RESOLUTION NO. 112-2022

EXHIBIT A
FINDINGS OF FACT AND STATEMENT OF OVERRIDING CONSIDERATIONS

SECTION I: INTRODUCTION

Public Resources Code section 21002 states that “public agencies should not
approve projects as proposed if there are feasible alternatives or feasible mitigation
measures available which would substantially lessen the significant environmental effects
of such projects[.]” Section 21002 further states that the procedures required by CEQA
“are intended to assist public agencies in systematically identifying both the significant
effects of projects and the feasible alternatives or feasible mitigation measures which will
avoid or substantially lessen such significant effects.”

Pursuant to section 21081 of the Public Resources Code, a public agency may
only approve or carry out a project for which an EIR has been completed that identifies
any significant environmental effects if the agency makes one or more of the following
written finding(s) for each of those significant effects accompanied by a brief explanation
of the rationale for each finding:

1. Changes or alterations have been required in, or incorporated into, the
project which mitigate or avoid the significant effects on the environment.

2. Those changes or alterations are within the responsibility and jurisdiction of
another public agency and have been, or can and should be, adopted by
that other agency.

3. Specific economic, legal, social, technological, or other considerations,
including considerations for the provision of employment opportunities for
highly trained workers, make infeasible the mitigation measures or
alternatives identified in the environmental impact report.

As indicated above, section 21002 requires an agency to “avoid or substantially
lessen” significant adverse environmental impacts. Thus, mitigation measures that
“substantially lessen” significant environmental impacts, even if not completely avoided,
satisfy section 21002’s mandate. (Laurel Hills Homeowners Assn. v. City Council (1978)
83 Cal.App.3d 515, 521 [*CEQA does not mandate the choice of the environmentally best
feasible project if through the imposition of feasible mitigation measures alone the
appropriate public agency has reduced environmental damage from a project to an
acceptable level”]; Las Virgenes Homeowners Fed., Inc. v. County of Los Angeles (1986)
177 Cal. App. 3d 300, 309 [“[t]here is no requirement that adverse impacts of a project be
avoided completely or reduced to a level of insignificance . . . if such would render the
project unfeasible”].)

While CEQA requires that lead agencies adopt feasible mitigation measures or
alternatives to substantially lessen or avoid significant environmental impacts, an agency
need not adopt infeasible mitigation measures or alternatives. (Pub. Resources Code, 8
21002.1(c) [if “economic, social, or other conditions make it infeasible to mitigate one or
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more significant effects on the environment of a project, the project may nonetheless be
carried out or approved at the discretion of a public agency”]; see also State CEQA
Guidelines, 8§ 15126.6(a) [an “EIR is not required to consider alternatives which are
infeasible”].) CEQA defines “feasible” to mean “capable of being accomplished in a
successful manner within a reasonable period of time, taking into account economic,
environmental, social, and technological factors.” (Pub. Resources Code, § 21061.1.)
The State CEQA Guidelines add “legal” considerations as another indicia of feasibility.
(State CEQA Guidelines, § 15364.) Project objectives also inform the determination of
“feasibility.” (Jones v. U.C. Regents (2010) 183 Cal. App. 4th 818, 828-829.)
“[Fleasibility’ under CEQA encompasses ‘desirability’ to the extent that desirability is
based on a reasonable balancing of the relevant economic, environmental, social, and
technological factors.” (City of Del Mar v. City of San Diego (1982) 133 Cal.App.3d 401,
417; see also Sequoyah Hills Homeowners Assn. v. City of Oakland (1993) 23
Cal.App.4th 704, 715.) “Broader considerations of policy thus come into play when the
decision making body is considering actual feasibility[.]” (Cal. Native Plant Soc’y v. City
of Santa Cruz (2009) 177 Cal.App.4th 957, 1000 (“Native Plant”); see also Pub.
Resources Code, § 21081(a)(3) [‘economic, legal, social, technological, or other
considerations” may justify rejecting mitigation and alternatives as infeasible] (emphasis
added).)

Environmental impacts that are less than significant do not require the imposition
of mitigation measures. (Leonoff v. Monterey County Board of Supervisors (1990) 222
Cal.App.3d 1337, 1347.)

The California Supreme Court has stated, “[tihe wisdom of approving . . . any
development project, a delicate task which requires a balancing of interests, is necessarily
left to the sound discretion of the local officials and their constituents who are responsible
for such decisions. The law as we interpret and apply it simply requires that those
decisions be informed, and therefore balanced.” (Citizens of Goleta Valley v. Board of
Supervisors (1990) 52 Cal.3d 553, 576.) In addition, perfection in a project or a project’s
environmental alternatives is not required; rather, the requirement is that sufficient
information be produced “to permit a reasonable choice of alternatives so far as
environmental aspects are concerned.” Outside agencies (including courts) are not to
“impose unreasonable extremes or to interject [themselves] within the area of discretion
as to the choice of the action to be taken.” (Residents Ad Hoc Stadium Com. v. Board of
Trustees (1979) 89 Cal.App.3d 274, 287.)

SECTION II: FINDINGS REGARDING ENVIRONMENTAL IMPACTS NOT
REQUIRING MITIGATION

The City Council hereby finds that the following potential environmental impacts of
the Project are less than significant and therefore do not require the imposition of
Mitigation Measures.

A. AESTHETICS

1. Scenic Vistas



Threshold:

Finding:

Explanation:
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Would the Project have a substantial adverse effect on a scenic
vista?

Less than significant. (EIR, 8 4.1.5.1.)

The Santee General Plan Community Enhancement Element
describes numerous topographic features in the City and the
surrounding vicinity as providing distinctive views and vistas from
developed portions of the City. Although the Santee General Plan
does not designate specific scenic vistas in the City, the major
ridgeline and hillside systems provided by undeveloped areas of the
northern portion of the City, including the project site, present a large
portion of the views and vistas in the City. Jurisdictions outside of the
City surrounding the project site, such as the County’s Lakeside
Community Plan, do not designate scenic vistas in the viewshed of
the project site.

To show the changes in key views and describe the visibility of the
proposed project from surrounding areas and potential scenic vistas,
visual simulations were prepared using photographs of the project
site and computer-generated, three-dimensional project modeling
(Visual Impact Group 2020).

Sixteen key vantage points were analyzed and the proposed
project’'s design would retain most of the major ridgelines and
landform features on the project site visible from public viewpoints,
and the surrounding topography would be retained. This would allow
for the continued screening of views into much of the proposed
project from throughout the City and adjacent public view areas.
Additionally, the proposed project would comply with the design
recommendations set forth by the City through the development
review process, which ensures development projects adhere to the
City’s design principles. Further, there are no designated scenic
vistas on or around the project site. Therefore, development of the
proposed project would not obstruct or detract from a designated
scenic vista. Impacts would be less than significant.

Scenic Resources

Threshold:

Finding:
Explanation:

Would the Project substantially damage scenic resources, including,
but not limited to, trees, rock outcroppings, or historic buildings within
a state scenic highway?

Less than significant. (EIR, § 4.1.5.2.)

SR-52 is a state designated scenic highway which runs in an east—
west direction approximately 1.8 mile south of the southern project
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site boundary. The approximately 3.5-mile segment from Santo
Road east to Mast Boulevard within the City of San Diego was
officially designated as a state scenic highway in February 2016
(Caltrans 2017). Due to its distance and intervening topography,
future project development would not be seen from this location. To
demonstrate this, three locations were studied along this designated
segment as part of the visual simulation effort for the proposed
project. As part of that effort, all three locations were determined to
have no view of the project site. Consequently, the proposed project
would not alter views from within the rights-of-way of a designated or
eligible state scenic highway. Therefore, the proposed project would
not have a significant impact associated with views from scenic
highways.

