ENVIRONMENTAL IMPACT REPORT

THE CITY OF SAN DIEGO

SUBJECT:

UPDATE:

PRJ-0698277
SCH No. 2022060468

Palm & Hollister Apartments: A COMMUNITY PLAN AMENDMENT (CPA), REZONE,
NEIGHBORHOOD DEVELOPMENT PERMIT (NDP) for deviations to base zone
regulations, SITE DEVELOPMENT PERMIT due to floodplains and Multi-Habitat
Planning Area (MHPA) on the premise, San Diego Gas and Electric EASEMENT
VACATION, and VESTING TENTATIVE MAP (VTM) to demolish a vacant residential
structure and out-buildings to construct a total of 198 residential units, including
eight affordable units, in 13 buildings. The project would require an amendment to
the Otay Mesa-Nestor Community Plan (OMNCP) to change the existing land use
from Open Space to Medium-High Density (30 - 44 du/ac) and remove View and
Access Points A and B from OMNCP Appendix C, as well as a Rezone to change the
existing zone from AR-1-2, RM-1-1, and RS-1-5 to RM-2-6. The proposed CPA and
Rezone would allow for the site to be developed with up to 206 residential units. The
project would include supporting recreational amenities and infrastructure. The
project is also requesting a MHPA Boundary Line Adjustment. The 5.92-acre site
located at 555 Hollister Street San Diego, CA 92154 (APN: 628-050-2500) is within
Multiple Habitat Planning Area; Airport Influence Area (Brown Field, Imperial Beach
NOLF, and NAS North Island/Review Area 2); Airport Land Use Compatibility Overlay
Zone; FAA Part 77 Review Area (NOLF Imperial Beach); Parking Standards Transit
Priority Area; Transit Area Overlay Zone; and Transit Priority Area within the Otay
Mesa-Nestor Community Plan Area. (LEGAL DESCRIPTION: The north quarter of the
west half of the southwest quarter and the north 5 acres of the east half of the
southwest quarter of Section 22, Township 18 South, Range 2 West, San Bernardino
Meridian, in the City of San Diego, County of San Diego, State of California). The site
is not included on any Government Code listing of hazardous waste sites.

August 2024. Clarifications, revisions, additional information, and/or typographical
corrections have been made to the final Environmental Impact Report when
compared to the draft environmental document. In accordance with Section
15088.5 of the California Environmental Quality Act (CEQA), the addition of new
information that clarifies, amplifies, or makes insignificant modifications and
would not result in new impacts or no new mitigation does not require
recirculation.



Pursuant to Section 15088.5(a) of the CEQA Guidelines: “Significant new
information” requiring recirculation includes, for example, a disclosure or
additional data or other information showing that:

(1) A new significant environmental impact would result from the project or from
a new mitigation measure proposed to be implemented.

(2) A substantial increase in the severity of an environmental impact would result
unless mitigation measures are adopted that reduce the impact to a level of
insignificance.

(3) Afeasible project alternative or mitigation measure considerably different
from others previously analyzed would clearly lessen the environmental
impacts of the project, but the project’s proponents decline to adopt it.

(4) The draft EIR was so fundamentally and basically inadequate and conclusory in
nature that meaningful public review and comment were precluded.

The modifications made to the final environmental document do not affect the
analysis or conclusions of the Environmental Impact Report. All revisions are
shown in a strikethrough and/or underline format.

ENVIRONMENTAL DETERMINATION:

This document has been prepared by the City of San Diego’s Environmental Analysis Section under
the direction of the Development Services Department and is based on the City’s independent
analysis and conclusions made pursuant to 21082.1 of the California Environmental Quality Act
(CEQA) Statutes and Sections 128.0103(a), 128.0103(b) of the San Diego Land Development Code.

Based on the analysis conducted for the project described above, the City of San Diego, as the Lead
Agency, has prepared the following Environmental Impact Report. The analysis addressed the
following issue area(s) in detail: Land Use, Transportation and Circulation, Air Quality,
Biological Resources, Energy, Geologic Conditions, Greenhouse Gas Emissions, Health and
Safety, Historical Resources, Hydrology, Noise, Population and Housing, Public Services and
Facilities, Public Utilities, Tribal Cultural Resources, Visual Effects and Neighborhood
Character, Water Quality, and Wildfire.

The EIR concluded that the project would result in significant but mitigated environmental impacts
to Air Quality (direct and cumulative), Historical Resources (Archaeology) (direct), and Tribal
Cultural Resources (direct). All other impacts analyzed in the draft EIR were determined to be less
than significant. Historical Resource and Tribal Cultural Resource impacts would be mitigated to
below a level of significance. While Air Quality impacts would be mitigated to below a level of
significance for the proposed development, the CPA and Rezone would allow for future
development to proceed ministerially without mitigation, and air quality impacts would remain
potentially significant and unmitigated.



The purpose of this document is to inform decision-makers, agencies, and the public of the
significant environmental effects that could result if the project is approved and implemented,
identify possible ways to minimize the significant effects, and describe reasonable alternatives to the
project.

PUBLIC REVIEW DISTRIBUTION:

The following agencies, organizations, and individuals were distributed either the Public Notice or a
copy of the draft Environmental Impact Report:

Federal
US Fish & Wildlife Service (23)

State

Caltrans, District 11 (31)

California Department of Fish and Wildlife (32)

State Clearinghouse (46)

California Native American Heritage Commission (56)
California Transportation Commission (51)

California Dept of Transportation (51a)

California Dept of Transportation (51b)

County of San Diego
County of San Diego, Department of Parks and Recreation (69)

City of San Diego
Mayor’s Office (91)
Councilmember LaCava, District 1 (MS 10A)
Councilmember Campbell, District 2 (MS 10A)
Councilmember Whitburn, District 3 (MS 10A)
Council Office, District 4 (MS 10A)
Councilmember von Wilpert, District 5 (MS 10A)
Councilmember Kent Lee, District 6 (MS 10A)
Councilmember Campillo, District 7 (MS 10A)
Councilmember Moreno, District 8 (MS 10A)
Councilmember Elo-Rivera, District 9 (MS 10A)
Development Services Department

Environmental Analysis Section

Planning Review

Landscaping

Engineering

Transportation

Geology

Fire-Plan Review

Public Utilities Department- Water & Sewer Development

Development Project Manager




City Planning Department
Plan-Long Range Planning
Plan-Facilities Financing
Plan-MSCP
Parks and Recreation Department
Environmental Services Department
San Diego Fire and Rescue Department
San Diego Police Department
Development Coordination (78A)
San Diego Fire - Rescue Department Logistics (80)
Library Department -
Government Documents (81)
Central Library (81A)
Otay Mesa-Nestor Branch Library (81W)
Historical Resources Board (87)
City Attorney’s Office (93C)

Other Organizations, Groups and Interested Individuals
San Diego Association of Governments (108)

San Diego Regional County Airport Authority (110)
San Diego Gas and Electric (114)

Metropolitan Transit Systems (112)

Metropolitan Transit Systems (115)

Otay Valley Regional Park Committee

Southbay Unified School District (130)

Sweetwater Union High School District (131)

Rancho Santa Ana Botanic Garden at Claremont (161)
Sierra Club (165)

Sierra Club (165A)

San Diego Natural History Museum (166)

San Diego Audubon Society (167)

Mr. Jim Peugh (167A)

Environmental Health Coalition (169)

California Native Plant Society (170)

Citizens Coordinate for Century 3 (179)

Endangered Habitats League (182)

Endangered Habitats League (182A)

Carmen Lucas (206)

South Coastal Information Center (210)

San Diego Archaeological Center (212)

Save Our Heritage Organization (214)

Ron Christman (215)

Clint Linton (215B)

Frank Brown - Inter-Tribal Cultural Resources Council (216)
Campo Band of Mission Indians (217)

San Diego County Archaeological Society, Inc. (218)
Kumeyaay Cultural Heritage Preservation (223)




Kumeyaay Cultural Repatriation Committee (225)

Native American Distribution (225 A-S)

County of San Diego, Department of Parks and Recreation (232)
Otay Mesa - Nestor Community Planning Group (228)Clint Linton, lipay Nation of Santa Ysabel
Lisa Cumper, Jamul Indian Village

Angelina Gutierrez, San Pasqual Band of Mission Indians

John Stump

Richard Drury, Lozeau Drury LLP

Molly Greene, Lozeau Drury LLP

Mitchell M. Tsai, Attorney At law on behalf of Southwest Regional Council of Carpenters
Jeff Modrzejewski, SEED SD

Max Argoud

Andrew Meyer

Lesley Handa

Cristina Santa Maria

Jim Peugh

Duncan Budinger, Applicant

KLR Planning, Consultant

Crystal Benham, County Department of Parks and Recreation
James W. Royle Jr., San Diego County Archaeological Society
Padma Jagannathan et al., San Diego Audubon Society

Randy Slabbers, National Community Renaissance

RESULTS OF PUBLIC REVIEW:

() No comments were received during the public input period.

() Comments were received but did not address the accuracy or completeness of the draft
environmental document. No response is necessary, and the letters are incorporated herein.

(X) Comments addressing the accuracy or completeness of the draft environmental document
were received during the public input period. The letters and responses are incorporated
herein.

Copies of the Environmental Impact Report, the Mitigation Monitoring and Reporting Program, and
any technical appendices are available in the office of the Development Services Department for
review, or for purchase at the cost of reproduction.

ZW\J W”‘M March 15, 2024
7 [§

Dawna Marshall Date of Draft Report
Senior Planner

Development Services Department August 12, 2024

Date of Final Report

Analyst: Marshall



RESPONSE TO COMMENTS

PALM & HOLLISTER APARTMENTS PROJECT DRAFT EIR COMMENT LETTERS

A total of four comment letters were received from agencies, organizations, and individuals during the public review of the Draft
Environmental Impact Report (DEIR). Table 1 includes a list of the received letters. A copy of each comment letter along with corresponding
responses are included herein. In addition, Master Responses were provided when more than one comment was received on the same

topic. In response to comments, changes were also made to the Draft EIR. These changes to the text are indicated by strikeout (deleted)
and underline (inserted) format.

Table 1. Comment Letters Received

Letter Author Date Page Number of
Letter
LOCAL AGENCIES
A Crystal Benham
County Department of Parks and Recreation May 2, 2024 2
ORGANIZATIONS, GROUPS, AND INDIVIDUALS
B James W. Royle, Jr. ,
San Diego County Archaeological Society, Inc. April13, 2024 >
C Padma Jaganathan :
San Diego Audubon Society April 26, 2024 6
P Randy Slabbers . April 23, 2024 12
National Community Renaissance

Palm & Hollister Apartments Project Response to Comment - Page 1
Final Environmental Impact Report

August 2024
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RESPONSE TO COMMENTS

Marshall, Dawna

From: Orozco, Juliette <Juliette.Orozco@sdcounty.ca.gov>

Sent: Friday, May 3, 2024 3:54 PM

To: DSD EAS

Cc: Oakes, Chelsea; Gailband, Charles; Saul, Annette; Wildburger, Camille L

Subject: [EXTERNAL] Palm & Hollister Apartments Project Draft EIR Comment Letter CoSD Dept. of Parks and
Rec

Attachments: Comment Letter on CiSD Draft EIR Palm and Hollister Apartments signed.pdf

**This email came from an external source. Be cautious about clicking on any links in this email or opening
attachments.**

Dear Ms. Marshall,

Thank you for the opportunity to review and comment on the Draft Environmental Impact Report (EIR) for the Palm &
Hollister Apartments Project. Attached you will find comments from the County of San Diego Department of Parks and
Recreation.

If you have any questions, please contact me directly.

Best,

Juliette Orozco (she/her)

Land Use/Environmental Planner Il | Resource Management Division
619.777.3203 | Juliette.Orozco @sdcounty.ca.gov

COUNTY OF SAN DIEGO

PARKS AND
RECREATION

https://www.sdparks.org/

Y 68

A-1

This introductory comment is noted. The attached comment letter was
received, and responses are provided below.

Palm & Hollister Apartments Project
Final Environmental Impact Report

Response to Comments - Page 2
August 2024




RESPONSE TO COMMENTS

DEPARTMENT OF PARKS AND RECREATION
5500 OVERLAND AVENUE, SUITE 410, SAN DIEGO, CALIFORNIA 92123

BRIAN ALBRIGHT
DIRECTOR (858) 565-3600
www.sdparks.org
May 2, 2024

Dawna Marshall
City of San Diego
Development Services Department

Via email to: DSDEAS@sandiego.gov
COMMENTS ON THE PALM & HOLLISTER APARTMENTS PROJECT
Dear Ms. Marshall,

The County of San Diego, Department of Parks and Recreation (County DPR) received the City
of San Diego’s (City) Notice of Availability of an Environmental Impact Report (EIR) for the Palm
& Hollister Apartments Project (Project). County DPR appreciates the opportunity to review the
Project and offers the following comments for your consideration.

GENERAL COMMENTS

™ Otay Valley Regional Park (OVRP) is a multi-jurisdictional planning effort by the County of San
Diego and the cities of San Diego and Chula Vista. Portions of the Project intersect with OVRP,
specifically the northern border of the project is directly adjacent to trails within the Active
Recreation Area #3, as shown in the 2016 OVRP Concept Plan. This portion of the Project
includes landscaping improvements, as well as stormwater and runoff control facilities.
Additionally, this portion of the Project overlaps with an existing County of San Diego easement.

* Please coordinate with OVRP Joint Staff and County DPR for trail connections
between the proposed Project and the existing trail system in OVRP.

e Please coordinate with County DPR and County of San Diego Department of

General Services (County DGS) staff for any portions of the Project proposed to
encroach on existing County-held easements.

SANDIEGOCOUNTY.GOV

A-3

A4

A-5

This introductory comment is noted.

Comment noted. This comment accurately identifies the project site
environmental setting (see EIR pages 2-2, 2-7 to 2-8), and the project
description (see EIR Chapter 3).

This comment does not address the adequacy of the EIR or provide any
specific comment related to project impacts on the environment. The
Otay Valley Regional Park (OVRP) Concept Plan (County of San Diego, et
al., 2016) is a concept plan and is not required to be implemented by the
project. The project site is located adjacent to the Interstate 5 to Interstate
805 Segment of the Concept Plan Boundary, immediately south of
Recreation Area #3. A trailhead located north of the Palm Avenue trolley
station and the project site provides access to the Palm Avenue Trail that
serves hikers and bikers. The project would provide a trail connection to
the southwest of the project site, as shown on EIR Figure 3-5 and
consistent with Figure 3 of the OVRP Concept Plan. The applicant has
been coordinating with the County of San Diego Department of Parks and
Recreation staff, Juliette Orozco, and will continue to coordinate with San
Diego County Parks and Recreation prior to the construction of trail
connections. Any trail connections between the project and the OVRP
would be in compliance with the County's trail requirements and
guidelines (County of San Diego, October 2003).

This comment does not address the adequacy of the EIR or provide any
specific comment related to project impacts on the environment. The
applicant has been coordinating directly with County of San Diego
Department of Parks and Recreation staff Juliette Orozco. E-mail dated
February 3, 2024, between the project applicant (Duncan Budinger) and
Juliette Orozco, acknowledges the need to enter into an encroachment
agreement for work conducted within the County easement located
along the northern border and concurrence from County staff.

Palm & Hollister Apartments Project
Final Environmental Impact Report

Response to Comments - Page 3
August 2024
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* Please consider how the Project, specifically new landscaping, would be used and
impacted by unsheltered activity, and how potential impacts on trail users and trail
connections would be addressed.

Please take into consideration requirements of the Public Park Preservation Act of 1971
(Public Resources Code Sections 5400-5409). In the event the Proposed Plan results
in “take” of any County MSCP Preserve Lands, this would be considered “take” of
designated park land and may require land or other compensation for loss of park land.

CEQA COMMENTS

* Section 3.2.5 Landscape Concept Plan

o

The EIR states:

“The project also includes landscaping within the 10-foot-wide County
easement, located along the project site’s north property boundary, as well as
with the off-site access easement through the MTS property. Landscaping in
County easement area would include low fuel native plant materials such as
manzanita, California sagebrush, coyote bush, and sea cliff buckwheat.
Landscaping in the off-site access easement through the MTS property would
include adding trees and shrubs.”

Please coordinate with County DPR and County DGS staff for any portions of
the Project proposed to encroach on existing County-held easements. Please
also coordinate with County DPR staff on the plant palette and placement of
landscaping proposed within the easement area.

* Section 11.0 Mitigation Monitoring and Reporting Program

o

Please coordinate with OVRP Joint Staff for mitigation necessitated by impacts
within the OVRP and/or Otay River.

We appreciate your consideration of the above comments. If you have any questions regarding
these comments, please contact Juliette Orozco, Land Use/Environmental Planner, at (619)
777-3203, or via email at Juliette.Orozco@sdcounty.ca.gov.

Sincerely,

Crystal.Benham@
sdcounty.ca.gov

Dty sgned by
Crystal Banham @ sdcounty.ca g0

Date: 20240503 143559 0700

Crystal Benham
Chief, Resource Management Division
County Department of Parks and Recreation

SANDIEGOCOUNTY.GOV

A-7

A-8

A-9

A-10

The entire project site would be developed with the construction of the
198-unit apartment complex, associated parking and resident amenities,
and landscaping. The development area would be fully fenced, which
would preclude unsheltered activity occurring within the development.
Landscaping proposed within the 10-foot wide County easement would
be comprised of low-fuel native plant material, such as manzanita,
California sage brush, coyote brush, and buckwheat. All landscaping
would be maintained by the property management. No landscaping
would be within the proposed access point to the future OVRP. The OVRP
area to the north of the project site is currently an active nursery. No
impacts from unsheltered activity related to the project would occur.

The project does not propose any “take” of County MSCP land.

Please see Response A-5. The encroachment agreement with the County
would address proposed landscaping within the 10-foot-wide County
easement.

As detailed in the EIR, there are no significant impacts to the OVRP and/or
Otay River. The project would implement the City's MHPA Land Use
Adjacency Guidelines that preclude significant indirect impacts to
biological resources within the MHPA (EIR pages 5.4-17 to -21). As no
impacts to the OVRP or Otay River would occur, no mitigation is required
per CEQA.

This conclusion comment is noted.

Palm & Hollister Apartments Project
Final Environmental Impact Report

Response to Comments - Page 4
August 2024
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= 'ﬂ " San Diego County Archaeological Society, Inc.
u

Environmental Review Committee
~
Q)
«°® 13 April 2024

To: Ms. Dawna Marshall
Development Services Department
City of San Diego
1222 First Avenue, Mail Station 501
San Diego, California 92101

Subject: Draft Environmental Impact Report
Palm & Hollister Apartments
Project No. PRJ-0698277

Dear Ms. Marshall:

Thave reviewed the cultural resources aspects of the subject DEIR on behalf of this
committee of the San Diego County Archaeological Society.

Based on the information contained in the DEIR and its Appendix M, we agree with the-
proposed archaeological monitoring program to mitigate any potential impacts that might
result for earth-disturbing activities related to project implementation.

Thank you for making this project’s environmental documents available for public
review.

Sincerely,

ges W. Royle, Jr., Ch?ﬁerson '

Envirc 1 Review Cc

cc:  ASM Affiliates
SDCAS President
File

P.O.Box 811068 San Diego, CA 92138-1106 (858) 538-0935

B-1

This comment agreeing with the conclusion of the DEIR and Appendix M

is noted.

