iciently contribute toward the District’s mient (o use water conservation to meet 26%
to 36% of its future demand projections under multi-dry year conditions taough 2035,
(WSA, pg. 43)

Camments!

1. The U'WMP concludes that adequate system=wide supply for the Vallecitos Water
Dristriet (VW) would be svailable il a 26-36% savings through demand conservation
ean be achicved. However, the UWMP only generally deseribes how those savings might
be achicved, There is no attempt to quantify how savings might be realized through cach
of the damand management measurcs, “Conscrvation” s mvoked simply as a way o
halance the supplv/demand deficiency. Because of these peneralities, it is nod clear that

o-1.1417

! Thas assumphion does not Factor m the feasibabity of such & buld-out. Regulatory, physical, andor market
constraints may constrain the ability to achieve full boild-out of the site, as camently zoned.

“ For the purposes of the WSA and DEIR water supply analyvees, the “No Project Altemnative”™ consiste of fiall build-
out of the Project site as currently zoned, and as aceounted for in tha projected demand increases envar the Y-year
planning pered of the UWAP analysis. This shoald not be confused with a soenans in which the cument land-use a
the property contivues, without any additional development at the site.
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comservation measures alone could resolve the anticipated water shortage, nor is it clear ‘I'D-‘I 1447
within the W3A that if the Newland Sicrra project alone provides for such a reduction c .f

that similar reductions elsewhere (for other new projects and for existing users) would be on.
Feasilble.

2. Im summanzing the findings of the WA, the Newland Project DEIR (pg. 2.14-39) states
that the VW2 was able to reduce demand by 25.6 percent (in 2016 relative to 2013
demand), 45 4 response to Executive Order B-29-15, which mandated water usape
reduction in response to 201 2-2016 drought in accordance with VWD ordinances. The
DEIR then gocs on fo state that this reduction “demonsteates that Valleeitos” customers
can respond to calls for water conservation (i) whether as pant of a long-term commitment
to water efficiency duning times of adequate supply availability, or (1) when exiraordinary
waler conscrvation measurcs are required, through voluntary or mandatory conscrvation
measures as expenenced dunng a receni droughi (20012-2016)." While ihe reduction does
indicate the capacity for customers io respond in the short term during a drought. it does not 0-1.14-18
necessarily indicate a capacity to maintain efficiency gains at that level during non-drought
conditions and'or on a long term basis. Mor docs it provide evidence that additional
redugtions could be gained 1o reach 36%. Meither the UPWMP, the WSA, nor the DEIR
prowide sufficient analysis o show what long=term efficiency effects might be expecied as
carryover from that peried, or how existing customers might respond or be affected by the
apparent need o maintan (and even exceed) these gains on a consistent or permanent hisis
over the long term. Essentially, the Y'WTD is acknow kedging that it would need to enforee a
Level 3 *Dirought Critical”™ Alert on an on-going basis (even in “normal’ water supply
vears) in order wo address predicted supply limitations in [ulure vears.,

3 The WSA assumes that the WP intends to achieve the svslem demand reductions
through cqual sharing among all existing and future users. The UWMIP, however,
provides no such statement or evidence that equal sharing among all existing and future
users is feasible or practical. This distribution of the demand reductions would require
existing users to reduce demand by a similar amount as could be achieved by a new
development. It = unlikely, without additional supporting evidence, thal existing
development could effectively implement water reduction sirategies as effectively as a
brand new development. Without a speeified plan in the UWAP as to how the needed
demand reductions would be distributed, it is unreasonable 1o assume that existing and 0-1.14-19
new users would sharg this burden equally without assessing the polential impact this
may have om exisling customer operations. In addition, as recently as 2009, the Distnel
agread o supply a new project {University [hisinct Specific Plan; Kennedy Jenks, 2000)
wilh a projected water demand that was 986 aly greater than was anticipated in the
Master Plan that was used for the then-current 2005 UWMP, There does not appear to be
a consistent policy in place that would require other new developments to show water-use
reduction to meet the distriet-wide efficiency gains, calling into question whether the
Project’s “equal burden™ assumplion is appropriate even for new developments.

" At that time, the District was projecting long-temm supply shomages in nonmal years betwesn 2,538 afy and 5878
ofy (greater shomtages in dry vears ) and similarly relied on future “oonservation™ to make up the difference
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B

Review off Water Conservation Demand Study for the Newland Sierra Specific Plan and
EIR, prepared by GSf Water Solutions, fnc., December 20, 2006, 45,

The Water Conservation Demand Study (“WCDE™), provides the basis for which the WSA
concludes that the Newland Project would be able to achicve a significant reduction in demand
relative to the UWAF and 20014 duty factor assumplions for water usage, The document provides
a detailed analysis of potential savings achisved for mdoor and outdeor usage, through
implementation of water cfficient fixtures, reduced landseape irrigation, and other methods, The
study used the following method 1o establish new “with conservation™ duty rates for indoor and
vuldoor” waler usage lor the Newland project:

Assumed a pre-conservation per capita indoor water usage rate for the region based on
survey data from 1997/]1908,

Used the 1997/ 1998 pre-conservation rales to eslimate base “with conservation” rates,
applying fecture-specilic water usage data and conservation requirements for modemn
plumbing and appliances (WCDS Table 7).

Subtracted the “with conservation' rates from the VWTY 20014 sewer gendration rates
{eonverted Lo per-capila rates) o esiimate the amount of savings that could be achieved
through the implementation of these new standards (WCDS Table 8).

Applied these mew rates to the various land-use types within the Mew land project (WCTS
Tables & and 10) to establish a revised estimate of water usage (when combined with the
estimated outdoor water savings) of 1,196 afy, or 26 percent less water use when
compared to the project estimate using the 2014 duty factors,

CammEnis.!

Al times, the tabulated results of the study are difficult 1o follow without detailed reading
of the text. WCDS Tables 7 and 8, especially, were difficult to readily interpret and we
had to contmually refer back to the text to determine which values from one table were
being camied over to the next, causing confusion as to what assumptions were being
made in the analyss, Additional column reforencing from one table o the next would
have reduced this initial confusion and would have made the repart more accessible
without in-depth interpretation.

Section 4.5 of the WCDS discusses the comparison of the calculated 199798 per capita
(pre-conservalion) rates against the 2014 sewer generation rates as used in the WSAL The
report states that “As shown in the third column of Table . the sewer generation rates in
the WSA are equivalent to per-capita indoor water use rates... " (pg. 13). However this
slalement ix incorrect. The 2004 VW1 sewer generation rales are generally bigher than
the range of the 1997/ 1998 per capita water usage rates. (Only the two “zingle family”

W reviewsd the methods and assunsplions for the revised caleulation of otdecr Water uhags, bat have oo
comments on that portion of the analveis. Therefore the following summany and discussion concentrabes on the
oo waler nsage nm]yw.i*l
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designations fall within the range of pre-conservation values, and even those values are
within the upper emd of the range). By 2014, the VWD had made at least some progress
toward decreasing indoor per-capita usage, as the [istrict has a strong record of past
waler conservation measures (outlined m Section 9 of the UWAEP), and ong would sxpest
the 2014 VWIJ rates to be on the low end of (if not outright lower than) the 1997/ 1998
range. The fact that the 19971998 “pre-conservation™ data (from which the “with
conservation” rates were derived) are generally lower than the VWT) sewer generation
ratés suppests that the 19971998 data do not adequately reflect water usage in the
Distriet, or that some portion of water usage was omilled when caleulating those rates, As
such, the estimated “with congervation™ rates likely oversiate the amount of savings thai
could be achieved. Specifically, WCDS Table 7 (last column at the right of the table)
slates that per capila waler usage could be reduced by 33,1 to 196 gallens per capita per
day {gpepd) when comparing 1997 1998 1o “with conservation”™ rates, hut that water
usage for the Newland project could be reduced by an average of 36,2 gpepd (WCDS
Table 8, seventh column®) when compared to 2004 rates, Neither the WCDS nor the
WSA adequately explain this apparent contradiction,

3. Even if the water usage “with conservation™ demand rales are af least partially abtainable,
it is unclear whether the DEIR provides assurances that would prevent residents from
reverting back to non-low-flow fixtures, converting front vards to lawns, disconnecting
imtemal gray-waler systems, or otherwise increasing water usage rates, Using idealized
base “with conservation™ rales does nol necessarily reflect realistic expectations that may
aceount Tor some of these factors, and making a more conscrvative assumplion thal not
all of these conservation measures would be fully realized is more appropriate for a waler
supply planning analysis unless the development willing o commit to on-going tracking
of full water usage and implementing strict cuts and restrictions (within the development
itaelf) i actual demand exceeds expected “with conservalion” rates. Such assurances do
not appear o be presently provided wilhin the DEIE.

Kelerences:

Florsheim, J.L., Keller, E.AL, and DOW. Best, 1991, Fluvial sediment transport in response to
maderate storm Nows following chaparral wildfire, Ventora County, southern
California. Gealogical Soclery of America Bulletin 103.4: 504-511.

Kennedy lenks, 2009, Final Water Supply Assessment and Venhication Eeport for the
University District Speafic Plan, 52p.

Kondolfl G.AL, Podolak. k.. and T.E. Grantham, 2013, Restoring Mediterranean-climate
rivers, fMydrabialagia T19.1: 527-543,

Whipple, K. X, [hBiase, KA, and B.T. Croshy, 2013, Hedrock nivers. In: Shroder, J. {Editor in
Chiefy, Wehl, E. (Ed.), Treatise on Geomorphology. Academic Press, San Dicgo, CA.vol. 9,
Fluvial Geomorphology. pp. $50-573.

*WODHS Table 8, column tithed *Difference Between VWD and New Indoor Use Factor”
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Balance
Hydrologics®
Summaory of Experience SCOTT R. BROWN, P.G.
M Broen opples his sxperience in geomorphology ond geologk mopping 1o GeomonphologistHydrologlst

watershed ond ervironmental lssues involving siream cormiden, fleodplaing, and
srface/ground woter inferachon.  He has recendly led several mojor projects
anewung he effech of urbonizotion on streamflow and chomned stobility. COther
projects hove incduded hydrogeclogic inerpretotion of groumdwoter sources ond
flowpatha, geomorphic  beals-of-dmign for sreom ond wetlond restoration;
cussument of physical streom chorocteristics offeding hobisat, and bosline
I.'_l i _I ‘.w"-'-' ‘--

Relevant Experience

WATER SUPPLY ASSESSMEMTS

Mushang Twa and RE Slabe Solar Field Water Supply Asiessments, Kings County,
Colifornia. M. Brown is curently wrifing water wpply Gressments for teo solor
fiedd projech in Ki'lp{ml'rl‘r. Calitomia. The report will asess the woker lnupu-nf
the projects relofive fo ofher users drowing from the groundwaber basing, ond will
recommend strafegles for complionce with locol groundsater monogemeant plans. Education:

Martiol Cottle Pork Maoster Plon EIR and Waler Supply Assessment, City of 5on M5, Geology, University of
Joze, Samla Clara Cownty, CA. Morfial Cotils Park b joinly owned by Califormia
State Porks ond the Sonto Clara County Porks ond Recreation Department.  Mr.
Brown oushied in the assessment of potenticl hydrologle Impack of the proposed B.A. Geology, Guatavus Adelph 0-1.14-24
park, and led Bolance's effort in preparing o Yater Supply Assemment for the pork Collage, 1998
fo sofisfy Sencte Bl $10 requirements assodoted with the B

HMapa Logisties Pork and Mopa Alrpert Corporote Center Woter Supply
Assessmends, City of American Canyon, Mapa County, CA. Mr. Brown ledd the
development of woter wpply osssssments for Peo seporote industricl porks in the
City of Americon Conyon,  Bploncs compared the propsed water uss ot the tdtes relotive to difyeide supply ond demand 1o
et whether odequate water weould be ovoileble o the project over o 30-year planning peried. Bolonce incorporated recent
wandi in dfywide wpply and demand, cccounting for recent severs drought conditiors that had net besn incuded in peior

Winconsin-Madison, 2001

Registered Professional Geologish:
Califomia #8722

wpply/demand analysh.
Maerced Gateways Waler Supply Assessment, City of Merced, Merced County, CA. M. Brown prepared o woter wpply
auessment for a mixed residential /e ial develop in the City of Merced. Bdonce sutimated the project’s waber use and

compared io long-term waber sapply efimates for the City to aisess availobility of water for the project. The City obloim nearly
all it water fram underlying groundwater, and weply-demand analyiiy wai framed within the context of the sill-evalving multi-
agency groundwater mensgament plon. Balance found that the project would nat place undue burden on the grondwater basin,

Cartrmill Croising Wader Supply Asiesiment and EIR thisd-party review, City of Tulars, California. Mr. Brown led o tedwical
review of 0 woter supply asessment and BIR hydrologic analysis for o proposed 132-ocre commercial complex in Tulare County
Caoflifamia. The maoin e of concem identified by Bolonce were the effecivenes of basinewide groundwater recharge oparations
with respect to proposed projed supply, reliobility of woter during wets ond dry-yeor cyches, discrepandes in how controcted
waber wi ooccounted for within the W5A onalysls, ond the potential for other competing weers of the water, Induding thow drowing
water from other aquifers that may not be completely bolated from the City's main supply source. v

Srait &, Brow, PG, Gaomorphologis Hydroioges
Poge
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ENVIRONMENTAL IMPACT REFORTS

Dereidon Hormes BIR, City of Petalurma, Senoma County, Califemia. Mr. Brown served as project manager to assess hyd rolegic
ond woter guality impocts oncdated with the Dovidon Homes development in upper Kelly Creek wotershed of the City of
Petaluma, Colifomia. At this location, key potersial impocts were reloted to potersial effeds on downstreom flooding ond erosdon
coused by hydromodificotion, olong with other impods fo woler quality o3 o resulf of whan residentiol development.

Hopa Pipe Redevelopment EIR, Napa Cownty, Califernia, Mr, Brown won imvobved o key tedhiical stoff for the hydrelogy
chapter of the EIR for this former industial dte south of the City of Mapo ond bordering the Mapa Biver. The development
proposed mined residential, commerdol, and light industdol uses and extemive recreational, green belt, and waoter feotures. Key
sues oddressed icluded: stormwater quality ond quantity monogement, groundwater pply suffidency, removal of harordow
waste from prior uses, ond mitgotion of Flood impocts: from both local drainoge ond the Mapa River.

