NORTH CiTY PROJECT EIR/EIS
SECTION 6.1 - LAND USE

CHAPTER 6 ENVIRONMENTAL ANALYSIS

6.1 LAND USE

6.1.1 INTRODUCTION

The following section examines the impacts of the North City Project on the future
environmental goals, objectives, and recommendations of applicable land use plans.

Potential impacts with the provision of adopted Airport Land Use Compatibility Plans are
described elsewhere in this Environmental Impact Report/Environmental Impact
Statement (EIR/EIS). See Section 6.9, Health and Safety/Hazards, and Section 6.12, Noise.

6.1.2 CEQA THRESHOLDS OF SIGNIFICANCE

The City's California Environmental Quality Act Significance Determination
Thresholds (City of San Diego 2016) and Appendix G of the California Environmental
Quality Act (CEQA) Guidelines contain significance guidelines related to land use. In
addition, the City of San Diego Development Services Department submitted a
comment letter regarding the scope of the EIR/EIS and identified significance
thresholds to utilize in the EIR/EIS. Therefore, pursuant to the City Development
Services Department comment letter dated August 4, 2016, a significant impact to
land use would occur if the proposed project would:

1. Be inconsistent with or conflict with the environmental goals, objectives, and
recommendations of the City of San Diego General Plan (General Plan), the
City of San Diego Municipal Code, the various community plans where the
project would be located, or other applicable land use plans including the
[Marine Corps Air Station] MCAS Miramar Integrated Natural Resources
Management Plan?

2. Conflict with adopted environmental plans for the area including an adopted
local habitat conservation plan?

As stated in Section 5.1, “zoning ordinances of a county or city do not apply to the
location of construction of facilities for the production, generation, storage,
treatment, or transmission of water” (Government Code Section 53091(e)). While
the development standards associated with City of San Diego zoning underlying
North City Project facilities are not applicable, they are considered for information
purposes in order to assist in determining local land use compatibility.
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6.1.3 ISSUE 1

Would the North City Project be inconsistent or conflict with the environmental
goals, objectives, and recommendations of the City of San Diego General Plan
(General Plan), the City of San Diego Municipal Code, or the various community
plans where the project would be located, or other applicable land use plans
including the MCAS Miramar Integrated Natural Resources Management Plan?

6.1.3.1 Impacts

No Project/No Action Alternative

No land use impacts would result from the No Project/No Action Alternative.
Miramar Reservoir Alternative

Morena Pump Station

General Plan

Within the exception of a small portion of the site designated for Park, Open Space,
and Recreation use that would not be developed, the Morena Pump Station site is
designated for Industrial Employment use by the City of San Diego General Plan.
Further, the Morena Pump Station site is currently developed and is located in an
industrial neighborhood in which large, two- to three-story warehouses and
showrooms and occasional tall office complexes have been constructed. As
proposed, the Morena Pump Station would consist of (1) a junction structure and
intake screening facility - flow separator and screening structures, (2) pump station
building, (3) odor control and chemical storage, (4) energy dissipator for the 24-inch
brine line, (5) transformer, and (6) electrical and motor control center building.
Lastly, the Morena Pump Station site would be encompassed by an 8-foot-high
masonry perimeter wall, and street trees would be installed along Sherman Street
and Custer Street site frontages.

As the Morena Pump Station site is designated for industrial use and currently
supports office development within an industrial neighborhood dotted with
warehouses and showrooms, development of the Morena Pump Station would not
conflict with the underlying Industrial Employment land use designation associated
with the site. Further, above-ground components and structures at the Morena
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Pump Station would be partially screened from view of passing motorists by newly
installed street trees along the Sherman Street and Custer Street Morena Pump

Station site frontages and by the 8-foot high masonry perimeter wall. In addition,
construction and operation of the Morena Pump Station at the proposed site would
not preclude implementation of the City of Villages Strategy. Neither the Linda Vista
Community Plan nor the City's General Plan designate the site for mixed use and
land uses in the immediate vicinity generally consistent of industrial and office
uses. In addition, development of the Morena Pump Station and the North City
Project would further the goals of the Public Facilities, Services, and Safety Element
and Conservation Element by utilizing reclaimed water to supplement regional
water supply and produce a safe and adequate water supply. Therefore, no adverse
effects related to conflicts between development of the Morena Pump Station and
applicable environmental goals, objectives, and recommendations of the City's
General Plan would occur.

Municipal Code

The Morena Pump Station site is zoned Industrial-Light (IL-3-1), which allows for a
mix of light industrial, office, and commercial zone. Pump stations are not
specifically listed within the Institutional Use category in Municipal Code Table 131-
06B, Use Regulations for Industrial Zones. However, energy generation and
distribution facilities, and major communication switching stations, are listed and
considered permitted uses (switching stations are permitted uses with limitations)
in the IL-3-1 zone. While pump stations are not specifically identified in Table 131-
06B, the IL-3-1 zone accommodates similar necessary utilities, and these uses (and
pump stations) are often located in urban settings out of necessity.

Development of the Morena Pump Station would essentially require the entire site
and therefore, development would comply with the IL-3-1 zone minimum lot area of
15,000 square feet but would not comply with the minimum required setback of 15
feet from the property line (Table 131-06C). As currently proposed, the Energy
Dissipator Structure and Electrical Building encroach into the required setback area.
In addition, pursuant to Municipal Code Section 142.0310(c), solid walls located at the
property line along Custer Street and Sherman Street shall not exceed 3 feet in
height. An 8-foot-high solid wall is currently proposed at the majority of the property
line along Custer Street and Sherman Street. However, at the facility access gates on
Custer and Sherman Streets, a minimum length of 10 feet of wrought-iron fencing
would be provided on both sides of the gates. Further, to meet the City's visibility
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requirements established by Municipal Code Section 113.0273 (i.e., walls within the
visibility clearance area shall not exceed 3 feet in height), the height of the masonry
block wall at these locations would be limited to 3 feet, and the remaining 6 feet, 6
inch height of the wall would be wrought-iron fencing. —-As there are no height limits
for structures in industrial zones, development of aboveground structures including
the intake screening facility and the electrical and motor control center (MCC)
building would not conflict with height regulations. Also, regulations listed in Table
131-06C of the Municipal Code require refuse and recyclable material storage at the
facility, and existing landscape regulations require that one 15-gallon tree be planted
within 30 feet of the two proposed parking spaces along the site’s southern properly
line. As currently proposed, no refuse and recyclable material storage would be
provided at the facility, and no new plantings are indicated within the fence line of
the pump station (see Figure 6.2-5 in Section 6.2).