Palm & Hollister Apartments Project
Final Environmental Impact Report

Response to Comments - Page 5
August 2024



RESPONSE TO COMMENTS

From: Padmapriya Jagannathan

To: DSD EAS

Ce: Jim Peugh; Les H; Andrew Mever; Savannah Stallings; Muriel Spooner; Padmapriva Jagannathan

Subject: [EXTERNAL] Comments on Palm & Hollister Apartments / PR ~ 0698277 / Draft Environmental Impact Report /
SCH No. 2022060468

Date: Friday, April 26, 2024 6:54:53 AM
Attachments: 2024-04-26_PalmHollisterFIR_CityDSD_SDAS pdf

**This email came from an external source. Be cautious about clicking on any links in this
email or opening attachments.**

Hello Ms.Marshall,

Please find attached the San Diego Audubon Society's comments on the Draft EIR for the
Palm & Hollister Apartments ( PRJ — 0698277 / Draft Environmental Impact Report / SCH
No. 2022060468). Kindly acknowledge the receipt of the letter.

Thank you,

Padma Jagannathan
Conservation Committee
San Diego Audubon Society

Spring Migration is here! Reduce light pollution and help migrating birds
] S—— H 7 " /li < : sl

"It is too hard and life is too short to spend your time doing something 'cos someone else has
said it is important. You must feel the thing yourself"

"A lot of mothers will do anything for their children, except let them be themselves"

C1

This introductory comment is noted and responses to the attached letter
are provided below.

Palm & Hollister Apartments Project
Final Environmental Impact Report

Response to Comments - Page 6
August 2024
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April 26, 2024

Attn: Dawna Marshall

City of San Diego Development Services Department
1222 First Avenue, MS 501, San Diego, CA 92101

(o)

Fostering the protection and appreciation of birds, other wildlife, and their habitats...

ohN D/EC
ETS

(submitted via email to DSDeAS(@sandiego.gov)

Subject: Comment on (Otay Nestor) Palm & Hollister Apartments / PRJ — 0698277 / Draft
Environmental Impact Report / SCH No. 2022060468

Dear Ms.Marshall:

The San Diego Audubon Society (SDAS) is a 3,000+ member non-profit organization with a
mission to foster the protection and appreciation of birds, other wildlife, and their habitats,
through education and study, and to advocate for a cleaner, healthier environment. We have been
involved in conserving, restoring, managing, and advocating for wildlife and their habitat in the
San Diego region since 1948. San Diego Audubon Society offers these comments and concerns
on the Draft EIR of the Palm & Hollister Apartments project.

While we laud the effort to provide housing near transit, the proximity of the location to the
MHPA of Otay Valley Regional Park (OVRP) raises a number of questions in terms of the
environmental impact.

1. Boundary Adjustment: Page 211 of the EIR states that the proposed adjustment would
result in the preservation of 8.8 acres and suggests a 4:1 ratio of conservation for the 2.2
acres of land deleted. However, 75% of the Najor parcel is already slated for conservation
and only 25% is slated for development. The report also states that the 2.2 acres for this
project will come from the 25% slated for development (2.48 acres total). Can you please
clarify how the 8.8 acres is accounted for? Is it coming from the area already allocated
for conservation? Is the company not holding the remaining acres of the Najor parcel for
future developmental projects and not specifically for Palm & Hollister? Will the 2.2
acres be permanently conserved for mitigation against this project?

2. Wildlife corridor vs Buffer: As per section 5.5.5. Of Appendix F, the 2.2 acres of land
that is going to be deleted from the MHPA was identified not as a wildlife corridor but as
a buffer and therefore no mitigation measures are deemed necessary. We would like to
call to attention that buffers are incredibly important to protected areas as they provide
separation from disturbances. Loss of this buffer can lead to impacts on sensitive species
within the protected area driven by noise pollution, light pollution, people going into

858-273-7800 + 4010 Morena Blvd., Suite 100, San Diego, CA 92117 « Fax 858-273-7801 * www.sandiegoaudubon.org

C-2

C-4

This introductory comment is noted.
This introductory comment is noted.

The EIR has been revised, specifically sections 3.3.6, 5.1.3.2, and 5.4.3.3,
to further clarify the MHPA Boundary Line Adjustment as approved by
the City and Wildlife agencies. The project proposes to delete 2.2 acres
of disturbed habitat from the MHPA located within the project site and
replace it via preservation of the Najor Parcel located in Mission Trails
Regional Park. The Najor Parcel is located within the 75 percent baseline
conservation area, meaning that at least 25 percent would be allowed to
be developed per the Land Development Code Environmentally
Sensitive (ESL) Regulations. The project would conserve the entire 9.92-
acre Najor Parcel, which would eliminate the potential for 25 percent
development. The project proposes to offset the deletion of 2.2 acres of
disturbed habitat with the additional preservation of 2.48 acres of
Diegan coastal sage scrub and sage scrub habitats in the MHPA on the
Najor Parcel. The MHPA Boundary Line Adjustment would result in the
conservation of higher quality habitat and an improved habitat
preservation configuration

Ultimately, the entire Najor parcel would be dedicated in fee title to the
City as a part of the project. The City would manage and maintain the
9.92-acre Najor Parcel as a part of the overall City's preserve system
consistent with the MSCP Management Framework Plan and Natural
Resource Management Plan for Mission Trails Regional Park (City of San
Diego, 2019). The comment identifies this as mitigation, but the
provision of the Najor parcel is a part of the project. No remaining acres
would be held for other developments.

This comment implies the adjacent OVRP area contains sensitive habitat;
however, the adjacent OVRP area is developed as a nursery and is
intended to be an active recreation sports complex in the future per the
OVRP Concept Plan (County of San Diego et. al., 2016). See the Otay Valley
Regional Park Concept Plan discussion in EIR Section 2.2, and Figures 2-3
and 5.1-3 for more details. The project site does not serve as a wetland
buffer or otherwise directly buffer sensitive habitat considering no such
habitat is in the immediate area. The existing MHPA area on-site consists

Palm & Hollister Apartments Project
Final Environmental Impact Report

Response to Comments - Page 7
August 2024



C-5

cont.—

C-6

Cc-7

C-8

IA\

RESPONSE TO COMMENTS

J\

J\

J\

O <
& @)
=
Fostering the protection and appreciation Q of birds, other wildlife, and their habitats...

/ protected areas, people allowing dogs and cats to go into protected areas, invasives

entering protected areas etc. We request more details be provided on how this buffer is
safeguarded against the edge effects listed above beyond just providing a chain link
fence. We urge that any wildlife support value that is lost because of these edge effects
be fully offset by some action that will increase the wildlife support value in the vicinity
of the project. Please provide justification for not providing mitigation for the loss of this
buffer zone.

Lighting: In recent years there have been more and more studies that show the impact of
light pollution on wildlife - specifically birds and other pollinators. Light pollution causes
bird collisions and is one of the main contributors for bird mortality. While adhering to
the lighting code 142.0740 is necessary, it is not sufficient especially given the proximity
to a sensitive habitat. We recommend that the project adopt Dark Sky standards for
lighting and commit to choosing warmer colors in the range of 2000 to 3000K for
exterior lights while striving to minimize perimeter lighting. All lights should be
shielded, face away from the MHPA, and be on a timer or motion-sensitive. Reducing
glare, spillage, or light trespass has also been shown to increase safety and security for
humans. We urge that during Spring and Fall migration these measures are strictly
implemented.

. Brush Management Plan: The EIR’s language regarding Brush Management needs

further clarification. Page 216 of the EIR states “brush management and alternative
compliance is not needed”. However Page 118 promises ongoing landscape maintenance
will ensure no native highly flammable plants will revegetate the site. Given the loss of
the buffer area due to this project it is critical to ensure adequate brush management for
two reasons 1) fire management 2) making sure invasive vegetation and non-native
weeds do not spread into the OVRP from the project or from project induced activities.
Please provide specific details on how the project will address both of these concerns
through regular maintenance.

Noise Pollution: The EIR minimizes the impact of human caused noise pollution
claiming residential housing is not “excessively noisy use” when compared to the
vehicular traffic in Hollister street. However, the project is a dense residential plan with
198 residential units and a number of recreational areas planned within the project area to
“take advantage of the view” offered by the OVRP. Given the density of housing one can
expect increased noise levels both directly because of human density and indirectly due
to increased traffic in the area. Coupled with the loss of the buffer between the MHPA
and the project, the EIR as it stands does not take into consideration the impact of the
additional noise pollution on the wildlife in the MHPA.

858-273-7800 « 4010 Morena Blvd., Suite 100, San Diego, CA 92117 » Fax 858-273-7801 « www.sandiegoaudubon.org

of graded, landscaped, and disturbed area used as an active
construction machinery storage area. The adjacent MHPA area located
immediately to the north consists of agricultural and developed land
associated with the Terra Bella Nursery. As such, the MHPA on-site and
immediately off-site does not support native habitat. The MHPA at this
location also is disjunct from the Otay River to the north. There is an
intervening, active quarry site that is not within the MHPA located
between the nursery and the Otay River. Nonetheless, the project would
comply with the MHPA Land Use Adjacency Guidelines as detailed in EIR
pages 5.4-17 to 21. As no significant impacts would occur, no mitigation
is required. Refer to EIR Section 5.4 for additional details.

This comment does not demonstrate that the site is a wildlife corridor.
Appendix F states, while the OVRP Concept Plan identifies the site as a
“puffer to that corridor; it does not provide for wildlife movement.” To
clarify, the site is not specifically identified as a buffer in the OVRP. The
site does not currently function as a wildlife corridor, as addressed
throughout Section 5.4.3.2. As shown on Figure 5.1-3, the site is
currently south of a commercial nursery and the OVRP Concept Plan
identifies that the area to the north would be developed with a sports
complex. The site is not connected to any significant native habitat areas
currently or conceptually planned by the OVRP to be connected to
native habitat areas. It is further noted that the OVRP Concept Plan is a
“concept plan”, and states: “Much of the land within the Concept Plan is
privately owned and has development potential based on existing
zoning, land use plans, and other development regulations. The Concept
Plan does not change existing zoning or land use plans, or add new
development regulations. It does not preclude private development.”
Considering the nursery and quarry continue to be located between the
site and the Otay River Valley corridor, as well as the project’s
consistency with the Land Use Adjacency Guidelines, the loss of the
proposed project site as a part of that buffer would not result in any
significant biological resource impact.

Refer to Response C-4. In summary, the project includes a Boundary
Line Adjustment to delete the 2.2 acres of disturbed habitat and offset
the loss to the MHPA by acquiring and dedicating the entire 9.92-acre
Najor Parcel. This parcel is within the larger City East Elliot preserve
area. The National Wetlands Inventory riverine feature on the Najor
Parcel provides a natural corridor for wildlife movement north and
south through that portion of the preserve; and the surrounding upland

Palm & Hollister Apartments Project
Final Environmental Impact Report

Response to Comments - Page 8
August 2024




RESPONSE TO COMMENTS

C-6

Cc-7

habitats provide connectivity to other preserved habitat to the north,
south, east, and west. The preservation of this parcel through the MHPA
Boundary Line Adjustment would maintain habitat linkages and
opportunities for wildlife movement and result in a greater biological
value in the MHPA. Refer to EIR Section 5.4.3.3 for additional details.

Refer to Response C-5; the area to the north is developed with a
commercial nursery. As stated in EIR Section 5.4.3.3, night lighting of the
project would be shielded to prevent light from spilling into the MHPA.
Lighting of the project would be directed away from the MHPA. The
project would adhere to the City’'s Outdoor Lighting Regulations (San
Diego Municipal Code 142.0740). As previously stated, the project would
be in conformance with the MHPA Land Use Adjacency Guidelines and
the associated lighting requirements. Impacts related to lighting would
be less than significant and no further measures are required.

There are no sensitive habitats adjacent to the project site. The project
site is adjacent to the Terra Bella Nursery and other developed areas
that do not contain any natural vegetation that would require Brush
Management. The project would avoid invasive plant and other indirect
biological impact issues through compliance with the MHPA Land Use
Adjacency Guidelines that would preclude indirect biological impacts,
detailed in EIR Section 5.4.3.3. This comment references pages 216 and
118. The EIR does not contain such page numbers and it is unclear what
text this comment is referring to. As such, no further response can be
provided.

The EIR considers the effects of the project noise on wildlife in the MHPA
in Section 5.4 Biological Resources, page 5.4-19. As discussed in
Responses C-5 to C-7, the site is not located adjacent to sensitive habitat
with sensitive species. None-the-less, the project would be located
adjacent to the MHPA and would comply with the noise requirements of
the MHPA Land Use Adjacency Guidelines as detailed in EIR Section
5.4.3.3. The MHPA to the north consists of agriculture and developed
land associated with the nursery. The noise generated from the project
would not have an effect on wildlife in the MHPA.
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6. Bird Friendly Building Standards: Amendments to the California Green Building
Standards Code, specifically sections AR.107.1 through AR.107.3 regarding bird-friendly
building design, are scheduled to be finalized in July, and as such, we strongly encourage
the incorporation of these standards in the project’s design and construction phases. A
newly constructed building shall comply with the bird-friendly building design elements
and features in Sections A5.107.1 through A5.107.3 of the California Energy Code and
the fire hazard severity zone regulations in Chapter 7A of the California Building Code.
These codes are critical to reduce bird mortality considering one billion birds die
annually from building collisions due to window strikes, as this project is adjacent to the
MHPA and implementation of this project will contribute to loss of the buffer zone.

of birds, other wildlife, and their habitats...

143705

_—

Overall, the draft EIR’s conclusion that no mitigation measures are necessary as the 2.2 acres
was only a buffer zone which did not support any sensitive species, minimizes the role of buffers
next to sensitive habitats. The loss of the buffer coupled with the introduction of 195 residential
units and recreational areas adjacent to MHPA is very likely to result in a significant impact to
the species found within the MHPA. The EIR provides no information to justify its statement that
no significant impact will occur. These impacts should be clearly identified and minimized. The
unavoidable impacts should be fully mitigated to protect the wildlife support value of the area.

Reducing an MHPA will negatively impact wildlife and habitat by increasing edge effects and
increasing the chances of island effects, degrade habitat quality by reducing acreage, and
increase vulnerabilities to unwanted habitat changes that may require additional management. In
these smaller protected areas, wildlife and habitat will be less resistant to resilience and more
vulnerable to Climate Change. It is essential that the project conducts surveys to obtain the
baseline data of wildlife use of the nearby MHPA a few years prior to any project activity. That
assessment should be continued through the construction, post construction, and during initial
years of the project. We urge that data be used to determine if additional mitigation will be
required to fully offset the negative impacts of the project on wildlife near the project, especially
in the MHPA.

~——
Climate change poses challenges for wildlife and habitat and we should take appropriate
measures to ensure that we are planning for the unique biodiversity in our region to be here in the
future. The City of San Diego has a responsibility to ensure the quality of the MHPAs are
maintained and not degraded. We greatly appreciate the opportunity to comment on this project
and thank you for your time and consideration.

~——

858-273-7800 « 4010 Morena Blvd., Suite 100, San Diego, CA 92117 » Fax 858-273-7801 » www.sandiegoaudubon.org

c-9

Cc-11

The project building plans would comply with applicable building codes
and standards at the time of building permit issuance.

This comment provides an overall summary of Comments C-4 to C-8.
Refer to the above Responses C-4 to C-8. The project does not impact
sensitive habitats; as such, no habitat mitigation is required.

As detailed in Response C-4, the project includes a MHPA Boundary Line
Adjustment in accordance with the Biology Guidelines and the
subtraction of the MHPA would be offset by the acquisition and
dedication of the Najor parcel. The project would not result in significant
impacts to biological resources and is in compliance with required
environmental regulations. The project would be located adjacent to the
MHPA and would comply with the requirements of the MHPA Land Use
Adjacency Guidelines that avoid significant indirect impacts, as detailed
in EIR Section 5.4.3.3. As such, no additional studies or surveys are
warranted.

This conclusory comment regarding climate change is noted. Refer to
Responses C-4 to C-11 above.
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James Peugh Lesley Handa Padma Jagannathan
Conservation Chair Lead Ornithologist Conservation Committee
San Diego Audubon Society  San Diego Audubon Society ~ San Diego Audubon Society
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Marshall, Dawna

From: Shearer-Nguyen, Elizabeth

Sent: Wednesday, May 1, 2024 10:06 AM

To: Randy Slabbers

Cc: Marshall, Dawna

Subject: Re: EIR Public Comment - Palm & Hollister Apartments

Hello Randy,

My turn to apologize for the delayed response. I wanted to let you know that City staff is in receipt of
your comment on the EIR, and it will be incorporated.

Thank you,

From: Randy Slabbers <rslabbers@nationalcore.org>

Sent: Tuesday, April 23, 2024 7:40 AM

To: Shearer-Nguyen, Elizabeth <EShearer@sandiego.gov>

Cc: DSD EAS <DSDEAS@sandiego.gov>

Subject: [EXTERNAL] EIR Public Comment - Palm & Hollister Apartments

**This email came from an external source. Be cautious about clicking on any links in this email or opening
attachments.**

Hi Elizabeth, sorry for the delay | wanted to reflect the parking count as accurate a snap shot today as
possible.

RE:  EIR Public Comment
Palm & Hollister Apartments
PRJ-0698277
SCH No: 2022060468
Community Plan Area: Otay Nestor
Council District: 8

—

Hi Elizabeth,

Per our conversation on page 18 of Appendix S Evacuation Plan, it is stated that our project is 390 multi-family
units with 191 parking spaces in addition to some retail and a childcare center. We can confirm that this at
one time was a published estimate of the project metrics. As the project has matured and funding
opportunities have changed, we’ve modified those metrics to adapt to the latest opportunities. Our current
estimates put the count at 504 multi-family units with 161 parking spaces, in addition to some retail and a
childcare center. This is our best guess at the latest count for our project, but it may change again in the
future.

Thank you for your help.

Through coordination with this commentator, the EIR has been updated
to the current development plans for the MTS Palm Station Transit
Oriented Development project. Additionally, a Technical Memorandum
(dated July 1, 2024, and included as Appendix W to the Final EIR) has been
prepared to address changes to the MTS Palm Station Transit Oriented
Development project with respect to technical issue areas evaluated in
the Transportation and Health and Safety sections of the EIR; and the Air
Quality Technical Report (Appendix E) and Emergency Evacuation Plan
(Appendix S) have also been updated. Updates relative to the MTS Palm
Station Transit Oriented Development project have been made to the
following chapters and sections of the Final EIR:

e  Chapter 2.0, Environmental Setting

e  Chapter 3.0, Project Description,

e  Section 5.1 Land Use

e  Section 5.3, Air Quality

e  Section 5.8, Health and Safety

e  Section 5.16, Visual Effects and Neighborhood Character
e  Chapter 6.0, Cumulative Effects

The updated information does not affect the conclusions in the EIR. Refer
to the aforementioned technical reports and EIR sections for further
details.
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Randy

EEEEEERSS Randy Slabbers | Senior Development Manager | (310) 562-5165

. "O" C | 9692 Haven Avenue Suite 100 | Rancho Cucamonga, CA 91730 | www.nationalcore.o
R4 National CORE Is Hiring) Cheek open poaitions ©

This email message and any attachments are for the sole use of the intended recipient(s) and contain confidential and/or privileged
information. Any unauthorized review, use, disclosure or distribution is prohibited. If you are not the intended recipient, please contact
the sender by reply email and destroy all copies of the original message and any attachments.