Visual Character

Threshold:

Finding:

Explanation:

In non-urbanized areas, would the project substantially degrade the
existing visual character or quality of public view of the site and its
surroundings?

Less than significant. (EIR, § 4.1.5.3.)

Visual Character. Sixteen key vantage points (KVPs) were analyzed

depicting various existing and proposed condition views surrounding
the project site and the off-site improvement areas. The proposed
project would alter the existing aesthetic characteristics of the project
site from a variety of vantage points within the City and adjacent
areas. As demonstrated by the representative KVPs, changes in the
project site’s aesthetic appearance would be visible from public
vantage points located adjacent to the project site on the south, west,
and east; recreational areas such as Santee Lakes Recreation
Preserve and Stowe Trail;, and major roadways such as SR-125,
Fanita Parkway, Cuyamaca Street, and Magnolia Avenue.

As illustrated with the KVPs, some existing residences and user
groups would be affected by the proposed landform alteration and
site development. The KVP that displays the largest potential change
in visual character is KVP-15, which shows a view looking south onto
the project site from the Stowe Trail. This KVP shows the proposed
Active Adult neighborhood and, due to close proximity to the existing
trail, reveals considerable views of the development. However, the
proposed landscaping and revegetated slopes would screen much
of this development and allow it to blend in with the surrounding
existing environment. In addition, the proposed project proposes to
grade this area in accordance with Hillside Development Guidelines
(Policy 1.3 of the Conservation Element of the Santee General Plan
[City of Santee 2003]), which require contour grading and clustering
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of development to minimize the grading footprint. The resulting
revegetated slopes would blend in with the native landscape and
further act as wildfire buffers to the community.

Due to uneven topography and the far distances from the proposed
village development area to the nearest off-site receptors, it is difficult
to distinguish the proposed development along most ridgelines. In
addition, the proposed project’'s design would retain most of the
major ridgelines and landform features on the project site’s
periphery, which would allow for the continued screening of views
into much of the proposed project from throughout the City and
adjacent areas. The changes in views due to the extension of Fanita
Parkway, and the off-site improvements to Cuyamaca Street and
Magnolia Avenue have been anticipated as part of the Santee
General Plan Circulation Element roadway improvements. These
improvements would be enhanced through the use of natural
vegetation, landscaping, and revegetated manufactured slopes.
Therefore, the proposed project would have a less than significant
impact on the visual character or quality of the area.

Landform Alteration. Sensitive landforms are natural landforms that
are unique or contribute to the character of a site. The Santee
General Plan Conservation Element (City of Santee 2003) identifies
two main topographic landforms that exist in the City, one being the
Peninsular Range, which traverses much of the project site. Policies
within the Conservation Element call for significant natural landforms
to be maintained during development whenever possible. To protect
and wisely manage hillsides and topographic resources, the City lays
out specific hillside development guidelines.

Construction of the proposed project would involve extensive
excavation and grading into the native terrain. Earthwork would
involve approximately 27 million cubic yards of cut and fill materials,
which would be balanced on site (Figure 3-16, Conceptual Cut and
Fill Plan, in Chapter 3, Project Description). Construction would
include cuts up to 165 feet and fills up to 142 feet. The site would be
graded into development pads using a maximum 2:1 slope ratio for
fill slopes and a maximum 1.5:1 for cut slopes, which is a requirement
of the Santee Municipal Code, Section 11.40.320, and to closely
mimic the interval of the natural contours. The Special Use area has
been previously graded and no significant grading or introduction of
water into the soil is proposed.

While the proposed project would generally preserve the existing
contours of the landforms where feasible for development, the
proposed project includes considerable grading into steeply sloped
areas. Some of the largest differences from the existing grade would
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occur with the development of a Neighborhood Park and multi-family
residences in the central area of Orchard Village and Low Density
Residential in southern and central areas of Vineyard Village. The
prominent hilltop in Fanita Commons would be preserved within the
planned Community Park. These large cut and fill slopes, as
identified on the Vesting Tentative Map, that are visible from the
public rights-of-way would utilize landform grading techniques to
recreate and mimic the flow of natural contours and drainages within
the natural surroundings. Where development is proposed on
hillsides, grading would be efficient to minimize the grading footprint.
Special contour grading techniques would be utilized at edges and
transitions in landform. In addition, the proposed extensions of Fanita
Parkway and Cuyamaca Street into the village development area
would be designed to preserve natural hillsides and rock
outcroppings and follow the existing slopes and landforms to the
extent possible.

Manufactured slopes along the edges of the development footprint,
primarily visible along the northern village development area of
Vineyard Village and at the proposed extensions of Cuyamaca Street
and Magnolia Avenue, would be revegetated with natural vegetation
to restore the native habitat and blend with the existing environment,
further limiting the visibility of the landform alteration of these areas.
These slopes, some of which are highly visible from public rights-of-
way, are identified in the Fanita Ranch Development Plan as “public
interest” slopes. During construction, these slopes would be
temporarily devoid of vegetation; however, they would be
revegetated and landscaped in compliance with the Santee
Municipal Code, Chapter 12.26, Landscape and Irrigation
Regulations, and the Guidelines for Implementation of the City of
Santee Water Efficient Landscape Ordinance (2017). Therefore, by
complying with the policies in the Santee General Plan and the
requirements of the Santee Municipal Code, as well as adhering to
the guidelines set forth in the Fanita Ranch Development Plan, the
proposed project would have a less than significant impact
associated with landform alteration.

Lighting and Glare

Threshold:

Finding:
Explanation:

Would the proposed project create a new source of substantial light
or glare that would adversely affect day or nighttime views?

Less than significant. (EIR, 8 4.1.5.4.)

Implementation of the proposed project would result in the
development of new structures that would have the potential to
increase sources of light or glare. The proposed new development
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would take place in currently undeveloped areas, and potential new
sources of light would include exterior building illumination, sports
field lighting, Special Use area security lighting, residential lighting,
parking lots, new landscaped areas, and new roadway lighting. New
sources of glare could result from reflective building surfaces or the
headlights of vehicular traffic.

During the day, lighting has limited potential to impact views.
Potential impacts from glare would primarily occur from the sun
reflecting off reflective building surfaces. Daytime views that are
subject to a substantial amount of new glare may be significantly
impacted. However, the proposed project would not include the
implementation of large, uninterrupted expanses of glass or any
other highly reflective material. The Special Use area would include
space for approximately 18.4 acres of photovoltaic solar panels atop
an RV/boat storage area, which could result in potential glare
impacts to surrounding residents. However, photovoltaic solar
panels are designed to absorb light, not reflect it, and would be
coated with anti-reflective materials to maximize light absorption. In
addition, solar panels face upward resulting in a small likelihood of
directly affecting nearby residents on the ground. Therefore, the
proposed project would not result in substantial glare that would
adversely affect daytime views in the area.

Sensitive views of the night sky could be impacted from new light and
glare in a previously undeveloped area. The proposed project would
include 2,949 residences with a school, or 3,008 residences without
a school, commercial uses, parks, open space, agriculture uses, and
a network of streets with off-site roadway improvements. In addition,
yellow flashing beacons with advisory speed signs would be situated
along the proposed extension of Magnolia Avenue to alert drivers of
steep roadway grades and to reduce speed. These lighted beacons
would be directed away from existing residences and comply with
the standards in the California Manual on Uniform Traffic Control
Devices Chapter 4L (Caltrans 2014). The increase in light and glare
from the implementation of the proposed project would have a
potentially significant impact to views of the night sky. The proposed
project would be replacing a natural backdrop with a large residential
development with exterior building illumination, sports field lighting,
residential lighting, parking lots, new landscaped areas, and new
roadway lighting.