UL Berkeley, S5E Campus EIR, City of Berkeley, Alomeda County, Calfornla. Mr. Brown wan the Prolest Manager for the
hydrokogy chapter of the BIR on UC Bedkeley's SE compus redevelopment. He assevsed hydrologic ond groundwater impochs of
the rulti-fadility projed, which included renovation of Memadal Stadivm, several malor new buildings, ond ersedated pardking ond
wpport focilitier  He wodeed with UC saff 1o trodk chonges in imperdous swfoces ond refine stormwater quality BMPs ond
recommended misi gation meouses fo reduce imperdous areo, thereby redudng project unoff and diminishing som unoff peals
bslow smisting condiom. He led an omalyss of groundwoter conditions b ossens the pofeniol impod fo growndwoter flow omd
groundwaher quality of o muli-level wdergreund parking goroge plamed within the praject site.

Lawre e Berkeley Mational Lab ‘“Helios” and “CRT' Projects EIR, Hydrology and Geology, City of Berkeley, Alameda County,
Califernia. M. Brown sereed as the Projed Manoger For two EIR projects For Lawrence Berkeley National Lab [LBML) reseanch 0.1 14-24
fodilities within their main compus in the heodwoten of Strowbenry Creek in the Berkeley Hilk. Bolonce supported the brooder EIR E
affod by onalyzing potertial hydrologic and geologic impadhs that could adve os a rewsk of project implementation. Cont.

HYDROMODIFICATION

Alomedo County Oean Water Progrom Hydromodification Manag nt Planning, Al do County, Colifornia. As Projed
Maonoger, Mr. Brown described how wotenbed chorochenistics within the County affed response to roinfoll events. He developed
o mathod to et the Progrom’s opproach to hydromodifizafon manogement ploring. His work formed the baals for defining the
e of rainfall everts 1o be controlied to reduce Furthar hydromedification

Folsomn Plan Area Storm Droinoge Maoster Plan, Socromento County, California. Mr. Brown used the Socomento Area
Hydrology Model to sze, configune, ond fest over 10 woter guality /by dromodificotion control bosim as port of the plorning For
o large urbon development within the Gty of Fobom, The ona bysis included o detolled, retwoded model sithin the heodwoters
of Alder Crosk to test compliance with the 5 to Hy dromodification Monogament Plan standards of sach discharge point fo
e Creek, as well o3 the comulotive sffect of all 30-plus basing within the sb-woterched.

Peer Review Hydromodificaion Impad Repod, Gty of Angwin, Napa County, Colifornia. Ms. Brown wos Pro'ect Manager
for this peer review of hydrology onobyses conducted For on EIR on o vineyord comesnion pro‘edt. He olse conduded o prelminary
omsiament of hydromodificotion potentiol os o rewl of the projso ond mods recommand otiors for further onalyes.

Santa Oara Valley Water Diutrict Hydrarmodifioation, Santa Clara County, Califarnda. M. Brown served ot key technical soff
for this project. He monitored storm flows and sediment transport of several stream goging stations to identify urban effech 1o
streom hydrographs. He identified and quontified hydremodification effecs in chonnel dowrstreom of wbonization, ond
developed standord methods for dota collection for use In the chonnel ossessment portion of the Soma Clara HAMP, f

Sorem R Beows, P0G Geomonphologier Hydmlogis
Fege T
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Summary of Experience

D, Rubkin worked with Bolonce from 2005-2008 ond ogain since 20135, For more
thon 15 yeom, he hos desgoed ond implemented imvestigations of complex
hpdrogeclogic, geomorphic, bed-ssdimeniotion, woler-quality, ond sediment-
quelity queition in trecrm, lakes, and wetlend in the wedking lendicapes of the
Califemia and througheid the word, Dv. Rubin ho conduched many of the Rren's
woter quality shodies, including muli-yeor TMOL sediment-trompen and bed-
condition imveifgotorm on San Franduguits Creek and other charnels near Stanferd
Univanity, ord througheut Sona Crug, Son Motes, ond Sorta Clara Cowrfien. He
hat abio led coumtyaide inmvesigation of woter guality in Son Motes and Santa
Clara Counties. For the Collippe Freserve Colf Coune be designed ond
imp lemented o woter gualty ond “rionce flow” monogement Wrategy. On the
ke Colorade River, Dr. Rubin invetigoted restoration potential in areas of
mited woter quality, habitat quality, ond rigadon oreas with elevated soil salinity.
hhmufhmh,:‘r.%lmbmwﬂduhmwnofﬁmhmﬂml
gevemments of Combodio ond Llocs o mode| sediment trapping from future
hydropgower developmant, ko identify projech with the greatest impodh, and 1o
propoe dom with als wtes, designi, and = * wirategien to
minimize wsdimant tropping, barmien 1o Fish migrotion, ond flood sk

Rolevant Exparience

Hydromedificoion Assessment. A port of o mam ceordinated by the South
Cabifemia Coovmal Weoter Research Projest (SCCWRF), D, Rubin cuthered
gidaline for Hydromodifisation Asseinent and Manogement in Calfomia, The
tuchnizal repon woi deigned fo oni the Colfornia 'Woter Boards in plorning,
o sing, moniicrng, ond reguloting hydromedificotion. The repod i now wed
by both projed dedgren ond reguloion o monogs hydromodificotion.

Marsk Creek Brdge Hydrogeslogle Assessrmerd, Conbra Costa Counby,
Callfernda. Ov, Rubin designed o shady fo et potential imposh of « ctirg
a bidges along Marnh Cresk in Comtra Costa Courty on yiakh From o reponed
wpving and oo the pererniclty of poch dewmitrecm of the spring, Our eppreadh
wirt 10 identify the wurce(l] of sprng woter o3 either shallow olbsiol woter o
deaper (bedrodk) growmdeoter, wch that flows to the pool and the chamel
downstream were not advenely affected by bridge realignment and contruciion.
Bridge construction it walikely to dgnificantly affect woter erherdng From the shallew,
allrvial aguiter, but it could potenticlly affed springn odginating and conmveyed
through Fractures in the bedrock if these Frochures were Inodvertently sealed during
foundation insrallasion.  We wied mulfiple nes of evidence incheding spedfic
- ca ared temp arg i wal a3 general mineral and baron
witer-quality anolries to Fingerpeint water sources ond guantify the contribution
of springflow to Morth Creel. 'We concluded that bedreck sprngs were not
confribating to boneflos perenniclity ond thot bridge comiruction wos unlikely 1o
improct neavly pook.

e Rkiie., =D, Semior Gromorprokegr Bapdrologis
Poge 1

RTC-605

ZAN RUBIN, PhD
Senior Ceomorphologin/ Hydlogin

Edweation:

PhD., Envircrmatal Plarming,
Uriversity of Colifordo, Barkaley,
s

ML5, Geoaiences, Colerado Siote
Urive rsity, 2010

BA Geology/Religious Shadies,
Bowdcin College, 2002
Professional Affiliotions:
Amerioon Geophysical Linion
Sociaty of Frashwoter Scharmas
Sokmonid Restorofion Federotion
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Callippe Preserve Nulsance Flew and Water Guality Manogement, City of Pleasantan, Alameda County, Califormia. Deigned [}
ond implemented o water quality ond ‘ivence flow' monogement trategy For the needy comtrucied Callippe Preserce Golf
Cewra in Fleaionteon, Colifomia, The gool of the proiect wai to prevent the perennializotion of ephemeral reorm by dey-woion
retum Flows through meosures such o3 plonfing ripodon vegetotion, sprinkdsr system odvsiment bosed on both obssrvolions and
sireom goging records, ond (rigation leck detedion.  Bolonce sioff monfiored surfoce woter ond groundwoter levek before ond
after comtruction of the golf coune to idenify “noral” conditiom, Whan mionte flows were detected in the stream channeh,
Bark duigned o temporory diwateding pump syshem 1o remes ond eopply that water through the golf coune inigation
systam. The dewoterdng pump system belped odhleve water quality targets and greatly reduced woter vsoge on the course.

Palos Colorodos Site Characterization and Channel Seobilization, City of Moroga, Conira Costa County, California. 'Wodking
with the projed biclegis, Dr. Rubin d bed and bank conditicn in over 15,000 feet of headwaten chomnel, the main shem
of Coyote Gukh and Loguna Creek, prodtizing sites For chonnel repair and evhancement wiing bow-impoct bicengineedng and
m—nﬁﬂlphﬂﬁquppmﬂix Pesuly of the treom onewment were alio vsed to develop the porojedt shomrwater manogement
plon, incleding design of detenti to pravent hyd dificotion impods ard maintain the hydrologic regime within
Copote Guith, In the wirter of 2014 thres small rovines flowing inte Coyote Gulch bagan te astively indse ond chanmel srabilizotion
rategies were dewloped, The sobilizotion appreach mcluded tradiional methedy of bic-engineering ond grode contrel in
combination with divenion and infiltration shruchunes 1o reduce wrfoce nmalff into the incising ravines

Lower Colorodo River Restoration Plonning ond Evaluation of Ecosystemn Fundtion in Restored Sites. Dr. Rubin evoloted
fon potersal of oquatiz and dparon e aleng lower Colorode River whars woler quality, lemperature, and ol salinty
present comidevoble dhallenger. He alio evaloted effectivensn of ongoing fp witcraion on the kower Colorado River
undar the Lower Colorodo River Muli Spedes Conservation Progrom wsing insect traps to gquontify the oguatic-to-temestial subskidy
of enargy From the Colorodo River and the avollobility of ssitoble prey for spedes of concem in rdpodon restoration sives.  Hi 0-1.14-24
ressnrch highlighted imporont shodoomings in ongoing reshoration appreoches ond proposed olermotives better wited to the
Hw?'nmd-lﬂnd Avar corddor ond n-urlr, nw‘fmhnml lomds. A peer reviewed afice bos been ooepied but not et published Gunt.
by the joumal Restoration Ecology.

HNoturd Heritage Institute: A Qimote Resiliont Mekong. Using the 3W model of Minear and Kondel [2007) Dv, Rubin modebed
rasprveis wediment tropping and hrbure impast in the Maekong River bosin under different dern-conttrostion scenarion, He Found
that if oll doms are bullt o3 plonned there »ill be o 96% reduction in sediment delivery to the deba in Viemom, threotening
fisheries, infrastncture and the sesainability of the delio londfoms inalf. As port of large, inemational, interdisd plinory teom of
axpats O, Rubin worked o idendfy, ovoid, ond proposs olermatives 1o the most detimensal proposed hydropower projects. Dr.
Rubin's team, coordinated by the Motural Hedtoge Instituhe, boy provided techricol wpport to the govemments of Loos, ond
Vietmam, and was the first ever intemational NGO to provide formal tedhnical assstance 1o the notion of Combodia. Two peer-
revigwed publicotions in the [oumak Woher Resources Research ond the Intemotional loumal of River Botin Manogement dewribe
s research in detalk Kondolf, Rubin, and Minear, 201 4- ond Rubsin, Kondolf, and Coding, 2014,

The Mature Canservancy: Beadystern Retorafian of the Middle Sacrarments River, Cdbmln. Bafore this sudy, monitading
information from Cobformia’s middle Socramente Biver bod not beaen synthedized, d 1 having baen ongeing since
1989, Dr R‘ubn:umquuiﬁ‘:lwnfh’wmd&cmﬁwrmﬁhmmHMWW
frequency, duratiion, and mognitede of gecmonphic procene incleding bed-mobily, floodploin inundotion, and side-chonnel
cornactivity, Dv, Rubin woi pon of o eom coordinated by The Moture Conrvancy which included more than o dozen expert,
ond wo boted on the development ond applizotion of guoniitotive ecolegical indicoton. Thew indicaten were wvied to
charactedze the soha of fercetial ond fleedploin meaowees, channel dynamicy, ard flew regime. The sytheiis demomsrated
good progres in the ion of dparian habitaty, birds, and other wildife, but mot in restorasion of sreamflows ond geomarphic
procewes. A peer reviewsd publcation in the jcomal Son Frondsco Esheary ond ‘Woterthed Sdence dewcribes the resseardh in
dutcit Golet et ol 200 3- beto o/ Vescholonhio org /ve e /OdbON ]

Zer Rubsin, PR, Serior Geomorpolegir Hydrologie
Pege 2
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01.15L&W Attachment 15

August [4, 2007

Ashley Smith, Planning Manager

County of 5an Diego Planning & Development Services
5510 Owerland Avenue

San Diego, CA 92123

Re: Mewland Sicrra Project Acoustical Review

Ms. Smath:

dBF Associates, Inc. was retained by the Golden Door Reson & Spa to review the
fiollowing documents:

#»  Draft Environmental Impact Report. Newland Sierra Progect.
State Clearing House Mumber 2015021036, June 2017

& Moise Repon for the Newland Sierra Project. Dudek. June 2017,
Ouir comments are presented below

1. The vehicular traffic noise levels for Deer Springs Road Oplions A and B
were modeled using the Federal Highway Admimistration { FHW A) Traffic
Moige Model (TMM) version 2.5, As stated in the County of San Dicgo
Report Format and Content Requirements (2009, TNM 15 an acceptable
transportation noise modeling software application

The Noise Report (NR) states “The FHWA Model 15 based on reference
moise emissaon factors for automobiles, mediam trucks, heavy, rucks,
maotorcyveles, and buses. with consideration given to vehicle volume, speed,
roadway configuration. distance to the receiver. and ground tvpe”. However,
the MR does not provide information regarding the roadway configurations
of Options A and B. such as roadway elevations, travel lane locatrons,
ground tvpe. distances o receivers, or receiver location elev ations,

The General Plan requires that noise be assessed at outdoor living arca

that meets specified mmimum anen requirements. for single family detached
dwelling projects, and for multi-family residential projects noise is assessed at
all extenior arcas which provide group or private usable open space, Ctdoor
living arcas include rear yards. child play areas. swimming pools. barbeque
areas, elc.

£
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Moige from vehicular traffic at amy given receptor location 15 dependent
upon such factors as the honzontal and vertical location of the travel lanes,
horizontal and vertical locateon of ousdoor living areas, and the presence of
imtervenimg structures, barmers, and topography. Since complete information
1% not provided in the MR or DEIR, there i msulficient information ko verly
the accuracy of the moise anabysis,

In the Mobality Element of the County of San Dhiego General Plan. Deer
Springs Road is planned for expansion 1o six lanes. The MR analysis of
vehicular traffic noise impacts b0 notse-sensitive land uses along Deer
Springs Road did not consider this expansion. Yehicular traflic noise impact
analyvsis should conader future planned roadway configurations.