»
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LIST OF ACRONYMS AND ABBREVIATIONS

AB Assembly Bill

ACHP Advisory Council on Historic Preservation Act
A.D. Anno Domini

ADA Americans with Disabilities Act

ADC alternative daily cover

ADD Assistant Deputy Director

ADRP Archaeological Data Recovery Program
ADT Average Daily Trips

AES Advantage Environmental Consultants
AEOZ Airport Environs Overlay Zone

AFY acre-feet per year

AGS Advanced Geotechnical Solutions, Inc.

AHM Acutely Hazardous Material

AlA Airport Influence Area

ALUC Airport Land Use Commission
Alquist-Priolo Act Alquist-Priolo Earthquake Fault Zoning Act
ALUCP Airport Land Use Compatibility Plan

AM/am morning

AME Archaeological Monitoring Exhibit

AMSL above mean sea level

APCD Air Pollution Control District

APE area of potential effect

ATCM Airborne Toxic Control Measure

ATS advanced treatments systems

Basin Plan water quality control plan for the San Diego Basin
B.C. Before Christ

BI Building Inspector

BMP(s) Best Management Practice(s)

BMZ brush management zone

B.P. before present

BTR Biological Technical Report

BTU British Thermal Units

CAA Federal Clean Air Act

CAAQS California Ambient Air Quality Standards
CAC California Administrative Code

CalEPA California Environmental Protection Agency
Palm and Hollister Apartment Project City of San Diego
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CAL FIRE
CalGreen
CALNAGPRA

Caltrans
CAP
CARB
CASQA
CBC
CCAA
CCR
CD
CDFW
CE

CEC
CEQA
CERCLA
CFR
CF/cf
CFC
CGC
Checklist
CHRIS
CGC
CH4
CHRIS
City
CLUP
cm

™M
CMP
cMU
CNEL
CNPS
Cco
CO,
COze
CcoG
CPA
CPTED
CPUC

California Department of Forestry and Fire Protection
California's Green Building Standards

California Native American Graves Protection and Reparation

Act of 2001

California Department of Transportation

Climate Action Plan

California Air Resources Board

California Stormwater Quality Association
California Building Code

California Clean Air Act

California Code of Regulations

construction documents

California Department of Fish and Wildlife
Conservation Element

California Energy Commission

California Environmental Quality Act
Comprehensive Environmental Response Compensation
Code of Federal Regulations

cubic feet

California Fire Code

California Government Code

San Diego Climate Action Plan Consistency Checklist
California Historic Resources Information System
California Government Code

methane

California Historic Resources Information System
City of San Diego

Comprehensive Land Use Plan

centimeters

Construction Manager

Congestion Management Program

concrete block wall

community noise equivalent level

California Native Plant Society

carbon monoxide

carbon dioxide

carbon dioxide equivalents

Council of Governments

Community Plan Amendment

Crime Prevention Through Environmental Design
California Public Utilities Commission
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CRA
CRHR
CSVR
CWA
cY

cy

dB
dBA
DEH

DIF
DNL
DPF
DPM
DPR
DSD
du/ac
du/nra
DWR

EAP
EAS
ED
EEP
EIR
EISA
EMTs
EO
EOC
EOP
EPA
ERIS
ESA
ESA
ESD
ESL
EV

=
FAA

California River Aqueduct

California Register of Historic Resources
Consultant Site Visit Record

Clean Water Act

Calendar Year

cubic yards

decibel

A-weighted decibel

County Department of Environmental Health
degrees, as in degrees Fahrenheit
Development Impact Fee

day-night average sound level

diesel particulate filter

diesel particulate matter

Department of Recreation
Development Services Department
dwelling units per acre

dwelling unit per net residential acre
State Department of Water Resources

Energy Action Plan

Environmental Analysis Section
Environmental Document

Emergency Evacuation Plan
Environmental Impact Report

Energy Independence and Security Act of 2007
emergency medical technicians
Executive Order

City's Emergency Operations Center
Emergency Operations Plan
Environmental Protection Agency
Environmental Risk Information Services
Environmental Site Assessment
Endangered Species Act

Environmental Services Department
Environmentally Sensitive Lands

Fahrenheit
Federal Aviation Administration
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FESA
FHWA
FHZA
FTA
FY

GCC
GHG
gpd
GPS
GWh
GWP

H&SC
HAPs
HE
HFC(s)
HFE
HMMD
hr
H.R.
HRAs
HRG
HzS
HU
HVAC
Hz

LCFS
LDC
LDM

Federal Endangered Species Act
Federal Highway Administration
Fire Hazard Severity Zones
Federal Transit Administration
Fiscal Year

global climate change
greenhouse gas

gallons per day

Global Positioning System
gigawatt hours

global warming potential

California Health and Safety Code
Hazardous Air Pollutants

Housing Element

hydrofluorocarbons

hydrofluorinated ethers

Hazardous Materials Management Division
hour

House Resolution

health risk assessments

Historic Resources Guidelines

hydrogen sulfide

hydraulic unit

heating, ventilation, and air conditioning
hertz

Interstate, as in I-5

Implementing Agreement

International Building Code

Intergovernmental Panel on Climate Change

California Independent System Operator

Intermodal Surface Transportation Efficiency Acts of 1991

thousand British thermal units
kilovolt

low carbon fuel standard
Land Development Code
Land Development Manual
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Ldn day-night average level

LEED Leadership in Energy and Environmental Design
Leq equivalent continuous sound level

LMA Local Mobility Analysis

LOS Level of Service

LTRP long-term energy resource plan

MBTA Migratory Bird Treaty Act

MEP maximum extent practicable

mgd million gallons per day

MHMP San Diego County Multi-jurisdictional Hazard Mitigation Plan
MHPA Multi Habitat Planning Area

MLD Most Likely Descendent

MMC Mitigation Monitoring Coordination

MMR Mitigation Monitoring Report

MMRP Mitigation Monitoring Reporting Program

MMT millions of metric tons

MND mitigated negative declaration

MPH miles per hour

MRZ mineral resources zone

MS4s municipal separate storm sewer systems

MSCP Multiple Species Conservation Program

MSE mechanically stabilized earth

MT metric tons

MT COze million metric tons equivalent

MTS Metropolitan Transit System

MW megawatt

MWD Metropolitan Water District

MWS Modular Wetland System

N,O nitrous oxide

NAAQS National Ambient Air Quality Standards

NADB National Archaeological Database

NAGPRA California Native American Graves and Reparation Act
NAHC Native American Heritage Commission

NAS Naval Air Station

NDP Neighborhood Development Permit

NHL National Historic Landmarks

NHPA National Historic Preservations Act

NOC Notice of Completion

NOLF Naval Outlying Landing Field
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NOP
NOXx
NO>
NPDES
NRHP
NTP

Os

OCA
OEHHA
OPR
OSHA
OVRP

Pb
PFC(s)
PF-E

Pl
PM/pm
PM2s
PM’]O
PRC
PTS
PUD

RAQS
RCP

RE
REC(s)
Regional Plan
RFS
RHNA
RM
RMPP
ROG
RPS

RS

RTP
RWQCB

Notice of Preparation

oxides of nitrogen

nitrogen dioxide

National Pollution Discharge Elimination System
National Register of Historic Places

Notice to Proceed

ozone
off-site consequence analysis

Office of Environmental Health Hazard Assessment
Office of Planning and Research

Occupational Safety and Health Administration
Otay Valley Regional Park

lead

perfluorocarbons

Public Facilities, Services and Safety Element
Principal Investigator

afternoon

particulate matter less than 2.5 microns in diameter

particulate matter of 10 microns in diameter or smaller

Public Resources Code
Project Tracking System
Public Utilities Department

Regional Air Quality Strategy

Regional Comprehensive Plan

Resident Engineer

Recognized Environmental Condition(s)
San Diego Forward: The Regional Transportation Plan
renewable fuels

regional housing needs assessment
Residential-Multiple

Risk Management Prevention Plan
Reactive Organic Gas

Renewable Portfolio Standard
Residential Single

Regional Transportation Plan

Regional Water Quality Control Board
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SAFE
SANDAG
SARA
SB
SCIC
SCS

SD
SD&AE
SDAB
SDAPCD
SDCGHGI
SDCRAA
SDCWA
SDFD
SDG&E
SDMC
SDP
SDPD
SDPL
SEL

SFs
SHPO
SIP
SLCP
SLF
SOz
SOl
SOV

SR

STC
SWIS
SWP
SWPPP
SWQMP
SWRCB

TAC(s)
TCR
TEA-21
TERPS
TLV-TWA

Safer, Affordable, Fuel-Efficient

San Diego Association of Governments
Superfund Amendments and Reauthorization Act
Senate Bill

South Coastal Information Center
Sustainable Communities Strategy

San Diego

San Diego & Arizona Eastern

San Diego Air Basin

San Diego Air Pollution Control District
San Diego Greenhouse Gas Inventory
San Diego County Regional Airport Authority
San Diego County Water Authority

San Diego Fire-Rescue Department
San Diego Gas and Electric

San Diego Municipal Code

Site Development Permit

San Diego Police Department

San Diego Public Library

sound exposure level

sulfur hexafluoride

State Historic Preservation Office

State Implementation Plan

short-lived climate pollutants

Sacred Lands File

sulfur dioxide

Secretary of Interior

single-occupancy vehicle

State Route, asin SR 75

sound transmission class

Solid Waste Information Systems

State Water Project

Storm Water Pollution Prevention Plan
Storm Water Quality Management Plan
State Water Resources Control Board

Toxic Air Contaminant(s)

Tribal Cultural Resource

Transportation Equity Act for the 21 Century
Terminal Instrument Procedures

Threshold Limit Value-Time Weighted Average
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TLV-STEL
TOD
TPA
TPQ
TSM

UBC

uc

UFC
USACOE
USFWS
USGBC
uTC
UWMP

VCP
VHFHSZ
VMT
VOC
VTM

WLAs
WMP
WMS
WQBELs
WSA

ZEV

Threshold Limit Value-Short Term Exposure Limit

transit oriented development
Transit Priority Area

Threshold Planning Quantity
Transportation Study Manual

Uniform Building Code

University of California

Uniform Fire Code

United States Army Corps of Engineers
U.S. Fish and Wildlife Service

United States Green Building Council
University Town Center

Urban Water Management Plan

vitrified clay pipe

Very High Fire Hazard Severity Zone
vehicle miles traveled

Volatile Organic Compounds
Vesting Tentative Map

waste load allocations

Waste Management Plan

modular wetland systems

water quality based effluent limitations
Water Supply Assessment

zero emission vehicles
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ES EXECUTIVE SUMMARY

This Environmental Impact Report (EIR) has been prepared for the Palm & Hollister Apartments
project (project), a private development located in the Otay Mesa-Nestor area. This document
analyzes the potential environmental effects associated with the implementation of the project. The
EIR was prepared under the direction of the City of San Diego's (City) Environmental Analysis Section
and reflects the independent judgment of the City as lead agency pursuant to the California
Environmental Quality Act (CEQA) (California Public Resources Code (PRC), Section 21000 et seq.)
and the CEQA Guidelines (14 CCR 15000 et seq.).

ES.1 Purpose and Scope of the EIR

This EIR has been prepared in accordance with, and complies with, all criteria, standards, and
procedures of the California Environmental Quality Act (CEQA) of 1970 as amended (PRC 21000 et
seq.), State CEQA Guidelines (CAC 15000 et seq.), and City of San Diego's EIR Preparation Guidelines.
Per Section 21067 of CEQA and Sections 15367 and 15050 through 15053 of the State CEQA
Guidelines, the City of San Diego is the Lead Agency under whose authority this document has been
prepared. As an informational document, this EIR is intended for use by the City of San Diego
decision-makers and members of the general public in evaluating the potential environmental
effects of the Palm & Hollister Apartments project.

This EIR provides decision-makers, public agencies, and the public in general with detailed
information about the potential significant adverse environmental impacts of the Palm & Hollister
project. By recognizing the environmental impacts of the project, decision-makers will have a better
understanding of the physical and environmental changes that would accompany the project should
it be approved. The EIR includes mitigation measures which, when implemented, would provide the
Lead Agency with ways to substantially lessen or avoid significant effects of the project on the
environment, whenever feasible. Alternatives to the project are presented to evaluate alternative
development scenarios that can further reduce or avoid significant impacts associated with the
project.

Based on the analysis contained in Chapter 5.0, Environmental Analysis, of this EIR, the project could
result in significant impacts to air quality, historical resources and tribal cultural resources.
Mitigation has been provided for all potentially significant impacts to reduce impacts related to the
proposed development component of the project to below a level of significance, air quality impacts
would remain significant for the proposed CPA and rezone project component. The proposed CPA
and Rezone would allow for the site to be developed in the future with up to 206 residential units
ministerially. As there would be no mechanism to require future ministerial development projects
on the site to implement mitigation to reduce the potentially significant air quality impact, this
impact would remain significant.

Palm & Hollister Apartment Project City of San Diego
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ES.2 Project Location and Setting

Encompassing approximately 5.92 acres, the Palm & Hollister Apartments project site is situated
north of the Palm Avenue Trolley Station, south of the Otay Valley Regional Park (OVRP), and east of
Hollister Street. Interstate 5 is approximately one mile west of the project site. A nursery operates
immediately north of the project site within the OVRP; and the Palm Avenue Trolley Station parking
lot, mobile home park and Ocean View Christian Academy sports field are to the south of the project
site. To the west lies the San Diego & Arizona Eastern (SD&AE) Railroad line and Hollister Street. The
project site is located within and adjacent to the City's Multi-Habitat Planning Area. The site is
designated for Open Space, Mixed Use, Residential Low Density [(5-<10 dwelling units per acre
(du/ac)l- in the Otay Mesa-Nestor Community Plan. The existing zones are RM-1-1 (Residential -
Multiple Unit), RS-1-7 (Residential - Single Unit), and AR-1-2 (Agricultural-Residential).

The project site has been previously graded for prior agricultural use and includes an unoccupied
residential structure, a garage, canopy structure, and two storage containers. Landscaping is
minimal, consisting of non-native plant species, and is mostly confined to the perimeter of the
property. The project site has been and is currently being used for staging by the Metropolitan
Transit System (MTS) and some delivery services. A 10-foot-wide County of San Diego easement runs
along the northern boundary of the project site. Access to the project site would be provided via an
easement located at the southwest corner of the project site, connecting the project site to Palm
Avenue through the MTS Palm Avenue Trolley Station site. The driveway also serves the adjacent
Palm Avenue Trolley Station and associated parking lot.

ES.3 Project Objectives

The project objectives associated with the Palm & Hollister Apartments project and related actions
are:

1. Assist the City in meeting State and local housing goals by providing rental housing stock and
contributing to a diverse range of housing opportunities and affordabilities.

2. Provide affordable housing on-site in a location proximate to employment and institutional
uses, multi-modal transit, and regional transportation amenities, thereby reducing reliance on
the personal automobile to go about daily life.

3. Maximize site utilization by providing medium-high density residential uses that contribute to
meeting the dual housing affordability/availability needs of the City.

4. Create a coherent and cohesive site design for the project with low rise buildings to provide a
transition between existing and planned development to the south and the Otay Valley Regional
Park to the north.

5. Provide for infill redevelopment of an underutilized site within an urbanizing area, where
public facilities and amenities are readily available.

6. Increase recreational opportunities for residents and the community by providing a public trail
that connects the project site to the future trail system within the OVRP.

Palm & Hollister Apartment Project City of San Diego
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ES.4 Project Description

Located within a Transit Priority Area, the Palm & Hollister project proposes development of multi-
family housing proximate to the Palm Avenue Trolley Station. A total of 198 residential units,
including eight affordable housing units, would be provided in 13 buildings. The unit mix would
include one bedroom/one bath, two bedroom/two bath, and three bedroom/two bath units.
Buildings would be one to three stories with tuck-under garages, as well as one-level units over
carports. The project would provide a total of 262 parking spaces in garages (100 spaces), carports
(48 spaces), and surface parking (114 spaces). Ten percent, or 27 of the parking spaces provided,
would be electric vehicle parking spaces. The project would also provide 48 bicycle parking spaces
and 50 percent_of the minimum 46 bicycle parking spaces required, or 23 spaces, would be supplied
with individual outlets for electric charging of e-bikes.

The main resident amenities would be provided in the western and central portions of the project
site, and would include a pool, spa, fire pits, playground, patio/bar-b-que areas, fitness center, co-
working spaces, and the leasing office. A private pedestrian landscaped walkway along the top of the
northern slope provides views of the river valley and a continuous connection from the residential
buildings to the project amenity areas.

Access to the project site is proposed from the south through property owned by the MTS. An access
easement has been established with MTS, which would allow for ingress and egress from Palm
Avenue through the Palm Avenue Trolley Station parking lot. Pedestrian and bicycle access would
also be provided within the MTS easement. The project would include upgrading the existing curb
return where the drive aisle and Palm Avenue meet to comply with Americans with Disabilities Act
(ADA) requirements, replacing curb ramps, restriping portions of the drive aisle, and addition of a
six-inch curb along the eastern side of the drive aisle. The easement would also allow for utility
connections and project signage, as well as the addition of landscaping along the eastern border of
the drive aisle. A five-foot-wide concrete east-west sidewalk parallel to the project site and project's
southwestern property line within a nine-foot-wide pedestrian access easement would tie into the
existing MTS sidewalk at the northwest corner of the MTS parking lot. Within the access easement
drive aisle, the project would also provide a five-foot-wide running track that runs from the project
site’s southern property line along a portion of the eastern side of the drive aisle through the MTS
parcel.

A ten-foot access easement exists to the north of the project site for pedestrian access to the OVRP.
An access point to the OVRP to the west of the project site would be provided within a nine-foot

pedestrian access easement proposed by the project.

The project would reguire connection to SDG&E utilities to provide electricity service to the project.
Additionally, the project would remove and/or relocate existing SDG&E utilities and easements that

occur on-site to accommodate the project.
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The project proposes a Community Plan Amendment to the Otay Mesa-Nestor Community Plan to
change the existing land use from Open Space, Mixed Use, and Residential Low Density [5-<10
dwelling units peracre{du/ac)], Mixed-Use, and Open Space to Residential Medium-High Density (20
- 35 du/ac) to allow for increased residential density adjacent to transit. The project also proposes a
rezone from Residential Multiple (RM-1-1), Residential Single (RS-1-7), and Agricultural Residential
(AR-1-2) to Residential Multiple (RM-2-6 zone) in order to provide 198 residential units on the 5.92-
acre project site. The RM-2-6 zone permits a maximum density of one dwelling unit for each 1,250
square feet of lot area, which would permit up to a maximum density of 34.85 du/ac and would
support up to 206 dwelling units on the proposed project site. As the project would include a rezone
that would allow for up to 206 units on the site, for issue areas related to development intensity, the
analysis completed within this EIR also addresses the maximum site buildout of 206 units in the
event the rezone is approved, and the proposed permits are not implemented.