To minimize the impacts of lighting and glare as a result of new
development, the proposed project has prepared a Conceptual
Lighting Plan as part of the Fanita Ranch Development Plan. The
Conceptual Lighting Plan provides general lighting design guidance
for streets, pathways, common open space, recreation areas,
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buildings, special accent lighting, and sign illumination. One of the
primary goals of the Conceptual Lighting Plan is to reduce or
eliminate light pollution by utilizing low glare and full cutoff light
fixtures, lower wattage luminaires, and lighting controls to create a
“Dark Sky” friendly community. This would be achieved by designing
lighting according to use; prohibiting certain types of light sources;
using appropriate shielding and direction of lighting sources; and
enforcing lighting curfews for certain uses. Outdoor lighting would be
designed and placed to efficiently direct light downward, particularly
lighting for streets and parking areas. All outdoor lighting would be
shielded to confine light within the site and prevent glare onto
adjacent properties, the Habitat Preserve, riparian areas, and
streets.

The Conceptual Lighting Plan for the proposed project states specific
requirements for lighting within or adjacent to the Habitat Preserve
and other environmentally sensitive areas. These requirements
would prohibit lighting in or adjacent to conserved habitat, except
where essential for roadway use, facility use, safety, or security
purposes; use of low-pressure sodium illumination sources or other
similar technology; would not use low-voltage outdoor or trail lighting,
spotlights or bug lights; and would shield light sources adjacent to
conserved habitat so that the lighting is focused downward.
Proposed Streets “V” and “W” would traverse the Habitat Preserve
to connect Fanita Commons and Orchard Village with Vineyard
Village. These streets would be designed to include wildlife crossings
and use retroreflective pavement markers and touch-activated
lighted bollards, instead of conventional lighting, to allow for the safe
crossing of automobiles and wildlife while minimizing excessive light
pollution on adjacent uses.

In addition, the anticipated development of the proposed project
would be required to comply with the lighting guidelines of the Santee
General Plan and the City Zoning Ordinance (Title 13 of the Santee
Municipal Code) to assure that the proposed project would not
include nuisance lighting. Therefore, by complying with the City
Zoning Ordinance, guidelines in the Santee General Plan, and
adhering to the requirements set forth in the Conceptual Lighting
Plan designed for the proposed project, the proposed project’s
potential to create a new source of substantial light or glare that
would adversely affect daytime or nighttime views in the area would
be less than significant.

AGRICULTURE AND FOREST RESOURCES

Farmland Conversion

15
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Would the Project convert Prime Farmland, Unique Farmland, or
Farmland of Statewide significance, as shown on the maps prepared
pursuant to the Farmland Mapping and Monitoring Program of the
California Resources Agency, to non-agricultural use?

No impact. (EIR, §5.1.1.)

Pursuant to the California Department of Conservation Farmland
Mapping and Monitoring Program, the project site is designated as
Grazing Land. Grazing Land is defined as “land on which the existing
vegetation is suited to the grazing of livestock” (DOC 2020).
California Public Resources Code, Section 21060.1, defines
agricultural land as *“prime farmland, farmland of statewide
importance, or unique farmland.” Soils on the project site have been
mapped by the U.S. Department of Agriculture (2020) and consist
predominantly of portions of three soil series: Redding, Diablo, and
Linne. The Redding and Diablo soils are the most common on site.
The Linne soil is generally limited to smaller areas throughout the
project site. Redding soil is composed of gravelly loamy soils that
have a gravelly clay subsoil and a hardpan, while Diablo and Linne
soils consist chiefly of deep clay loams derived from soft, calcareous
sandstones and shale. The above soils do not meet the criteria for
prime farmland or soils of statewide importance outlined in the U.S.
Department of Agriculture’s land inventory and monitoring program
for San Diego area (2020). The project site does not support prime
farmland, unique farmland, or farmland of statewide importance.
Therefore, the proposed project would not impact classified
farmland, either directly or indirectly, or result in the conversion of
farmland to non-agricultural use. As such, no impact would occur to
prime farmland, unique farmland, or farmland of statewide
importance.

Agricultural Zoning

Threshold:

Finding:
Explanation:

Would the Project conflict with existing zoning for agricultural use, or
a Williamson Act contract?

No impact. (EIR, § 5.1.1.)

As shown on the City’s Zoning District Map (2017), no lands zoned
for agricultural use are on the project site. The project site is zoned
as Planned Development (PD). Further, the project site is not in the
vicinity of any lands zoned for agricultural use. No lands affected by
the proposed project are currently under a Williamson Act contract.
Therefore, the proposed project would have no impact on a
Williamson Act contract property or conflict with existing zoning for
agricultural use.
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Threshold:

Threshold:

Threshold:

Finding:

Explanation:
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Would the Project conflict with existing zoning for, or cause rezoning
of, forest land (as defined in Public Resources Code section
12220(qg)), timberland (as defined by Public Resources Code section
4526), or timberland zoned Timberland Production (as defined by
Government Code section 51104(g)?

Would the Project result in the loss of forest land or conversion of
forest land to non-forest use?

Would the Project involve other changes in the existing environment
which, due to their location or nature, could result in conversion of
farmland, to non-agricultural use or conversion of forest land to non-
forest use?

No impact. (EIR, § 5.1.1.)

The project site does not support prime farmland, unique farmland,
or farmland of statewide importance and would not involve other
changes in the existing environment, which would result in
conversion of farmland to non-agricultural use. In addition, the City
has no designated forest land or timberland within its boundaries.
The project site is not zoned for timberland production and is not in
proximity to any lands zoned as Forest Land. The land area affected
by the proposed project does not support forest land or timberland
resources or operations. Therefore, no impact would occur from
project implementation with regard to conflict with existing zoning for,
or cause rezoning of, forest land or timberland, and the proposed
project would not result in the potential loss or conversion of forest
land to non-forest use.

AIR QUALITY

Other Adverse Emissions

Threshold:

Finding:

Explanation:

Would the Project result in other emissions (such as those leading to
odors) adversely affecting a substantial number of people?

Less than significant. (EIR, 8§ 4.2.5.4.)

Heavy-duty equipment on the project site during construction would
emit odors, primarily from equipment exhaust. However, the
construction activity would cease to occur after individual
construction is completed in a given area. Generally, construction
would be separate from existing receptors by hundreds of feet due
to the distance of the nearest off-site residences to the village
development areas. Additionally, emissions of SOx, the pollutant
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most associated with odors, would be minimal. Therefore, impacts
during construction would be less than significant.

Following construction, operation of the proposed agricultural areas
(specifically the Farm) could release localized odors. However,
localized odors would generally be confined to the Agriculture
Overlay zone on the project site and would dissipate quickly beyond
the limits of the Farm based on typical agricultural operations. An
extensive animal husbandry operation is not proposed and would not
be accommodated within the Farm; therefore, the potential to
generate odors would be low. The remaining proposed commercial
and residential uses are not typical sources of nuisance odors.

Although not an impact under CEQA, as an impact of the
environment on the proposed project, it is noted that operation of the
proposed project would require implementation of Conditional Use
Permit measures at the Padre Dam Municipal Water District
(PDMWD) Ray Stoyer Water Recycling Facility (WRF) located on
Fanita Parkway west of the project site. The existing Conditional Use
Permit for the PDMWD Ray Stoyer WRF contains measures that
require implementation once the proposed project is constructed.
These measures include the use of an odor scrubber to limit
hydrogen sulfide, the replacement of the existing primary clarifier
system with a chemical scrubbing system, the covering of all zones
of the biological nutrient removal basins, the installation of additional
chemical scrubbers, and the installation of an additional SO:2
neutralization system at the dechlorination building (Helix 2015).