The MR states “For purposes of this evaluation, the vehicle mix, speed, and
prosamily ane assumed 1o remann constant in the uture. Thus, the paman
factor affecting noise levels would be increased traffic volumes.™

1t is our understanding that offsite roadway s could be realigned for

Option A, Option B, and the Deer Springs Road expansion, Roadwan
realignments may move travel lanes closer 1o noise sensitive land uses.
which could furnther increase the sound level st any given location bevond
what would be expected from increased traffic volumes alone. Smee the NR
does not provide amy information regarding roadway configurations, it is
unclear whether this methodobopy 15 valid

Table 12 of the NR presents distances o offsite future roadway nodse
contours, However, existing and fubure Average Darly Traffie (ADT)
volumes with and without the project are not provided or sourced in the text
of the NR (a5 required by the County of San Diego Report Format and
Content Requirements, 20089), the Drafl Environmental Impact Report
(DEIR) noise section, or the Traffic Impact Analysis Report (TIAD
Therefore, there s nsuflicient information 1o venfy the accuracy of the
noise analysis.

In the TIA, Sarver Lang is omitted from the offsite operational analysis,
with the exception of the Dieer Springs Road / Sarver Lane intersection.
According to STC TrafTic, Inc. (STC), Sarver Lane carries approximately
20 1o 40 vehickes in the existing peak hour based on intersection iuming
movement volumes: this is equivalent 1o an ADT volume of 500 vehicles.
The road is namow, unimproved and provides sccess to homes, a church, the
Hidden Valley Zen Center, and businesses. Sarver Lane 15 o public road for
approximately 1,000 feet from Deer Springs Road and transitions to a
private road as i tums norh. Accordimg to STC, the project would add an
ADT volume of 6,300 vehicles to Sarver Lane between Sierra Valley and

AP A

UUV
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A
Deer Springs Road. 1t is our understanding that Sarver Lane could be
realigned up to 40 feet from its cumrent alignment.
An ADT increase from 500 vehicles to 6,300 vehicles would increase the 0-1.15-8
average noise level at any given location by approximately 11 dBA. As )
stated in the DEIR. a substantial increase is defined as: a 10-dBA increase. Cont.

or greater, over existing noise levels when existing and fulure noise levels
are below the County's Nowse Compatbility Guidelines and Standards. or: a
3-dBA increase when existing or future noise levels equal or excecd the
County 's Noase Compatibility Guidehnes and Standards.

Because Sarver Lane is omitted from the offsite trafTic operational analy sis.
it is not possible o determine the significance of noise impacts o adjacent
land uses as required by the County s Moise Compatibility Guidelines and
Standards and the County of San Diego Report Formal and Content
Requirements [ 2009). The TIA should provide existing and future ADT
volumes on Sarver Lane with and without the project. The MR and DEIR 0-1.15-7
should include a detailed rafTic noise analysis for the residential land uses ¥

and the Zen Center along Sarver Lane, The analyvsis should evaluate
potential noise impacts based on the forecasied raffic volumes and
proposed realignment of the roadway . The anabysis would likely identify
significant noise impacts and would need 1o identify feasible mitigation
I ASUNES.

6. For construction noise mitigation. the DEIR relies on Project Design
Features (PDF) 33 through 38 to reduce noise bevels o below 75 dBA Leg
ai the property lines of existing residences. However, significant variations
i elevation between the noise sources and receptors, and other factors, may
resull in unmitigable significant nodse kevels. Neither the DEIR nor the NR 0-1.15-8
evaluated the feasibiline and effectivensss of the proposed construstion
noase mitigation as required in the County of San Diego Repon Format and
Comtent Requirements { 2009), Therefore, there is insufficient information to
venify the adequacy of the proposed nodse mitigation

7. The location of material laydown and equipment mainienance arcas are not
sdentified or assessed. In addation, informatson regarding how these areas
would be accessed was nod provided. Therefore, there is insufficient 0-1.15-9
information to venfv mse erdimance compliance.

&  Powential airbome and groundbome vibration impacts were gencrally [
msessed at ressdential land uses. However, impacts to non-residential land 0-1.15-10
uses were not assessed and should be considered to prevent significant
Impacts
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Potential groundbome vibration impacts from blasting and pile driving 10
public and private subsurface water wells, septic systems and other utilities
were not assessed

. The DEIR states that several methods and measures are available to reduce

traffic nose. such as noise barmers, road surface improvements, regulatory
measures {such as lower spoed limits), and iraffic-calming devices (such as
speed bumps). However, the DEIR concludes thal none of these measures
are considered feasible, based on the assumptions that:

*  poise barriers would be constructed entirely within the County's
nght-of-way:

+  such barriers might not be effective due o the need to provide
driveways and other access points which would limit their
continuity and therefore effectiveness,

+  alihough constructing noise barners on piivale propenty would be
effective, residents might not approve of the bamers

The DEIR (Section 2.10.7.4 Cumulative Impacts) concludes that mitigation
of significant cumulative offsate impacts from project=related traffic nose
level increases along Deer Springs Road is infeasible, and cumulative
impacts would be significant and unavoidable.

This conclusion is based on incormect assumptions. During a site
reconnaissance, it was observed that significantly impacted land wses such
as the Golden Door, the Deer Springs Caks Mobile Home Park, and other
locations within the project arca did not have dnveways or other openings
that would preclude the consiruction of noise barriers providing effective
noise reduction to avoid a significant impact. The feasibality of mitigating
tralfic nowe impacts 3l offsile noise-sensitive land uses should be
reanalyvzed hased on actual conditions {roadway alignments, source and
receplor elevations, eic. ). Conssderation should be given to owtdoor living
areas that represem areas where frequent human use occurs, or is likely to
occur a5 discussed in the General Plan and County 's Noase Compatibality
Guidelines and Standards

I adclatioi, neither the NR nor DEIR provides supporting evidence that a
noise barrier is not feasible because the sumounding commumity would not
consent 10 proposed off-ate mitigation, even though requirements for such
cvidence are outlined in the County of San Diego Report Format and
Content Requirements { 20089),

June 2018
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I, A ruan;d:h.xls of all direct and mdirect vehicular traifie noise impacts and
mitigation would be required for new and revised traffic volumes contained
i a reviged TIA

This concludes our review. Should vou have any questions regarding the
information provided, please contact me at (619) 6090712 = 101

. Fuller, INCE. REHS

Attschment: Resume of Jeffrey [0 Fuller

AP A
WS 1.\)__,.-’
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JelTrey I Fuller

Professional Credentials

Bachelor of Science, Environmental Health, Unaversity of Washington, Seattle, 1981
Registered Environmental Health Specialist (REHS), California, #4628 (1981
Approved Acoustical Consultant, County of San Dhego

Member, County of San Diego Nowse Policies Peer Review Group

Member, Institute of Moise Control Engineering (INCE)

Former Member, FHW A Transportation and Research Board (TRRB)

Member, Acoustical Society of America (ASA)

Fosmer Member, City of San Dicgo Noazse Abatement and Control Board

Special Cualifications

Principal, dBF Associates, Inc. (March 200 3-FPresent)
Moise and Vibration Services Group Leader, San Diego, California (2005.March 2013)
Manager, URS Corparation, Noise and Vibration, San Diego, Califorma 1996.2005)
Semior Acoustician, Opden Environmental and Energy Services Company,
Gan Dicge, Calilformua (1989-1996) 0-1.15-16
Mose Abatement and Control Admuustrator, Cily of San Dhego
Building Inspection Department (1981.1989)

Mr. Fuller has moge than 34 years of expenience in noise and vibration assessments and project
management. He 15 responsible for project planming and preparation of nose and vibration technical
studies and sections of CEQAMNEPA documents. His responsibilities include the assessment of impacts
associated with transpomation (aimports, helipads, railroads, and highways), residential and mixed-use
developments, commercial/industrial, energy (power planis, wind turbines and ol and gas facilhines),
recreational and military projects,

Mr. Fuller's technical capabalities include the use of the computer-aided noise prediction models designed
by agencies such as the Federal Highway Admimstration, Federal Aviation Admimstration, and
Department of Defense, These programs are utilized to predict nowse levels and 1o design and evaluate
effective memsares to mitignte noise mpoacts. Additionally, he frequently uses various sound level meters,
desim eters, and spectrum analyzers for conducting nose-monitoring surveys. Mr. Fuller also prepures
industrial nodse studies for compliance with OSHA and Cal/OSHA requirements, structural noise studies
for comphance with Califorma Admimstrabive Code, Title 24, Noise Insulation $andards and US
Department of Housing and Urban Development Guidelines, and assessments [ or impacts o wildlife, He
has directed wildlife noise and vibration mitigation monitoring programs for the 1.5, Fish and Wildlife
Bervice
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0-1.16 L&W Attachment 16

&

August 13, 3017

« @,s‘s'
Eathy Van Nesi .

Golden Door

General Masager,'Chief Operating Officer
TIT Deer Springs Road

San Maroos, Cabfonmila 93065

Subject:  Traffic and Transporiaticn Comements
Pwelarsd Sicrra Trathic bnpaet Analysis Reparl and Aitociated Traffic Tochries! Studied

Dear Andrewn

STC Traffic, inc. has revieveed the sin B traffic and trareportation relabed fecheical sbudbes prepared for the Resdand
Senra Propect Fod ronmnenial Impao Regon:

®  Section 2.13 Transpoeation ard Traffic [June 2017 Newland Skera Draft Environmental Impact Report]

= Appendix Rle & Rlbc Sierra Traffic impact Anabyii Begoct (May 12, 3017 [heneafiar “TIA"] and technical
AppeRcE

=  Appendic B2 Newland Serra VAT Analgiia bo Bespond bo Respond to SBTAE [Febe B Peers, February 3017}

= Appondix BE: Kewland Seera TOM Pragram = WMT Redos tian Evaluation (Fehr & Peerd, February 2017)

&  Appendin B4 Transportation Modeling for the Nesdand Seerra Development Technical Letter [SANDAG,
March 1, J1T)

& Appendin HH: Newlssd Sieera Parkesay Fessib@ity Study (FuscoefLLG, Jure 200 7) [reveafier NP Feaibelity
Shuhy®)

= Appendis B Newlied Slerrs Project Altematives Traffic Anabysls [LLG, May 2017

3TC focused cwr review of the fechnical apprcach and pliance with reg | and local dards, a5 well a3
eondisbenty with t1ate af the practics raraariatian plinning principles. Wa hive sha feviewed and comparsd 1he
dogumenly Agsinid ane andiher for ¥ in hpiis et logy and findingt. ANl commenti on the
doruments listed above are summarized In the following: key lssues:

1. The deseniglion of Deer Spings Road Oplons A and B are shosdsistent Uhnoughout the TIA [LLG, May 2007):
The: T identifies two potential options for Deer Speings Road from Sarer Lane to e Rock Road:

Orption A: Two Lane Commurty Collechar
Option B: Four Lane Magss Road

Page 4 of the TIA siabes that Opticn B improses Deer Springs Basd fo County Public Rasdy Ssandards for & Four
Lane Major with Cosviinassus Turn Lanes [4.18) and states that “Linder this Opdion, no segment of Deer Sovings
Rood would be reclessified i the Cowndy's General Fian™. The County General Flan desgnabes 1hest roadvwiry as
& B-lang Prime amecial (6.2} Ahbough net cleardy saplained @ the TIA, the NSP Feasibilty Stedy Tor anm
anprnative read alighment (Fuscos, June M 7], chearly itabed shat:

STE Tradfic, Inc.

SEAS Aernic Dncina, Suite 1420 | Carhited, £4 90008
www slchodfic com
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I Wanhe s
Auged 18, 3007
Fape 2 of 18

“THa weimare wisipaing of P raod ro 8 Ll g o af capaciey [eo became 8 8.1 Prima Arterial] s identified

by the County's Mobiley Clamant fo Sccommodone Ghaaad Pion Buddect Condifians, howdar that
chotiifoation b Aot rbguined Bo mitigete the Praject’s donct and Jot. cts, ead Ehinefiond, & ot
mvapored or analyred by the projed”.

R ikl be nctid that in the TIA, Rutere Tonecit volames along Deer Soringi Rasd were analyied wiing the sin-
lamm Priens Artasial (8.2} General Plan classfication for Sption B, not tha fourlane major moad (4 18] propossd
fior Option B. The TIA détermined that thi so-iare prime stenal cassificataon would provide neffusnt capadity
fior tha future forecast wolumes skong Desr Sprngs Road.

Ascording to the County of Sam Daage TIF Transpomation Nesds A nt Rapoet |Saptembar 2017),
impeoamants ta widen Dear Springs kosd 1o 3 s lans Prima Arerial (6.2) & sstimared 1o cost approsimataly
S0 milkon (Appandis &) and thess improvements are net TIF sliphle (Appends B, Appendi €. The
justifiation for not wsing mitigation funds & dated in the County desurmamt

“T b Colifprnio Mitkpation Fee Agt... prrvevts money colinohed from new devsiopment, vio o fie progrom, ho
Do ipnd o oddnedy asling cefacinicind.  Naw divek I wilin tie County is 0l0 aof responsibie for
midigating oot v bempeac, kb et grovdh cuduide Phe Eoundy™ = poge 4 of the Cousdy of Tem
Brgo TIF Transpartotion Needs daseaament Report

Therafcire, if tha Mesland St project & not going fo condtruct th roadwiy to it witimate dadafication and
TI# fundng camnot be wsed, where wil the funding for the future widemng come from?