As demonstrated above, development of the Morena Pump Station site would not
comply with applicable development regulations regarding minimum setbacks,
minimum-parking ratios,-refuse and recyclable materials storage, and landscaping,
but pursuant to Government Code Section 53091(e)), the City's development
regulations do not apply to the Project. However, development of Morena Pump
Station (and all Project components) would comply with the City's development
regulations to the maximum extent feasible, and where safety is an issue such as for
visibility areas, the Project would be designed to meet development regulations.
Therefore, no adverse effects related to conflicts between development of the
Morena Pump Station and the City’'s Municipal Code would occur.

Community Plans

The Morena Pump Station site is located within the southwestern corner of the Linda
Vista Community Plan area. Similar to the City's General Plan designation, the
community plan designates the site and surrounding area for Industrial use and the
southwestern corner of the community plan encompasses the industrial Morena area.
Development of the site as proposed would further Linda Vista Community Plan
Commercial and Industrial Land Use Goal 2 (retain the existing industrial area west of
Morena Boulevard). Construction and operation of the Morena Pump Station would
retain the current industrial character of the site and would be consistent with the
community plan vision of the Morena area as an industrial hub. Due to intervening
vegetation, development, and the MTS Trolley bridge span over Friar's Road, proposed
Morena Pump Station above-ground structures would not be readily visible from
Interstate 5 (I-5) or Pacific Highway. Instead, passing motorists on these roadways
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would experience the Project site primarily as a cluster of eucalyptus trees located
along the southern site boundary and new street trees installed along Sherman Street.
As such, the Project would not present a poor visual image to passing motorists and
the Morena Pump Station would not conflict with Commercial and Industrial Land Use
Goal 3 (“Ensure that development in the Morena area presents a positive visual image
to viewers from Interstate 5, Pacific Highway, Interstate 8, and Mission Bay Park”).
Therefore, no adverse effects related to conflicts between development of the Morena
Pump Station and applicable environmental goals, objectives, and recommendations
of the Linda Vista Community Plan would occur.

Morena Wastewater Forcemain and Brine/Centrate Line

General Plan

As proposed, the Morena Wastewater Forcemain and Brine/Centrate Line (Morena
Pipelines) alignment travels from the proposed Morena Pump Station to the North
City Water Reclamation Plant (NCWRP) primarily along existing paved roadways.
The proposed alignment would run through several neighborhoods and is located
adjacent to industrial, commercial, residential and park, open space, and recreation
uses associated with a variety of industrial, commercial, and residential zoning
designations. As the Morena Pipelines would be installed underground within
existing roadways and/or tunnels across highways and canyons, no conflicts with
the goals of the City’'s General Plan Land Use and Community Planning and Urban
Design Element would occur. Water and wastewater infrastructure are essential
services and are located in nearly every neighborhood of the City. Further, because
the Pipelines would be installed underground and would not include prominent
above ground components, they would not impair the City's implementation of
their City of Villages strategy and would not contribute to the urban form and
character of the traversed neighborhoods. For the same reasons discussed above
for the Morena Pump Station, the Morena Pipelines would further the water and
wastewater goals of the Public Facilities, Services, and Safety Element and
Conservation Element. As such, no adverse effects related to conflicts between
development of the Morena Pipelines and applicable environmental goals,
objectives, and recommendations of the City's General Plan would occur.

Municipal Code

As the Morena Pipelines would be installed underground within existing roadways
and/or tunnels across highways and canyons, underlying zone development
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regulations of the Municipal Code including setbacks, lot size, and building height
would not apply.

Community Plans

Between the Morena Pump Station and the NCWRP, the Morena Pipelines
alignment traverses the Linda Vista, Clairemont Mesa, and University Community
Plan areas. As the Morena Pipelines would be installed underground and would not
include prominent above-ground features, development of the Morena Pipelines
would not conflict with community plan goals regarding assurance of a positive
visual image of development (Community and Industrial Land Use Goal 3; Linda
Vista Community Plan) or preservation and enhancement of the visual appearance
of Kearney Mesa (Urban Design Element Primary Goal; Kearney Mesa Community
Plan) and the University area (Overall Urban Design Goal; University Community
Plan). Therefore, no adverse effects related to conflicts between development of
the Morena Pipelines and applicable environmental goals, objectives, and
recommendations of the Linda Vista, Clairemont Mesa, and University community
plans would occur.