ES.5 Summary of Environmental Impacts and Mitigation

Table ES-1, Summary of Environmental Impacts and Mitigation Measures, summarizes the potential
environmental impacts of the Palm & Hollister Apartments project by issue area, as analyzed in
Chapter 5.0, Environmental Analysis, of this EIR. The table also provides a summary of the mitigation
measures proposed to avoid or reduce significant adverse impacts. The significance of
environmental impacts after implementation of the recommended mitigation measures is provided
in the last column of Table ES-1. Responsibilities for monitoring compliance with each mitigation
measure are provided in Chapter 11.0, Mitigation Monitoring and Reporting Program, of the EIR. As
shown in Table ES-1, impacts related to air quality, historical resources, and tribal cultural resources
would be significant and require mitigation to reduce the proposed development impacts to below a
level of significance. The proposed CPA and Rezone would allow for the site to be developed
ministerially with up to 206 residential units. If the proposed project permits (i.e., Site Development
Permit and Neighborhood Development Permit) are not utilized and future development proceeds
ministerially, As-there would be no mechanism to require future ministerial development to
implement mitigation_and the air quality impact would remain significant.

ES.6 Potential Areas of Controversy

Pursuant to CEQA Guidelines Section 15123(b)(2), an EIR shall identify areas of controversy known to
the Lead Agency, including issues raised by the agencies and the public, and issues to be resolved,
including the choice among alternatives and whether and how to mitigate for significant effects. The
Notice of Preparation (NOP) for the EIR was distributed on June 22, 2023, for a 30-day public review
and comment period.

Issues of controversy raised in response to the NOP prepared and circulated for the Draft EIR focus
on the need to address the project’s relationship with the adjacent Otay Valley Regional Park (OVRP),
including providing connections to the Park's trails and future recreation facilities, managing
stormwater runoff entering the Park, and emergency and fire access; the need for California Native
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American Tribes consultation; the importance of evaluating impacts to biological resources and
addressing the Multi-Habitat Planning Area; addressing nearby transit and local mobility
opportunities; and that air quality and health risk be evaluated in the EIR. The NOP and comment
letters are included as Appendix A to this EIR.

ES.7 Issues to be Resolved by the Decision-Making Body

The City Council must review the project and this EIR and determine if the project or one of the
alternatives presented in Chapter 10.0, Alternatives, should be approved and implemented. If the
project is selected for approval, the City Council will be required to certify the Final EIR, determine
whether and how to mitigate significant impacts, and adopt associated Findings pursuant to CEQA
Guidelines Section 15091 for the following significant impacts identified in the EIR:

e Air Quality (Direct and Cumulative)

e Historical Resources (Direct)

e Tribal Cultural Resources (Direct)

ES.8 Project Alternatives

CEQA requires that EIRs contain an analysis of alternatives to the project that would avoid or
substantially lessen environmental impacts. Section 15126.6(a) of the CEQA Guidelines states that an
EIR should “describe a range of reasonable alternatives to the project, or to the location of the
project, which would feasibly attain most of the basic objectives of the project, but would avoid or
substantially lessen any of the significant effects of the project, and evaluate the comparative merits
of the alternatives” (14 CCR 15000 et seq.). The selection of alternatives is governed by a “rule of
reason” that requires an EIR to evaluate only those alternatives necessary to permit a reasoned
choice (Section 15126.6(f)). The EIR should identify any alternatives that were considered by the lead
agency but were rejected as infeasible during the scoping process and briefly explain the reasons for
that determination (Section 15126.6(c)). Additionally, CEQA requires discussion of a No Project
Alternative to give decision makers the ability to compare impacts of approving the project with
those of not approving the project (Section 15126.6(e)). Pursuant to the CEQA Guidelines, a range of
alternatives for Palm & Hollister is considered in this EIR, and the alternatives discussion provides a
description of alternatives considered and an analysis of whether the alternatives meet most of the
objectives of the project.

Per CEQA Guidelines, Sections 15126.6 (b) and (c), the focus of this analysis is to determine (1)
whether alternatives are capable of avoiding or substantially lessening the significant environmental
effects of the project, (2) the feasibility of alternatives, and (3) whether an alternative meets all or
most of the basic project objectives. The analysis also considers alternatives that are capable of
reducing or eliminating significant environmental impacts, even if they would impede the attainment
of some project objectives or would be more costly. In accordance with Section 15126.6 (f)(1) of the
CEQA Guidelines, the factors that may be taken into account when addressing the feasibility of an
alternatives are site suitability; economic viability; availability of infrastructure; general plan
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consistency; other plans or regulatory limitations; jurisdictional boundaries; and whether the project
proponent can reasonably acquire, control, or otherwise have access to an alternative site.

ES.8.1  Alternatives Considered but Rejected

ES.8.1.1 Alternative Location Alternative

Otay Mesa-Nestor is essentially a built-out community. While there may be smaller sites in the Otay
Mesa-Nestor community where redevelopment could occur in a manner similar to the project, there
are no other sites under the applicant's control to allow development of a residential project that
meets the project's objectives. In accordance with CEQA Guidelines Section 15126.6(f)(2)(A),
alternative locations for the project would be considered if “any of the significant effects of the
project would be avoided or substantially lessened by putting the project in another location. Only
locations that would avoid or substantially lessen any of the significant effects of the project need be
considered for inclusion in the EIR." If the project were developed on an alternative site in the
community or other areas of the City or County, significant environmental impacts could result that
would not occur with the proposed development of the project site. There are no native habitats or
known wildlife resources located on the project site. Thus, impacts to biological resources that could
occur at another location are avoided with the project. The project site has easy access to transit
(the Palm Avenue Trolley Station); and is already served by existing public facilities, services, and
utilities. A similar level of intensity as the project constructed at another site could potentially have
increased levels of impacts relative to air quality, traffic, and greenhouse gas (GHG) emissions, as
another site may not have the same or similar developed characteristics, walkability, and multi-
modal transportation opportunities. Other sites may contain significant sensitive resources, and
development on another site could result in significant impacts, which would not occur at the
project site. For these reasons, there are no other alternative locations for the project that would
meet the project’s objectives. Therefore, the Alternative Location alternative was rejected from
further analysis.

ES.8.1.2 Avoidance of Historic (Archaeological) and Tribal Cultural Resources
Alternative

While no artifacts or other cultural features were observed during conduct of the cultural resources
survey for the project, the possibility remains that intact cultural deposits may exist subsurface of
the project site and could be encountered during grading and excavation activities. Therefore,
impacts to potential subsurface resources would be considered a significant impact of the project.

Any development on the project site has the potential to impact unknown cultural resources. Due to
the extent of possible unknown subsurface resources, a smaller development footprint would not
avoid and may not reduce the potential for impacts. Therefore, there are no alternatives, except the
No Project/No Build alternative, that could reduce or avoid impacts associated with historic resources
(archaeological) and tribal cultural resources. The No Project/No Build alternative is discussed in
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detail below. Thus, an alternative that would avoid or reduce significant impacts to historic
resources (archaeological) and tribal cultural resources has been rejected from further analysis.

ES.8.1.3 Avoidance of Air Quality (Health Risk) Alternative

Based on the analysis contained in Section 5.0, implementation of the project would resultin
significant impacts to air quality, as it relates to generation of diesel particulates during construction.
Mitigation measure AQ-1 would be implemented to reduce health risk impacts of the proposed
development to less than significant. The proposed CPA and Rezone would allow for the site to be
developed ministerially with up to 206 residential units. If the proposed project permits (i.e., Site
Development Permit and Neighborhood Development Permit) are not utilized and future
development proceeds ministerially, As-there would be no mechanism to require future ministerial
development to implement mitigation_and the air quality impact would remain significant.

Two possible project construction alternatives were considered to potentially avoid or further
reduce health impacts from construction vehicle emissions: 1) electrify of all construction vehicles
instead of using Tier 4 diesel equipment; and 2) create a buffer zone for construction vehicle traffic
so that nearby residents are further away from the construction activities. The use of electric
construction vehicles is not realistic at this time, because most construction vehicles such as graders
and dump trucks, are currently not available in fully-electric form. Of the feasible construction
equipment choices, use of Tier 4 construction equipment, which is required by Mitigation measure
AQ-1, is the feasible option to use for reducing health impacts on nearby residents. A buffer zone
would not be feasible, given the size and configuration of the access roads and construction areas.
The project is a long narrow site. Staging construction to occur a distance from nearby resident does
not afford sufficient area for construction operations. Additionally, the project is accessed by a single
drive off Palm Avenue, requiring that construction be staged throughout the site to allow for
movement and maneuvering of construction equipment. Thus, an alternative that would potentially
avoid or further reduce health impacts from construction vehicle emissions is not feasible and has
been rejected from further analysis.

ES.8.2 Alternatives Considered

ES.8.2.1 Alternative 1 - No Project/No Build

CEQA Guidelines Section 15126.6(e) requires that an EIR evaluate a “no project” alternative along
with its impacts. The purpose of describing and analyzing a no project alternative is to allow a lead
agency to compare the impacts of approving the project to the impacts of not approving it.
Specifically, Section 15126.6(e)(3)(B) requires that an EIR for a development project on an identifiable
property address the no project alternative as “circumstances under which the project does not
proceed.” In other words, the no project assumes that the project site would not be developed with
the project.
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Under the No Project/No Build alternative, the project would not be implemented on the site. The
existing vacant structure and outbuildings would not be demolished; and the site would be left as it
exists today. No redevelopment of the site to include residential buildings, amenities, associated
landscaping, and other improvements would occur. As no changes would occur, the No Project/No
Development would avoid all significant impacts of the project. The No Project/No Development
Alternative would not meet any of the project objectives, as it would not include housing or any
development.

ES.8.2.2 No Project/Build Under Existing Land Use Designation and Zoning

Alternative
As previously mentioned, CEQA Guidelines Section 15126.6(e)(3) states: when the project is the
revision of an existing land use or regulatory plan, policy or ongoing operation, the “no project” alternative
will be the continuation of the existing plan, policy or operation into the future. Therefore, Alternative 2
consists of the No Project/Build Under Existing Land Use Designation and Zoning Alternative.

The project site is designated as Mixed Use, Low Density Residential, and Open Space in the Otay
Mesa-Nestor Community Plan (see Figure 2-6, Otay Mesa-Nestor Community Plan Land Use Map).
The site is also zoned AR-1-2, RM-1-1 and RS-1-7 (see Figure 2-7, Existing Zoning). The RM-1-1 zone
allows for residential development of up to one dwelling unit per a minimum lot size of 3,000
square-feet (14.52 du/ac). The RS-1-7 zone allows for residential development of one dwelling unit
per minimum 5,000 square foot lot (8.71 du/ac). The AR-1-2 zone allows for one dwelling unit per a
minimum one-acre lot (one du/ac). The No Project/Build Under Existing Land Use Designation and
Zoning Alternative was considered to evaluate what project effects could be reduced or avoided with
compliance with the current land use designation and zones in effect on the property.

The No Project/Build Under Existing Land Use Designation and Zoning Alternative would result in a
maximum of 32 units, composed of three custom home sites, 12 units, and 17 single family lots; and
approximately 2.92 acres of open space. Overall, when compared to the project, the No Project/Build
Under Existing Land Use Designation and Zoning Alternative would result in less environmental effects.
This alternative would result in a smaller construction footprint and therefore would expose
sensitive receptors to reduced pollutant concentrations; however, air quality impacts would remain

significant, and mitigation would be required. and-mitigation-would-notberequired-The No

Project/Build Under Existing Land Use Designation and Zoning Alternative would reduce environmental

effects associated with GHG, energy, and noise, as less construction and traffic would occur under
this alternative. Under this alternative, impacts to tribal cultural resources would remain significant
and mitigation would be required as this alternative would result in a development project, albeit at
a reduced scale from the similar site as the project. Due to less development intensity under this
alternative, there would also be less impacts to public services and public utilities. However, based
on the analysis in this EIR, none of those effects would be regarded as significant under the project.
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The No Project/Build Under Existing Land Use Designation and Zoning Alternative would meet most of
the project objectives. Specifically, this alternative would meet Objective 1 and Objective 2 by
providing much needed housing in a range of affordability levels near regional transportation
amenities (Palm Avenue Trolley Station). This alternative would be designed similarly to the project
utilizing architecture and design elements and would therefore meet Objective 4 by creating a
coherent and cohesive site design and Objective 6 by ensuring high quality design and aesthetics.
This alterative would also meet Objective 5 by providing infill redevelopment on an underutilized
site. Lastly, the No Project/Build Under Existing Land Use Designation and Zoning Alternative would meet
Objective 7 as it would provide the trail connections from the site to the existing trail system.

With regard to Objective 3, tFhis alternative would not meet the project's goal to maximize site
efficiency by providing medium-high density residential uses that contribute to meeting the dual
housing affordability/availability needs of the City. Instead, this alternative would result in 84
percent fewer residential units, yielding 32 residential dwelling units, including two affordable units.

ES.8.3 Environmentally Superior Alternative

The environmental analysis of alternatives presented above is summarized in Table 10-2,
Comparison of Alternatives to Proposed Project. CEQA requires that the EIR identify the
environmentally superior alternative among all of the alternatives considered, including the project.
If the No Project alternative is selected as environmentally superior, then the EIR shall also identify
an environmentally superior alternative among the other alternatives.

For the project, the No Project/No Build alternative would be selected as the environmentally
superior alternative, as the No Project/No Build alternative would result in less environmental effects.
However, this alternative would not meet any of the project objectives.

CEQA requires that, if the No Project alternative is selected as environmentally superior, then the EIR
shall also identify an environmentally superior alternative among the other alternatives. For the
project, the Reduced Intensity Development alternative would be selected as the environmentally
superior alternative to the project. The No Project/Build Under Existing Land Use Designation and
Zoning Alternative would reduce, although not avoid, the project’s significant impacts. This
alternatives would not result in an efficient use of an infill site, located proximate to transit and well-
served by existing infrastructure, and also would not provide for the amount of market rate and
affordable housing as the project would, thereby reducing the effect of redeveloping the project site
to create much needed housing opportunities in the Otay Mesa-Nestor community and the City.
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Table ES-1. Summary of Environmental Impacts and Mitigation Measures

Environmental Impacts

Mitigation Measures

Level of Significance After
Mitigation

Air Quality (Direct and
Cumulative Impact)

The project would result in
significant air quality impacts

associated with potential cancer

risks for sensitive receptors to

diesel exhaust emissions due to

project construction activities.

MM AQ-1: Air Quality

Prior to the issuance of a grading permit, during construction activities, efforts shall be made to reduce
diesel exhaust emissions from all construction equipment greater than 100 hp with use of Tier 4 Final
equipment, including equipment with an installed diesel particulate filter (DPF), where feasible, and by use
of other emission reduction practices. Construction equipment greater than 100 hp that is certified less
than Tier 4 Final may only be used if unavailable from vendors, in which case equipment with DPFs installed
shall be used whenever possible. Additionally, measures shall be employed to reduce DPM emissions, that
may include, but would not be limited to, reduction in the number and/or horsepower rating of
construction equipment, limiting the number of daily construction haul truck trips to and from the
proposed Project using cleaner vehicle fuel, and/or limiting the number of individual construction Project
components occurring simultaneously. These measures would be used to ensure that health risk impacts
from construction do not exceed significance levels.

Mitigated to below a level of
significance for the proposed
development.

The proposed CPA and Rezone
would allow for the site to be
developed ministerially with up
to 206 residential units. As there
would be no mechanism to
require future ministerial
development to implement
mitigation, the air quality impact
would remain significant.

Historical Resources_(Direct
Impact)

The project would result in

potentially significant impacts to

unknown subsurface
archaeological resources.

MM HIS-1: Archaeological Resources
I.  Prior to Permit Issuance
A. Entitlements Plan Check
1. Prior to issuance of any construction permits, including but not limited to, the
first Grading Permit, Demolition Plans/Permits and Building Plans/Permits or a
Notice to Proceed for Subdivisions, but prior to the first preconstruction
meeting, whichever is applicable, the Assistant Deputy Director (ADD)
Environmental designee shall verify that the requirements for Archaeological
Monitoring and Native American monitoring have been noted on the applicable
construction documents through the plan check process.
B. Letters of Qualification have been submitted to ADD
1. The applicant shall submit a letter of verification to Mitigation Monitoring
Coordination (MMC) identifying the Principal Investigator (PI) for the project
and the names of all persons involved in the archaeological monitoring
program, as defined in the City of San Diego Historical Resources Guidelines
(HRQG). If applicable, individuals involved in the archaeological monitoring
program must have completed the 40-hour HAZWOPER training with
certification documentation.

Mitigated to below a level of
significance.
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Environmental Impacts

Mitigation Measures

Level of Significance After
Mitigation

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

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

Il. Prior to Start of Construction
A. Verification of Records Search

1.

The Pl shall provide verification to MMC that a site-specific records search (1/4
mile radius) has been completed. Verification includes, but is not limited to a
copy of a confirmation letter from South Coastal Information Center, or, if the
search was in-house, a letter of verification from the Pl stating that the search
was completed.

The letter shall introduce any pertinent information concerning expectations
and probabilities of discovery during trenching and/or grading activities.

The Pl may submit a detailed letter to MMC requesting a reduction to the %
mile radius.

B. PIShall Attend Precon Meetings

1.

Prior to beginning any work that requires monitoring; the Applicant shall
arrange a Precon Meeting that shall include the PI, Native American
consultant/monitor (where Native American resources may be impacted),
Construction Manager (CM) and/or Grading Contractor, Resident Engineer (RE),
Building Inspector (BI), if appropriate, and MMC. The qualified Archaeologist
and Native American Monitor shall attend any grading/excavation related
Precon Meetings to make comments and/or suggestions concerning the
Archaeological Monitoring program with the Construction Manager and/or
Grading Contractor.

a. Ifthe Plis unable to attend the Precon Meeting, the Applicant shall
schedule a focused Precon Meeting with MMC, the PI, RE, CM or BI, if
appropriate, prior to the start of any work that requires monitoring.

Identify Areas to be Monitored

a. Prior to the start of any work that requires monitoring, the Pl shall submit
an Archaeological Monitoring Exhibit (AME) (with verification that the AME
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Environmental Impacts

Mitigation Measures
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3.

has been reviewed and approved by the Native American
consultant/monitor when Native American resources may be impacted)
based on the appropriate construction documents (reduced to 11x17) to
MMC identifying the areas to be monitored including the delineation of
grading/excavation limits.

b. The AME shall be based on the results of a site-specific records search as
well as information regarding existing known soil conditions (native or
formation).

When Monitoring Will Occur

a. Prior to the start of any work, the Pl shall also submit a construction
schedule to MMC through the RE indicating when and where monitoring
will occur.

b. The Pl may submit a detailed letter to MMC prior to the start of work or
during construction requesting a modification to the monitoring program.
This request shall be based on relevant information such as review of final
construction documents which indicate site conditions such as depth of
excavation and/or site graded to bedrock, etc., which may reduce or
increase the potential for resources to be present.

lll. During Construction
A.  Monitor(s) Shall be Present During Grading/Excavation/Trenching

1.

The Archaeological Monitor shall be present full-time during all soil disturbing
and grading/excavation/trenching activities which could result in impacts to
archaeological resources as identified on the AME. The Construction Manager
is responsible for notifying the RE, Pl, and MMC of changes to any construction
activities such as in the case of a potential safety concern within the area being
monitored. In certain circumstances OSHA safety requirements may
necessitate modification of the AME.

The Native American consultant/monitor shall determine the extent of their
presence during soil disturbing and grading/excavation/trenching activities
based on the AME and provide that information to the Pl and MMC. If
prehistoric resources are encountered during the Native American
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B.

C.

consultant/monitor’s absence, work shall stop and the Discovery Notification
Process detailed in Section 111.B-C and IV.A-D shall commence.