Az yeavad pracausly, ton Dear Sanngs Road sptisas nr 2onsidarsd B prajest maigenon |Maiganian hsssurs
=11, page 155 of the TIA], Ogption & i modeled in the TIA snd determined 1o provide ket than sdeque
capacity o mpet the current dermand and profect impacts and would result in a signicant and unavosdable
bmpaert. T relors, Siptlon B ax deccrlbed bn the TLL 3¢ 0 408 {Rajor rosd] clasffication, b e fad 2 abis
R mitigate the impact to bess than signfcant, Optsom B wioukd add one addtionalllass in ad-ch dinection akeng
Dwar Springs Rowd cver the 1.18 Community Collector. However, the dasly traffic volume for the four-lese
conbagu ralsn proposed lor Dption B i not medeled inthe TIA. Instead, ihe TLS modeb the General Plans s
lana Prima artasial clansifeation far Dear Spring Road . Wit wewing the madaling for Dpticn B faur
lana Major Road chsification, it i not possible to detarmine f Option b adequately mitigates the propct's
wrvprchs 1 D ¢ St s Rosd.

s Table 15-6, which & the anly tabls whers the Option B B preasnted, the volume Betwesn the two lss
Commmunity Collector [27,600] for Option A it the wame ¥ the Tour-lane Major Road (17,600} for Option B This
s mconaistant with ol slatamants in U TIA and with fundamantal princigles of trenspertation planning.
On pags 143, the TIA ctates tha

i v Sncings Rood waivre Built oUF a8 el sently Shomn i the Mobdty Chamant, Hhe addions! copodty
mvnilably an Lhe reod i lorscasied fe heor the effieet of afirocting meve wrhisly idips along Far rosd .~ -
page 143 af the Tid

Theesehare, it can b inferned that the four-lane configurathes in the 4. 10 clasafication thould sttrat sdditional
trigs tor Dwer Springs Rosd. Why then dows Table 16-6 show the same volumes for Option &' teo lne
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I Wanhe s
Augmd 18, 3007
Fape Bof 18

Cammunity Colector and Opton B four-lane Magor Boad? Invlead the conrsion om 218 bod. 18 rewlls
9 3 incrnaa in Eapainy from 19,000 vehicles par day 10 57,000 vakicles par day, a5 sated in Table 5-3 of the
Tha (page 42], whith includas the County of San Diago capscity thrusholds by facility typs.

Wiy was the 4.18 Major road not evaluated inthe TUA # it is press ted as ona of the two opticns on paged of
tha TiA?

B Facd, mna by conducied in Uhe HIP Feanibility Sudy for an atemative akpnment thows that improving Deer
Springs Road fromn b lanas to fowr lanes increases the daily traffic volume on Deer Spnngs Bosd, In Takls 4
of the MEP Feabilty Study, the daily traffec voluma along Deer Spring: Bosd increanes from 21,600 wehicles
peier day 1o 33,100 vashiches par day whin Dadr Springs Road & widended from two lanes to foer lanes, The NEP
Faasbidty Sl o frates that the sddtonal capacty bl weith the potental Meakand Seere
Parkwary would create induced traffic, which is consivtent with the findings in the TLA that providing six lanes
an Daar Spnngs would mdacs trafhie. Howaver, Tabla d of tha NSP Faasbility Study ihons that # you widaa
Daar Spsings from b mnes 1o four lanes, the amount of induced traffic sttracted to Deer Springe incresses by
11,300 tr@s per day, whan the available capacty aleng the Newland Serma Farkaay prejisct remains the = mie.
The recsdel data generated For this snercise demorsirates that i four lanes are prosvided on Ceer Springs Road,
tha volume wodl e fpct eeceed the forecast volume presesied in the TLA o the two lane Commumey Colleotor
Alarratne,

Thes Tia abould have prosdidaed vwolurman for s four-lene Magor Bosd o propossd in Option &, which the traffic
Audy indicates would fully mitigate the project impacts slong Deer Springs Road. Because the TIA does mot
rowide the traffic valumes of the proposad confipurstion fior Oiptcs B, it 4 unknown wiat impects would
el from smph bt vl ol euiction of Option B and what milligation may be meguined. Asswming that
Option B would result in the same volemes a3 Optics A, &5 cocurs in Table 16-6, anderestimates Opticn B's
FrpactE.

1. The pojecd bip reducion Fsctors amd josiflcation for the Intern al big reduction everbate the appllcable trip

redduirtisns.

Thir profect 58 k& currently vacant and m the langely undeveloped portion of the Cowenty, located ot last six
il dwiy g the neanel tranil dalian. Hevwesd, Lhe TI applied trig reduction leckar bhd peilifcation far
1 irtarnal trip reduction a1 f project had similar charactanisties 1o @ projact in @ Smart Growth Arsa. This
approsch dsd ritites Trip neduction, bl e the propsct wowld not have The same sttrectivéndss for intamal or
i By brip that & simalar progpect in & move urbeen setting may have. According to SANDAG, the defeition of &
Smart Grewth Anea s as follows:

“Frrvert prewth i @ compod, et Beobin, ond emvrcamentolly peasitive urbon diresiopmed pelienn, it
Jorupes furune geossth ond Ll desslnpement cinee o fobe, peasicer, and pobly fociltes ie moarimie the e
of emirting infrostnactune ond BrEMNA ODE TEE0T BOG RENEDY FETOWITEY,

Srmarrd gremd s hasoederieed by mave sompaed, higher deasily developement i ur banued g veug ot
fhe regian Bhat i wallahie biefrieady acar sublfe tAoatk, asd pramabes gasd famsuniy deuga
resuks in mane housing and frovporarian ehoines for thass who Due sad woek in these anvan. This plassiag
aiveach o Bt By the SANDAG Smart Growth Canteol Maw FLoacasl Mag). " — SANDAL T Magding
Emort drovdh in The Sor Dirgo Argion Foct Sheet.
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I Wanliess

dnged 11 3047

Fage d ol 18
Comparing tha prop and the i | trip £3 prure 18 Sman Growth Areas in San Disgo i simply inaceurne.
A datcribad wbova, thie pRojct’s rursl LEETsn i B Brks with Current ke deRaty ot contistent with § Smart
Grernth Area. This di aned Garmg shaukd be d Frem tha T
Dxtneusaion raga ding this praj e 3 misaed s tovam canter should also ba mconsidened. Tha projee

is largaly readential The Projec proposes ondy §1.000 sguare feet of recadl develcpment proposed 1o sari
L1385 homer. The! commercis] development would not be built out until Phase 1 of comirection, siter
approvirately 1 B0 of the recidential unix heoe aleady ba. pleted. Ak a , Ay mised-uce cred it
showkd not apply for the period of time pricr to scheduled completion of the o Itown center. The other
proposied mined ube i @ sheatn schaol site. Hower, the school SRe dous mot have a committed oocupant and
Uit 13 P Cortimenby @ s Pemn] veuled e batmd thare. The progect o handlp msed use. [nlsc, e grae: wthes
e comemunity will make walking and bicycling to snd from the town center challenging. 5o much 5o, that the
preghst Facammands alactie bisyels shanng ta T =] ta bike b daiti Dhids &5
topography of the community, the ganersl climats in inland San Disgo County, and the distance batwean most
residential units and the town center and school, i i highly probabie that the majory of the trips within the
community will bs auto trips. Ahkough thess trips may not reach Cesr Speings Road, thess tips should be
wrrounbed for in the overall VIAT ag vell @ d ] g ol ing the imterna | cirybaton iversection
Leuliec conlecd and roadwiry cazadcabons, F these Unps were ol mchuded in U mlermal snebyai, the bevel of
serics, selection of LiaMhe contral and roadway clieilications miy be intcrrect and may nol b adecusta be
prowids the necersary capacikty wkhinthe commanity, Thizinof particular concarn near tha Tovwn Center whare
mos than 57% of the profect trips are forecast 1o ootur,

The trip generation for the site inchedes Lrip reduction lectors, 1L ol cear in the inbemal ceoulation wedios
of thie TIA if the peak hour or daily traffic valumes withis the communiny were used to determing the roadvwry
elueifications snd interection traffic control Becaute taffic velumer 50 the sudy intemaction: sre Ast
premcied,

Curmul Enalyuis app L A the woh of Ui tradflc in the region.
The Tha states that & tworFtep process was condwcted to sdd cunralative trips to the esisting conditions volume.
Bop 1wk 10 use the J020 model to determing comulative growth. The TLA states that:

“Th areisting traff walumes weene dieducred frovm i Vear 000 vl 1o aleods tihe cumulonier rogfie
prowdth fanecast ™ - pogd B2 of the T,
The appropriate methad to asess the prevth vould Be to taie the bassling F008 madel wnlume and subimet

it volures from the D010 model volume to determine cversll growth in the region. Then sdd the sdjeited
Erewth = sdjurted from 200E Lo the vesr the Uraffss counts were colledied = 10 U maiiling comd Riona,

Theredore, the method by which the basel [ vol wene establohed bincorrect. This flare in the
Bnalytis may B4Tect the numbar of intersections opemtng st deficant bevls of senvice shoukd the suising phe
lative gk projet vel weilhin the study area be wnderstated.

Tha TLs's second sap in the cumulative praject forecast b the addivion of projacts not includied in the SANDAG
model Table 5-1 in the TIA includes & comprahinsive bt of all projects considensd &5 bamulitive projects i
the TI4, ks there & msufficient information to determine which of these projects were included in the moded
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I Wanhe s
Auged 18, 3017
Fape 5 of 18

el whigh wwen net. I addition, Table -1 doss ref includs the botal numbes of daily irips genereted by the
PPOJRETS iRCludad i Th UM ULIERS BrojCE laT.

Figura $-1 of the TIA prasents the tetal Cumulathee Vobema added t the rosd wbwark for the 152 i
in the study area. Tabls 5-1 of tha TLA startes that the cumulstioe traffic svalusted in the TIA includes Lilse Hille
Ranch, which ks forecas to panerate 15,151 erips parday. Azcording o the {ac Hill Ronch Traffie impacr Srudy
(Chen Ryowm, july 20051, spprcximately 30.2% of the tnips from this ske are assigned 1w 15 south of Gophar
Canyon Bosd, Thn iv equivelesd o approximabely 4 576 sdditional vehicles per day on =15 betwesn Gopher
Canmyan Road and Deer Springs Boad.

R ving thi frisieasy ol ntied i tha TIA, thaa ks 3 forecast increade of 2,060 vahicks par day whan
e Exmbing Freawey Volone of 127,000 [Fygure 4-1) o subbrecied from the forecast Exating plus Cursalaton
Volume of 129,060 vpd (Figeane 53] between Gopher Canyon Road and Deer Springs Road. This s bess than the
A5 vabatulas volirs forecast i the Lilse Hill Rench TIA By undarvtating tha voluma of t g from tha Lilse
Hillz Ranch progaet inthe cumulitiee impact anakyzin, the TUA ondarctated the fumulative impadt 13 1-15 snd may
alka aftect the volumes on the ol readway network, Tha incensistency in volumes alang the 13 cormdar
suggpens that in fact the cumulstive trips sere not socurately eoalusted in the TU

R abuld alse be noted thal U daily traf volumes skong 1-1% for the 1020 condbson o reported n the Tl am
nol i vl i 2 by dabla on the SANDAS waebdia for tha Serees 17 2000 condfions.
A review of the SANDADS Series 1} mocdel voleme on the Tenporstion Forecast Information Certer
(TRIC sandag.ofg) wabdite, the variations in volume along tha 15 freeway by 2020 are not a5 bigh as those
prassantad in the Sebrs Propst TIA

Therefore, sddtional information should be prerdded inthe TIA tr
= Clearly ientdy the kcation of the cumulatve propcts
®  Clearky identiy the trip g far the lathin pregeet #
& Claarly identify which progacts am includad in the SANDAG modal amd which proghcts vesne
rrnaria By a i

The project’s cumslative impects snalysin bas found significant impacts on 105 from Okl Highwey 355 1o
Pomerade Road, bt the developer dows not propow aoy mitigation for (s added mainline congestion, A the
frasvay bacomas s sfcient, mar vahizlsn will abandan the fesway in fvar of vurkics strest routes
thacaghout the ragion, which curmently pocens along Do Springs Road and Gopher Camyon Road. ks impormant
1o proveds @ comprehansive Bnd scourate dsessment of the cumalative vear volumss and the cumylatie
impacts in order to by able to fully eval hather the b of p wally img d cudsce drpet:
mnmkyzad in ths TIA shauld ba scpasded dus 1o - | o sus theaugh srips. Thansfams, wekoor
complete and sccurats analyie of the cumilative vear volumas, the stedy ares for cum ulatve imoects may b
oty himited.

The Mountain Meadew TraMie Fareeast s Mot Reasanshla,

Thas ThA Compares Tued Conditions. for the Cumulathe Conditsns: one with tha b i Mo

and the other without the M Waad i Ik in Meadow i b d on the et cide of |-
15 ewtmndesg sast of Deer Springs Rpad, A corparnoes of deily volumes [from Figures 90 and 9% of the TLA)
whow the knlloedng
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= Without hMountain Mesdow Connection Cumulathe ADT Yolemes: N
On Mountsin Maadow |sast of |-15) - %00 vpd
On Deer Spring: Rosd {wett of k1%) = 2,600 vpd

= With bk Pelmacdar G Cumulativs ALT Volemes:
On Mounksin Maadow |sait of 1% = 1000 vpd
On Dear Springs Road {wast of -1%) = 5,100 vpd

R & unchiar howtha of Mountain Masdow Road to the sast of 1-15 can increaze tha cumalative ADT 0-1.16-15
volame on Deer Springs Roed by T,500 wehiclen pev day when the extemaon mesulis in an inoresse in cumulstive GDHL
ADT volume on Moureain hleadew of 100 vpd.

Tharefors, additional nformation should be prosieded 1o explain and validate these forecast cumulatve traffic
el Baied on bhe incondiiesd informstios provided in the TIA, thers ik uscerainty abood the scosracy of
e brathic wolurmes forecast along Deer Spring Aoed, Meuntain Mesdicoor Roed, and the anshpin of the impaciy
Thrugh tha 15 emarchangs. insceurses velumad may reul in imgacr: nae claarly idamtfiad in tha TIA.

5. Horlzon Year Volumes sre flawed sad undersstimate the volume on Deer Speing Road,

In addition to evakating the [xivting plus Cumullstive plan Project condiionn, the project sho evalosted the
Condtiond under General Flan Buddout. Wharas the seting plus cumwlative plus project condition raflacts
progects thal are antepeied bo be cotopesd = U sead baim o by he progect opensg yesd, the Genersl Plan

Surs the buidout of ol ph d lard s included in tha (s | Flan. Theie volames shou ld akio comidar
developmant planned in the surrounding communitien of Vista, San Maros and Dcondida,  However, the
Genaral Plan walumas for the Oiptiaa & Condition st raportad i Takls 11-2 of tha TIA (feracast for tha Gansral
Plam Update, wsing Series 10] are kower alon g Deer Springs Road than the volums forecast for the Exsbng Flus
Curm lathoe Pl Project Violames:

Long Term | Leng Tem
[zisking Plus | Option A General Plan (Ho
Segmant of Exhiing  with | Comulative Plus | (Re  Mountain | Moustain

Daaer Springs Roaed: Progect ADT Project ADT Pl o] Pla adow] D-1 16-16
City Limit b Sasver 6,990 30,190 28,240 38460
Sarver 1o Mesa Rock 25, 000 17 600 25,450 a5 sant

Masa Rockto 13 35,950 4,750 52,540 e
Huir.