Therefore, objectionable odors affecting a substantial number of
people would not occur because of the proposed project. This impact
would be less than significant.

BIOLOGICAL RESOURCES

Local Policies and Ordinances

Threshold:

Finding:
Explanation:

Would the Project conflict with any local policies or ordinances
protecting biological resources, such as a tree preservation policy or
ordinance?

Less than significant. (EIR, 8 4.3.5.5.)

The City of Santee’s Urban Forestry Ordinance contains tree-related
policies, regulations, and generally accepted standards for planting,
trimming, and removing trees on public property and public rights-of-
way (Santee Municipal Code, Section 8.06 [City of Santee 2020]).
The ordinance gives the City control of all trees, shrubs, and other
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plantings in any street, park, public right-of-way, landscape
maintenance district or easement, or other City-owned property. City
review of development plans for the City-owned and maintained
property would ensure that the proposed landscaping and
maintenance requirements conform to the Urban Forestry
Ordinance. Therefore, the proposed project would comply with the
Urban Forestry Ordinance, and impacts would be less than
significant.

In the Conservation Element of the Santee General Plan, biological
resources are discussed and specific objectives and policies are
presented. The proposed project does not conflict with any
objectives or policies as presented in the Conservation Element of
the Santee General Plan. Impacts would be less than significant.

Habitat Conservation Plans

Threshold:

Finding:
Explanation:

Would the Project conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Community Conservation Plan (NCCP),
or other approved local, regional, or state habitat conservation plan?

Less than significant. (EIR, 8 4.3.5.6.)

The City is actively preparing its Draft MSCP Subarea Plan. The
Draft Santee MSCP Subarea Plan would implement the MSCP
Subregional Plan and is intended to result in issuance to the City of
federal and state authorizations (permits) for the take of certain listed
threatened or endangered species. These authorizations would be
granted to the City by USFWS and CDFW pursuant to Section
10(a)(1)(B) of the Endangered Species Act and Section 2835 of the
California  Natural Community Conservation Planning Act,
respectively. The City, in turn, may then extend the take
authorizations to public and private projects within its jurisdiction, as
long as those biological resources are adequately conserved by the
Santee MSCP Subarea Plan and the projects are consistent with and
covered by the provisions of the Santee MSCP Subarea Plan.

The proposed project design is consistent with the Draft Santee
MSCP Subarea Plan through specific adherence to conditions of
coverage and mitigation/conveyance requirements for hardline
Covered Projects as defined in the Draft Santee MSCP Subarea Plan
(City of Santee 2018). The proposed project would not compromise
continued implementation of the MSCP in the County or other cities
because their Subarea Plans do not rely on the City of Santee for
coverage of any species. Furthermore, the current project footprint
has been reduced from the previous development hardline footprint
identified in the approved 1998 MSCP Plan (City of San Diego 1998).
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A large development bubble in the southern portion site from the
1998 project design was removed, increasing the size of the current
Habitat Preserve by more than 200 acres. Development of the
proposed project would contribute 1,650.4 acres to the targeted
171,917 acres within the MHPA for conservation (City of San Diego
1998). Therefore, implementation of the current project design would
be consistent with the Draft Santee MSCP Subarea Plan and would
not compromise future implementation of the MSCP Subarea Plan
within the City of Santee because the current project meets all
requirements and provides a greater level of conservation than
required for the Santee MSCP Subarea Plan pursuant to the MSCP
Plan.

The proposed project comprises the Fanita Ranch Subunit of the
Draft Santee MSCP Subarea Plan. The Santee General Plan,
including its Conservation Element, and the NCCP Enrollment
Agreement executed by the City require that any development in the
City comply with the Draft MSCP Subarea Plan. This requirement
applies to the proposed project and all other development that would
impact biological resources in the City.

Therefore, the proposed project's consistency with the MSCP
Subarea Plan would be ensured by the City, and impacts related to
consistency with habitat conservation plans (HCPs) would be less
than significant.

CULTURAL RESOURCES

Historical Resources

Threshold:

Finding:
Explanation:

Would the Project cause a substantial adverse change in the
significance of a historical resource pursuant to State CEQA
Guidelines, section 15064.5?

Less than significant. (EIR, 8 4.4.5.1.)

The Cultural Resources Phase | Survey Report evaluated one
potential historic resource, the Stowe Trail, which runs through the
very western edge of the area of potential effect (APE) and connects
the City of Santee with the City of Poway. Atkins was unable to locate
any documentation specifying the precise length or boundaries of the
Stowe Trail. However, historical U.S. Geological Survey maps
suggest it is quite short, extending approximately 1 mile north of
Stowe to intersect with other trails. The dirt road was of local
importance to Stowe, a small ranching community in northern
Sycamore Canyon (north of the project site), in the latter half of the
nineteenth century. The dirt road had likely fallen out of use by 1942.
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Although this dirt road was locally important for several decades, no
historic artifacts were observed during the pedestrian survey. It is
likely that modern activity, including road maintenance, entirely
replaced the original road surface and has disturbed or obscured any
subsurface historic or prehistoric cultural materials. For these
reasons, this section of the dirt road is unlikely to contain cultural
deposits and was recommended not eligible to the National Register
of Historic Places (NRHP), California Register of Historical
Resources (CRHR), or any local designation because it lacks the
integrity necessary to convey its historic significance. Therefore, the
proposed project’s impact to this site would be less than significant.

No other historic resources were observed on site or identified
through records searches or archival research. Therefore, the
proposed project would not cause a substantial adverse change in
the significance of a historic resource pursuant to Section 15064.5 of
the CEQA Guidelines. Impacts are less than significant.

Wasteful Use of Energy

Threshold:

Finding:

Explanation:

Would the Project result in a potentially significant impact due to
wasteful, inefficient, or unnecessary consumption of energy
resources, during project construction or operation?

Less than significant. (EIR, 8 4.5.5.1.)

Construction. Construction of the proposed project would result in

temporary energy consumption and one-time, non-recoverable
energy costs associated with construction of structures, utilities, and
roadways. Energy consumption as a result of construction of the
proposed project would primarily consist of the consumption of fossil
fuels as a result of use of off-road construction equipment, movement
of soil, and use of on-road vehicles for worker commuting and
vendors.

As shown in EIR Tables 4.5-5 and 4.5-6 of the EIR, peak total daily
energy consumption from on- and off-road sources would be
approximately 1,855 MMBtu per day and would occur during Phase
1. The transportation fuel consumption in California is approximately
2.9 billion MMBtu per year, or approximately 7.8 million MMBtu per
day. The proposed project would result in an increase in temporary
indirect energy consumption compared to energy consumption
without project construction. However, this level of energy
consumption would be negligible at the regional level (approximately
0.03 percent of statewide transportation fuel consumption) and
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would be a one-time use during project construction. Construction of
the proposed project would not include unusual construction
practices that would result in wasteful or inefficient consumption of
energy compared to typical construction. Therefore, construction of
the proposed project would not cause a significant temporary energy
impact during construction. This impact would be less than
significant.

Operation:
Electricity. The proposed project’s estimated electricity consumption

and renewable energy generation were calculated for project
operation. EIR Table 4.5-7 provides estimated energy consumption
with and without implementation of the mitigation measures required
to reduce air quality and GHG emissions in Sections 4.2 and 4.7,
respectively. Specifically, Mitigation Measure AIR-8 would reduce
energy use, and Mitigation Measure GHG-1 requires generation of
renewable energy on the project site. The annual electricity
consumption of the proposed project with Mitigation Measures AIR-
7, GHG-4, and GHG-6 would be higher than without mitigation
measures due to the electricity consumption by electric vehicles
(EVs) and all-electric residences. However, mitigation would include
on-site renewable electricity generation (Mitigation Measure GHG-1)
that would offset the higher electricity consumption of the proposed
project.