The Pl may submit a detailed letter to MMC during construction requesting a
modification to the monitoring program when a field condition such as modern
disturbance post-dating the previous grading/trenching activities, presence of
fossil formations, or when native soils are encountered that may reduce or
increase the potential for resources to be present.

The archaeological and Native American consultant/monitor shall document
field activity via the Consultant Site Visit Record (CSVR). The CSVR's shall be
faxed by the CM to the RE the first day of monitoring, the last day of
monitoring, monthly (Notification of Monitoring Completion), and in the case of
ANY discoveries. The RE shall forward copies to MMC.

Discovery Notification Process

1.

In the event of a discovery, the Archaeological Monitor shall direct the
contractor to temporarily divert all soil disturbing activities, including but not
limited to digging, trenching, excavating or grading activities in the area of
discovery and in the area reasonably suspected to overlay adjacent resources
and immediately notify the RE or B, as appropriate.

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

The Pl shall immediately notify MMC by phone of the discovery, and shall also
submit written documentation to MMC within 24 hours by fax or email with
photos of the resource in context, if possible.

No soil shall be exported off-site until a determination can be made regarding
the significance of the resource specifically if Native American resources are
encountered.

Determination of Significance

1.

The Pl and Native American consultant/monitor, where Native American
resources are discovered shall evaluate the significance of the resource. If
Human Remains are involved, follow protocol in Section IV below.
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The Pl shall immediately notify MMC by phone to discuss significance
determination and shall also submit a letter to MMC indicating whether
additional mitigation is required.

If the resource is significant, the PI shall submit an Archaeological Data
Recovery Program (ADRP) which has been reviewed by the Native
American consultant/monitor, and obtain written approval from

MMC. Impacts to significant resources must be mitigated before ground
disturbing activities in the area of discovery will be allowed to resume.
Note: If a unique archaeological site is also an historical resource as
defined in CEQA, then the limits on the amount(s) that a project applicant
may be required to pay to cover mitigation costs as indicated in CEQA
Section 21083.2 shall not apply.

If the resource is not significant, the PI shall submit a letter to MMC
indicating that artifacts will be collected, curated, and documented in the
Final Monitoring Report. The letter shall also indicate that that no further
work is required.

IV. Discovery of Human Remains

If human remains are discovered, work shall halt in that area and no soil shall be

exported off-site until a determination can be made regarding the provenance of the

human remains; and the following procedures as set forth in CEQA Section 15064.5(e),
the California Public Resources Code (Sec. 5097.98) and State Health and Safety Code
(Sec. 7050.5) shall be undertaken:

A.

Notification

1.

Archaeological Monitor shall notify the RE or Bl as appropriate, MMC, and the
Pl, if the Monitor is not qualified as a Pl. MMC will notify the appropriate Senior
Planner in the Environmental Analysis Section (EAS) of the Development
Services Department to assist with the discovery notification process.

The PI shall notify the Medical Examiner after consultation with the RE, either in
person or via telephone.

Isolate discovery site

1.

Work shall be directed away from the location of the discovery and any nearby
area reasonably suspected to overlay adjacent human remains until a
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determination can be made by the Medical Examiner in consultation with the PI
concerning the provenance of the remains.

The Medical Examiner, in consultation with the PI, will determine the need for a
field examination to determine the provenance.

If a field examination is not warranted, the Medical Examiner will determine
with input from the PI, if the remains are or are most likely to be of Native
American origin.

If Human Remains ARE determined to be Native American

1.

The Medical Examiner will notify the Native American Heritage Commission
(NAHC) within 24 hours. By law, ONLY the Medical Examiner can make this call.
NAHC will immediately identify the person or persons determined to be the
Most Likely Descendent (MLD) and provide contact information.

The MLD will contact the Pl within 24 hours or sooner after the Medical

Examiner has completed coordination, to begin the consultation process in

accordance with CEQA Section 15064.5(e), the California Public Resources and

Health & Safety Codes.

The MLD will have 48 hours to make recommendations to the property owner

or representative, for the treatment or disposition with proper dignity, of the

human remains and associated grave goods.

Disposition of Native American Human Remains will be determined between

the MLD and the PI, and, if:

a. The NAHC is unable to identify the MLD, OR the MLD failed to make a
recommendation within 48 hours after being granted access to the site,
OR;

b. Thelandowner or authorized representative rejects the recommendation
of the MLD and mediation in accordance with PRC 5097.94 (k) by the NAHC
fails to provide measures acceptable to the landowner, the landowner
shall reinter the human remains and items associated with Native
American human remains with appropriate dignity on the property in a
location not subject to further and future subsurface disturbance, THEN

c. To protect these sites, the landowner shall do one or more of the
following:
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(1) Record the site with the NAHC;
(2) Record an open space or conservation easement; or
(3) Record a document with the County. The document shall be titled
“Notice of Reinternment of Native American Remains” and shall
include a legal description of the property, the name of the property
owner, and the owner’s acknowledged signature, in addition to any
other information required by PRC 5097.98. The document shall be
indexed as a notice under the name of the owner.
V. Night and/or Weekend Work
A. If night and/or weekend work is included in the contract
1. When night and/or weekend work is included in the contract package, the
extent and timing shall be presented and discussed at the precon meeting.
2. The following procedures shall be followed.

a. No Discoveries
In the event that no discoveries were encountered during night and/or
weekend work, the Pl shall record the information on the CSVR and submit
to MMC via fax by 8AM of the next business day.

b. Discoveries
All discoveries shall be processed and documented using the existing
procedures detailed in Sections Il - During Construction, and IV - Discovery
of Human Remains. Discovery of human remains shall always be treated
as a significant discovery.

c. Potentially Significant Discoveries
If the Pl determines that a potentially significant discovery has been made,
the procedures detailed under Section Il - During Construction and IV-
Discovery of Human Remains shall be followed.

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

B. If night and/or weekend work becomes necessary during the course of construction
1. The Construction Manager shall notify the RE, or Bl, as appropriate, a minimum
of 24 hours before the work is to begin.
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2. The RE, or BI, as appropriate, shall notify MMC immediately.
C. All other procedures described above shall apply, as appropriate.
VI. Post Construction
A. Preparation and Submittal of Draft Monitoring Report
1. The Pl shall submit two copies of the Draft Monitoring Report (even if negative),
prepared in accordance with the Historical Resources Guidelines (Appendix
C/D) which describes the results, analysis, and conclusions of all phases of the
Archaeological Monitoring Program (with appropriate graphics) to MMC for
review and approval within 90 days following the completion of monitoring. It
should be noted that if the Pl is unable to submit the Draft Monitoring Report
within the allotted 90-day timeframe resulting from delays with analysis, special
study results or other complex issues, a schedule shall be submitted to MMC
establishing agreed due dates and the provision for submittal of monthly status
reports until this measure can be met.
a. For significant archaeological resources encountered during monitoring,
the Archaeological Data Recovery Program shall be included in the Draft
Monitoring Report.
b. Recording Sites with State of California Department of Parks and
Recreation
The Pl shall be responsible for recording (on the appropriate State of
California Department of Park and Recreation forms-DPR 523 A/B) any
significant or potentially significant resources encountered during the
Archaeological Monitoring Program in accordance with the City's Historical
Resources Guidelines, and submittal of such forms to the South Coastal
Information Center with the Final Monitoring Report.
2. MMC shall return the Draft Monitoring Report to the Pl for revision or, for
preparation of the Final Report.
3. The PI shall submit revised Draft Monitoring Report to MMC for approval.
MMC shall provide written verification to the Pl of the approved report.
5. MMC shall notify the RE or BI, as appropriate, of receipt of all Draft Monitoring
Report submittals and approvals.
B. Handling of Artifacts
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C.

D.

3.

The Pl shall be responsible for ensuring that all cultural remains collected are
cleaned and catalogued

The Pl shall be responsible for ensuring that all artifacts are analyzed to identify
function and chronology as they relate to the history of the area; that faunal
material is identified as to species; and that specialty studies are completed, as
appropriate.

The cost for curation is the responsibility of the property owner.

Curation of artifacts: Accession Agreement and Acceptance Verification

1.

The Pl shall be responsible for ensuring that all artifacts associated with the
survey, testing and/or data recovery for this project are permanently curated
with an appropriate institution. This shall be completed in consultation with
MMC and the Native American representative, as applicable.

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

When applicable to the situation, the Pl shall include written verification from
the Native American consultant/monitor indicating that Native American
resources were treated in accordance with state law and/or applicable
agreements. If the resources were reinterred, verification shall be provided to
show what protective measures were taken to ensure no further disturbance
occurs in accordance with Section IV - Discovery of Human Remains,
Subsection 5.

Final Monitoring Report(s)

1.

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

The RE shall, in no case, issue the Notice of Completion and/or release of the
Performance Bond for grading until receiving a copy of the approved Final
Monitoring Report from MMC which includes the Acceptance Verification from
the curation institution.
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Tribal Cultural Resources
(Direct and Cumulative Impact)
The project would result in
potentially significant impacts to
unknown subsurface tribal
cultural resources.

See MM HIS-1: Archaeological Resources above

Mitigated to below a level of
significance.
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1.0 INTRODUCTION

This chapter provides a brief scope of the project, the purpose and legal authority for this
Environmental Impact Report (EIR), the EIR scope and process, and an explanation of how the EIR is
organized.

1.1 EIR Purpose
The purpose of a project EIR is to:
¢ Inform governmental decision makers and the general public of the potentially significant
environmental effects of the proposed project.
o Identify the ways that environmental impacts can be avoided or significantly reduced.
e Reduce environmental impacts by identifying changes in the proposed project through the
use of alternatives or mitigation measures.

1.1.1 EIR Legal Authority

The City of San Diego (City) is the Lead Agency as defined per Section 21067 of the California
Environmental Quality Act (CEQA). CEQA is “the public agency which has the principal responsibility
for carrying out or approving a project which may have a significant effect upon the environment.”
This document complies with the criteria, standards, and procedures of CEQA (California Public
Resources Code (PRC), Section 21000 et seq.) and the State CEQA Guidelines (14 CCR 15000 et seq.).
Further, this document has been prepared as a project EIR pursuant to Section 15161 of the State
CEQA Guidelines.

The EIR has been prepared in accordance with the City's EIR Preparation Guidelines (City of San
Diego 2005) and the City's CEQA Significance Determination Thresholds (City of San Diego 2022).
This document represents the independent judgement of the City as Lead Agency (State CEQA
Guidelines Section).

1.1.2 Intended Use of the EIR
The EIR is informational in nature and is intended for use by City decision makers; other responsible,

trustee, or interested agencies; and the general public in evaluating the potential environmental
effects, mitigation measures, and alternatives of the project. This EIR provides detailed information
about the potential significant adverse environmental impacts of the project. By recognizing the
environmental impacts of the project, decision makers will have a better understanding of the
physical environmental changes that would accompany the approval of the project. The EIR includes
recommended mitigation measures which, when implemented, would substantially lessen or avoid
significant effects of the project on the environment to the extent feasible. Alternatives to the
project are presented to evaluate alternative development scenarios that can further reduce or
avoid significant impacts associated with the project.
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1.1.3 Responsible and Trustee Agencies

State law requires that all EIRs be reviewed by responsible and trustee agencies. A Responsible
Agency, defined pursuant to State CEQA Guidelines Section 15381, includes all public agencies other
than the Lead Agency that have discretionary approval power over the project. A Trustee Agency is
defined in Section 15386 of the CEQA Guidelines as a state agency having jurisdiction by law over
natural resources affected by a project that are held in trust for the people of the state of California.
Trustee and responsible agencies for the proposed project include United States Fish and Wildlife
Services, California Department of Fish and Wildlife, and the California Public Utilities Commission
(CPUC). The CPUC is a regulatory agency that regulates privately owned public utilities in the state of
California, including electric power, telecommunications, natural gas and water companies. The
project applicant would be required to coordinate with the CPUC for public utility easement
vacations associated with San Diego Gas and Electric (SDG&E) facilities. There are no United States
Army Corps of Engineer or California Department of Fish and Wildlife regulated impacts that would
occur as part of the proposed project.

1.1.4 Type of EIR

This EIR has been prepared as a project EIR, as defined in Section 15161 of the CEQA Guidelines. A
project EIR should “focus primarily on the changes in the environment that would result from the
development project.” Furthermore, a project EIR should “examine all phases of the project including
planning, construction and operation.” The proposed project and other related actions are described
in Chapter 3.0, Project Description. Where this EIR has determined that certain environmental

impacts would be potentially significant, mitigation measures directed at reducing or avoiding
significant adverse environmental effects have been identified, to the extent feasible. In addition,
feasible alternatives to the project have been developed. An analysis of the impacts of project
alternatives compared to those of the project provides a basis for consideration by decision-makers.

115 Notice of Preparation/Scoping Meeting

The City, as Lead Agency, conducted a preliminary review of the Palm & Hollister Apartments project
pursuant to CEQA Guidelines Section 15060. In accordance with CEQA Section 15060(d), the City
determined that an EIR will be clearly required for the project since the project could result in
potentially significant environmental effects. As Lead Agency, the City prepared a Notice of
Preparation (NOP) pursuant to CEQA Section 15082, which was distributed to responsible and
trustee agencies, as well as various other governmental agencies and interested organizations and
individuals on June 22, 2022. The purpose of the NOP was to solicit comments on the scope and
analysis to be included in the EIR for the project.

During the public review period of the NOP, a total of six comment letters were received. A copy of
the NOP and letters received during its review are included in Appendix A. Comment letters received
during public review of the NOP expressed the need to address the project's relationship with the
adjacent Otay Valley Regional Park (OVRP), including providing connections to the Park’s trails and
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future recreation facilities, managing stormwater runoff entering the Park, and emergency and fire
access; the need for California Native American Tribes consultation; the importance of evaluating
impacts to biological resources and addressing the Multi-Habitat Planning Area; addressing nearby
transit and local mobility opportunities; and that air quality and health risk be evaluated in the EIR.
These concerns are addressed in Chapter 5.0, Environmental Analysis, of this EIR. More specifically,
the OVRP and the project are discussed in 5.1 Land Use, 5.17, Water Quality, 5.8 Health and Safety and
5.18 Wildfire. Consultation with Native American tribes is addressed in sections 5.9 Historical
Resources and 5.15 Tribal Cultural Resources. The project’s impact to biological resources and a
discussion of the MHPA are presented in section 5.4 Biological Resources. Transit and local mobility
opportunities are addressed in 5.2 Transportation and Circulation; and air quality risk is addressed in
section 5.3 Air Quality.

Based on initial review of the project by the City and comments received during review of the NOP
and at the public scoping meeting, the City determined that the EIR for the project should address
the following environmental issues.

e Land Use Noise

e Transportation and Circulation e Population and Housing

e Air Quality e Public Services and Facilities

e Biological Resources e Public Utilities

e Energy e Tribal Cultural Resources

e Geologic Conditions e Visual Effects and Neighborhood
e Greenhouse Gas Emissions Character

e Health and Safety e Water Quality

e Historical Resources e Wildfire

e Hydrology

1.1.6 EIR Organization
In accordance with Sections 15120 through 15132 of the State CEQA Guidelines, the EIR is formatted

to address the required contents of an EIR. Technical studies have been summarized within
individual environmental issue sections. The EIR has been organized in the following manner:;

e Executive Summary is provided at the beginning of this document, which includes the
conclusions of the environmental analysis, identifies each significant effect and associated
proposed mitigation measures, as applicable; and a comparative summary of the project
with the alternatives analyzed in the EIR, as well as areas of controversy and any issues to be
resolved.

¢ Chapter 1.0, Introduction, introduces the intended uses of the EIR, includes the scope and
format of the EIR and provides a discussion of the public review process.

e Chapter 2.0, Environmental Setting, provides a description of the project location and the
environment of the project site, as well as the vicinity of the project site, as it exists at the
time the NOP was published (June 2022).
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e Chapter 3.0, Project Description, details the physical and operational characteristics of the
project, provides the purpose and objectives of the project, and presents the required
discretionary actions.

e Chapter 4.0, History of Project Changes, chronicles any changes that have been made to
the project in response to environmental concerns raised during the City's review of the
project.

e Chapter 5.0, Environmental Analysis, includes a description of the existing conditions
relevant to each environmental topic; presents the threshold(s) of significance, based on the
City's California Environmental Quality Act Significance Determination Thresholds (December
2022), for the particular issue area under evaluation; identifies an issue statement or issue
statements; assesses any impacts associated with implementation of the project; provides a
summary of the significance of any project impacts; and presents recommended mitigation
measures and mitigation monitoring and reporting, as appropriate, for each significant issue
area.

e Chapter 6.0, Cumulative Effects, addresses the cumulative impacts caused by the project
in combination with other past, present, and reasonably foreseeable future developmentin
the area.

e Chapter 7.0, Effects Found Not to be Significant, presents a brief discussion of the
environmental effects of the project that were evaluated and were found not to be
potentially significant.

e Chapter 8.0, Significant Irreversible Environmental Changes, discusses any significant
irreversible environmental changes that would be caused by the project, should it be
implemented.

e Chapter 9.0, Growth Inducement, discusses the ways in which the project could foster
economic or population growth.

e Chapter 10.0, Alternatives, provides a description and evaluation of alternatives to the
project that could avoid or reduce potentially significant environmental impacts associated
with implementation of the project.

e Chapter 11.0, Mitigation Monitoring and Reporting Program, documents the various
mitigation measures required as part of the project.

o Chapter 12.0, References, includes a list of the reference materials consulted in the course
of the EIR’s preparation.

e Chapter 13.0, Individuals and Agencies Consulted, includes a list of agencies and
individuals contacted during preparation of the EIR and lists those persons and agencies
responsible for the preparation of the EIR.

Tables and figures are provided as necessary to illustrate and support text within this EIR. All tables
and figures are located at the end of the chapter or section in which they are introduced, with tables
followed by figures, as applicable.
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Technical Appendices

Technical reports have been used as a basis for much of the environmental analysis in the EIR in
accordance with Section 15147 of the CEQA Guidelines, and are included as appendices to this EIR.
The technical reports prepared for the proposed project and their location in the EIR are listed in the
table of contents.

Incorporation by Reference

As permitted by CEQA Guidelines Section 15150, this EIR references several technical studies and
reports. Information from these documents is briefly summarized in this EIR, and their relationship
to this EIR is described in the respective chapters. All reference materials are included in Chapter
12.0 References and are hereby incorporated by reference.

1.2 Availability and Public Review Process

This EIR has been made available for review to members of the public and public agencies for 45
calendar days (from March 26, 2024 to May 9, 2024) to provide comments “on the sufficiency of the
document in identifying and analyzing the possible impacts on the environment and ways in which
the significant effects of the project might be avoided or mitigated” (14 California Code of
Regulations [CCR] 15204). The Draft EIR and associated technical appendices were placed on the
City's CEQA webpage:

https://www.sandiego.gov/cega/draft

The City, as Lead Agency, will consider the written comments received on the Draft EIR following the
end of the public review period. Responses to the public review comments relevant to the adequacy
and completeness of the Draft EIR are prepared and compiled into the Final EIR. In addition, any
changes to the Draft EIR that result from comments will be incorporated into the Final EIR, with
deletions shown as strike-out text and additions shown as underlined text. All persons who
comment on the EIR will be notified of the availability of the Final EIR and the date of the public
hearing before the decision-maker.
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2.0 ENVIRONMENTAL SETTING

This section provides a description of the existing physical conditions for the Palm & Hollister
Apartments project site, as well as an overview of the local and regional environmental setting per
Section 15125 of the California Environmental Quality Act (CEQA) Guidelines. Also provided in this
section is a general discussion of public services serving the project site and the planning context
within which the project is evaluated. Greater details relative to the setting of each environmental
issue area addressed in this Environmental Impact Report (EIR) are provided at the beginning of
each impact area discussion presented in the various sections of Chapter 5.0, Environmental Analysis,
of this EIR.