{1} Under the Horizon Year General Man condition, the volume betesen Sarver Lane and Mesa Rock Road
highar than thy weluma an tha sagmases cennseting boch aam and wes of thes sagmant. This iz the snly
study popnarie whieie the volume between Sarrer and Meis Rock i higher than the tomnecting oegrmenti.
R & unclear where the increxe in velume i ceming from ghvan U Kr-dansity land wses along the Deer
Springr Ensd corridor

The Serees 10 model could fot be re-run o Bhe General Plan, therdlore e Seres 13 model was wed 1o
daranming & "parcant chanpa” in valumas baraaan tha S-lams Prima snd the 2-ans CaBacmar, Tha madal runs
uad to determina tha parcant changs am not provided in the TUA, nor ars the volumaed far the Sera 12 medel
man.
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Whsng this mbnul rethod for sdpeiting the volume for Deds Springs Road, the Withaut Mauntses Mesdow ad &
2 lana Collacton |Option &) ia forecast daily traffic wolumes is 25890 vehicles par day with the project, which i
et than the volume foercast for the Existing plus Cumulative plus Project condsions. The project B fareeast o
ardd approeimately & 800 vah icles par day to this sepment of readhary. The ssabyab s the TIA s gpes thad the
volumes adjmed by tha consulamy to reflect the Ganeral Plan “witheun Projecs™ voluma is 15,890 vahicles par
Ay, which i rearly the same s the emmating conditaon volume, Theae manual sdjustments hive Clearly under
wtimated the volume of ralfi dlong Bver Springs Rosd. fa the propoued project & Jeseal Flan Amendment
and iz forecast to signficantly impact 1ag of Daar Springs Road, the wolermes slong Deer Springs Road
thauld b updated to reflact 3t mini raaronishls fi frowth slong the comidor and identiy projact
mpacts aad roadveay classifications Based on mone ourmest snd socurate model forecasts,

Themfore, the volume forcst for the Long-Term Option A (2-lane Collector] condiioam under estimate the
wolumss of eraffie along Deer Spnngs Basd. The wlumes sheuld be revasd to refleet reasonable prevath slong
Cwar Springs Foad of 8 ressonable axplasation of this reduction i@ tigs showkd be deary decumened in 1he
T,

Long Term i y Ainahyui Iy Misaling Sag of the 115 Corrdor

The Existing, Existing Plus Project and Existing Pius Cumisiatiee Ples Project amabyses of the I 15 corrsor svaluate
sagresety fram the Rrarsds Caunty Baundary ta Caming Del Mo totaling approvimataly 17 milss. Tha kang:
wrm condilon walwe only three sagmants of the I-15 corridor from Gephaer Camyon Road w B Mo
Parkvery totaling approximately § mibe.  No juitdication for this chengs in fudy sres 1o omit volumes forld
miles of freeway & provided in the TLA

Therafors, additional analyss i needed 10 evaluate the profett iImpacts akong the kingth of the 115 Cormdor
from tha Rivarside Cownty Boundany to Camino Del Norbe. | & curreatly not e B vz thes pobsntasl
wpacts o the sag ments omitted fom the T Simlar to the deid s e B3 aboo, witboul apgeropate data,
the study area for impactsd surface streets may be rspropery mited.

. Leng Tarm Frewway Anabysls b cthy Imgrav Induding L Managed Laews In sach direction

Ery year 2050,

Tha currant configuration of 15 consists of 4 mised Flow [anes in sach directson from Gopher Canyon Road to
1 Mot Parboiy. Tolshe 113 of the TIA i hucbis 4 e Plow Lt o 1 e Lol it e h i abong
tha 1% eorridsr from Gopler Caryon Foad 1o E| Norbe Paricaay. Miigrtsn hiesnne C-24 on page 204 of the
Tia srate that “thane it na Calirant program in placs ba implemant the necatiary improvemants inta which the
propast could contribute a fair chare”, Tha regional transgertation im provemant program (RTIF) indicates that
Inprrvemets along he 15 corrdor north of E| None Parkwary ane mcluded in the 2050 RTF and estimate ot
approximately $1E to complate. A1 the time thee weure prepaned, M A was denigd by the
voters ard the sddnoaal fumdag nesded for paojects e the |15 martharn corrdar impraeEmants FEmEs
wrfunded.

Thuarabirm, # v bl b Ehe iresg e g e | 15 cor rickar since bha project proponent
it naxhar wiling to pay B fair sRars towsrd the improvemast nor is the funding serurs s complats tha
- 1 in tha for hila future
RTC-619
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& Intemal Aorass Lacky seflsiont infaimation 1o avtast apad Jtoas.

N | volumes e prevseed for imtersaniees within the nudy sre. Tha peoeet preposes prirarily ves
Fireet stop controlisd imtersections throughout the project including the scoess the school site nesr the towm
cantar, Ghvan the sssumed sched population of 335 students (page &5 of the TIAL W R contrel aed single
poinl of scdesd Lo the schadl e may el in traMic mpacts dnd queued vehiches slong Meda Rock Road that
mre not gurrestly described in the TIA,  Dwialled ink L egarding traffic wol For all | 1

Therslore, the TIA prevides insulficient isformation Lo verily the g irg @t the inbernal inlersections B
SUMIELRAE B e Ehe Pnceeast tratte o it Ehcrim i e P At I paak o imtarieetion tuming
masamant valumes s hould ba prevvidad in the epam 1o vanly the volums, auses and analvis conduetad in tha
A Shaould the quesed akong Mess Rock Robd exténd te Dedr Springs Road, the impacts of the intemal
interarion operation could mpadt the few of raffe on Deer Springs Road and the FIS mterchanpe.
Addnmeal information B aecewary i wndersnnd hes the ugnal speratinng slpnal sparing snd sigeal msng of
therie closely spaced intersections along with the Intersections through the interchange will cperte ghan that
S0 inberoections ane kocited within the County and others will be oparated by Caltrany.

Sarver Lans b Not Adequately Addreased in ths TIA.

Sarver Lane i omtied from il off-ste operaticnal snalysis, with the esception of the anakysi of the Deer Sprsgs
Road Sarar Lans intarsetion. Carvently. Sareer Lins earnas spprosimately 20 to 80 vabee b o the peak kaur
Baced onintamestion Wrning mevementvelumas. This s sauralent b lass then 30 vahche par day, The resd
15 Ty, wnmpraves and provides aces 1o homes, & church, @ Zen medtation center and buisseiies, Janver
Lanw i 3 pukilic road for approsimataly 1,000 feet from Deer Springs Road and tramsstions to 2 private road a5 it
tarmy morth, On page d of the TiA it stebes that:

“The Sanasr Lans indevanctian of Deer Springs Reod will b sigralied ond it propeied b be 57 foel wide of
P daderanchion da provide ane noctbbound kane and' feo fials d dorvvea, B diaring Poa widlh of 40
fit of pavemant, then tranatianing 1 & widkh af 24 et with 1o parking wiehin the Praject™, Poge 4 affthe
Trafe impact Amshais Ragodt.

Tha TA svaluates the volama of traffic along Sarver Lane in the analyis of the internal conditions. Table 13-2
of tha TIA kdantifius Sarer Lang a5 an intarmal Roadway Sagmant, with 3 classdeaion of Light Collgerar (1.2}
According tovhe County of San Diego Rosdway Ssandards (March 2002), a Light Collector [2.2) bas o pavemant
width ranging from 18 Teet {with reduced shouklen] 1o 54 feet when 3 nsed medan & provided. Baved on the
capacity secigned in the TLA to Server Lans, the mport stcumes Sarver Lane will be construchsd to the 130
clazsification with a daily capacity of 16,700 and 3 pavemant widhh of 40 fest. Howewer, st dewcribad in the
paragraph on page 4 of the TIA, porions of Sarver Lans will ba 24 fest hiading into the progect, whch is less
i Ui i lbirevalbite il o durls walth faod dvy of Ehe Light Colbertos ool st mivich wistbudbind o Qs Cimastily Slrdel
Dasige Msnual,

Tharefora, the TIA everstate: the capacity of Sarver Lane, The anahiis chould ba revissd to raflect tha
iate clamsification or the roedway width revised to meflect County Standards.

b i
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In mddition, the TIA feib fo addes echfing eocei points along Serer Rosd that may be impacted by ke
widfigning of the corridar. Tha forecam volumg along Sarmr Lang with the project i 6,300 wahicles par day
MM?MMMFMM. lhﬂﬁlﬂm incrikte iy it MlMlhﬂ’llﬁ‘m
Wil

Tharedors, addnional analysis of the dirsct and indinect projeer impaces inchuding eraffle, maba, air gualiny. GHG
v CONMIUCTION IMPacts should b considened akong Sarvar Lane. Without khentifying the potsatial impacs on
Sarves Lane, it it not pomible bo debermine e significance of such impacts or propose miligation for (hem,

Project TOM program overstates trip reduction credih,

Tha peojact’s propoted TOM peogram cannot be relied upoa to provide the trip reduction benafit sssumed in
e TIA The TOM relrs beavily oo sxpesditeres by HOA of homme ovwaers and the longanity of thee prograe
is uncertisn The TDM progrem suggests that slectrc beke stations will badp offset internal trips within the
wemmunity. There are snaval eues with bike share programs in highly ssburban communitis

#  The cost to et the bicycle within the residential commanity may deter residents from taking this
moda bor local, neighborhood trips. Tha lowast codt propraim for sbectric bioycls share & curmently in
Ran Framchen, whers the rais for the new program i 3515 minutes for @ tingle vuer. Ins recideniial
mwighbardhood, why would somecns walk to o bike staticn to et 8 bicycls to ride o thair friand'z
hauia of o the market. Baded on the demity in the commuaity plennad, the cort asd time requined
B0 ront @ bl would axcesd Ehe tena and cost fo drive. Therefora, the lkebhood of intenal trips
AR Fep b rertal el bk o

= Bikm share i typicaily snd most sifectively used for first-laz mils connecticss snd i designed to serve
syl not femiles. Moy bl shane Tacilities reguire patront 1o be 18 years o older 0o wie the beopcle.
Bazed on the resdential and rural rature of the community coupled with the presance of a K-
wlamaniary wehool ke the family, & b likel; many homes in thie commaunlny would be Family ordenbed
Tharafone, bake share and slectr bins would serve & vary small portion of the population,

Tha TOR pragram Jugpare: itagrating cor shars inms tae Tawn Canter, ZipLar i tha caly cor shans program
cunrantly opsrating in Sen Dego Cownty nd the closes 2ipCer i located 81 Cal Stuts Sen Mercos. Currently fip
Car & mot present at the Excondido Tramit Cevtes,  Therefore, what s the buneft of prevding car chare in the
Tows Canter? The Teen Canter is not wallabls from the iry | dhes to location, clhmats, topogaphy).
Wiy wcarld e car share compary be interened is placiag up 1o thres vahichis in the vowm camter? These are
not clenry explaingd in the T Ok portion of the TLA and are incoasiment with Biely modaley choioes.

Sopph A O piaz and thair bemedtt are nuplsined in the falbnary 2017 Fabe £ Peare
Rapert “Maswland Sianrs TOM Program = VMT Reduction Dvalustion™. Howsver, the CAPCOA method and
parcantages are based on mesearch on mone urben emironmants and may of fact shests provided i the
CAPCO GHE Moigateoes M ies report Oheacly stale mai gl o b bl ils 11 @ il by Thes:
TOM msssures should sl not provide double credis far trip reduction cradits (1uch 83 mied wss or intarssl
capture) that in slrsady conxlarad in tha trp penaration for the project e, Page £ of the "Ousmtidping Grean
Houte Mitigation Maatures” statas the fellowing:
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“There ovw also resd richions an b oppliced ios of da vl ol amad| Feation fa b e, a3
foiena

*  Rursd Agglieation. Few smpinesl dwdidd ane i bl o dugpest aporaarisle VMT seduclion eaps flor
Wrategs implemesated ia o aremn Steategers Liely 0a e the lavges VAT redustisd if uns anes
WA VIO, BRMNCOMTUER OF ARENOTAY WOk SChiduler. ovd martl provivied OOMmuYVERR fwall
detign ond Bnd use dvrady [o encerapr intresiommunity el MEV artwacks may abie br
approprote for iavger Love orwiosmenis. Becoure of e Seited empircol oote A the rurod coaber,
oot saeeife VAT redvstios sarimotes shauld be palouladen

»  Bosplne Application: As discuised in previows srctions of Heis report, VT reduchions showld be appiied
tn a harelase VT spected fior fhe peofect, boed o the lnstihete of Trosspontotinn Feglurers” Btk
Edveion Trig Generation Manua! and sarociotid Bypical trip distosce for sach land use v Whine Lip
gl i reded ovd peoyecd VT presdclid by i progect Appdicowt cvw derinid frov ool sous,
ther VAT reductions must b odpated fo nifinct ony “diacownts ® alreody opplied, ©

Tha imternal trip redu etios creces ovarap with tha Lasd Uss Dysmiry TDM maansrs included in Tabls 1 of tha
Fabr & Poars repors. Daspine the density proposed for the project within the progect boundary, the surrousding
community i langely rorl providing few connects from the project site to cther ectivity oenaers thet would be
il by bicyche or by oot

Feally, the TOM program relies on prosiding informatson to the community in onder 1o organize 3 shutthy
program of carpooling. Tha TOM maeasures 9o not commit 1o the oparitse of 3 shufthe prograem ek Ber withes
e comenunity of onsecting Lo the Escondwo Trasd Conter. The TOM measunes sates the progect shall
“davelapand daplay” 8 thurtia sardies with b infermation mpaadeg e funding machBniem B SURRST TR
sardice. AR the tima the rapast was prepaned, transit sarvios was aot provided sad wes not planned to ba
ey Eo tha commundty.

Theredore, the project should provide 3 cost bewefit anabak to justly the TOW reasores a5 propossd and
provide & ressonable forecast of the TOM benefits gren the renal ressdential netere of this communy.