The U.S. Census Bureau reported that, in 2017, the total population
in the County was 3,325,468 (U.S. Census Bureau 2020). The
proposed project is anticipated to generate a service population of
approximately 8,424 people under the preferred land use plan with
school, or 8,345 people under the land use plan without school,
which is equal to approximately 0.3 percent of the County’s total
population. The proposed project would be home to approximately
0.3 percent of the County’s population but would consume
approximately 0.15 percent of the County’'s total electricity
consumption without any mitigation and 0.06 percent of the County’s
total electricity consumption when on-site renewable generation is
taken into account. Therefore, before mitigation, the proposed
project’s electricity consumption per person would be efficient
compared to its proportion of the County’s population and would not
result in significant environmental impacts due to wasteful,
inefficient, or unnecessary consumption of energy resources. The
implementation of the air quality and GHG mitigation measures
further improves the proposed project's energy efficiency by
decreasing its proportion of energy consumption in the County.
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Additionally, with implementation of Mitigation Measure GHG-1, the
proposed project would generate renewable energy on site. By
buildout, the proposed project would generate approximately
20,472,039 kilowatt-hours (kWh) and 20,378,877 kWh of electricity
per year from distributed photovoltaic solar electric generation on
site, under the preferred land use plan with school and land use plan
without school, respectively, which is equal to approximately 63
percent of the total electricity demand. The on-site generation of
renewable energy would reduce the project’s percent of County 2017
energy consumption to 0.06 percent. Therefore, the proposed
project's operational electricity impacts would be less than
significant.

Natural Gas. Natural gas consumption was estimated for the
preferred land use plan with school and the land use plan without
school and with and without implementation of the mitigation
measures required to reduce air quality and GHG emissions.
Specifically, Mitigation Measure GHG-4 requires all-electric
residences, which would substantially reduce natural gas
consumption. These mitigation measures are not required to reduce
energy consumption but would have the added benefit of reducing
natural gas consumption. EIR Table 4.5-8 of the EIR provides
estimated natural gas use at project buildout with and without
mitigation measures required for air quality and GHG impacts.

At full buildout, without mitigation, the proposed project would result
in an annual natural gas consumption of approximately 60,889
MMBtu and 62,329 MMBtu under the preferred land use plan with
school and the land use plan without school, respectively, which is
approximately 0.13 percent of the County’'s total natural gas
consumption of 48,000,000 MMBtu in 2017. Because the population
of the proposed project would be approximately 0.3 percent of the
County’s total population, and its natural gas consumption would be
0.13 percent, the proposed project’s natural gas consumption would
be efficient compared to its population. This impact would be less
than significant prior to implementation of mitigation measures for air
quality and GHG emissions impacts. However, with implementation
of all-electric residences (Mitigation Measure GHG-4), natural gas
use on the project site would be further reduced to approximately
0.04 percent of the County’s total consumption under the preferred
land use plan with school and 0.03 percent for the land use plan
without school. Therefore, the proposed project would not result in a
significant environmental impact due to the wasteful, inefficient, or
unnecessary consumption of natural gas. This impact would be less
than significant.
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Petroleum. EIR Table 4.5-9 of the EIR shows the annual petroleum
demand at full buildout of the proposed project under the preferred
land use plan with school and the land use plan without school and
with and without the transportation demand management mitigation
measure (Mitigation Measure AIR-6). The mitigation measure is not
required to reduce energy use but would have the added benefit of
reducing fuel consumption. The petroleum consumption estimate at
the state level is available for comparison to the proposed project’s
petroleum consumption estimate. The proposed project would
consume approximately 0.01 percent of the state’s total petroleum
consumption. The U.S. Census Bureau reported that, in 2018, the
total population in California was 39,557,045 (U.S. Census Bureau
2020). The proposed project is anticipated to generate a service
population of approximately 8,424 people under the preferred land
use plan with school, or 8,345 people under the land use plan without
school, which is equal to approximately 0.02 percent of the state’s
total population. Therefore, the proposed project's petroleum
consumption would be efficient compared to its proportion of the
state population and would not result in a significant environmental
impact due to the wasteful, inefficient, or unnecessary consumption
of energy resources. Impacts related to petroleum consumption
would be less than significant.

Energy Efficiency Plans

Threshold:

Finding:
Explanation:

Would the Project conflict with or obstruct a state or local plan for
renewable energy or energy efficiency?

Less than significant. (EIR, 8 4.5.5.2.)

Energy use on the project site during construction would be
temporary, and energy use associated with operation of the
proposed project would be relatively small in comparison to the
state’s and County’s available energy sources. It would also be
efficient compared to the proposed project’s estimated proportion of
the state’s and County’s population. In addition, on-site renewable
energy generation (Mitigation Measure GHG-1) combined with all-
electric residences (Mitigation Measure GHG-4) would significantly
reduce the energy usage associated with operation of the proposed
project. Because the proposed project's per capita energy
consumption would be less than the state or County level for the
same resource, the proposed project would not conflict with
California’s energy conservation plans as described in the California
Energy Commission’s (CEC) 2019 Integrated Energy Policy Report
(IEPR). Therefore, the proposed project would not conflict with or
obstruct a state or local plan for renewable energy or energy
efficiency. This impact would be less than significant.
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GEOLOGY AND SOILS

Fault Rupture, Seismic Groundshaking, and Seismic-Related Ground Failure

Threshold:

Finding:

Explanation:

Would the Project directly or indirectly cause potential substantial
adverse effects, including the risk of loss, injury, or death involving
rupture of a known earthquake fault, as delineated on the most
recent Alquist-Priolo Earthquake Fault Zoning Map issued by the
State Geologist for the area or based on other substantial evidence
of a known fault; strong seismic ground shaking; seismic-related
ground failure including liquefaction; or landslides?

Less than significant. (EIR, 8 4.6.5.1.)

Fault Rupture. The geotechnical investigations prepared for the

proposed project indicated that no known active, potentially active,
or inactive faults are on the project site or in off-site improvement
areas. In addition, the proposed project is not on the Alquist-Priolo
Earthquake Fault Zoning Map. The nearest known active faults are
the Newport-Inglewood Fault and Rose Canyon Fault Zone, both
located approximately 15 miles west of the project site. As a result,
ground surface rupture is not likely to occur due to an earthquake or
seismic event. Due to the distance of these faults from the project
site, the proposed project is not anticipated to be at risk from ground
surface rupture at these faults. In addition, all new structures
associated with the proposed project would be constructed in
compliance with the 2019 CBC or most current code at the time of
construction. Therefore, because no active faults are located on or
near the project site and project construction would comply with the
CBC, implementation of the proposed project would result in a less
than significant impact associated with the rupture of a known
earthquake fault.

Ground Shaking. The project site is located in a seismically active
area that has the potential to experience strong ground shaking.
Ground shaking has the potential to dislodge objects from walls,
ceilings, and shelves and to damage and destroy buildings and other
structures. People in the area would be exposed to these hazards.
The proposed project would minimize hazards associated with
damage or destruction to buildings and other structures through
compliance with the CBC, which includes specific structural seismic
safety provisions. Given the proposed project's compliance with the
CBC, impacts associated with ground shaking would be less than
significant.
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Liguefaction. Soil liquefaction typically occurs when loose, saturated,
and relatively cohesionless soil deposits found below the water table
lose strength during strong seismic ground motions. Seismically
induced soil liquefaction is a phenomenon in which loose to medium
dense, saturated granular materials undergo matrix rearrangement,
develop high pore water pressure, and lose shear strength due to
cyclic ground vibrations induced by earthquakes. Due to the
relatively high density and grain-size distribution characteristics of
the fill and formational materials at the project site, and the absence
of a permanent water table in the proposed development area, the
risk of seismically induced soil liquefaction occurring at the project
site is very low. In addition, due to the dense formational material
encountered, lack of significant deposits of saturated soils that could
be susceptible to liquefaction, and compliance with the CBC,
liquefaction occurrence at the off-site improvement areas is also low.
Therefore, impacts related to liquefaction would be less than
significant.