North City Water Reclamation Plant Expansion, Influent Pump Station, and North
City Renewable Energy Facility

General Plan

The existing NCWRP is located on land designated for is designated for Institutional
& Public and Semi-Public Facilities use by the City's General Plan, Public
Facilities/Institutional use by the University Community Plan. Expansion of the
NCWRP and addition of the Influent Pump Station and North City Renewable Energy
Facility within the existing NCWRP boundary would be consistent with the
intent/goal of the Institutional & Public and Semi-Public Facilities land use
designation. Pursuant to Table LU-4 of the City of San Diego General Plan Land Use
and Community Planning Element, the Institutional & Public and Semi-Public
Facilities land use designation is intended to provide for public or semi-public
facilities and services including (but not limited to) water sanitation plants and
communication and utilities (City of San Diego 2015). Construction and operation of
water and power generating facilities within the boundary of an existing water
reclamation plant would be consistent with the underlying City General Plan land
use designation applied to the site. Proposed development would also be
consistent with the range of utility uses (e.g., electrical utilities and sewer and water
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facilities) associated with the Public Facilities/Institutional land use designation of
the University community plan. Therefore, no adverse effects related to conflicts
between development of the NCWRP Expansion, Influent Pump Station, and North
City Renewable Energy Facility and the underlying Institutional & Public and Semi-
Public Facilities land use designation of the General Plan or the Public
Facilities/Institutional land use designation of the University Community Plan
applied to the NCWRP site would occur.

In addition to being compatible with the intent of the underlying land use
designation, expanded NCWRP operations and the addition of an Influent Pump
Station and North City Renewable Energy Facility within the existing boundary of
the NCWRP would not conflict with applicable environmental goals, objectives, and
recommendations of the City's General Plan. Introduction of the Influent Pump
Station and North City Renewable Energy Facility would entail the development of
new buildings displaying similar bulk and scale as existing NCWRP structures. The
Influent Pump Station would be located in a building of similar character as
adjacent existing NCWRP buildings along the eastern facility boundary. Engines and
generator units of the North City Renewable Energy Facility would also be located
within an approximately 25-foot-tall building that would incorporate sound
suppression features to reduce noise levels outside the building. Engine exhaust
stacks measuring 55 feet high from the finished ground elevation immediately
adjacent to the renewable energy building would rise approximately 30 feet above
the roof of the building however, these features would be shorter than tall steel
lattice towers and tubular steel poles in the transmission corridor located to the
immediate east of the NCWRP property. Because proposed development on the
NCWRP would be consistent in bulk, scale, and character with facilities and features
currently operating onsite and within the adjacent transmission corridor, the
NCWRP Expansion, Influent Pump Station, and North City Renewable Energy Facility
would not create an incompatible land use within an Airport Influence Area (the
facility is located in MCAS Miramar Review Area 1). In addition, proposed
development would not impair the City's City of Villages Strategy of fostering
focused, mixed-use activity centers. The NCWRP is an existing industrial facility that
is physically separated from the residential and commercial core of the UTC area
(i.e., the likely location to target mixed-use activity) by 1-805. As such, proposed
development and maintenance of the NCWRP site as an industrial facility would not
hinder the City's vision of a mixed-use activity center in the University community
plan area. Also, because expansion activities and the introduction of new facilities
would occur within the boundary of a visually obstructed facility (i.e., with the
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exception of perimeter buildings visible from Miramar Road the facility is generally
obstructed from view of passing motorists), proposed development would not
conflict with relevant Urban Design Element goals regarding enhanced visual
quality for industrial development. Lastly, the Project, including the NCWRP
Expansion, Influent Pump Station, and North City Renewable Energy Facility, would
further the water and wastewater goals of the Public Facilities, Services, and Safety
Element and Conservation Element. Therefore, no adverse effects related to
conflicts between development of the NCWRP Expansion, Influent Pump Station,
and North City Renewable Energy Facility and applicable environmental goals,
objectives, and recommendations of the City's General Plan would occur.

Municipal Code

While the site is zoned for Residential-Single use (i.e., RS-1-14), the NCWRP is an
established use and as stated above for the Morena Pipelines, water and
wastewater infrastructure are essential city services that are located in nearly every
neighborhood of the City. Further, the NCWRP is an existing facility that is buffered
from sensitive land uses by vacant land, military land, and [-805. As stated in
Section 5.1, noteworthy development regulations for the RS-1-14 zone include
setbacks (minimum front setback of 15 feet and minimum rear setback of 10 feet),
and maximum structure height (35 feet). While new structures would be setback
more than 15 feet from Eastgate Mall and Miramar Road, the screen wall
associated with the new equalization tank and decorative wall over the southern
site access driveway may not maintain a minimum 10-foot rear setback from the
rear property line along Miramar Road. In addition, the new pump station and
North City Renewable Energy Facility buildings would be less than 35 feet in height,
and engines exhaust stacks would be approximately 55 feet high from the finished
ground elevation immediately adjacent to the power generation building.
Therefore, features of the North City Water Reclamation Plant Expansion and North
City Renewable Energy Facility would exceed the minimum rear setback
requirement and maximum structure height associated with the RS-1-4 zone.

The proposed new equalization basin within the southernmost area of NCWRP
would be visible from Miramar Road. Pursuant to the City’s landscape regulations,
landscaping (including trees) are required between the screen wall/basin and
Miramar Road. As proposed, climate-appropriate trees and accent shrubs would be
installed north of Miramar Road. Trees to be installed may include Elderica pine
and Torrey pine, and/or Melaleuca. Proposed landscaping to be installed is
simulated in Figure 6.2-9A (in Section 6.2). As demonstrated in Figure 6.2-9A,
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the new equalization tank would be partially screened by newly installed screening
trees, and accent shrubs that may include toyon and foxtail agave would
complement these taller features.

While features of the North City Water Reclamation Plant Expansion and North City
Renewable Energy Facility would not comply with the City's RS-1-4 zone development
regulations regarding minimum rear setback and maximum building height, the
development of these components would comply with applicable development
regulations to the maximum extent feasible. Further, pursuant to Government Code
Section 53091(e)), the City's development regulations do not apply to the project.
Therefore, no adverse effects related to conflicts between development of the North
City Water Reclamation Plant Expansion, Influent Pump Station, and North City
Renewable Energy Facility and the City’s Municipal Code would occur.