CLEOSLURE
Should you have any questions regandeg the information provided hemin, pleass contact me at [760) 385-8454.

Sincarely,
Traffie, iee.

Dasvers L Whisan, PE TE
Principal Manager

RTC-622
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Years of Experience:
23 years

Education:
M1.5. Civil Engineering,
University of California
Irvine, 1995

B.5. Civil Engineering,
University of Califarnia
Irvine, 1993

Unigue Qualifications
# Over adecade of experience
providing on-call f as-needed
services to |oral agencies in 5an
Diego County

® DOwer 15 years of preparing traffic
impact analysis reports for
development projects across the
S5an Diego County

Professional Registratiohs:
Professional Engineer [Civil],

California, 62562

Professional Engineer (Traffic),
California, #2548

Affiliations:
Institute of Tranzportation Engineers
[ITE), Post President [201.2)

ITE Mobility Task Force, Member
(2014 — 2017)

Women's Transportation Seminar
[WTS), Former Newsietter Choir

Speaking Engagements
58 743 Presentation to AEP/Circulate
5an Diego & ITE, 2015.

58 743 Sescsion Moderator, | TE
Western District Conference, 2017,

58 743 Technical Workshop
Moderator, ITE loint Meeting with
5an Diego , Southern California &
Riverside County

Professinnal Frcineer Fyam

June 2018

Dawn L. Wilson
PE, TE

Principal

M= Wilson has over 20 years of experience in preparing transportation
planning studies and traffic engineering design plans. Over the past decade
she has focused her career on preparing multimodal studies that focus on
balancing transportation and land use within the built ervironment. M=
Wilson has strived to develop a balance within her teams —encouragingthe
creative and innovative zolutions in mobility planning with the practical,
feasible design required in traffic engineering.

With a diverse backgroundin transpaortation planning, M= Wilson brings to
her clients a holistic understanding of the physical, environmental and
mobility needs in @ community. In addition to her experience as a traffic
enginger, she has worked closely with numerous cormmunity groups,
boards and commizsions on projects to build consenzus and ultimately
obtain project approvals.

Relevant Experience

AS NEEDED TRAFFIC
ENGINEERING/PLANNING

On Call Traffic Engineering Services [Menifee, CA) 2015/2016 -
Principal in Charge responsible far oversight of on-site traffic engineering
services for the City of Menifee. Ms. Wilson is responsible for the review
of all traffic impact analysis report for the City and provides engineering
support for 5TC's staff who provide on-site services twice a week to the
City.

Cn Call Traffic Engieerings Services {Cceanside, CA) 2015/2016 -
Senior Transportation Enginesr responsible for providing as needed
transportation planning support for the city. Tasks onthis contract include
review of traffic impact analysis reports and technical studies. Most
recently, the City commizssioned STC to prepare the technical analysiz and
final design for the Coast Highway Road Diet Pilot project.

RTC-623
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As Needed Traffic Engineering (Carlsbad, CA) 2015/ 2016 - Project Manages respansible Tor braffic engineering
tasks assigned by City of Carlsbad. Most recently, the City has commissioned Ms. Wilson to present to the City
Council the changes in the Tramsportation Impacd Anakysis guidelines 1o the City Council and to reviewfupdate the
SaNDaG traffic model for the City of Carkshad,

City Traffic Engineer [Del Mar, CA) 2011 to 2013 - City Teadfic Enginesr (o The City of Del Mar, 2 pedest rian and
bicycle-friendly municipality. Ms. Wilson is responsible for addressing traffic related concems raised intemnally by
City stalf amd by the commumity, many of which invohe ieducing wehiclke speed, mprowing pedestrian safety amd
reducing cut through traffic. When pecessary, she presents before the Tralfic safely Comwmission and City Cowncil
on key topics relative to tralic and parking.  Ms. Wikon was responsilide for project support and review of the
Camino Del Mar complete streets project, which ivolved narrowing a four lane divided road to two lanes and
comaerting exising all-way stop infersections o reund absouts, Ms, Wikson was active by imsobeed wit h the commmunity
on this project and assisted the project team with technical assistance on the conridos design,

As-Needed Traffic Engineering and Special Studies (Solana Beach, CA) 2010 & 2015 - Project Manager for
this as- peeded Trallic Engineening contiact. s, Wikkon has been pwadded ths conteact taice. Mot iecemly, she
was awarded in the contract in 2015 and bs providing RFP support, design support and technical studies to City
stafl. Her responsibiities in 2000 incuded a Parking Demand Study, parking signing and striping plans, a Traffic
Management Study, a Speed Survey, 3 Mop Sign Warnant Anabysis and a Traffic Calming Study.

As Neaded Project Management Support (Carlsbad, CA) 2015 - Project manager resparmible for praviding on-
poing support to the Traffic Enginesring Dvision at the City of Carlsbad. Tasks compleled under this contract include
rewiew of traffic controd plans and traffic impact anabesis reports, special projects such as LO% methodobogy
camparison bor GMP imtersections and bikewny désign guide Bnes.

As-Needed Third Party Review Services (Carlsbad, CA) 2003 to 2015 - Project Manager for on-call sepdces,
inc luding review of five majos traffic impact reports fos the City of Carkbad, Ms, Wilson presented The staff re po
to the Planning Commission and City Council meelings and provided Lechnical suppart during U puldlic revies
and public hearing process for each of the fve projects.

CORRIDOR & MOBILITY STUDIES

LA Grade Crossings Project [LA Metro) 20152016 - Task manager responsibde for the evaluation of the traffic
signal and quewe conditions at over 150 il crossings in Los Angeles County. 5TC i a member of the AECOM team
respansibide for evaluating thie need for impoovements, intuding possible grade separation, § 150 crossings
throughout the County along the Metro rail Bnes. Ms. Wilson will lead S5TCs portion of the contract, wihich will

Inc hude foeid Imeestigation at the top 50 locations, preparation of technical papers and support for methodology
documends, and final design plans,

Montgormery Grade Crossing Study (Encinitas, CA) 2005/2006 - Task manages tesponsible lor surveying
pedestrian and bicycke conditions near the proposed Montgomery Grade Crossing location. This site was selected
alang the NTCD right-of-way for a patential pedestrian/bicycle grade crossing.  Although the City had @ one time
considered this bocation for a grade separated pedestrian crossing cost of the mproverments lead fo
recorsideration of the propossd design. STC is 2 member of the HOR feam hat will prepare mol anky The grade
g, Crossing stidy, but The final design of the at-grade pedestrian crossing. In addition to being responsible for the
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pedestrian and hicycke activity report, STC will prepare the final design for the signing and striping improvements
abong Coast Highweay and San Elijo Road upon approval af the grade crossing study theough the CPUC,

‘Waestside Mobility Project [National City, CA) 2016 — Principal in Charge responsible for the development of
concep plans and recommendations for pedestrian and bicycle improve ments in this Specific Plan area, 5TC
worked with the City of National City to prépane 2 SANDAG Smart Growth Grant. The pesulls of STOS eflorts kead
1y 5245000 in grant funding for design and over 52 m in comstruction funding 1o build new sidewalks, traffic cinghes,
by b facities and pedestrian scale lighting. Ms. Wilson will help lead the design efforts and ensure that
pedestrian and bicycle improve ments meed the community needs and meet current design standards and best
practices,

Third & Fourth Streets Traffic Calming Study [Corenado, CA) 2015/2016 - Praject manages responsible far
preparing the teshnical anakesis and commanity outreach far this high profile project. Third and Fourth $teets ane
by one-way corridors providing access onto and off of Coronado sland. For years, residents along these comidors
T expressed conteins abiid ralfic volome, speed and cul thiough sctivty, As a resull, the Tramsporlation
Commission requested a technical study that evaluated potential atte rnatives and solutions to improve access
acposs Third and Fourth Streets for all modes, reduced traffic speeds along Thisd and Fourth $treets and improved
walking/t rave ling environments along the corridor, Ms, Wilson led the project team from initiation 1o project
completion and continues to provide project support in the way of ad ditional technical studies and design.

San Marcos Boulevard Complete Street Study (5an Marcos, CA) 2014 = Ms. Witson served as project
manager Tor this project poior 1o joeining Fehe & Peers. As a Senion Associle with oun firm, she continees 1o
provesde a seqof raflic enginee ring role respoisible for oversight of community outreach, technical review of
multirmod a anabysis and project management. This project focuses on developing roasdwry alter natives 1o improve
pedestrian access, biopcle connectivity and increased public open space. Project team tasks nclude conducting a
st i 3l bevel of service analysks, VISSIM modeling and conceptual engineering.

College Boulevard Project Study Report (Oceanside, CA) 2002 Project Manager responsible for overseeing
ateam of emdronmental specialists, civil engineers and transponation planners. The project evaleated The need
far and feasibility of widening College Boulevard from faur to sk lanes from SR-78 to Old Grove Road. Ms. Wilson
worked chose by with the City of Oceanside in conducting two public workshops and several small group meetings.
As part of this project, the team evaluated parking alternatives, including relocating parking to the alleys behind
Tronting properties and evaluated potential pedestrian improve ments indluding a new traffic signal to improve
access acrois College Boulevard and comeersion of The existing sidewalk to a meandering path with Bindscape
treatments. The project was successiully presented and approved by City Council. Since completed, the City has
moved forward with two of the Thiee area improvemens recommended in the stisdy report.

Carlshad Boulevard Complete Streets Study [Carlsbad, CA) 2013 - Tialfic Engineer resporsible for evaluating
the feasibility of reducing Carlsbad Boulevard from fous Lanes to two Banes. Anabysts of the alternatives included
SIDRA anakysis of roundabouts, Mullimodal LOS analysis using Synchio B sodtware and pedestrian/bicycle benefits
awsessmend, RBF developed multiple alternaties thal mcluded unique ineatments for bicycles, pededrian paths,
integration of on-slreet parking and roundabouts,

Maval Base 5an Diego Mobility Study (Naval Base San Diego, CA) 2011 - Task manager resporsible fos
preparing vehiculas and transit access analysis for the Naval Base. Tasks completed as part of this contract include
evalsating patential lecations for a new parking garage and its traffic impacts, the traffic constraints caassed by
2 p ingert Anli-Termonism and Foice Protection (ATFF)

RTC-625

0-1.16-29
Cont.

Newland Sierra Final EIR



Comment Letters

June 2018

Down L. Wilson, PE TE

requirements, and recommending wiay's 1o better enable mass transit use. The overall goal & anintegrated
mahility network, amd as the first such study for the Mavy's San Diego region, this document initiates the formal
integration of non-matorised travel modes imlo base transpartation policies. Congestion is a serious operational
and gusality of life concem at the Base and over time, the walking envdonment has been severely compromised by
vehiculad parking demands. The project 1eam is assisting the Nay in seeking innovilhe solilions to addiess this
Esue i irmedy mmmer.

Rosecrans Corridor Mobility Study (San Diego, CA) 2010 - Project Manager assisting the City of San Diego in
achieving community consensus on the design of tralffic flow and circulation propects; traffic cabming measwnes;
transit, bicycle, and pedestrian improvements; and additional parking along Rosecrans Street from Kellogg Street
to Pacific Highway and Camino Del Rio West 1o the 1-51-8 connector ramps as well as the Old Town Transit Center
The praject will also cordinate efariswith the Midway Community Pln Update current by undereary.

Hillcrest Corrldor Mobllity Strategy (5an Dlego, CA) 2008 . Project Manager for this plan to improve mobility
Pt bakenees and improves pedestiian afety, trallic cabming measures, transa, bicycbe, and pededtiian
imprevements. Respomsibilities intlude collecting information and compiling dia on existing conditions,
conducling feasibility and aRermatises anabysis to develop a refined conce pt plan and final repoit, developing cost
estimates and an implementation Plan, Ms, Wilkon coordinated efforts with City stafi, conducied extemive
community outreach workshops, and local community groups.

University Avenue Mobility Plan (San Diego, CA) 2004 - Project Manager with overall responsibility for
preliminary engineering, raffic impact analyis report, transit operational study, and community warddchops.  She
coordinated efforts with City <1afl, local community groups, project Steerimg Committes and locally elected
committees. This fast-Arack project invobeed the evaluation of proposed traffic calming measures and altemative
parking strategies for 1.9 miles of University Avenue. She also prepared dooumentation summarizing results of
technical studies and recomme nded Relined Concepl Plan for the Corridor.

Clty of Vista Santa Fe/Mercantile Corridor Revitalization Specific Plan, (Vista, CA) 2005 - Project Manager
responsibde for prepating the mobdity study and pedestrianbicycle circulation anakgsks in support of the SouthSanta
Fe redevelopment corridor, She worked collabosatively with the project planners to develop horizon year Land wse
and traffic generation assumplions.  This project focused on integrating improved pedestrian walking paths and
sl eevalles, Draffac calming to reduce traflic speeds and improwed parking to stinulate mterest along the corridor. Ms,
Wilson confinue 10 waodk with the city in modifying the design 1o include 3 parmower, bwo-lane Cross seclion and
roundabout M several carrently uncontiolied intersections.

PEDESTRIAN & BICYCLE STUDIES

SANDAG MNorth Park Mid-City Bikeway Project (San Diego, CA) - Project manager responsible boi preparing
the prediminary engineering for over 8 miles of bileway improvements in the City of San Diego. The project included
conce plual design of bulfered bicycle kanes, reverse angle parking, cycle track, neighbarhood traffic cacles and mini.
roundabouts. The goal of the propect was (o e duce tialfic speeds, provide dedicated bicycle Tacilities and improe
the neighbothood feel abong the corridor. Plams were presented by SAMDAG and the comsultant team at numerous
community group mestings. In addition 1o the conceplual design, Ms. Wilson oversaw the development of visual
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siplations, community outresch materil and numeo s technical memorand wins summanizng fiekd inspections,
operational anabysis and findings to support the conceptual design.

Coast Highway Road Diet Project (City of Oceanside, CA) - Project manager responsible for overseeing the
technical anabkysis amd final design for the Coast Highway Road Diet Pilot Project. The technical anabysis included
preparing a Synchoo model and Tru Traffic travel time runs (o identify the current through traffic cond ition and travel
time abong the coridaor. The model was used 10 evaluate the potential queoe, tavel lime and operational sues
that mery aere with the restriping of the corsdor from four Lanes 1o fwo lanes.  STC was Then commissioned o
prepane The Sriping plams and pedestrian refuge sland plins for the corridor. The project was completed in less
than fiour weeks and was out to bid within sh weeks of projed initiation.