Landslides. The stability and potential impacts of ancient landslides
located on the project site and off-site improvement areas were
evaluated in the geotechnical investigations prepared for the
proposed project. The geotechnical investigations found that
landslide instability due to seismic ground shaking is not anticipated
and that there are no known ancient landslides within the Friars
Formation in the County that have reactivated due to natural causes.
Therefore, the potential for seismically induced landslides occurring
on the project site is low. Impacts would be less than significant.

Septic Tanks

Threshold:

Finding:

Explanation:

Would the Project have soils incapable of adequately supporting the
use of septic tanks or alternative waste water disposal systems
where sewers are not available for the disposal of waste water?

No impact. (EIR, § 4.6.5.5.)

The proposed project proposes connections to existing sewer lines
within the City. No septic systems or other alternative wastewater
disposal systems are proposed. Therefore, no impact would occur.

HAZARDS AND HAZARDOUS MATERIALS

Hazardous Materials

Threshold:

Would the Project create a significant hazard to the public or the
environment through the routine transport, use, or disposal of
hazardous materials?
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Explanation:
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Less than significant. (EIR, 8 4.8.5.1.)

Construction. Project construction activities could result in the

transport, use, and disposal of hazardous materials such as fuels,
grease, and lubricants for construction equipment and vehicle use,
asphalt during roadway construction activities, and toxic solvents,
pesticides, and herbicides during site clearing and landscaping
activities. These materials would be used and stored in designated
construction staging areas within the boundaries of the project site
and in staging areas for off-site improvements. Activities associated
with the temporary aggregate plant would include crushing rock and
producing roadway subbase and other aggregate materials for use
on the project site using electricity to power the plant. If electricity is
not available, a diesel generator would be used to power the
aggregate plant. Project construction activities would comply with all
applicable local standards set forth by the City, as well as state and
federal health and safety requirements that are intended to minimize
hazardous materials risk to the public, such as the RCRA, CERCLA,
SARA, Hazardous Materials Transportation Act, CCR Title 22 and
Title 27, Cal/lOSHA requirements, the Hazardous Waste Control Act,
the California Accidental Release Protection (CalARP) Program, and
the California Health and Safety Code. The construction contractor
would be required to implement such regulations relative to the
transport, handling, and disposal of any hazardous materials,
including the use of standard construction controls and safety
procedures to avoid a significant hazard to the public or environment.
Standard construction practices would be observed such that any
materials released are appropriately contained and remediated as
required by local and state laws.

Operation: The types of uses proposed by the proposed project
include residential units, Village Center buildings, potential school,
agricultural uses, recreational and trails, sewer/water connections,
and roadway improvements typical of residential community
development. Without development of the school site, the potential
sources of hazardous materials typically associated with schools
would not contribute to the proposed project’s potential impacts
related to hazardous wastes.

Residential, Village Center, and Parks and Recreational Uses:
Operation of the proposed project would involve the use of potentially
hazardous materials typical of residential, commercial, agricultural,
recreational, and civic uses including cleaning fluids, detergents,
solvents, adhesives, sealers, paints, fuels/lubricants, and fertilizers
or pesticides for landscaping. The proposed land uses would result
in an increase in hazardous chemical waste generation at the site
compared to the current baseline condition. However, these
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materials would be transported, contained, stored, used, and
disposed of in accordance with manufacturers’ instructions,
applicable standards, and federal, state, and local regulations.
Compliance with applicable state and local regulations would serve
to protect against a significant and irreversible environmental change
that could result from the routine use of these hazardous materials.

Agricultural Uses: Implementation of the proposed project would
include agricultural uses associated with the Farm and within the
Agriculture Overlay area. This includes terraced vegetable fields,
pasture lands, limited housing for employees, raised gardens, and
pastures/facilities for farm animals. These uses are anticipated to
involve the use of pesticides, fertilizers, and other hazardous
materials. However, any use of fertilizers or pesticides as part of
agricultural operations are required to comply with CalEPA’s
enforcement of pesticide laws and regulations in California.
Additionally, animal raising would generate animal waste which
could result in vectors, such as flies, and could be considered a
hazard itself if not handled and disposed of correctly. However,
standard housekeeping practices and best management practices
are adequate for addressing the hazards of animal waste. Therefore,
compliance with existing federal and state regulations and using
standard housekeeping practices and best management practices
would ensure that the routine transport, use, and dispose of
hazardous materials related to agricultural uses would result in a less
than significant impact.

School Use: The School Overlay reserves a school site for a potential
K-8 public school or other educational uses on the project site. If
acquired by the Santee School District, the site would be able to
accommodate up to 700 students, including existing Santee students
and new students on the project site. Schools throughout the state
generate hazardous waste as a normal part of the operation and
maintenance of each school. Typical wastes generated by the
routine operation and maintenance of K-12 schools include the
following: Electronic equipment (e.g., computer monitors), batteries,
and copier or printer toners from school daily operation and
administration; chemical and biological hazardous wastes from
chemistry and science labs; used oil, antifreeze, solvents,
degreasers, and auto batteries from auto repair shops and
classrooms or compressors; pesticides, cleaning solvents,
detergents, and oil-based or latex paint wastes from school
maintenance and housekeeping or janitorial functions.

In California, on-site and off-site storage of hazardous waste is a
regulated activity that requires authorization under the Department
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of Toxic Substances Control (DTSC) five-tiered program for
hazardous waste treatment or storage. School uses are required to
comply with DTSC requirements for on-site and off-site collection
and storage of hazardous wastes. This requires obtaining permits to
manage and transport hazardous waste products. Therefore,
compliance with state requirements and permitting under the DTSC
would ensure that the routine transport, use, and dispose of
hazardous materials associated with the potential school would
result in a less than significant impact.

Hazards Near Schools

Threshold:

Finding:
Explanation:

Would the Project emit hazardous emissions or handle hazardous or
acutely hazardous materials, substances, or waste within one-
guarter mile of an existing or proposed school?

Less than significant. (EIR, 8 4.8.5.3.)

Sycamore Canyon Elementary School, is located on Settle Road,
approximately 500 feet from the proposed Special Use area along
the southwestern boundary of the project site in the Carlton Hills
neighborhood. Approximately 350 students are currently enrolled in
the elementary school. The Special Use area falls within the
notification area for Gillespie Field and has a height restriction, thus
limiting its development potential. It is also on landslide deposits,
which further limits its development potential. Therefore, the Special
Use area would allow for a limited range of uses, such as a solar
farm, recreational vehicle and boat storage, aboveground agriculture
without irrigation, and other similar uses. The types of hazardous
materials that would be potentially emitted from the site could include
gasoline, diesel fuel, oils, and grease from the recreational vehicle
and boat storage and pesticides from the aboveground agriculture.
However, due to the limited nature of development proposed, the
Special Use area is not anticipated to emit or handle hazardous
materials in quantities large enough to affect the nearby school. As
such, the permitted uses for the Special Use area would not result in
activities that emit hazardous emissions or handle hazardous
materials, substances, or waste in quantities that would affect
persons at Sycamore Canyon Elementary School.