CEQA Guidelines Section 15125(a) guides the discussion of the environmental setting for the
proposed project and advises in the establishment of the project baseline. According to CEQA, an
EIR must include a description of the physical environmental conditions in the vicinity of the project.
The purpose of this requirement is to give the public and decision-makers the most accurate and
understandable picture practically possible of the project’s likely near-term and long-term impacts.

2.1 Project Location

2.1.1 Regional Setting

The project site is located in the Otay Mesa-Nestor community of the City of San Diego, within San
Diego County (see Figure 2-1, Regional Map). The City of San Diego covers approximately 206,989
acres in the southwestern section of San Diego County, in Southern California. The Otay Mesa-
Nestor community is located in the southern portion of the City of San Diego, immediately east of
Imperial Beach and south of Chula Vista. The project site is identified as within the Palm City
Neighborhood of the Otay Mesa-Nestor community.

2.1.2 Project Location

The 5.92-acre Palm & Hollister Apartments project site is located at 555 Hollister Street. As shown in
Figure 2-2, Project Location Map, the project site is situated north of the Palm Avenue Trolley Station,
south of the Otay Valley Regional Park (OVRP), and east of Hollister Street. A nursery operates
immediately north of the project site within the OVRP; and the Palm Avenue Trolley Station parking
lot, mobile home park and Ocean View Christian Academy sports field are to the south of the project
site. To the west lies the San Diego & Arizona Eastern (SD&AE) Railroad line and Hollister Street.
Regional access to the site is provided by Interstate 5 (I-5), approximately one mile west of the
project site. Local access to the site is via Palm Avenue through the Palm Avenue Trolley Station
Metropolitan Transit System (MTS) site.
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2.2 Environmental Setting

2.2.1 Project Site

The Palm & Hollister Apartments project site encompasses approximately 5.92 acres. The site has
been previously graded for prior agricultural use and is undeveloped, with the exception of a vacant
residential structure, a garage, a canopy structure, and two storage containers. Landscaping is
minimal, consisting of non-native plant species, and is mostly confined to the perimeter of the
property. A water supply well is located in the northernmost portion of the project site. Elevations
on the site range from 23 feet to 54 feet above mean seal level (AMSL). The project site has been and
is currently partially used for staging by the Metropolitan Transit System (MTS) and some delivery
services. A 10-foot-wide County of San Diego easement runs along the northern boundary of the
project site. The purpose of this easement is to provide access to the OVRP. Figure 2-4, Existing Site
Conditions, depicts the current condition of the project site.

Access to the project site is provided via an easement located at the southwest corner of the project
site, connecting the project site to Palm Avenue. The easement also serves the adjacent Palm
Avenue Trolley Station and associated parking lot.

2.2.2 Surrounding Environment
The project site is located within an urban community in the City of San Diego. Figure 2-3,
Surrounding Land Uses and Development, identifies development located adjacent to the project site.

Currently, the area north and east of the project site is occupied by the Terra Bella Nursery. This
area to the north is located within the OVRP, which is discussed below under Section 2.4.4, Regional
Plans, below.

Along Palm Avenue south of the project site, located between the project site and Palm Avenue, is
the La Palma Mobile Estates. The Ocean View Church and Ocean View Christian Academy are located
east of La Palma Mobile Estates. Athletic fields serving the Ocean View Christian Academy
immediately abut the southern border of the project site. Farther south across Palm Avenue are
single-family homes, mostly one-story with a few two-story homes.

Immediately west of the project site are the SD&AE rail lines, Blue Line Trolley track and Hollister
Street. On the west side of Hollister Street is Golf Laboratories, Inc., which creates and manufactures
robots to conduct independent testing of golf equipment, with the I-5 freeway lying beyond that. The
area west of Hollister Street and east of I-5 is the location of the recently approvedproposed Bella
Mar Apartments project (Project Number 631240). The Bella Mar Apartments project involves the
construction of 380 multi-family units, including 100 affordable units on a 14.62-acre site. West of
the I-5 freeway are commercial uses including a small two-story shopping center with stores and a
pizza restaurant. Farther along Hollister Street to the southwest of the project site are one-story
commercial businesses and single-family residential development.
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MTS property is located immediately south of the project site's southwest corner. The MTS property
is currently developed with the Palm Avenue Trolley Station and associated parking lot. The MTS
board has approved future development of its property with an approximately 390-504 multi-family
unit project_ with 304 affordable units and 200 middle income units, to include 2,505 square feet of

retail space and a 5,000 square foot childcare center, that is in the early design stages. Single-family

residences are located across Palm Avenue farther to the south of the project site. Commercial uses
are located along portions of Palm Avenue, between Hollister Street and I-5.

2.3 Public Services

Below is a brief summary of public services in the project vicinity. Refer to Section 5.13, Public
Services and Facilities for additional details.

2.3.1 Police

The Otay Mesa-Nestor community is served by beat 724 of the Southern Division facility, located at
1120 27th Street, approximately one mile south from the project site. The Southern Division serves
the communities and neighborhoods of Egger Highlands, Nestor, Ocean Crest, Otay Mesa, Otay
Mesa West, and Palm City.

2.3.2 Fire Safety

The project site is served by two fire stations of the San Diego Fire-Rescue Department: Fire Station 6
and Fire Station 30. Fire Station 6 is located at 693 Twining Avenue, approximately 2.4 miles east of
the project site, and Fire Station Number 30 is located at 2265 Coronado Avenue, approximately 1.8
miles south of the project site.

2.3.3 Library Services

The project site is located in the service area of the City of San Diego Library System. The nearest
library to the project site is the Otay Mesa-Nestor Branch Library located at 3003 Coronado Avenue,
approximately 1.5 miles southeast of the project site. The library is 15,000 square feet in size and
provides library materials, a large community room, a computer lab, reading alcoves, and a peaceful
outdoor space.

2.3.4 School Services

Public school service would be provided by South Bay Union School District (for elementary and
middle school) and Sweetwater School District (for high school). Specifically, public schools serving
the project area are Mendoza Elementary School, located at 2050 Coronado Avenue; Montgomery
Middle School, located at 1051 Picador Boulevard, and Montgomery High School, located at 3250
Palm Avenue.

Palm & Hollister Apartments Project City of San Diego
2-3 August 2024



SCH No. 2022060468; PRJ-0698277 Chapter 2.0
Final Environmental Impact Report Environmental Setting

2.3.5 Recreation

The General Plan’s Recreation Element addresses the preservation, protection, acquisition,
development, operation, maintenance, and enhancement of public recreation opportunities and
facilities throughout the City of San Diego for all users. The Otay Mesa-Nestor Community contains
multiple public recreational amenities, with two City parks located near the project site. Sunnyslope
Neighborhood Park, located less than one mile from the project site, contains a basketball court,
playground, and tot lot. Montgomery-Waller Community Park, one mile east of the project site,
contains a gymnasium, kitchen, multipurpose room, a baseball field, two basketball courts, comfort
station, concession stand, two multipurpose fields, two playgrounds, four softball fields, and a tot
lot. In addition, the OVRP area is located immediately north and east of the project site.

2.4 Planning Context

This section provides a brief overview of the plans, policies, and regulations that are applicable to
the project.

2.4.1 City of San Diego General Plan

The City's General Plan sets forth a comprehensive, long-term plan that prescribes overall goals and
policies for development within the City of San Diego. The General Plan contains the following
Elements: Land Use and Community Planning; Mobility; Urban Design; Economic Prosperity; Public
Facilities, Services, and Safety; Recreation; Conservation; Noise; and Historic Preservation. While the
Housing Element is an element of the City’s General Plan, it is provided under separate cover from
the rest of the General Plan due to the need for frequent Housing Element updates to facilitate
compliance with the State reporting requirements. The project site is located in the Park, Open
Space, & Recreation, Residential, and Multiple Use General Plan land use categories. (Figure 2-5, City
of San Diego General Plan Land Use Map). For a detailed discussion of land use, zoning, and planning
policies and regulations that apply to the project site, see Section 5.1, Land Use.

2.4.2 Otay Mesa-Nestor Community Plan

The project site is governed by the Otay Mesa-Nestor Community Plan, which was adopted in 1997.
The Otay Mesa-Nestor Community Plan area encompasses approximately 4,500 acres. The
community is an urbanized community primarily developed with residential land uses. According to
the adopted Otay Mesa-Nestor Community Plan, the project site is designated as Open Space, Mixed
Use, and Residential (5 - <10 dwelling units per net acre). (See Figure 2-6, Otay Mesa-Nestor
Community Plan Land Use Map.)

2.4.3 Zoning

Zoning for the site is governed by the City's Land Development Code (LDC) which is a part of the San
Diego Municipal Code (SDMC). The base zones on the site are AR-1-2 (Agricultural- Residential); RM-
1-1 (Residential - Multiple Unit); and RS-1-5 (Residential - Single Unit) (see Figure 2-7, Existing Zoning).
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The project site is located within a Transit Priority Area (TPA), Parking Standards TPA, and Transit
Area Overlay Zone as shown in Figure 2-8, Transit Priority Area Map. See Section 5.2, Transportation
and Circulation for a discussion of the project's relationship with the TPA and these related overlay
zones.

Airport Influence Areas

The project site is located in an area that if affected by three Airport Land Use Compatibility Plans
(ALUCP): Brown Field Municipal Airport, the Naval Outlying Landing Field (NOLF) Imperial Beach
Airport, and Naval Air Station (NAS) North Island Airport. These plans are described in Section 2.4.4,
Regional Plans, below. See Section 5.1, Land Use, for a detailed discussion of the project's
compatibility with the ALUCP for each of these airfields.

Environmentally Sensitive Lands

The City's Environmentally Sensitive Lands (ESL) Regulations include sensitive biological resources,
steep hillsides, coastal beaches, sensitive coastal bluffs, and 100-year floodplains. The project site
does not contain coastal beaches or sensitive coastal bluffs. It does contain sensitive biological
resources (Multi-Habitat Planning Area).

2.4.4 Regional Plans

In accordance with Section 15125(d) of the CEQA Guidelines, this environmental setting discussion
includes statements relative to conformance with applicable regional plans. In addition to the City's
General Plan and Community Plan described above, the following regional plans are assessed for
consistency.

Brown Field Municipal Airport Land Use Compatibility Plan

Brown Field Municipal Airport is a general aviation airport that includes private, corporate, charter,
air ambulance, law enforcement, fire rescue, flight training, cargo, skydiving, banner towing and
airships. The project site is located approximately 8 miles to the west and is within the Airport
Influence Area (AIA) Review Area 2 identified in the ALUCP for Brown Field Municipal Airport (Figure
2-9, Brown Field ALUCP Airport Influence Area).

Naval Outlying Landing Field Imperial Beach Airport Land Use Compatibility Plan
NOLF is a United States Navy facility for helicopters and its mission if to handle the overflow of
helicopter squadron traffic from NAS North Island and is located approximately 2.5 miles southwest
of the project site. The project site is located within the AIA Review Area 2 identified in the ALUCP for
NOLF Imperial Beach (October 2015) (Figure 2-10, NOLF Imperial Beach ALUCP Airport Influence Areq).

Naval Air Station North Island Airport Land Use Compatibility Plan
NAS North Island is located at the north end of Coronado and is the host of 23 aviation squadrons of
the United Sates Navy. The project site is located approximately 11 miles southeast of NAS North
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Island. The project site is within the AIA for NAS North Island as noted in the ALUCP (October 2020)
(Figure 2-11, NAS North Island ALUCP Airport Influence Areq).

San Diego Regional Air Quality Strategy

The San Diego Regional Air Quality Strategy (RAQS) was developed to identify feasible emission
control measures and provide expeditious progress toward attaining the State ozone standards. The
two pollutants addressed in the RAQS are volatile organic compounds (VOC) and oxides of nitrogen
(NOx), which are precursors to the formation of ozone. The San Diego County Air Pollution Control
District (APCD) is responsible for RAQS development and implementation. See Section 5.7, Air
Quality, for a complete analysis of project compliance with the RAQS.

San Diego Forward: The Regional Plan

Every four years, San Diego Association of Governments (SANDAG) prepares and updates a Regional
Plan in collaboration with the 18 cities and County of San Diego along with regional, state, and
federal partners. San Diego Forward: The Regional Plan (Regional Plan) was adopted by (SANDAG on
December 10, 2021. This plan will guide the region through 2050 and is being developed through a
new data-driven process to transform the way people and goods move. The RP serves as a blueprint
for how the San Diego region will grow and how SANDAG will invest in transportation infrastructure
to provide more transportation choices, strengthen the economy, promote a healthy environment,
and support thriving communities. The transportation decisions detailed in the RP serve an
overarching goal: create more transportation choices, which ultimately will lead to healthier
communities, healthier people, and a healthier environment. The 2021 Regional Plan envisions a
transportation system that does not rely on any single mode of transportation but offers a complete
and integrated systems to ensure that all San Diego County residents have access to safe
transportation choices that protect the environment and support the regional economy.

Water Quality Control Plan for the San Diego Basin

The San Diego Regional Water Quality Control Board's Water Quality Control Plan for the San Diego
Basin [(Basin Plan, California Regional Water Quality Control Board 1994 (amended September 1,
2021)] is designed to preserve and enhance water quality and protect the beneficial uses of all
regional waters. Specifically, the Basin Plan: (1) designates beneficial uses for surface and ground
waters; (2) sets narrative and numerical objectives that must be attained or maintained to protect
the designated beneficial uses and conform to the State's anti-degradation policy; (3) describes
implementation programs to protect the beneficial uses of all waters in the region; and (4) describes
surveillance and monitoring activities to evaluate the effectiveness of the Basin Plan. Additionally,
the Basin Plan incorporates by reference all applicable State and Regional Board plans and policies.
See Section 5.13, Water Quality, for a complete analysis of project compatibility with the applicable
water quality control regulations.

Palm & Hollister Apartments Project City of San Diego
2-6 August 2024



SCH No. 2022060468; PRJ-0698277 Chapter 2.0
Final Environmental Impact Report Environmental Setting

Multiple Species Conservation Program Subarea Plan/Multi-Habitat

Planning Area

In March 1997, the City of San Diego adopted the Multiple Species Conservation Program (MSCP)
Subarea Plan, a comprehensive habitat conservation planning program for southwestern San Diego
County. The MSCP preserves a network of habitat and open space, protecting biodiversity and
enhancing the region’s quality of life. An Implementing Agreement (IA) was signed in July 1997
between the City of San Diego, United States Fish and Wildlife Service (USFWS), and California
Department of Fish and Wildlife (CDFW), which identified roles and responsibilities of the parties to
implement the MSCP Subarea Plan. Based on the Subarea Plan and IA, the City of San Diego was
granted authorization by the USFWS and the CDFW to approve projects that serve to implement the
plan.

The Multi-Habitat Planning Area (MHPA) was developed by the City in cooperation with the wildlife
agencies, property owners, developers, and environmental groups and delineates core biological
resource areas and corridors targeted for open space conservation. Within the MHPA, limited
development may occur. The MSCP Subarea Plan and implementing regulations provide
development guidelines for areas within and adjacent to the MHPA. Section 1.4.3 of the City of San
Diego MSCP Subarea Plan provides Land Use Adjacency Guidelines for development adjacent to the
MHPA that addresses the proximity of drainage, lighting, noise, barriers, invasives, grading/land
development, brush management, and toxins to the MHPA. (see Section 5.4 Biological Resources for a
detailed discussion of MSCP and MHPA.)

The Palm & Hollister Apartments project site is located within the City's MSCP area, which covers
206,124 acres within the City's jurisdiction; the northern portion of the project site is mapped within
the MHPA. The project site includes MHPA area, as shown in Figure 2-12, MHPA Exhibit. This area
consists of developed land disturbed habitat and does not contain native habitat with the ability to
support a diversity of sensitive plant and animal life.

Otay Valley Regional Park Concept Plan

The OVRP is a multi-jurisdictional planning effort by the County of San Diego and the cities of San
Diego and Chula Vista. The Otay Valley Regional Park Concept Plan (County of San Diego, 2016) was
approved in December 2016. The regional park concept area extends about 11 miles inland from
the southeastern edge of the salt ponds at the mouth of the Otay River, through the Otay River
Valley, to the land surrounding both Lower and Upper Otay Lakes Reservoir. Future development of
the regional park is conceptually planned to include playing fields, picnic areas, hiking, biking, and
horse trails, and will include areas for the protection of open space, wildlife, historic, agricultural,
and archaeological resources. The Concept Plan identifies the project site as Open Space/Preserve.

As this is a concept plan, it does not change land use or zoning or otherwise commit land to the
future concepts noted in this plan at this stage.
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The 45-acre area to the north of the project site that is currently developed with the Terra Bella
Nursery is planned as Recreation Area #3 in the Concept Plan (County of San Diego, 2016). The ORVP
OVRP Concept Plan shows this area to be developed as an active recreation sports complex. The
OVRP identifies the Palm Avenue Trail, which traverses Recreation Area #3, to serve hikers and
bikers. The Palm Avenue Trail starts with a trailhead south of the river, north of Palm Avenue, and
west of the project site. The trailhead is identified as a View and Access Point in the Community Plan.
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3.0 PROJECT DESCRIPTION

This chapter provides a statement of project goals and objectives, describes the specific
characteristics of the proposed Palm & Hollister project, discusses project construction and
operation, and identifies the discretionary actions necessary to implement the project. This chapter
has been prepared pursuant to Section 15124 of the California Environmental Quality Act (CEQA)
Guidelines.

3.1 Purpose and Objectives of the Project

CEQA Guidelines require that the Project Description include a statement of the objectives sought by
the project. A clearly defined written statement of the objectives helps the Lead Agency develop a
reasonable range of alternatives to evaluate in the Environmental Impact Report (EIR) and aids
decision-makers in preparing findings and overriding considerations, as necessary. The statement of
objectives also needs to include the underlying purpose of the project [CEQA Guidelines Section
15124(b)].

3.1.1 Project Purpose

The purpose of the project is to create a transit-oriented residential development that would
provide market rate and affordable housing units to help the City meet its housing goals and to
accommodate the emerging trends in the Otay Mesa-Nestor community. Specifically, the additional
housing would assist the City is meeting its critical housing needs, would support Otay Mesa-
Nestor’s current and future employment centers, and would provide ridership for the adjacent
trolley. The project's location within a Parking Standards Transit Priority Area (TPA) and proposed
uses would provide residential development in a location where all utilities and public services,
including transit, are readily available.

3.1.2 Project Objectives
1. Assist the City in meeting State and local housing goals by providing rental housing stock and
contributing to a diverse range of housing opportunities and affordabilities.

2. Provide affordable housing on-site in a location proximate to employment and institutional
uses, multi-modal transit, and regional transportation amenities, thereby reducing reliance on
the personal automobile to go about daily life.

3. Maximize site utilization by providing medium-high density residential uses that contribute to
meeting the dual housing affordability/availability needs of the City.

4. Create a coherent and cohesive site design for the project; with low-rise buildings to provide a
transition between existing and planned development to the south and the Otay Valley
Regional Park to the north.