Phase 4 Pedestrian Master Plan (City of San Diego, CA) - Project manager responsible for developing
pedestran improvement profects within elght communities in the City of San Diego.  The projedt entalled the
development of project focus areas, field assessment, needs assessment, and GIs modeling to determine the
pedestrian priority areas in each community, Ms. Wilson was responsible for overseeing GI%S anabysis prepated by a
subconsultant team and oo coardinating leld asesme nls and conceptual designs for the ecommended prajects.
Mt Wikon worked closely with City of San Diego staff in preparing grant funding materials on a quarterly basis for
City redmburse menl on e project.

Linda Vista Comprehensive Active Transportation Strategy (Cty of 5an Diego, CA) Project Manager and
Technical Advisor responsible for developing the Active Transportation Strategy for the Linda Vista Community.
The project involves deseloping community Bsoes and priority sts, condocting muslliple community outreach
meetings, preparing conceptual designs and cost estimates for recommendations and preparing a detailed report,

Pedestrian Master Plan (San Diego County, CA) 2010 - Task Manager respomsible lor providing trallic
engineering support services 1o the development of the master plan. Working closely with the County of San Diego
Do partment of Land Use and Department of Public Works, Ms. Wikon seneed as a Traffic Engineering llason during
the development of the master plan. Ms. Wikon helped develop a framework for the master plan that was
comEten with the current streel design standands.  As part of 1his pooject, #Ms. Wilkon and her team of
transportation  planners mel with e rural commuonities in San Diego County to identity pedestrian
opportunitiesfconstraints. From the field investigation and meetings with the planning group for each community,
Ms. Wilson and her leam developed conceplual plans that sdemtity specific pedestian improvements Tor each
community. The recommended master plans were presented to the communities and adopted as part of the overall
Countywide plan.

TRAFFIC CALMING PROJECTS

Harbinson Avenue Traffic Calming Study and Final Design (La Mesa, CA) - Project manager respansible far
developing new traffic calming concepls for Harbinson Avenue. The City designed and constructed two traflic
cirches along Harbinson Avenue in 2012, As a vesult of the circles, several rear-end and sideswipe accidents
occuried on the far Side af the cirches, ML Wilkon wirs hired by the City 1o evaluate Uhe cause of 1he accide nt< and
to recommend aBermaliee trealments, The circles wene remowed and new striping, median slands and speed
tables were indalled . STC prepared the striping plans and raised speed table design for the City. The oomepts and
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plans were designed and installed within a sho time perdod to meet Council direction and commitments to the
community,

Waest Hollywood West Traffic Calming Plans (West Hollywood, CA) - Project mamager resporsible for
warking with the community to develop traffic calming solut Bns in theee communities in West Hollpwood.

P ghbor hoods in the City expetience a high level of cut through traffic duse to congestion that occurs o Uhe magos
roadways Ihioughout the day. Ms. Wikon was responsible for meeting with the neighbors to identily key cul
through routes, observing traffic pattems within the community, and peeparing traffic calming concepts to address
the trafiic patterns. Ms. Wilson conducted over a dozen community meetings and prepased multipke traffic
calming plans that lead 1o community suppor and council approval,

City-Wide Traffic Calming Study and Master Plan [Temple City, CA) - Project Manager provided 1raffic
planning and engiveesing s es 1o the City to supporl e ellons o develop a comprebemsive vision and plan
toestablish a toolbox of traffic calming devices, evaluation and prioritization criteria, and a Master Plan to
implement them. The plan analyzed primary problem aneas and nte rsections, and identified traffic calming
measures for each to reduce congestion, high speeds and cut-through traffic., The plan was developed in
consideration of these mobility sues, a5 well as the Bicyde Master Plan and pedestiian mobility ssues, to provide
acomplele ook at the city's overall mobility improvement needs. BRFS ape ol work included data colection and
anakysis, establishment of threshalds and corridor evaluations, development of traffic calming criteria, community
workshops, report of recommendations, development of the final Master Plan and presentation of the Flan o City
Council,

City of Oceanside Traffic Calming Program (Oceanside, CA) 2011 - Project Manager resporsible for
coordinating the developing of a new traffic calming program for the City of Oceamside. The program developmem
e hudisd the telection of wnd conceplual design of trallic calmng dewvices for 1he Cily toolbox and Tacilation of a
Project Stake holer group. Ms. Wilson conducted a serses of workshops and neighborhood meetings to “test run®
the traflic calming program. As parl of thE prooess, M Wilson was esponsible for recommending neighborbood
sunvey approval thresholds, remaoval threshold levels and the overall traffic calming program guidelines, The traffic
calming programwas adopted by City Council in February 2011,

Los Altes Traffic Calming Master Plan [Los Altos, CA) 2011 - Task Manager respomible Tor the development
of traffic calming solutkors that mprove pedestrion access and wallabllity abong collector streets throughout the
City of Los Atos. Responsibilities included evaluation of round abouts, identification of appropriate took, preliminary
design of traffic calming concepts and presentations to City Council and Transporiation Commissian,

TRAFFIC IMPACT ANALYSIS REPORTS

De Anza Cove Redevelopment Project Mobility Study (San Diego, CA) 20152016 - Task Manager
responsibde for the prepaation of the mobility impact amabysi report for the De Anra Cowve site. M Wikon will
prepane the exising and Tidure conditions anabysis report for this projec Dhat will assess Uhe pedestrian, bicycle amd
automaobile access to the site currently occupied by the mobile home park. Working with a project team, this project
will undergo a year of community outreach and public review before the technical studies will be complete, Ms.
Wilson will be responsible for attending community workshops and Ad-Hoo team meelings and will work with the
team fo evaluate pote ntial impacts and opportunities associated with kand use alternatives conskdered during the
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progect development phase. The final produdt prepared by STC will be the mobility bmpac anabysis report that will
b integrated into the envitonmental dotument for This propect sfte.

Little McGonagle Ranch Road Traffic Analysis (City of 5an Diego, CA) 2015/2016 - Principal in Charge
responsilsle for evaluating the tradfic and Teavel lime benelits associated with 3 luture roadway extension.  Litle
MeGonage Ranch Road & kecated inthe Carmel Valley community of the City of San Diege, The roadway extension
woukl connect the existing mad terminus 1o the SR-56 freeway al the Carmel Mountain Road nterchange, The
study utilizes the regional traffic model to determine changes in travel patterns with the proposed road extension,
STC willl wor kdirectly with the City to determine the benefit amd determine if the road exte rsion will reduce existing
aof Tarecast roadwary operating deficeencies, improves travel time on reduces emergency respanss tinwes.

Del Mar City Hall Traffic Impact Analysis Report 2015/2016 - Project Manager responsible for the preparation
of traffic and parking analyses for the Del Mar Ciy Hall site,  The project will be localed on the existing City Hall
property and will incluede a new City Hall buikding, Town Hall building and a new subterranean parking garage that
will inchude approximately 140 parking spaces. Ms. Wilson worked with the design team o assess the optimal
drivewary configuration that would effect ively improve circulation inlo and oul of e existing property and prepared
a traffic impact anabysis report that addresied on-site and off-sile isees, M, Wikkon worked withi be environmental
team o determine the potential CEQWA impacts amd attended muRiple community meelings and public hearings.
M Wikkon contines bo work with 9211 and the communily on access and circulation solutions along 107 and 11
Streets,

LEGOLAND Trafflc Impact Analysks and Parking Study (Carlshad, CA) 2009 & 2015 - Project Manager
responsibde for the preparation of traffic and parking analyses for the proposed hotel to be ocated adjacent to the
LEGOLAND California Reson. Coordinated with the archillect and City of Carkbad Traffic Engineering divission to
detesmine traffic pattesms to and from e poperty as well s onsite cinculation Thaough the existing parking bol.
s, Wilkan prepare The traflic rrnpacl analysi mpul:t's for bath the ar 'Ein.al hotel site and Lhe second hated site [in
process in 20152 006).

El Camino Real Bridge Widening at Cannon Road (Carlsbad, CA) 2015/2016

Project Manager responsible for preparing the traffic analysis and traffic engineering plans for an existing
bridge. The traffic study will address operating conditions during construction, recommend intersection
geometry, address pedestrian and bicycle safety improvements, and calculate turn pocket lengths. The final
design includes signing, striping, signal, and traffic control plans. The size of the bridge deck is constrained by
both esisting development on both sides of the road, in addition to biclogical habitat ard environment
constraints at the creek crossing. 5TC worked wiith the design team to reduce lane widths and design features
to minimize impacts associated with the bridge widening.

Solana Highlands Traffic Impact Analysis Report (Solana Beach, CA) = 2015/2016 - Project Manager
responsibde for preparing the traffic impact study for this malifamily kousing dewelopment in Salana Beach. The
pioject sims 1o redevelop the existing site. With 1he redevelopment, the project will asd (he city in meeting housing
foak established in the Ciy's Housing Element. In addition to preparing the technical analysis. Ms. Wikon was
responsibde for attending two community workshops and coordinating several meetings with City staff to resolve
prtential traffic calming and operations sues

Secripps Hospital La lolla Master Plan (La Jolla, CA)— 2010 to 2013 - Project Manages responsible lor preparing

4, the teaffic impact analysis report, infermal circulation anakysis, parking assessment and Transportation section of EWR
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Tor the Scripps Hospital La lolla Master Plan. The hosplial exparsion added 750,000 squate feet of out-patient
medical office buildings and a new hospital toweer, Ms, Wilsonworked ¢losely with City of San Diego and the project
team to address key project ssues including the widening of Genesee Avenue, olfsile miligalion meawres near
LEC S0 amd internal quening isases, M Wilkon atte nded several project leam meclings, community meetings, and
City Council to provide lechnical support to the kospital develspment team.

Oceanside Hotel Project (Oceanside, CA) 2009 - 20013 - Prior to joining Fetr & Peers, Ms. Wilson served as the
project manager for a muli-hotel project in the Ciy of Oceanside near (he intersection of S8-78 and Jeferson
Avenue, This project, sandwiched between the freeway and retall land wses posed many challenges for the
developer, not the beast of which was traffic, Ms, Wilon was e sponsible for coordinating the traffic impact anabysis
with City of Carkshad, City of Oceanside and Caltrans, In addition, the project addressed muBimodal connections
fram the site 1o the nearby transit station ot the Plaza Camino Real shopping center.

SOCWA Traffic Study (Allso Viejo, CA) 2013

Prinr to joining STC Traffic, Ms. Wilson served as the project manager for the evaluation of potential treck roating
options for the South Orange County Waste Treat men facility in Also Viejo, The existing bridge that provided truck
access inlo study area was determined to be wisade fod bwooway traflic, paricularly due to the volume and weight
of SOCWA trucks utilizing the bridge. Ms. Wikon conducted & study 10 determine e potemtial impascis amnd
alermatives 1o closing, recsmstneling or mamaining the existing bridge. As part of this study, Ms. Wilon presented
the findings of the anabysis to the SOCWA board, which has led to further discussion and environmental studies.

Otay Land Company Traffic Engineering Services [Chula Vista, CA) 2004/2012 - Representative Traffic
Engineer Tor the Clay Land Compary responsible for coordination with City of Chuk Vista stall on traflc modeling
efforts, on going wark an the City's General Man update and evaluation of proposed land wie plans for the Oty Lard
Company propeety on the Say Ranch. Ms, Wikon prepared a Technical Paper for the City of Chula Wista and the
Otay Land Compary discussing the benefits of the one-way couplet design proposed for their town center and
presented this mformation to City stafl. She assisted the Oay Land Company projedt team in drafting circulation
elEmen companents to the General Development Man Amendment document and to theis propsl area Special
Prodtection Area [SPA) plans.

San Diego County Library, Imperial Beach Branch (Imperial Beach, CA) 2010 - Traffic Engineer conducted
traffic and parking aeesuments for the proposed mpclrl'ii:nlfmw cansruction of the County Library in Imperial
Beach, The effort supported potential cxpansion of the existing 5,000 square foat ibary Eacility to 14,000 square
feet and sought o determine the amount of new parking required, investigate ways to provide additional spaces,
plus evaluate potential traffic impacis and mitigation measures.

San Diego County Ubrary, Alpine Branch (Alpine, CA) 20010 - Tralli Engineer assidled the County with
preparation of a traffic analysk Lo support environmental technical studies for a new 9,400 square feol Library in
Alpine_ Oiheer studies provided by RRF include a biological resownces assessment, air quality/greenhouse gas
emisions study amd a stormmaater managementfwater quality asesment,

Palomar Community College District Bernardo Tesrace Center Secondary Access Drive (San Diego, CA)
2011 - Traf Engineer for evaluation of traffic impacts for up to 3,200 trips per day based an planned office wee.
The concepl for a secondary aocess point wars discussed, but not approved due tocost asd extreme slopes along the
praect Irontage,
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LS. Postal Service Processing and Distribution Center Ewpansion [5an Diego, CA) - Traffic Engineer
responsible for a traffic Sudy rebited to redistributing truck traffic at Rancho Bemardo’s Margaret L. Sellers
Processing and Distribution Center. Work included collection of Peak Hour Tuming Movement volumes and daily
traffic  volumes as  well as  operational  analgsis of  infersections  and  roadway  segments.

Gliderport Moblility Assessment [La Jolla, CA) - Task Manager responsible Tor oversight of the mability
assessment for the redevelopment of the ghderport park facility. Ms. Wilson conducted a detalled assessment of
pedestrinn and bicyeks aceess to the park, evaluated parking and onsite accessibility and traflic conditions. The
repor was integrated into the endronmental sBudies prepared Tor The progect.

City of Vista Gener al Plan Update (Vista, CA) 2008 - Task Manager responsible for updating the Trarsportation
and Circulation element ol the City's General Plin. M. Wikon provides owersight of the baseline study/tralfic
assessmenl; dentification of Esues, opportunities, and constraints; traffic modeling; and anabysis of the curremt
ciculation  element  and  alernative  transportation. She s ako  responsile  for  prepating  the
Transport aon/Circulation Section of an Emdronmental Impadct Report (EIR) and Traffic Impact Analysk Report as an
appendix ta the EIR.