Community Plan

The existing NCWRP is located in the industrial Miramar subarea of the University
Community Plan area. Although a new, aboveground EQ basin is proposed as part
of NCWRP Expansion and would be constructed on the NCWRP property to the
north of Miramar Road and approximately 450 feet east of the 1-805 northbound
on-ramps, the tank would be clustered near two existing tanks displaying similar
bulk and scale. Further, and similar to existing NCWRP components located along
the perimeter proposed tanks would be partially obstructed from view of passing
motorists by bermed land, vegetation, and a site perimeter retaining wall. The
remaining expansion activities, Influent Pump Station and North City Renewable
Energy Facility are generally proposed in the interior or northern portion of the
NCWRP property and would not be readily visible by passing motorists on Miramar
Road or Eastgate Mall. Therefore, expansion activities would not conflict with
University community plan goals and objectives related to an improved visual
image along the industrially developed portion of Miramar Road and an enhanced
eastern entrance into the community. Therefore, no adverse effects related to
conflicts between development of the NCWRP Expansion, Influent Pump Station,
and North City Renewable Energy Facility and applicable environmental goals,
objectives, and recommendations of the University Community Plan would occur.

As stated in Section 5.1, the NCWRP is partially located within Accident Potential
Zone (APZ) Il of MCAS Miramar. Refer to Section 5.9, Health and Safety/Hazards,
and Section 5.12, Noise, for compatibility analyses regarding components of the
Project and the MCAS Miramar Airport Influence Area (AlA).
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North City Pure Water Facility-Miramar Reservoir and North City Pump Station

General Plan

The North City Pure Water Facility-Miramar Reservoir (NCPWF-MR) and North City
Pump Station are proposed on a vacant, City-owned lot located north of the
existing NCWRP and Eastgate Mall. The NCPWF site is designated for Industrial
Employment and Institutional & Public and Semi-Public Facilities use by the City
General Plan, Public Facilities/Institutional and Industrial use by the University
Community Plan. The North City Pump Station site is wholly designated for
Institutional & Public and Semi-Public Facilities use by the General Plan and Public
Facilities/Institutional and Industrial use by the University Community Plan.

As with the NCWRP property, construction and operation of the NCPWF-MR and
adjacent North City Pump Station would be consistent with the intent/goal of the
Institutional & Public and Semi-Public Facilities which is to provide for public or
semi-public facilities and services including (but not limited to) water sanitation
plants and communication and utilities. Similarly, the Industrial Employment
designation provides for a mix of research, technology, light- and heavy -industrial
uses and operation of the an advanced water purification facility (i.e., the NCPWF-
MR) would be consistent with this range of research, technological, and industrial
uses. The proposed Pure Water Facility and adjacent pump station would also be
consistent with the range of utility uses (e.g., electrical utilities and sewer and water
facilities) associated with the Public Facilities/Institutional land use designation of
the University community plan. Therefore, no adverse effects related to conflicts
between development of the NCPWF-MR and North City Pump Station and the
underlying land use designations of the General Plan and the University
Community Plan applied to the NCPWF and pump station site would occur.

Development of the NCPWF-MR and North City Pump Station would not conflict
with applicable environmental goals, objectives, and recommendations of the
City's General Plan. Similar to all other Project components, the NCPWF-MR and
North City Pump Station would not impair the City's implementation of their City
of Villages strategy as the sites are physically isolated from the denser UTC area to
the east. The site is located in an industrial setting and is surrounded by [-805 to
the west and industrial uses to the north, east, and south. In addition, due to the
proximity of similarly scaled facilities and buildings at the NCWRP and tall steel
lattice towers and tubular steel poles in the adjacent transmission corridor,
development of the NCPWF-MR and North City Pump Station are not anticipated
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to present a hazard to MCAS Miramar operations. As discussed in Section 6.2,
Aesthetics/Visual Effects and Neighborhood Character, the Eastgate Mall-fronting
NCPWF-MR Operations and Maintenance (O&M) Building would incorporate
modern building materials including translucent light and dark blue glass windows
(representative of water entering and flowing through the facility), a central, clear
glass atrium, and ripple-finished, porcelain tile clad walls along the south
elevation that would be representative of water entering, and flowing through the
facility and finally, being purified (Brown-and-CaldwelMWH Americas et al. 2016).
In addition, metallic awnings and window trimmings, and climate appropriate tree
and shrub landscaping plantings are proposed along the facility's Eastgate Mall
frontage. Streetscape improvements including the introduction of sidewalks along
east and westbound Eastgate Mall, crosswalks, and a landscaped median are also
proposed. The result would be an altogether pleasing aesthetic experience for
passing motorists that would enhance the visual quality of both the site and
surrounding industrial area. In addition, a yet to be defined Public Art Piece would
be commissioned and housed on the grounds of the NCPWF-MR. The pump
station would consist of approximately 24-foot-high, cast-in-place concrete
electrical control and pump rooms/buildings separated by a fiberglass sandwich
panel wall system and an inviting entrance that would be sited atop a slightly
elevated building pad located immediately to the east of the O&M building. A
decorative CMU wall (8 feet to 12 feet high) with stainless steel gates would be
constructed along the site's Eastgate Mall frontage. Vinyl coated chain-link fencing
(10 feet high) would be installed along the eastern, western, and northern facility
boundaries. The building pad would be landscaped with climate-appropriate tree
and shrub species (Brown-and-CaldwellMWH Americas et al. 2016). The NCPWF-
MR and North City Pump Station would comply with applicable goals of the City's
Urban Design Element regarding enhanced visual quality of industrial
development, a pattern and scale of development that provides visual diversity,
and distinctive public facilities enhanced with public art. In addition, the NCPWF-
MR and North City Pump Station would further the applicable water and
wastewater goals of the Public Facilities, Services, and Safety Element and
Conservation Element concerning increased use of reclaimed water to
supplement the region’s limited water supply and a safe and adequate water
supply that meets demand for existing and future population through water
efficiency and reclamation. Therefore, no adverse effects related to conflicts
between development of the NCPWF-MR and North City Pump Station and
applicable environmental goals, objectives, and recommendations of the City's
General Plan would occur.
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Municipal Code