In addition, existing residential uses and intervening topography
provide a buffer from any hazardous materials that could be
potentially emitted from the Special Use area. The applicant is
required to include a minimum 50-foot buffer adjacent to the existing
homes to the south and southwest and a minimum 100-foot buffer to
the west to preserve neighbor privacy. This would also provide an
additional buffer between the existing and permitted land uses. In the
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event that agricultural uses are implemented in the Special Use area,
the potential for pesticides to become airborne during application
exists. However, they would be handled and disposed of in
accordance with all federal, state, and local laws regulating the
management and use of hazardous materials such that an impact
would not occur.

CEQA Guidelines, Section 15186(b), stipulates that before certifying
an EIR for a project located within 0.25 mile of a school that involves
the construction of a facility that might emit hazardous air emissions
or handle an extremely hazardous substance, the lead agency is
required to consult with and provide written notification to the school
district no less than 30 days prior to the certification of the EIR.
Sycamore Canyon Elementary School is located within 0.25 mile of
the proposed Special Use area. However, as discussed previously,
the Special Use area is not anticipated to emit hazardous air
emissions or handle an extremely hazardous substance or a mixture
containing extremely hazardous substances in a quantity equal to or
greater than the state threshold quantity specified in the California
Health and Safety Code. Therefore, it is not anticipated that the
proposed project would trigger the requirements of CEQA
Guidelines, Section 15186(b), and consultation with and notification
to the Santee School District would not be required.

The preferred land use plan with school includes a 15-acre school
site with a School Overlay to allow for the development of a future
school by the Santee School District. Land uses in the vicinity of the
school would include residential, commercial, agricultural,
recreational, and civic uses, which would require the routine
transport, use, and disposal of hazardous materials. However, these
materials would be contained, stored, and used on site in accordance
with manufacturers’ instructions, applicable standards, and federal,
state, and local regulations. While hazardous materials and waste
would be handled within 0.25 mile of a proposed school associated
with the proposed project, these materials would not exist in
guantities large enough to pose a health risk to users of the nearby
school. Additionally, these types of land uses do not typically
constitute incompatible land uses near a school.

The PDMWD Ray Stoyer WRF is approximately 0.25 mile southwest
of the 15-acre school site proposed in Fanita Commons under the
preferred land use plan with school. The WRF handles hazardous
materials, including chlorine and sulfur dioxide gas. The RMP for the
WREF lays out a comprehensive plan for the protection of public
health and addresses potential chlorine and sulfur dioxide spills at
this facility. Pursuant to CEQA Guidelines, Section 15186(c)(2),
notification is required in writing by the Santee School District to
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Waste Sites

Threshold:

Finding:
Explanation:
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consult with the San Diego Air Pollution Control District over the
siting of the new school near a facility known to handle hazardous
materials. The PDMWD Ray Stoyer WRF is within 0.25 mile of the
proposed school site. This is a formal notification requirement that
would be completed in accordance with Section 25502 of the
California Health and Safety Code and would be necessary for the
Santee School District to make a finding to approve the site.

The DTSC school siting requirements would not allow for
development of a school adjacent to incompatible land uses or those
that would release hazardous materials. In accordance with the
California Education Code and California Code, Sections 17210.1
through 17213.2, as with all proposed school sites that would receive
state funding for acquisition or construction, the Santee School
District would be required to comply with CEQA for its acquisition of
the proposed project’s school site. The proposed school site has
been reviewed in the Phase | ESA prepared for the proposed project.
As concluded in the Phase | ESA, the project site is not a former
waste disposal site and has not been identified by DTSC as a
hazardous waste release site, and there are no pipelines carrying
hazardous waste that traverse the project site. Therefore, there is no
evidence of existing on-site RECs in connection with the proposed
school site. Under the land use plan without school, no impact would
occur.

The proposed project would comply with federal and state
regulations pertaining to hazardous waste, such as proper handling,
disposal practices, and cleanup procedures, to ensure that risks
associated with hazardous emissions or materials to existing or
proposed schools within one-quarter mile of the project site would
not result in a significant impact. Impacts would be less that
significant.

Would the Project be located on a site which is included on a list of
hazardous materials sites compiled pursuant to Government Code
section 65962.5 and, as a result, would it create a significant hazard
to the public or the environment?

Less than significant. (EIR, § 4.8.5.4.)

As part of the Phase | ESA, a hazardous materials record search
was conducted for the project site and surrounding properties from
federal, state, and local databases. According to the government
hazardous materials databases searched, no reported hazardous
materials sites are located within the boundaries of the project site.
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Pursuant to Government Code, Section 65962.5, there is one facility
located within one-quarter mile of the project site that was listed three
times on LUST database. This facility is the 7-Eleven located at a
facility at 9750 Cuyamaca Street. According to the findings in the
Phase | ESA, all three LUST listings identified for the facility relate to
a release of gasoline on three separate occurrences (March 1986,
May 1991, and June 1994). Regulatory closure was granted in each
case.

The Phase | ESA determined that based on distance from the project
site, downstream position, and closed regulatory status, the facility
located at 9750 Cuyamaca Street is unlikely to have caused a REC
at the project site. Therefore, the proposed project would not result
in a significant hazard to the public or the environment due to the
presence of hazardous materials sites identified pursuant to
Government Code, Section 65962.5, as it relates to annual updates
to the Cortese List. Impacts would be less than significant.

Airport Safety

Threshold:

Finding:
Explanation:

For a project located within an airport land use plan or, where such
a plan has not been adopted, within two miles of a public airport or
public use airport, would the project result in a safety hazard for
people residing or working in the project area?

Less than significant. (EIR, 8 4.8.5.5.)

The project site is located in the vicinity of two airports: MCAS
Miramar (private federal) and Gillespie Field (public). The project site
is east of MCAS Miramar. The portions of the project site proposed
for development fall outside of any Overflight Zones and are not
subject to overflight-related disclosure or notification requirements.
According to the MCAS Miramar ALUCP, the entire project site is
located within the Federal Aviation Regulations Part 77 Outer
Boundary, which establishes standards and Federal Aviation
Administration notification requirements for potential hazards to use
of navigable airspace. A small northerly portion of the project site
falls within Review Area 2 of the AIA, which requires ALUC review
for any proposed objects with a height greater than 35 feet above
ground level. However, this portion of the project site would be
dedicated as Habitat Preserve and would not be developed. The
easterly portions of the project site are within a High Terrain zone but
are not within Review Area 2; therefore, they do not require ALUC
review. The remainder of the project site is located outside of the
AlA. Thus, the proposed project would not be subject to any land use
restrictions from MCAS Miramar.
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The project site is also located north of Gillespie Field. Southerly
portions of the project site are located within the Federal Aviation
Administration Height Notification Boundary and are proposed as
Habitat Preserve and Special Use area. Within this boundary, the
Federal Aviation Administration shall be notified of any proposed
construction or alteration having a height greater than an imaginary
surface extending 100 feet outward and 1 foot upward (slope of 100
to 1) from the runway elevation. The Special Use area also falls
within the Gillespie Field Review Area 2, which requires limitations
on the height of structures. Review Area 2 also requires overflight
notification documents for residential uses; however, residential uses
would not be permitted within the Special Use area, except for a
caretaker unit. If a caretaker unit is proposed, the applicant is
required to provide notification and compliance in accordance with
the Gillespie Field Review Area 2 requirements. Therefore,
implementation of the proposed project would not result in a
significant impact regarding airspace safety hazards or conflicts with
the land use plans for MCAS Miramar or Gillespie Field.

HYDROLOGY AND WATER QUALITY

Water Quality Standards

Threshold:

Finding:
Explanation:

Would the Project violate any water quality standards or waste
discharge requirements?

Less than significant. (EIR, 8 4.9.5.1.)