PontoVision Plan (Carlsbad, CA) 2004 - Task Manager for the Traffic Constraints Anabysis in support of the Ponto
Wision Plan project, This Plan dentified potential Eand wies in south Carbbad along Carkbad Boulewvard, Under Ms.
Wilson'sdirection, the projedt team calculated trip generation rates for the project study area, distributed the trips
based on a select zone analysis and conducted the ecessary peak hour intersection and roadway segment anahysis.
The work conducted was consiste nt with the City of Carlshad Growth Management Plan requirements. Findings of
the analysis were presented to the City of Caslshad traffic engineering amd redevelopment agency.

Coronado Semi-Diverter Traffic Impact Analysis Report (Coronado, CA) 2004 - Task Manager responsibile for
project oversight on the traffic impact analysis report for the Coronado Semi-Diverter EIR, Collected peak howr and
daily traffic cownds far 1 and A" Yreets on Canonado kand, Uked The Synchro software programi o evaherte braffic
operations with and without the existing semi-diverters. Analyzed the traffic impacts, as well as potential safety
Esues assoclated with remosing the diverters.

Purefitness Traffic Impact Analysis Report (Carlsbad, CA) 2004 - Project Manager for Ul preparation of the
traffic Impact anahysts report and parking study. The project included a high-end fit ness facility in City of Carlsbad, a
s ol located within the city due 1o parking requirements. The project team colect ed parking utilization data ard
reported trip generation rtes for similar facilities in San Diego County. She prepared documentation leading (o
parking mone change for swch facillies,  Ms Wikon alsoe presented findings of the parking analysis 1o Planning
Commission,

Maonarch at Rancho Del Oro (Oceanside, CA) 2004 - Project Manager for pre paration of the revised tiaffic
analysis for the proposed mioed-wse development in the City of Oceanside, The projedt consists of multi-family
residential, office and retail bnd vt The TRAFAX inferface software was wed 1o prepare the level of s mvice
anakysis. Urkder Ms. Wilson oversight, REF also prepared the lallic signal modification plan Tor the intersection
Rancho del Oro Drive and Vista Way.

Mational University Carlsbad Campus Traffic Impact Analysis Report [Carlshad, CA) 2002 . Technical
Advisor and Transpoiiation Engineer for the preparation of the traffic impact analyss report in suppont of the
Mational Unbersity CUP in the City of Carkbad . Ms. Wilson reviewed the technical anakysis and prepared mitigation
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measures 1o queding ssues at the project access lcations. Ms. Wilson provided design oversight suppart for a
shiipang modifscation plan at he progect drvasweay.

Sub-Area Model Update [Carlsbad, CA) 2002 -#roject Manager for the preparation of the sub-asca model
update far the City af Carlshad. Her effort required coardination with SANDAG, GIS Planning amnd engineering st
o atfain Lard i data by pones,

Las Posas Interchange Project Study Report Traffic Study (San Marcos, CA) 2002 - Projec Manager for the
preparation of the traffic impact anahysis report for the Las Posas interchange project, She provided owersight for
the analysis of intersection operations, ramp queuing, freeway weave analysk, freeway mainline analysis and ramp
metering anabysis conststent with Calrans traffic study requine mens.

Elementary Schools Traffle Study (MCAS Camp Pendleton, CA) 2001 - Tralfie Planmed/Engineer lor pre paring
traffic studies for sic eleme ntary schooks seping Matine Corps Base Camp Pendieton {5an Onofre Elementary School,
Mary Fay Elementary School Noalh Terrace Ebemenlaty Schoal, Santa Margamta Eleme mary Selool Stuan Mesa
Elememtary Schoal, and San Rafael Elementary School).  The shdies were perfarmed fo ientity capital
improvements requited to provide safer student access and improved circulation at each of the des,

Creekside Commercial Development Traffic Impact Analysis Report (San Marcos, CA) 2001 - Project
Manager for the preparation of Tthe traffic impact analysis repon in support of a commercial dewepmen? adjace nt
to SR-TE in the City of San Marcos, The project was prepared using San Diego Regonal Traffic Enginee s’ Cowncil
(SANTEC) guidelines and utilized the 2020 5an Marcos Sub-Arnea model through SANDAG for futune forecast volumes.
Ine luded wiith the study was an evaluation of fture roadway network improve ments and alematives anabysis,

Carlsbad Sand Replenishment Traffic Impact Analysis Report (Carlsbad, CA) 2001 - Project Manager and
technical advisor for the preparation of this traffic impact analysis report. The study evaluated the impads of trucks
cammying sand to and from three potential sand replenishment sites along Carlshad coast. In addition to off-site
impacts, M Wikon evaluated the crcubtion of tre ks onsiile and proposed miligation and traffic control plans 1o
Al in the access and egress of truck traffic during the sand transfer process.

Ocean Ranch Traffic Impact Analysis Report [Oceanside, CA) 2001 - Propect Engineer for prepasation of the
traffic impact anakysis repont insupport of the Mtigated Negative Declaration [MND) prepared for the Ocean Ranch
development, located in the City of Oceanside. The project was planned as an industrial development,
encompassing approximately 300-acees in U middle of the City of Oceanside. She worked with City stafl in
evalisating four roadway netwark alte rnatiess bor the propect, She presented and defended the traflic anabgsis (o
the Planning Commission and City Council, The projec was approved in late 1959, Ms. Wikon worked with City
staff in finalizing the off-site mitigation measures. She has overseen the preliminasy design of the proposed
Improvements and has prepared a signal timing analbysts, using the Sync hro software, along College Boulevand.

Thompson - Tabata Property Third Party Review and Traffic Englneering Services (Carlsbad, CA) 2001 -
Project Manages lar thisd party review af the §ralfic impac anabis report submitted 1o the City of Carkibad on the
behall of Standard Pacific. Ms, Wilskon presented the findings of the report o Planning Commission and City Council.
RAF Comsulting provided traffic engineering services, under the direction of Ms. Wilson, for the design of a traffic
signail and interconnect at the project access road.

Fire Mountain Origin-Destination Survey (Oceanside, CA) 2001 -Project Manager for the preparation of an
Cwigin/Dedination survey Tor the redidential community of Fire Moundain to identify the percent of cul through
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traffic thiough the neighborhosd, s well as ibemify Tulure traffic patterns i ome of more of the ey points were
choded peamanently to bath reside s and guests. Traflic data and recommendations were summarized in a complete
report, prepared lod the City and presented to Phaning Commission and City Council for public hearning by City stafi.
She provided on-going support 1o Cily stall during Uhe hearing prooess.

Trip Generation Survey (San Diego County, CA] 2001 - Project Manager for caloulated trip generation rates for
mime government Laciliti=s in the community of Campa. Twele-howrs of Trip relted dats was collected for each of
the nine sifes. The data was summariced and presented 1o County stalf for discussion with commamity members,

Highland Estates Traffic Impact Analysis Report (5an Marcos, CA) 2000 - Project Engineer who provided
mrrlu'g!ﬁl for the traffic impact anabysis repord in suppodt of the Emvironmental impact Beport prepared for the
Highlamd Estates project. This residential development, located in the City of San Marcos was prepared in
accordance with the SANTEC guidelines.

San Marcos Elementary School Park (5an Marcos, CA) 2012 — Prior to joining Fehr & Peers Ms. Wikson served
a5 Traffic Enginesr responsible for preparing the traflic impact analysis repont for the schood park project, Koy sues
o this prajeel inchede ideatifying soluthans 1o ieduce joy wabing, conceplual Eryoul of e paik, pasking aml
circulation.  Ms. Wilson provided technical analyss guidance and oversight throughout the emdronmental
documentaton prooess.

Creek District Specific Man (San Marcos, CA) - Prior to joining Fehe & Peers, Ms, Wilson served as Senior Project
Manager responsible for the preparation of the traffic impad anabysis teport for the Creek District project. The
Creek District i a mived use Specific Plan Area along the southern boundary of San Marcos Boulevard. The Creek
Distrt inclhudes internal circubtion dreeds with on-street parking, moundabots and new bridges ower the San
Marcos Cieek,

Borden Road Bridge Project (San Marcos, CA) = Prios to joining Fehr B Peers, Ms. Wilson was responsible for
prepaning the traffic mpact anahysis repont for the Borden Road Bridge progect. This study included evaluating the
traffic patterms within the stedy area without and with the new proposed bridge,  Key isaees ingluded the location
of a private driveway on the west sile of the bridge and traffic signal operations at Twin Oaks Valley Road [Borden
Road. In addition ta preparing the Dralfic report, Ms. Wikon was the Engineer of Respansible charge for the signing
and striping plars for this project.

Palemar Station Traffic Impact Analysis Report (5an Marcos, CA) —ios to joining Fehr & Peers, Ms, Wilson
wiars fesponsible for the preparation of the trallic impact analysis report Tor the Palomar Station miced use project
located on Las Posas Road. The project includes a mix of residential and commercial use and a pedestrian bridge
connecting the development to the Sprinter station. In addition to sendng as profect manager for the technical
Anabysis, M, Wikon ako attend ed Planning Commission and City Council meel ings on behall of the client during the
project approval proce s,

San Elijo Hills Master Man Trafflc Impact Study Update [San Marcos, CA) — 2005 through 2013 - Ms.
Wilson has served o the as-needed traflic engineer for Home Fed Corporation. Priar 1o joining Fehr & Peers, Ms.
Wilson was instrumental in evaluating the feasibility and design of the oneway couple! in downdaown San Elijo Hills.
W5 Wilsomn contimues to provide suppodd 1o Tse Olay Lind Comgany with the proposed change in kamd use in the
downtown. She has attended community outreach meetings and conducted technical anabysis for this land use
change.
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Tri-City Medical Center Professional Bullding [Oceanside, CA) 2012 J 2013 — frior 1o joining Fehr & Peers,
Ms. Wikon served as the propect manager resporsibbe for preparing the traffic impact anabysts repodt for the
approval of a new professional office building on the Tri-City Medical Cener campars, As an e nsion of this project,
M= Wilson was abo responsible for preparing the Design Exce ption Report for improvements at College Boulevard
FurtaWay, infersction improvement plans at Vista Way £ Hospital Entrance and triping plins at College Boulevard
M Drive, M Wilson was responsible for coordinating off-site improvement plans with City of Oceanside and
Caltrans.

Vista Apartment Complex [Vista, CA) 2013 = Prior to jeining Fehr & Peers, Ms. Wilson served as project manager
responsibde for preparing the traffic repod for the Transit Orented Development reskdential project located
immediately south of the Sprinter tracks on Melrose Drive. The propect, which had been previously approved as a
chunch, was processed Through the City as a high density apartment project. Key ssues associated with the project
inchuded Lhe pedestrian access to the adjacent elementany school, conpectivity o the Sprinter Station and location
of the projed drivewsry and new traffic gnal on Melrose Drive, M Wikson was regponsible for coordinating with
City of Vista and NCTD regarding the signal operating conditions at the new project driveway. Detaded anabysis was
conducled o demanstrale that the new signal would not tessll in quesss thal extended Lo the Sprimer line. Ms.
Wilson was responsible for attending Planning Commissson and City Council meetings to discuss traffic related Bsues,

TRAFFIC ENGINEERING DESIGN

Recyded Water Pipeline Extension (Solana Beach, CA) 2015

M Wilsomn served asthe project manages responsable for client coordination, agency coordination and design review
Tar 10 stages of traffic contiol plans along Via de La valle between Interstale 5 and Camino del Mar, The project,
although funded by City of Solana Beach, is located within the right-of-way of both Del Mar and Caltrans. This
required interjursdictional review of the traffic control plans and submittal of a Caltrans encroachment permit. Due
1o a b minute requirement to provide traffic contral planms to both City of Del Mar and City of Solana Beach prior
to bidding the project, the STC Team had 3 constiained G-week schedule 1o prepare and submit the plans 1o the
progect team In addition 1o meeling Uhe [ paced schodule, STC ako submitted and teceived an approved Callrans
encroachment permit in a four-week period.

Harbor Drive Pipeline and Lindbergh Field 16-knch Cast Iron Replacement Projects (San Diego, CA) 2011
- Tradlic Engineer for proposed altesnatives and constisclion lechngues of these pipeline replacement projscls. The
Harbsor Drive Pipeline Projed inchades the replacement of 4.4 miles of 16-inch cast ron and ashestos cement pipe
that comprise the Harhar Brive 1% and 2™ pipelines. The project indudes replacement of 265 miles of 16-inch C)
and AL pipe.

County of San Diego / SDG&E Alpine Boulevard Street Improvement Plans

Prior to joining STC Traffic, Ms. Wilkon was responsible for leading the traffic engineering studies and design eflort
to support street improvement plans along Alpine Boulevard in the County of San Déego. The opporunity to improve
the road was a result of SDGEE comstrsction of the Sunrise Powedine through the Alpine Community specifically
along Alpine Bowlevard, Ms, Wikon worked with the design team to identify the new street cross-sections, madway
widlhs, sidewalk improvements and other Teatures. Since the project was funding colled vely by the bwo agencies,
cost to construct was a key factor.  Minimizing impacts o teaffic signats and minimizing changes aoross existing
b ges was a ey Tacion in deve loping the conce pis and evaluating alternat bves for this corridor. During design, Ms.
Wilson owersaw The development of signing and striping aswell as taffic controd and traffic handling plans.
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San Diego County Potholing and Sewer Line Inspection TC Plans

Prior to joining STC Traffic, M Wikon worked collaborative with the Wastewater Team at Michael Baker
Internatisnal {lodmey RBF Consulting in prepating trallic contiol plans Tor pol holing projects throughout the
County. Ms. Wilson would work with the engineers in identifying pot-holing locations for sewer and storm drain
Inspections. A key to this project was to identify locations where typical potholing traffic control plans could be
prepared and ocations where intersection or section specific plans were required to address uniquee braffic
conditions.

Harbor Drive Pipeline and Lindbergh Fleld 16-Inch Cast ron Replacement Projects

Task manager respomsible for the evaluation of propesed alternatives and constiuction techniguees of these pipeline
replatement propects. Tue to the beation of these pipelines adjacent 1o San Deego Inbesnational A podd, the project
team wars tadds with dentifying traflic control sollions 1o minimise capacily reductions along Harbor Drive and
connecling roadways. The project included replacing of 4.4 miles of 16-inch cast iron and ashestos cement pipes.

0-1.16-29

June 2018

RTC-635

Newland Sierra Final EIR



Comment Letters

INTENTIONALLY LEFT BLANK

June 2018 RTC-636 Newland Sierra Final EIR