Similar to the NCWRP, the NCPWF-MR and North City Pump Station sites are zoned RS-
1-14. As stated in Section 5.1, noteworthy development regulations for the RS-1-14
zone include minimum front setbacks of 15 feet, minimum street side and rear
setback of 10 feet, and maximum structure height of 35 feet. Proposed two- and three-
story facility buildings at the NCPWF-MR and North City Pump Station site would
generally comply with the minimum street side setback of 10 feet. In addition to
sidewalks, planters with rock mulching, shrubs, and trees would be installed between
Eastgate Mall and the NCPWF street side property line. Consistent with the City's
Landscape Regulations, parking lot trees are proposed in the landscape islands
adjacent to parking along the NCPWF-MR west property line (see Figure 6.2-13 in
Section 6.2). Landscape regulations also require the installation of one street tree per
30 linear feet of street frontage_(Section 142.0409(a)(1)) along Eastgate Mall_and the
maintenance of minimum tree separation distance from improvements including
traffic signals and stop signs (20 feet), sewer lines (10 feet), aboveground utility
structures (10 feet), drlvewavs (10 feet), and mtersectlons (25) (see Table 142-04E of

—nNine street trees are euncen&lyproposed along

the S|tes Eastgate Mall frontage (see Figure 6.2-13). While the site features
approximately 400 linear feet of street frontage and requires 13 street trees pursuant

to Municipal Code Section 142.0409(a)(1), maintaining minimum tree separation
distance from aboveground and belowground utilities, the NCPWF driveway, and
intersections make the installation of four additional trees on Eastgate Mall infeasible. ;
and-Ttherefore, the landscape concept plan dees—net-compliesy with the City's
landscape regulations.

The height of new buildings constructed at the NCPWF and North City Pump Station
site would generally comply with the RS-1-14 zone maximum structure height of 35
feet however, the O&M building, LOX storage tanks, and Lime Facility would be
taller than 35 feet. According to elevations prepared for the NCPWF, the O&M
building parapet would be approximately 46 feet above finished grade (AFG), the
top of LOX tank would be approximately 43 feet, 9 inches AFG, and the Lime Facility
at top of deck would be approximately 60 feet AFG. Also, it should be noted that the
site is located in an industrial area and the nearest residential development occurs
approximately 0.5 mile to the southwest across [-805. Surrounding land uses
consist of an SDG&E substation to the north, a transmission corridor, sand and
gravel quarry and other industrial uses including warehouse and distribution
facilities to the east, the existing NCWRP to the south, and I-805 to the west.
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While the NCPWF-MR would not comply with the City's landscape—regulations

regarding site frontage street-trees-and-development regulations including regarding
maximum building height, the NCPWF-MR would comply with the City's landscape

regulations _and would comply with applicable development regulations to the
maximum extent feasible. Further, pursuant to Government Code Section 53091(e)),
the City’'s development regulations do not apply to the Project. Therefore, no adverse
effects related to conflicts between development of the NCPWF-MR and North City
Pump Station and the City’s Municipal Code would occur.

Community Plan

The NCPWF-MR and North City Pump Station are proposed on vacant, City-owned
land in the industrial Miramar subarea of the University Community Plan area. As
proposed, the NCPWF-MR O&M building would incorporate tempered light blue
curtain walls and doors glass along the building exterior (and central, light blue
insulated glass atrium is also proposed) and would incorporate to outdoor viewing
platforms take advantage of the San Diego climate and reduce heating costs.
Through the introduction of aesthetically pleasing O&M building architecture, climate
appropriate site landscaping including street trees and median plantings along
Eastgate Mall, decorative resin panels/site wall signage that incorporates the “Pure
Water” project title and City logo along the Eastgate Mall frontage site perimeter wall,
and a new sidewalk along Eastgate Mall, development of the NCPWF-MR and North
City Pump Station would provide visual amenities and a sense of place and would
improve and enhance the entrance to the business park, commercial, and residential
developed Central subarea of the University Community Plan area. Therefore, no
adverse effects related to conflicts between development of the NCPWF-MR and
North City Pump Station and applicable environmental goals, objectives, and
recommendations of the University Community Plan would occur.

As stated in Section 5.1, the NCPWF-MR and North City Pump Station are partially
located within APZ Il of MCAS Miramar. Refer to Section 5.9, Health and
Safety/Hazards, and Section 5.12, Noise, for compatibility analyses regarding
components of the Project and the MCAS Miramar AlA.

Landfill Gas Pipeline

General Plan and Community Plan

The proposed underground Landfill Gas (LFG) Pipeline would primarily be located
on MCAS Miramar land and would run between the northwestern corner of the
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Miramar Landfill lease area and NCWRP. The LFG Pipeline alignment is proposed to
be located within two utility easements across MCAS Miramar which run generally
north-south between the Miramar Landfill and the NCWRP and under a portion of
Miramar Road between Miramar Mall and the BNSF Railway. Existing access roads
would be used to access the underground alignment. The southern end of the LFG
Pipeline would connect to a proposed LFG compressor station that would be
located within the Miramar Landfill lease area.