Palm & Hollister Apartments Project City of San Diego
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5. Provide for redevelopment of an underutilized site within an urbanizing area, where public
facilities and amenities are readily available.

6. Increase recreational opportunities for residents by providing a public trail at the southwest
corner of the project site, connecting off-site to the future public trail system within the OVRP.

3.2 Project Components

3.2.1 Residential

The project proposes 198 residential units in 13 buildings. The project includes eight affordable
housing units, to be distributed throughout the project, which would be provided at 30 percent to 60
percent Average Median Income. Residential units for the project would be provided in one-
bedroom, two-bedroom, and three-bedroom configurations. All units would have private outdoor
space in the form of balconies or patios. Buildings would be one, two, and three levels with tuck-
under garages and one-level units over carports. (See Figure 3-1, Palm & Hollister Apartments Site
Plan).

3.2.2 Architectural Design

As shown in Figures 3-2a through 3-2h, Project Elevations, the Palm & Hollister project would feature
architectural elements that are intended to provide identifiable features, such as varying building
heights and setbacks, providing relief to building facades and creating focal points around the
project. Articulated entries to the buildings embellished with proposed evergreen trees allow
pedestrians and visitors to easily find their destinations.

Architectural features also include varied building materials and finishes. An exterior materials
palette of wood fascia, stucco, stone veneer, and horizontal siding allows for visual interest on the
site with pops of color to accentuate project design elements and minimize bulk and scale of
buildings. Neutral shades of white, gray, black, and brown allow for definition of the project while
complementing and blending with project surroundings. The project would additionally include vinyl
windows and metal guard rails on balconies to punctuate the elevation facade.

3.2.3 Common Space Amenities

The common space amenities would be provided in the western and central portions of the project
site. The project would include a separate stand-alone building for residential amenities in the
western portion of the project site and would feature fitness center, co-working spaces, and the
leasing office. Exterior amenities adjacent to the proposed amenity building would include a pool,
spa, fire pit, and patio/bar-b-que areas. An additional resident amenity area would be provided in
the central portion of the project site, incorporated as an open courtyard in the center of the largest
building. This resident amenity would feature a bar-b-que pavilion, fire table, turf area incorporating
a nature playground, game courts, and sofa seating areas. A pedestrian landscaped walkway along
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the top of the northern slope would provide a continuous connection from the residential buildings
to the project amenity areas. In total, 20,967 square feet of common open space would be provided.

3.2.4 Vehicular and Pedestrian Access

Off-site Access

As illustrated in Figure 3-3, Off-Site Access Plan, access to the project site is proposed from the south
through property owned by the Metropolitan Transit System (MTS). An existing access easement has
been established with MTS to allow for vehicular and pedestrian access to and from Palm Avenue
through the Palm Avenue Trolley Station parking lot to the project entrance. Bicycle access to the
Palm Avenue Trolley Station and Palm Avenue would also be provided within the access easement
along the drive aisle through MTS property.

The project would provide access improvements to the drive aisle within the MTS easement. These
include upgrading the existing curb return where the drive aisle and Palm Avenue meet to comply
with Americans with Disabilities Act (ADA) requirements, replacing curb ramps, restriping portions
the drive aisle, and addition of a six-inch curb along the eastern side of the drive aisle. The easement
would also allow for utility connections and project signage, as well as the addition of landscaping
along the eastern border of the drive aisle.

Pedestrian access would also be provided within the MTS easement. The project would provide a
five-foot-wide concrete sidewalk parallel to the project site and project property line within a nine-
foot-wide pedestrian access easement that would tie into the existing MTS sidewalk. The MTS
sidewalk runs through the MTS property and connects to existing sidewalks on Palm Avenue. Within
the access easement drive aisle, the project would provide a five-foot-wide running track that runs
from the project site property line along a portion of the eastern side of the drive aisle through the
MTS parcel.

A 10-foot access easement exists to the north of the project site for pedestrian access to the OVRP.
An additional access point to the OVRP to the west of the project site would be provided within the
nine-foot pedestrian access easement proposed by the project.

On-Site Circulation

Access into the project would be provided through a vehicular gate at the project entrance. The
project’s interior drive aisles provide interior circulation throughout the project site, leading to each
building and parking areas. (See Figure 3-3.)

Parking

The project would provide a total of 262 parking spaces, where none are required by SDMC Section
142.0525. The parking spaces would be provided in garages (100 spaces), carports (48 spaces), and
surface parking (114 spaces). Ten percent, or 27 of the parking spaces provided, would be electric
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vehicle parking spaces. The project would also provide 48 bicycle parking spaces and 50 percent of
the required 46 bicycle spaces, or 4623 spaces, would be supplied with individual outlets for electric
charging of e-bikes.

3.2.5 Landscape Concept Plan

The proposed landscape plan (Figure 3-4, Landscape Development Plan) includes the use of low water
use plant materials and meets all current codes and requirements. Landscaping would include a mix
of trees, shrubs, and accent planting. Trees would be utilized to define spaces and create a sense of
place. Evergreen trees such as the New Zealand Christmas tree and Australian willow would line the
parking areas and would provide shade and canopy for surface parking areas. Accent trees such as
the Chinese elm, bronze loquat trees, and hollyleaf cherry trees would be located throughout the
project. Evergreen theme trees such as the queen palm and bay laurel would line the southern
project border and be located throughout the courtyards. The use of shrubs such as kangaroo paw,
New Zealand wax, purple verbena, and coyote brush for screening and demarcation would be
utilized, as well as bougainvillea and lantana for groundcover.

The outdoor common amenity spaces would include landscaping. Landscaping surrounding the pool
area would include evergreen theme trees such as Brisbane box, small flowering accent trees such
as Indian hawthorn and ornamental shrubs like kangaroo paw, pineapple guava, and coastal
rosemary as well as turf areas. The central recreation area is a courtyard in Building D and includes
turf game courts, patios, turf play area and gardens. Landscaping includes large accent trees such as
sycamore or Chinese elm and evergreen theme trees such as queen palm or bay laurel create
borders to separate areas within the courtyard. Small flowering trees such as dwarf jacaranda or
bronze loquat border the game courts and ornamental shrubs such as dwarf bottle brush, coyote
brush and blue hibiscus fill in the ground level borders. The central recreation area also includes a
butterfly and hummingbird children’s garden, as well as a children’s nature playground with dry
creek bed, bridge, flagstone and climbing boulders. The third amenity area is located on the north
side of Building B. This area includes a turf play area, outdoor kitchen and dining area and seat walls
overlooking the OVRP. Landscaping in this area includes three large accent trees such as tipu tree or
Chinese ElIm and small flowering accent trees such as bronze loquat or Indian hawthorn to create
shade. Ornamental shrubs such as aloe, foxglove agave, lantana and orange bells fill in the area.

The project also includes landscaping within the 10-foot-wide County easement, located along the
project site's north property boundary, as well as with the off-site access easement through the MTS
property. Landscaping in County easement area would include low fuel native plant materials such
as manzanita, California sagebrush, coyote bush, and sea cliff buckwheat. Landscaping in the off-site
access easement through the MTS property would include adding trees and shrubs.
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3.2.6 Demolition, Grading, and Construction

The project involves the demolition of existing structures at the site. The structures consist of a
vacant residential building and garage totaling 1,737 square feet, canopy structure, and two storage
containers, which are not currently being used.

The Grading Plan for the project is shown in Figure 3-5. The project would grade 5.50 acres of the
5.92-acre site, involving 15,000 cubic yards of cut and 38,500 cubic yards of fill. Approximately
23,500 cubic yards of material would be imported to the site. Import material would likely come
from construction in the area, but the precise source/location would not be determined until closer
to actual project construction. Maximum depth of cut would be 13 feet and would occur at the
southeast corner of the site, on the east side of the proposed retaining wall. Maximum depth of fill
would be 25 feet and would occur along the north edge of the site, on the south side of the
proposed retaining wall. See discussion below regarding proposed retaining walls. The existing
water supply well would be abandoned during earthwork activities. Access to the project site would
be off-site through the adjacent MTS property. No grading would occur in that area, with the
exception of trenching to connect with public utilities.

The project includes grading within a 10-foot-wide County of San Diego easement that runs along
the northern property boundary. The project proposes storm water outfall structures and riprap at
two locations within the easement: one at the northern property boundary in the western portion of
the project site and the other at the northern property boundary in the eastern portion of the
project site. A small area of riprap associated with each outfall structure would affect about four feet
of the 10-foot-wide easement. The remaining easement area would be landscaped with native plant
species and would be maintained by the project.

The project proposes retaining walls on the west, north, and east perimeters of the development
area for a total length of 1,870 feet. Specifically, the project proposes 1,360 feet of plantable
mechanically stabilized earth (MSE) retaining wall and 510 feet of concrete block (CMU) wall. The
MSE retaining wall would start at the western side of Building A and would have a maximum height
of 18 feet. A CMU wall would be located on the south side of Building B with a maximum height of
five feet.

Security and safety fencing would be provided throughout the project. Specifically, a 42-inch tubular
steel fence along would be placed west and north of the sidewalk around the pool and recreation
area t the leasing office (Building A); and a 42-inch-tall tubular steel fence would be placed atop
plantable retaining walls along the northern property line and slope, north of Building C and
Building B. On the eastern perimeter of the project site, the project proposes a similar 42-inch-tall
tubular steel fencing atop plantable retaining wall.

Project grading activities would be completed in compliance with San Diego Air Pollution Control
District (SDAPCD) Rule 55, which identifies fugitive dust standards. The following measures 1
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through 5, which generally reduce fugitive dust emissions, would be included for site preparation
and grading phases of construction. Measure 6 would be included for the architectural coating
phase of construction. These measures would become conditions of project approval.

1. Minimization of Disturbance. Construction contractors should minimize the area disturbed
by clearing, grading, earth moving, or excavation operations to prevent excessive amounts
of dust.

2. Soil Treatment. Construction contractors should treat all graded and excavated material,
exposed soil areas, and active portions of the construction site, including unpaved on-site
roadways, to minimize fugitive dust. Treatment shall include, but not necessarily be limited
to, periodic watering, application of environmentally safe soil stabilization materials, and/or
roll compaction as appropriate. Watering shall be done as often as necessary, and at least
three times daily, preferably at the start of each morning, mid-day, and after work is
completed for the day. For modeling purposes, it was assumed that watering would occur
three times daily, during the construction of this development.

3. Soil Stabilization. Construction contractors should monitor all graded and/or excavated
inactive areas of the construction site at least weekly for dust stabilization. Soil stabilization
methods, such as water and roll compaction, and environmentally safe dust control
materials shall be applied to portions of the construction site that are inactive for over four
days. If no further grading or excavation operations are planned for the area, the area shall
be seeded and watered until landscape growth is evident, or periodically treated with
environmentally safe dust suppressants, to prevent excessive fugitive dust.

4. No Grading During High Winds. Construction contractors should stop all clearing, grading,
earth moving, and excavation operations during periods of high winds.

5. Street Sweeping. Construction contractors should sweep all on-site driveways and adjacent
streets and roads at least once per day, preferably at the end of the day, if visible sail
material is carried over to adjacent streets and roads.

6. Architectural Coatings. Construction contractors shall use low-VOC paint (50 gallons/liter
(g/L) for interior and exterior coatings for residential and non-residential buildings, and 100
g/L for parking lot paint) as required by SDAPCD Rule 67.0.1, which became effective on
January 1, 2022.

Because the project would occur adjacent to the City’s Multi Habitat Planning Area (MHPA) located
off-site to the north and northeast (following the MHPA Boundary Line Adjustment), conformance
with the adjacency guidelines would be required. See Section 5.3.6, MHPA Boundary Line
Adjustment. The project, as designed, complies with adjacent guidelines pertaining to barriers,
invasives, brush management and general land development. See Section 5.1, Land Use, for a
detailed discussion of the project site's relationship with the MHPA. The following MHPA Land Use
Adjacency Guidelines measures would become conditions of project approval:
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Drainage
During construction, the project shall employ the use, as applicable, of structural and non-

structural Best Management Practices (BMPs), Best Available Technology, and sediment
catchment devices downstream of paving activities to reduce potential drainage impacts
associated with construction.

Toxics

No trash, oil, parking, or other construction/development related material/activities shall be
located outside approved project impact limits. All construction related debris shall be
removed off-site to an approved disposal facility.

Lighting

Night lighting shall be shielded, as necessary, to prevent light from spilling into the MHPA.
Shielding shall consist of the installation of fixtures that physically direct light away from the
MHPA or landscaping, berms, or other barriers that prevent such light overspill. Lighting
shall adhere to the City's Outdoor Lighting Regulations (SDMC §142.0740).

Construction would include several phases and would include a five-day workweek with no overlap
between the construction phases. Demolition would be the first phase of construction and is
estimated to take approximately one month. Site preparation is the next phase and would take
approximately four months. Grading would follow site preparation and last for approximately four
months. Building construction would follow grading for encompass an approximate period of two
months followed by paving/architectural coating phase lasting for approximately two months to
complete project construction. Construction is assumed to begin in late 2023 with the start of site
grading. Building construction would begin about May 2024. First units would become available for
lease in September/October 2025 and anticipated to be fully leased by May 2026.

3.3 Discretionary Actions

This EIR is intended to provide environmental documentation pursuant to CEQA to evaluate the
potential environmental effects associated with the proposed project discretionary actions. As such,
it covers all discretionary permits proposed as part of the project. The discretionary approvals are
summarized below.

3.3.1 Community Plan Amendment

The project would require an amendment to the Otay Mesa-Nestor Community Plan to change the
existing land use from Open Space, Mixed Use, and Residential Low Density [5-<10 dwelling units
per acre (du/ac)], Mixed-Use, and Open Space to Residential Medium-High Density (20 - 35 du/ac) to
allow for increased residential density adjacent to transit. The Residential Medium-High Density (20-
35 du/ac) land use designation would allow between 118 and 207 units on the proposed project site.

Palm & Hollister Apartments Project City of San Diego
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The proposed 198 units would result in a density of 33.44 du/ac and is consistent with the proposed
Residential Medium-High Density (20-35 du/ac) land use designation.

Additionally, the Community Plan Amendment includes modifications to Appendix C, View Corridors
and View and Access Points, of the Community Plan. Appendix C describes the community's view
corridors and view and access points. The current Community Plan identifies two View and Access
Points proximate to the project site:
A. Palm Avenue Transit Center/Park-and-Ride: Provide a viewpoint overlooking the valley, north of
the trolley station parking lot. Provide physical access, via a stairway, into the valley.
B. Midway Baptist Church®: Encourage the Church to provide a public viewpoint overlooking the
valley.

The amendment to the Community Plan includes removing View and Access Points A and B from
Appendix C.

3.3.2 Rezone

The project site is zoned Residential Multiple (RM-1-1), Residential Single (RS-1-7), and Agricultural
Residential (AR-1-2). The project requires a rezone to the Residential Multiple (RM-2-6 zone) in order
to provide 198 residential units on the 5.92-acre project site. The RM-2-6 zone permits a maximum
density of one dwelling unit for each 1,250 square feet of lot area, which would permit up to a
maximum density of 34.85 du/ac and would support up to 206 dwelling units on the proposed
project site. See Figure 3-6, Proposed Rezone. As the project would include a rezone that would allow
for up to 206 units on the site, the analysis completed herein also addresses the maximum site
buildout of 206 units in the event the rezone is approved, and the proposed permits are not
implemented.

3.3.3 Vesting Tentative Map
A Vesting Tentative Map (VTM) is included as part of the project’s discretionary actions. Fhe VM

resultsinthe creation-of one developable lot.

3.3.4 Site Development Permit

A Site Development Permit (SDP) is required to allow for development of the project within
Environmentally Sensitive Land (ESL).and floodplain. ESL regulations specify development
requirement inside and outside if the Multi-Habitat Planning Area (MHPA). The northern portion of
the project site is mapped within the MHPA. The northerly edge of the project site encroaches into
the Otay River floodplain.

1 Midway Baptist Church is now known as Ocean View Christian Church.

Palm & Hollister Apartments Project City of San Diego
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3.3.5 Neighborhood Development Permit

A Neighborhood Development Permit (NDP) is required for the project to allow for deviations to the
base RM-2-6 zone. These deviations are listed below:

Municipal Code Section 142.0340(d)(1)

e Two retaining walls with a maximum height of six feet each are permitted in the required
side and rear yard if the two retaining walls are separated by a minimum horizontal distance
equal to the height of the upper wall. The project includes a deviation from the Municipal
Code for the proposed single retaining wall up to 24.5 feet in height.

Municipal Code Section 131.0443(e)(1)(A)

e Up to 50 percent of the width of the building envelope may observe the minimum 15-foot
front setback, provided the remaining percentage of the building envelope width observes
the standard 20-foot setback. This may occur on a floor-by-floor basis. The project proposes
a deviation to allow for 100 percent of the building envelope to observe the minimum 15-
foot front setback.

Municipal Code Section 131.0443(e)(2)(A)
e The minimum side setback is five feet or 10 percent of the premises width, whichever is
greater. The project includes a deviation for the proposed building encroachment into the
required side setback where 7.9 feet is proposed.

Municipal Code Section Table 131-04G
e Maximum structure height is 40-feet. The project proposes a maximum structure height of
59 feet, six inches (from existing grade structure height).

3.3.6 MHPA Boundary Line Adjustment

MHPA lands are mapped in the northern part of the project site totaling 2.2 acres of disturbed land.
(See Figure 2-12, MHPA Exhibit.) Pursuant to Sections 143.0142 and 131.0250(b) of the Land
Development Code and pages 13-15 of the City's Biology Guidelines, if a project would encroach into
the MHPA beyond the allowable development area, an MHPA boundary line adjustment is required.
Under the City's Multiple Species Conservation Program (MSCP) Subarea Plan, an adjustment to the
City's MHPA boundary is allowed only if the new MHPA boundary results in an exchange of lands
that are functionally equivalent or higher in biological value. A determination of functionally
equivalent or higher biological value is based on site-specific information (both quantitative and
qualitative) that addresses six boundary adjustment criteria outlined in Section 5.4.3 of the Final
MSCP Plan (August 1998).

The project would develop the entire site; therefore, an MHPA boundary line adjustment is
proposed as a part of the project to remove the 2.2 acres of disturbed land from the MHPA on-site
on site and preserve higher quality habitat in the MHPA off site on the 9.92-acre Najor Parcel (APN
366-031-12) located in the East Elliott preserve area in the City. The parcel supports coastal scrub

Palm & Hollister Apartments Project City of San Diego
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and Diegan coastal sage scrub. The Najor Parcel is entirely within the MHPA and is designated as 75
percent baseline conservation (25 percent developable). Thus, 2.48 acres of the Najor Parcel would
be allowed to be developed. The project proposes to preserve 100 percent of the Najor Parcel and
dedicate it in fee-title to the City to offset the proposed deletion of 2.2 acres of disturbed habitat
from the MHPA. This increase of 2.48 acres of preserved coastal scrub and Diegan coastal sage
scrub would more than offset the proposed MHPA deletion of 2.2 acres of disturbed land, and
would result in an equivalent or better overall MHPA habitat value. The City would manage and
maintain the 9.92-acre Najor Parcel as a part of the overall City's preserve system consistent with the

MSCP Management Framework Plan and Natural Resource Management Plan for Mission Trails

3.3.7 Utility Easements

The project would require connection to SDG&E utilities to provide electricity service to the project.
Additionally, the project would remove and/or relocate existing SDG&E utilities and easements that
occur on-site to better serve the project and SDG&E.