Approximately 0.6 mile of the LFG Pipeline alignment is located along Miramar Road
in the University Community Plan area. Installation of the pipeline would not conflict
with Citywide Land Use and Community Development, Urban Design, Public
Facilities, Services, Safety, and Conservation Element goals; Municipal Plan goals; or
University Community Plan goals. Gas pipelines and similar utilities are located
throughout the City of San Diego in nearly every neighborhood and are essential
services to residences, businesses, public facilities, and other land uses of the built
environment. Further, the gas pipeline alignment would be located in an established
industrial area and would avoid residential neighborhoods. Construction and
operation of the LFG Pipeline across MCAS Miramar would be coordinated with the
MCAS Miramar Deputy Director of Environmental, Marine Corps Installation West
(MCIWEST) Regional Planners, and Headquarters Marine Corps (HQMC) (USMC 2016).
Therefore, no adverse effects related to conflicts between development of the LFG
Pipeline and applicable environmental goals, objectives, and recommendations of
the General Plan, University Community Plan, and the MCAS Miramar Integrated
Natural Resources Management Plan would occur.

Municipal Code

As the LFG Pipeline would be installed underground, underlying zone
development regulations of the City's Municipal Code including setbacks, lot size,
and building height would not apply.

As stated in Section 5.1, the LFG Pipeline alignment would traverse APZs Il and | of
MCAS Miramar but would be located underground. Refer to Section 5.9, Health and
Safety/Hazards, and Section 5.12, Noise, for compatibility analyses regarding
components of the Project and the MCAS Miramar Airport Influence Area AlA.

MCAS Miramar Integrated Natural Resources Management Plan

In addition to APZs, the LFG Pipeline alignment would traverse Level I, Ill, and V
Management Areas (MAs) on MCAS Miramar. The alignment is primarily located
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within an existing disturbed easement across MCAS Miramar and would border
and/or cross existing non-military uses on MCAS Miramar including Miramar
Wholesale Nursery and Miramar Landfill. Avoiding natural area would minimize the
potential for construction activities to impact non-venal pool special status species,
riparian areas and underground installation of the pipeline would not divide habitat
blocks. Construction and operation of the LFG Pipeline across MCAS Miramar would
be coordinated with the MCAS Miramar Deputy Director of Environmental, MCIWEST
Regional Planners, and HQMC (USMC 2016) to ensure adequate protection of MAs
on MCAS Miramar. Therefore, no adverse effects related to conflicts between
development of the LFG Pipeline and the MCAS Miramar Integrated Resources
Management Plan would occur.

Metro Biosolids Center Improvements

General Plan

The existing Metro Biosolids Center (MBC) is located within the Miramar Landfill
lease area on lands designated as Military lands by the City's General Plan and
zoned AR-1-1. While not subject to the City’s General Plan or Municipal Code due
to its location on MCAS Miramar, improvements at the MBC would expand,
upgrade, replace existing facilities and operations and expand existing piping
systems. As such, substantially different or potentially incompatible land uses are
not proposed. Therefore, MBC Improvements would not conflict with goals of the
City's General Plan.

The facility is located within MCAS Miramar APZ |. Refer to Section 5.9, Health and
Safety/Hazards, and Section 5.12, Noise, for compatibility analyses regarding
components of the Project and the MCAS Miramar Airport Influence Area AlA.

MCAS Miramar Integrated Natural Resources Management Plan

The MBC is also located within a Level V (developed land) MA on MCAS Miramar.
Because the MBC is an existing facility and improvements are proposed within the
existing developed footprint of the facility, MBC Improvements would not conflict
with the MCAS Miramar Integrated Resources Management Plan. Still, MBC
Improvements would be coordinated with MCAS Miramar Deputy Director of
Environmental, MCIWEST Regional Planners, and HQMC to ensure adequate
protection of MAs on MCAS Miramar.

February 2018 6.1-15 9420-04



NORTH CiTY PROJECT EIR/EIS
SECTION 6.1 - LAND USE

North City Pure Water Pipeline

General Plan

The approximately 8-mile North City Pure Water Pipeline (North City Pipeline)
alignment travels from the proposed NCPWF-MR to Miramar Reservoir primarily
along existing paved roadways. The pipeline alignment would run through
industrial, commercial, office park, and parks and open space (i.e., lands surround
Miramar Reservoir) neighborhoods and uses and adjacent lands are primarily
zoned industrial or commercial. In addition, the alignment traverses the City's
University, Mira Mesa (primarily along Miramar Road), and Scripps Miramar Ranch
communities, would tunnel beneath 1-15 and briefly traverse an “island” of
unincorporated San Diego County land, and would end at the Miramar Reservoir.

As the North City Pipeline would be installed underground within existing roadways
and/or would tunnel across I-15, no conflicts with the goals of the City's General Plan
Land Use and Community Planning and Urban Design Elements would occur. For the
same reasons, no conflicts with County’'s General Plan Land Use and Conservation
Elements would occur. Water and wastewater infrastructure are essential services
and are located in nearly every neighborhood of the City. Further, because the North
City Pipeline would be installed underground and would not include prominent
above ground components (the proposed Dechlorination Facility is discussed
separately below), the North City Pipeline would not impair the City's City of Villages
strategy and would not introduce a use that would be incompatible with existing
industrial and commercial land uses along the alignment. IN addition, the North City
Pipeline would not contribute prominent above ground elements to the urban form
and character of the neighborhoods traversed by the pipeline alignment. For the
same reasons discussed above for the Morena Pipelines, the North City Pipeline
would further the water and wastewater goals of the Public Facilities, Services, and
Safety Element and Conservation Element. Lastly, the North City Pipeline would aid in
the achievement of Goal COS-4 (Water Management) of the County General Plan
Conservation Element concerning long-term viability of the County’s water quality
and supply. Therefore, no adverse effects between the North City Pipeline and the
applicable environmental goals, objectives, and recommendations of the City's
General Plan (and the County’'s General Plan) would occur.
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Municipal Code

Because the North City Pipeline would be installed underground within existing
roadways and/or tunnels across highways and canyons, underlying zone development
regulations of the City's Municipal Code including setbacks, lot size, and building
height would not apply.

Community Plans

Between the NCPWF-MR and Miramar Reservoir, the North City Pipeline alignment
traverses the University, Mira Mesa, and Scripps Miramar Ranch Community Plan
areas. As proposed, the North City Pipeline would be installed underground and would
not include prominent above-ground features. Therefore, the North City Pipeline
would not conflict with community plan goals and objectives regarding an improved
visual image of the industrially developed portion of Miramar Road or enhancement of
the eastern entrance into the University community, improved visual quality of
industrial development, and preservation of the valued natural resources of the
Scripps Miramar Ranch area. No adverse effects between the North City Pipeline and
the applicable environmental goals, objectives, and recommendations of the
University, Mira Mesa, and Scripps Miramar Ranch community plans would occur.

Dechlorination Facility

General Plan

Located in Scripps Miramar Ranch at the end of Meanley Drive, the proposed
Dechlorination Facility would include an approximately 768-square-foot above-grade
building to house chemical storage tanks, dosing pumps, analyzers, chemical
injection, and associated piping valves and appurtenances. The Dechlorination
Facility is designated for Industrial Employment by the City's General Plan, Industrial
Park use by the Scripps Miramar Ranch Community Plan.

The Dechlorination Facility site is located in an industrial office park area that also
features the City's Miramar Recycled Water Storage Tank. Given the concentration
of existing industrial uses in the immediate area including water utilities,
construction and operation of the Dechlorination Facility would be a compatible
land use within its existing setting. Similar to the Dechlorination Facility, research
and development, light manufacturing, and high technology uses permitted in the
Industrial Employment and Industrial Park land use designations may also store
chemicals on site. In addition, similar piping and appurtenances may be installed

February 2018 6.1-17 9420-04



NORTH CiTY PROJECT EIR/EIS
SECTION 6.1 - LAND USE

nearby at the Miramar Recycled Water Storage Tank and therefore, installation of
these components for the Dechlorination Facility would not represent a new land
use or feature in area. Lastly, the facility building would be an approximately 20-
foot-tall cement block masonry unit structure designated to align aesthetically with
the overall character of the neighborhood and site development would include
implementation of a planting plan to help the facility blend into the surroundings
and soften the appearance of site perimeter fencing. Development of a
Dechlorination Facility primarily consisting of a 768-square-foot above-grade
building would not preclude implementation of the City’s City of Villages Strategy
(the site is located in an industrial business park setting), would not degrade the
visual quality of the surrounding industrial business park area, and would not
expose sensitive receptors to excessive noise (see Section 6.12 for more detail).
Lastly, as a component of the Project, the Dechlorination Facility would further the
water and wastewater goals of the Public Facilities, Services, and Safety Element
and Conservation Element. Therefore, no adverse effects between the
Dechlorination Facility and the applicable environmental goals, objectives, and
recommendations of the City General Plan would occur.

Municipal Code

The Dechlorination Facility site is zoned for Industrial Park (IP-2-1) use. As stated in
Section 5.1, noteworthy development regulations of the IP-2-1 zone include
minimum front and street side setbacks of 20 feet and minimum setback of 15 feet
from the side (northeast) property line. Landscape regulations also require the
installation of one 24-inch box tree along the site’'s Meanley Drive frontage, and
Municipal Code Section 113.0273 prohibits the construction of solid walls exceeding
3 feet in height within the required visibility clearance areas adjacent to driveways.

System{(HDR-2016)tThe proposed Dechlorination Facility would not maintain the
20-foot minimum setback from the front property line or the 15-foot minimum
setback from the side property line as required for development in the IP-2-1 zone
(HDR 2018). Further and as detailed on the proposed planting plan (see Figure 6.2-
19 in Section 6.2), a 24-inch box street tree is not currently proposed along the site’s
Meanley Drive frontage (a 24-inch box tree (Geijera parviflora) is proposed along the
site’s western boundary). A wrought-iron fence is proposed around the perimeter
of the facility, and therefore, the Dechlorination Facility site design would not
conflict with Municipal Code Section 113.0273 regarding the construction of solid
walls. Therefore, as currently proposed, the Dechlorination Facility's planting plan
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does not comply with the City’'s landscape regulations. Lastly, as proposed,
wrought-iron fencing would be installed along the perimeter of the facility and the
developed portions of the site.

While the Dechlorination Facility site plan and planting plan would not comply with
the City's minimum setback requirements associated with the IP-2-1 zone or the
City's landscape regulations regarding site frontage street trees, the Dechlorination
Facility would comply with applicable development regulations to the maximum
extent feasible. Further, pursuant to Government Code Section 53091(e)), the City's
development regulations do not apply to the Project. Therefore, no adverse effects
related to conflicts between development of the Dechlorination Facility and the
City's Municipal Code would occur.

Community Plan

Development of the Dechlorination Facility would not require the removal of
eucalyptus trees, modification of significant hills, or removal/alteration to other
valued natural resources of the Scripps Miramar Ranch community. Development
would require the removal of moderately tall landscape trees (a jacaranda tree and
a pepper tree) and alteration of existing, gradually sloping terrain situated between
Meanley Drive and an access road. The new facility would not damage the existing
industrial neighborhood identity of the area, and implementation of the proposed
planting plan (and existing landscaping on adjacent parcels) would partially screen
the facility from passing motorists and employees at nearby office developments.
In addition, development of a 20-foot-tall Dechlorination Facility building would be
appropriate for the area due to the presence of similarly scaled two-story office
development in the surrounding area. Therefore, no adverse effects related to the
Dechlorination Facility and the relevant objectives of the Scripps Miramar Ranch
community plan would occur.