Public Utilities Code Sections 851-857 requires SDG&E to seek California Public Utilities Commission
(CPUC) approval prior to disposing of SDG&E property or allowing encroachments within SDG&E
easements. Because the project would require modification to SDG&E facilities and easements, the
CPUC will make a determination regarding such modifications.

Palm & Hollister Apartments Project City of San Diego
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Figure 3-1. Palm & Hollister Apartments Site Plan
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Large Accent Trees (23 ea.)
PLATANUS RACEMOSA SYCAMORE 34 BOX Wrx3  BROADHEADED SHADE TREE M
TPUANA TIPY TIPY TREE 380X Hrx4s  BROADHEADED SHADE TREE L
ULMUS P. TRUE GREEN' CHINESE ELM 35 80X Wxay BROADHEADED SHADE TREE L
Evergreen Parking Area Trees (40 ea.)
NO COMMON NAME 380X 26x25  EVERGREEN SHADE TREE M
wLLOW 35 BOX 25'x20  EVERGREEN SHADE TREE L
NEWZEAL TREE 380X 25%20  FLOWERING EVERGREEN SHADE TREE L
Small Flowering Accent Trees (37 ea.)
ERIOBOTRYA DEFLEXA 'BRONZE LOQUAT 24" BOX. 16 x 15 SMALL EVERGREEN FLOWERING TREE M
JACARANOA BONSAI BLUE' OWARF JACARANOA 24°80X 1Zx1Z  SMALL DECIOUOUS FLOWERING TREE M
280X 1ZX1Z  SUALL EVERGREEN FLOWERING TREE L
Nalive Slope Trees (34 ea.)
24°80X 16x16  NATIVE FLOWERING TREE L
HETEROMELES ARBUTIFOUA TovoN 280X 16x15  NATIVE EVERGREEN TREE L
PRUNUS IICIFOLIA HOLLYLEAF CHERRY 24°80X 15x15  NATIVE EVERGREEN TREE L
Evergreen Theme Trees (53 ea.)
24'B0X X0 VERTICALACCENT PALM M
HYMENOSPORUM FLAVUM SWEETSHADE 24°BOX 25x15  FLOWERING ACCENT TREE M
LAURUS BAY LAUREL 24°80X 2rx20  EVERGREEN SCREENING TREE L
TRISTANIA CONFERTA BRISBANE BOX 24°80X rx25  EVERGREEN SCREENING TREE M
Omamental Shrubs ( 2,000 ea. 50% 5 gal., 50% 1 gal.)
ALOE $7P. ALOE 16A Fx¥  SUCCULENT ACCENT L
AEONWM SUNBURST NO COMMON NAVE 1GAL ZxZ  SUCCULENT ACCENT L
AGAVE ATTENUATA FOXGLOVE AGAVE 5GAL 4xS  ROSATE ACCENT L
ALYOGYNE HUEGELLI BLUE HBISCUS sGAL Sx5  FLOWERING ACCENT SHRUB L
10 FxZ  VERTICAL ACCENT SHARUS "
ARBUTUS U, COMPACTA NCN 5GAL €x6  LARGE BACKGROUND SHRUB L
BACCHARIS CENTENNUAL' COYOTE BRUSH 164 Ix3  THEME L
CALUSTEMON UTTLE JOHN' OWARF BOTTLE BRUSH sGAL FxF  FLOWERING THEME SHRUB L
FELIOA SELLOWANA PINEAPPLE GUAVA sQAL #x6  LARGE SCRIENING SHRUS L
LANTANA S9P. LANTANA 16GAL Ix¥ FLOWERING SHRUB L
LIGUSTRUM TEXANUM VIALEAS PRIVET 5GAL §x4&  EVERGREEN HEOGE SHRUB "
PHORMIUM SPP., NEW ZEALAND FLAX 5GAL §x§ FOUAGE ACCENT SHRUS L
ATAMINOR saaL FxF  MASSING SHAUB L
TECOMA ORANGE JUBREE" ORANGE BELLS 5GAL §x6  LARGE ACCENT SHRUB v
VERBENA DE LA MNA PURPLE VERBENA 1GAL Zxy  FLOWERMNG SHRUB v
WESTRINGIA BLUE GEMF COASTAL ROSENARY sGAL xS LARGE MEDGE SHAUS L
Vines/Espaliers (20 ea.)
- PP, 5GAL Wxi  FLOWERING ESPALIER L
OISTICTIS $PP. TRUMPET VINE 5GAL 1§x15  FLOWERING VINE "
Groundcover
BACCHARIS P, PIGEON PONT COYOTE BRUSH 1GAL@ZOC. VX6  SPREADING SLOPE GROUNDCOVER L
BOUGAINVILLEA ROSENKA! 1GALQFOC  Zx4&  FLOWERNG GROUNOCOVER L
LANTANANEW GOLD LANTANA 1GAL@FOC ZXZ  FLOWERNG GROUNOCOVER L
LOMANORA BREEZE' BREEZE LOVANDRA 1GAL@ZOC.  ¥xZ  ORNAMENTAL GRASS L
"DWARF MARATHON FESCUE 500 ACTIVE PLAY SURFACE L
Low- Fuel Slope Shrubs and Groundcovers (to provide 100% coverage of slope)
% BAYIOPSIS LACNATA S.0. COUNTY SUNFLOWER 1GAL ¥x¥  GROUNDCOVER L
% BACCHARIS PIGEON POINT' COYOTE BRUSH 1GA@Z0C.  rx&  GROUNDCOVER L
4 LOWFAST SGAL X8  LOWSHAUB L
ENCELIA CALIFORNICA CALFORNIA BRITTLEBRUSH 1o Tx&  LOWSHRUB L
EPROBIUM CANUM HUMMINGSIRD TRUMPET 1GAL Ixa LOW SHRUS L
SALVIA POZO BLUE GREY MUSK SAGE 5GAL £x5  LOWSHRUB L
TAGETES LEMONY MOUNTAN MARIGOLD 16AL £xS  LOWSHAUS L
y taining Wall Planting, in wall cells
AN & FICUS PUMILA CUMBING FIG 16AL@ 17" 0C. e  CLMBING VINE ~
MACFADYENA UNGUIS- CATY CAT'S CLAW CREEPER 1GALG 1T OC. Txi10r  CLIMBING VINE L
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Figure 3-4. Landscape Development Plan

Palm & Hollister Apartments Project

3-21

City of San Diego
August 2024



SCH No. 2022060468; PR]-0698277
Final Environmental Impact Report

Chapter 3.0
Project Description

' s - / / Y ) . , p ) ;
ﬂ Va 7 7 7 y 7=l y / / p / Ay /
) / I ’ g / 2 / / / / / 7 4
AN g : / / / E / / / /
y . | / % p y / y
/f [ ) ” 7 4 / g / / / g / /
l/ 1/ ’ { (| g - / g g g / g / g /
W | p ) / / . / P / ) / )
s y / / / % % A v / / / g
// Jiiil | 7 P / / // X / / /
/ ) / g £ - /
ULl e (N[ A e G AP A A 4 L 0L L L : / A Aot
| / . \ y / / / o —— O e e S
/ P / / / / / 7 g / v /
V. I L . y, Y. / / : / / / / /
s - y / ~ / / / / / / /
/ ) / A . .
l;?rgé / S /" COUNTY OF SANDIEGO 4 p S/ / / /7 ) / .
s x / / APN: 628.050.24-00 /o / / / / g
g3 & § ( X / y, 7l 1 / / AT e RN / PRNATE DRAWAGE QUTLET STHICTIRE~ g
‘3§ Y / / p b ERSTING 1 e 7 i m‘:z’ v mirlw/nm ) / Y Lyt /
I 7 ey / TN R e T Wisging
8z A~ g a0 T\ 7/ 8wne sine
< I ;/ 7 / mmr)u&um ) 7 < / = g
NVl s S R - VL )
'1‘—r‘ﬁ;——r AR5 4 - RS
A 4 2l
21
wE=nij TR T L | [ 22
;11-""( i + X 0 Bl
o — . O < N 4 3 cg RS A A ol
B | 5o sbaf | 50 PaAl | i = e S
T T o L L ——— ) BEE
e o 1 . | » ]
TREATMENT CAPACITY. XX CFS ‘, $ &7 lg = ©
ses | | | lusrs wasce " | 5 hili ! e
> 80,3
W e | W W i —w B e | He . 50 T i
45 E 2 “”“L dsrs w k4 b | - LO% P g WY
§ . ETY ] — § — — 03 0 I
3 ", T 2
¢ S bal | 1o [l [Tl
55 EN e 3 ra L e | d5h g 7] npE;
“nf—':m =y = = &cw"—l =T =— =T = -y w— — Fg—
I s BT #nwm 0 410 0. 578 o ri H59FS #45F5
N 7F s UE s
|| n 51 O ] O
0. 33 Ao e WL l J 1 P en o 5L0.8 BLD.7 806
R S —p— ~ ——
™ L - .74"!: T A,
o 7 wsio? umwmr7 wo STy TWEE“T oG PROPGSED MITS-V-UG+ mmmusvml
MAXHEIGHT = 6 aWaso | omeeATR p ONG3 SN |/~ TR ORATE XX O it PROPERTY LNE- )
w || e @ T e A T A e N .
) [ | Il PARCEL 2 | PARCEL 1
| | 1 | || PM 4417 | PM 4417
1 :
. b ron OFF-SITE ACCESS IMPROVEMENTS, | HOM EXEMPT TRUST & | 1 J
I 5 3| =3 f SEE SHEET C004 : HOM PARTIALLY EXEMPT TRUST OCEAN VIEW CHURCH SAN DIEGO
lzglz | = DATED 12117174 . | G E ARGOUD FAMILY TRUST, DATED 12/05/2008 I APN: 628-050-57-00
188 | § | | ’ APN: 628-060-41-00 | DOC 2008-0648559, OR. | DOG 2014-0423839, OR.
1 '#3 ﬁf | | DOC 1995-0120561 REC. 1212272008 t REC. 0302014
(I8 y 1l REC. 03/23/1995 | (| .
IoZ | L | | > |
1221 g% SAN DIEGO METROPOLITAN If | Il |
el TRANSIT DEVELOPMENT | | |
! | APN: 626-050-60.00 } I ) |
| | [ | 1 |
o i \
| . |/ | t I
Bo7| ewpTvpe | STRUCTURAL | ounersn
PLANTARLE RETAINNG WALL
35 s 200 s ¢ s 1.5 s o e BUP1 | o
& CISTERN ANBIEN]
o | -5 o l I @| W B2 | communt
s b - [} syl e sy * BMP VOLUNES INCLUDE A 25° GRAVEL LAYER FOI
- - - - 4
21| |
— ) 18
/ ALy e ¢
[ T P 2
C unuTy TYee unuTY STATUS
N J .
STRAIGT HEADWALL - TYPE A —e=clep (R 20 e WATER UNGERGROUND [
FER S0RSD D30
T SECTION A-A SECTION B-B SEWER UNDERGROUND. [
NOT TO SCALE NOTTO SCAE
PRIVATE DRAINAGE OUTLET STRUCTURE STORMORAM UNDERGROUND !
NOT 70 SCALE
L s FIRE UNDERGROUND '
ELECTRICAL UNDERGROUND t
L a o aw & Gas UNDERGROUND '

NOTE: THE SUBONVIDER SMALL ENSURE THAT ALL
UNDERGI WITH THE APPROPRIATE PERM

Im

4 MNMUM OF ROCK

CLASS Wo 2 BACKIYG OK
FITER FABRIC
SECTIONC-C SECTIOND-D
NOT TO SCALE NOT 7O SCALE

LEGEND

PROPERTY LINE

ADIAGENT PARGEL LINE

ROADWAY CENTERLINE

EXSTING CONTOLR

EXISTING SEWER MANHOLE | MAIN

EXSTING PUBLIC SANTARY SEWER MAN
EXSTING PUBLIC WATER MAIN

EXISTING STORM DRAIN STRUCTURE
PROPOSED CONTOUR

PROPOSED 6° PCC CURB

PROPOSED 6 PCC CURB B GUTTER

UMIT OF GRADING LINE

PROPOSED SEWER MANHOLE (SMH)
PROPOSED PRIVATE FIRE MAIN

PROPOSED PRIVATE WATER MAIN
PROPOSED PRIVATE SANITARY SEWER MAIN
PROPOSED STORM DRAIN

PROPOSED DRY UTILITY JOINT TRENCH
PROPOSED STORM DRAIN STRUCTURE / INLET

PROPOSED UNDERGROUND STORM WATER
CISTERN

PROPOSED MODULAR WETLAND SYSTEM
BULDING FIRE SERVICE

BULDING WATER SERVICE

BULDING SEWER SERVICE

BULDING ROOF DRAIN

PROPOSED BROW DITCH

PROPOSED RETAINNG WALL

PROPOSED DECK OVERMANG
PER LANDSCAPE SHEETS

PROPOSED DOMESTIC WATER METER
AND BACKFLOW DEVICE

PROPOSED FIRE SERVICE BACKFLOW
PROPOSED PRIVATE FIRE HYDRANT
PROPOSED PRIVATE FDCIFIV

PROPOSED CONCRETE SIDEWALK
PER LANDSCAPE SHEETS

PROPOSED DECOMPOSED GRANITE
PER LANDSCAPE SHEETS

PROPOSED ARTIFICIAL TURF
PER LANDSCAPE SHEETS

EXSTING FEMA ZONE AE PER MAP NUMBER
05073C2154H REVISED APRIL 5, 2016

EXISTING FEMA ZONE X PER MAP NUMBER
03073C2154H REVISED APRIL 5, 2016

SITE SECTION {SEE SMEET C012)

GRADING QUANTIT

350

—F F —
R —
Y § —

I —
®—A

IES

QUANTITIES

Figure 3-5. Grading Plan
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REZONE FROM
RS-1-7 TO RM-2-6

REZONE FROM
RM-1-1 TO RM-2-6

Figure 3-6. Proposed Rezone
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4.0 HISTORY OF PROJECT CHANGES

This section chronicles the physical changes that have been made to the project in response to
revisions requested by City staff, as well as through the project review and refinement process.
These changes are described below.

e Asaresult of coordination with staff assigned to the Otay Valley Regional Park Citizen's
Advisory Committee, the project added drought tolerant, fire-resistant landscaping within
the 10-foot-wide, County easement located on-site and adjacent to the northern property
boundary.

Palm & Hollister Apartments Project City of San Diego
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5.0 ENVIRONMENTAL ANALYSIS

The following sections analyze the potential environmental impacts that may occur as a result of
project implementation. Issue areas subject to detailed analysis include those that were identified by
the City of San Diego as potentially causing significant environmental impacts through the initial
study and scoping process and issues which were identified in response to the Notice of
Preparation (NOP) and the public scoping meeting as having potentially significant impacts. The NOP
and letters submitted in response to the NOP are included in Appendix A. The following
environmental issues are addressed in this Section:

e Land Use e Noise
e Transportation/Circulation e Population and Housing
e Air Quality e Public Services and Facilities
e Biological Resources e Public Utilities
e Energy e Tribal Cultural Resources
e Geological Resources e Visual Effects/Neighborhood
e Greenhouse Gas Emissions Character
e Health and Safety e Water Quality
e Historical Resources e Wildfire
e Hydrology
Palm & Hollister Apartments Project City of San Diego
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5.1 Land Use

The following section describes the existing land use and planning conditions, identifies policies and
regulatory requirements applicable to the project, evaluates potential impacts, and identifies
mitigation measures, if applicable, related to project implementation.

5.1.1 Existing Conditions

Physical Conditions

The project site is located in the northern portion of the Palm City neighborhood of the Otay Mesa-
Nestor community in the City of San Diego. Situated north of the Palm Avenue Trolley Station, south
of the Otay Valley Regional Park, and east of Hollister Street, the approximately 5.92-acre project site
is developed with a vacant residential structure, a garage, canopy structure, and two storage
containers. Landscaping is minimal, consisting of non-native plant species, and is mostly confined to
the perimeter of the property. The project site has been and is currently being used for staging by
the Metropolitan Transit System (MTS) and some delivery services. (See Figures 2-4, Existing Site
Condlitions.)

Regional access to the project area is provided by Interstate (I-) 5, which runs north-south adjacent
to the project area and allows for access to the greater San Diego region, as well as the United
States/Mexico border crossing to the south. Local access is provided by Palm Avenue, to the south of
the project site, which transitions into State Route (SR) 75 providing access to coastal points west of
the project. In addition, the MTS Palm Avenue Trolley Station is located to the immediate south of
the project site.

Surrounding Land Uses

Surrounding land uses consist of the Otay Valley Regional Park (OVRP), including the Terra Bella
Nursery, to the north and east; the Palm Station (Blue Line) Trolley and the San Diego & Arizona
Eastern (SD&AE) Railroad and Blue Line trolley and Hollister Street directly to the west; and La Palma
Mobile Estates residences and a ball field associated with the Ocean View Christian Academy
immediately south. The Interstate 5 (I-5) freeway is located approximately one mile west of the
project site. (See Figure 2-3, Surrounding Land Uses and Development.)

Site Land Use and Zoning

The General Plan designates the project site as Park, Open Space, & Recreation; Residential; and
Multiple Use. (See Figure 2-5. City of San Diego General Plan Land Use and Street System Map.) The
project site is located in the Otay Mesa-Nestor Community Plan (Community Plan) area. The
Community Plan. An amendment to the Community Plan was approved by City Council on July 25,
2023 and is pending approval by the California Coastal Commission. The City approved draft
Community Plan designates the project site as Open Space, Mixed Use, and Residential Low Density

Palm & Hollister Apartments Project City of San Diego
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[5-<10- dwelling units per net acre (du/ac)]. (See Figure 2-6, Otay Mesa-Nestor Community Land Use
Map.)

The project site is zoned RM-1-1 (Residential - Multiple Unit), RS-1-7 (Residential - Single Unit), and
AR-1-2 (Agricultural-Residential). The RM-1-1 zone allows for residential development of up to one
dwelling unit per a minimum lot size of 3,000 square-feet (14.52 du/ac). The RS-1-7 zone allows for
residential development of one dwelling unit per minimum 5,000 square foot lot (8.71 du/ac). The
AR-1-2 zone allows for one dwelling unit per a minimum one-acre lot (one du/ac). (See Figure 2-6,
Existing Zoning).

Existing Noise Land Use Compatibility

The primary noise sources affecting the project site are rail operations on the SD&AE Railroad line,
light rail on the MTS Trolley tracks, and roadway traffic noise on I-5. The project site is exposed to
aircraft noise levels less than 60 A-weighted decibel (dBA) community noise equivalent level (CNEL)
from operations associated with the Brown Field Municipal Airport, Naval Outlying Field (NOLF)
Imperial Beach, and the Tijuana International Airport.

Aircraft Noise

The project site is within the airport influence areas (AlAs) of the NOLF Imperial Beach, Naval Air
Station (NAS) North Island, and Brown Field Airport. Although noise associated with aircraft
operations may be periodically audible on the project site or within the project buildings, the project
site is exposed to aircraft noise levels less than 60 dBA CNEL from operations associated with the
NOLF, and the Brown Field Municipal Airport.

5.1.2 Regulatory Framework

This section addresses designated land uses and adopted plans with goals, objectives, and/or
guidelines used to make land us