Miramar Water Treatment Plant Improvements

General Plan and Community Plan

Improvements at the Miramar Water Treatment Plant would include rehabilitation
of the existing Miramar Reservoir Pump Station, changes to the treatment and
corrosion control processes, and resurfacing of concrete in the sedimentation and
flocculation basins. Because substantially different or potentially incompatible land
uses are not proposed, no adverse effects between the Miramar Water Treatment
Plant improvements and the applicable environmental goals, objectives, and
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recommendations of the City General Plan or Scripps Miramar Ranch Community
Plan would occur.

San Vicente Reservoir Alternative

The impacts described above under the Miramar Reservoir Alternative for the Morena
Pump Station, Morena Pipelines, NCWRP Expansion, Influent Pump Station, and North
City Renewable Energy Facility, LFG Pipeline, and MBC Improvements would also be
applicable to this alternative. Also, the North City Pure Water Facility-San Vicente
Reservoir (NCPWF-SVR) and associated Pump Station would result in similar impacts as
described above for the NCPWF-MR and North City Pump Station.

San Vicente Pure Water Pipeline

General Plan

The San Vicente Pure Water Pipeline (San Vicente Pipeline) alignment travels from
the proposed NCPWF-SVR to the San Vicente Reservoir primarily along existing
paved roadways. The pipeline alignment would run through industrial, residential,
recreational, commercial, school, and rural residential neighborhoods and uses and
adjacent lands are primarily zoned industrial residential, or commercial. As the San
Vicente Pipeline would be installed underground within existing roadways and/or
would tunnel under highways and canyons, no adverse effects related to conflicts
between development of the San Vicente Pipeline and underlying land use
designations along the pipeline alignment would occur. Water and wastewater
infrastructure are essential services and are located in nearly every neighborhood
of the City. Further, because the San Vicente Pipeline would be installed
underground and would not include prominent above ground components (the
proposed Mission Trails Booster Station (MTBS) is discussed separately below), the
San Vicente Pipeline not impair the City's implementation of their City of Villages
strategy, and would not contribute to the urban form and character of the
traversed neighborhoods. For the same reasons discussed above for the Morena
Pipelines and North City Pipeline, the San Vicente Pipeline would further the water
and wastewater goals of the Public Facilities, Services, and Safety Element and
Conservation Element. Therefore, no adverse effects related to conflicts between
development of the San Vicente Pipeline and applicable environmental goals,
objectives, and recommendations of the City’s General Plan would occur.
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Municipal Code

Because the San Vicente Pipeline would be installed underground within existing
roadways and/or tunnels across highways, underlying zone development
regulations of the City's Municipal Code and the County’s zoning ordinance
including setbacks, lot size, and building height would not apply.

Community Plan

Between the NCPWF-SVR and San Vicente Reservoir, the SYWPL alignment traverses
the Kearney Mesa, Tierrasanta, and Navajo community plan areas, the City of
Santee, and the County of San Diego community of Lakeside. As the San Vicente
Pipeline would be installed underground and would not include prominent above-
ground features, the San Vicente Pipeline would not conflict with community plan
goals and objectives regarding preservation and enhancement of the visual
appearance of Kearney Mesa and the provision of compatible land uses within
airport influence areas (Kearney Mesa Community Plan), and the accommodation
of compatible uses and preservation of canyons and San Diego River environs
(Tierrasanta Community Plan). Further, the San Vicente Pipeline would not conflict
with Navajo Community Plan goals associated with the protection of distinct areas
and communities from incompatible uses. Similarly, the San Vicente Pipeline would
comply with City of Santee General Plan goals associated with compatible land uses
(Land Use Obijective 5.0) and minimization of land use conflict between adjacent
land uses (Land Use Objective 9.0). Lastly, because the San Vicente Pipeline would
be installed underground, the pipeline would comply with applicable County of San
Diego General Plan Land Use and Conservation Element goals (and Lakeside
Community Plan goals and recommendations in protection of the rural character of
the community). Therefore, no adverse effects related to conflicts between
development of the San Vicente Pipeline and applicable environmental goals,
objectives, and recommendations of the Kearney Mesa, Tierrasanta, and Navajo
Community Plans, the City of Santee General Plan, the County of San Diego General
Plan, and the Lakeside Community Plan would occur.

Mission Trails Booster Station

General Plan and Community Plan

The MTBS would be located along Mission Gorge Road spread across two privately
owned parcels. The MTBS site is designated for Park, Open Space, and Recreation
and Commercial Employment, Retail, & Services by the City's General Plan, Single-
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Family Residential use by the Navajo Community Plan. Located in the Navajo
community, the site abuts single-family residential land uses to the east and is
located atop an elevated landform that severely slopes to the west towards Mission
Gorge Road. The surrounding area is characterized by a mix of single-family and
multi-family residential land uses.

In addition to parks and other areas providing recreational opportunities, the Parks,
Open Space, and Recreation land use designation provides for the preservation of and
with “distinctive scenic, natural or cultural features” or that contain “environmentally
sensitive resources” (City of San Diego 2015). The Commercial Employment, Retail, &
Services is intended to provide for commercial, office, retail and limited office
development. While the MTBS is a public utility facility and would not be entirely
consistent with the intended uses of the underlying land use designations applied to
the site, booster stations and similar water infrastructure are essential services that
are located in nearly every neighborhood of the City. Therefore, while the MTBS would
not entail development of a parks, commercial, office, retail and limited office use,
construction and operation of a booster station off Mission Gorge Road would not
represent an incompatible land use based purely on the underlying land use
designation. Specific design considerations would be implemented for the booster
station to reduce the potential for nuisance impacts to adjacent land uses. For
example, design considerations for facility noise have been made considering the
pump station’s proximity to residential uses and would ensure that residential land
uses are protected from excessive noise. Also, as proposed, the booster station
electrical room building would be obscured from view of adjacent residential land uses
to the east due to proposed site grading. In addition, development of the MTBS would
not impair the City's implementation of their City of Villages strategy, and would not
substantially degrade the existing urban form and character of the Navajo community.
As with all project componen