Construction and operation activities associated with the proposed
project could result in an increase in potential discharge of pollutants
to receiving waters, including waters designated as impaired for
certain conditions of concerns. Hydromodification could increase
stormwater runoff and intensify erosion and the transport of
sediments and other pollutants. Development of vacant land would
introduce new types of pollutants in stormwater runoff.

Construction: During construction, the proposed project has the
potential to produce pollutants such as sediment, nutrients, heavy
metals, organic compounds, trash and debris, oxygen-demanding
substances, oil and grease, bacteria and viruses, and
pesticides/herbicides. Additionally, waste materials such as wash
water, paints, wood, paper, concrete, food containers, and sanitary
wastes may be discharged from the project site during construction.
These pollutants could impact water quality if they were washed off
site by stormwater or non-stormwater or are blown or tracked off site
to areas susceptible to wash off by stormwater or non-stormwater.
Pollutants are likely to drain into Sycamore Canyon Creek. Sycamore

33



RESOLUTION NO. 112-2022

Canyon Creek drains into the San Diego River, which then drains
into the Pacific Ocean. Therefore, these water bodies are identified
as the receiving waters of the proposed project. Impairments for
these water bodies include dissolved oxygen, benthic community
effects, cadmium, indicator bacteria, nitrogen, dissolved oxygen,
phosphorus, total dissolved solids, and toxicity for the San Diego
River. Under these impairments, the receiving water cannot
assimilate or accommodate additional loading of pollutants, and any
increases in pollutants would contribute to the impairment.

The proposed project would be subject to compliance with
Construction General Permit requirements and with Chapter 9.06 of
the Santee Municipal Code, which prohibits non-stormwater
discharges and eliminates illicit discharges and illicit connections to
the stormwater conveyance system, reduces the discharge of
pollutants from the stormwater conveyance system to the maximum
extent practicable in order to achieve applicable water quality
objectives for surface waters in the County, and achieves
compliance with TMDL regulations (City of Santee 2020).

Prior to project grading or construction, the Construction General
Permit requires preparation of a Stormwater Pollution Prevention
Plan (SWPPP). The SWPPP would include a series of specific BMPs
to be implemented during construction in order to address erosion,
accidental spills, and the quality of stormwater runoff. The SWPPP
applies only to the time period in which construction activity is taking
place, and is no longer operative once the soil on the project site has
been stabilized and a Notice of Termination is completed. BMPs that
must be implemented as part of a SWPPP can be grouped into two
major categories: (1) erosion and sediment control BMPs and (2)
non-stormwater management and materials management BMPs.

As part of project compliance with the General Construction Permit,
a Notice of Intent would be prepared and submitted to the San Diego
RWQCB providing notification and intent to comply with the General
Permit. The Construction General Permit also requires that
construction sites be inspected before and after storm events and
every 24 hours during extended storm events. The purpose of the
inspections is to identify maintenance requirements for BMPs and to
determine the effectiveness of BMPs that are being implemented.

Operation: Operation of the proposed project land uses would have
the potential to generate pollutants that could degrade the surface
water quality of downstream receiving waters. Pollutant sources from
operation of the proposed project would include landscaping,
rooftops, parking and driveways, roadways, agricultural uses,
general use areas, and trash storage areas. Pollutants from
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operation of the proposed project would include sediment, nutrients,
heavy metals, organic compounds, trash and debris, oxygen-
demanding substances, oil and grease, bacteria and viruses, and
pesticides. In addition, project implementation would require routine
operation and maintenance activities, thereby increasing instances
of accidental spills and non-stormwater discharges to storm drains,
and non-stormwater connections (e.g., sewer connections) that
could result in the potential discharge of pollutants to storm drainage
systems and associated receiving waters.

Consistent with the City’s Stormwater Management Ordinance, the
proposed project is considered a priority development project and is
required to identify and incorporate measures for hydromodification
management to ensure that stormwater runoff rates and durations
do not exceed pre-development conditions or result in adverse
erosion or sedimentation effects. All priority development projects
are required to implement structural BMPs for stormwater pollutant
control. Additionally, projects subject to hydromodification
management requirements must implement structural BMPs for flow
control. Structural BMPs, such as biofiltration (basins and proprietary
modular units) and combined pollutant control and hydromodification
control measures, have been incorporated into the proposed project
design.

Runoff from natural and sloped areas containing no impervious
areas would be collected in separate storm drains and discharged
through riprap energy dissipaters to avoid comingling of drainage
and to allow any course sediment generated in the areas to pass
through. The proposed project would extend and make
improvements to Fanita Parkway and would include features in
accordance with Green Streets design elements, including rock
garden swales and tree wells, to address water quality. Street
improvements would reset roadway widths, medians, utilities, and
storm drain conveyance systems. The proposed storm drain system
would be constructed to collect and convey on-site runoff as well off-
site run-on from developed areas east of Fanita Parkway that
confluences with the Fanita Parkway flows. However, instead of
discharging into an open channel along the western side of Fanita
Parkway as it currently does, confluence flows would be conveyed
within a storm drain pipe within Fanita Parkway to an existing
drainage. Cuyamaca Street and Magnolia Avenue would also be
extended and improved to provide access to the project site. Similar
to Fanita Parkway, these streets would also include Green Street
design elements, such as rock gardens and tree wells.

Through changes in topography and land cover on the project site,
the proposed project has the potential to result in impacts to
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sedimentary transport to downstream channel areas, known as
Potential Critical Coarse Sediment Yield Areas (PCCSYA), by
altering the sediment producing areas on the project site. The
alteration of PCCSYAs has the potential to negatively impact
characteristics of sediment supply and delivery which can lead to
water quality degradation of downstream receiving waters. To avoid
impacts to PCCSYAs produced on the project site and resulting
downstream water quality impacts, the discharges of the sediment
producing areas would be diverted to adjust the sediment production
as close as possible to the original conditions. As a result, the
proposed project would not encroach into more than 5 percent of the
proposed project’s potential PCCSYAs areas off site and would have
no net encroachment into on-site areas. In addition, the discharges
of the project site would be adjusted by designing BMPs such that
the erosion from the discharged flows is as close as possible to the
pre-development conditions. The proposed project would avoid
significant impacts to both on- and off-site PCCSYAs and water
quality through redirecting sediment producing discharges,
adherence to BMPs, and the protection of the remaining natural
areas. Therefore, alteration of the drainage area on the project site
would have less than significant impacts to PCCSYAs and would not
result in the loss of sedimentary transport or decreased water quality
to downstream channel areas.

The Stormwater Quality Management Plan identifies a number of site
design BMPs to ensure that water quality is maintained during project
operation. BMPs have been incorporated into the project design to
minimize impacts from project-generated operational pollutant
sources, which include sediment, nutrients, heavy metals, organic
compounds, trash and debris, oxygen-demanding substances, oil
and grease, bacteria and viruses, and pesticides.

Preparation of and compliance with the SWPPP, implementation of
BMPs identified in the Stormwater Quality Management Plan, and
compliance with existing federal, state, and local regulations as
discussed previously would protect water quality and ensure project
compliance with applicable water quality standards. The proposed
project would not violate any water quality standards or WDRs.
Additionally, the implementation of these BMPs would help treat
runoff and decrease the amount of pollution entering receiving
waters. Therefore, impacts would be less than significant.

Groundwater Supplies

Threshold: Would the Project substantially deplete groundwater supplies or
interfere substantially with groundwater recharge such that the
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Project may impede sustainable groundwater management of the
basin?

Less than significant. (EIR, 8 4.9.5.2.)

The City does not rely on groundwater sources for its water supply.
No groundwater would be used for project construction or operation
activities. Therefore, the proposed project would not adversely affect
or deplete groundwater supplies due to water demand generated by
the proposed development.

Development of the proposed project would result in new impervious
surfaces that may lead to a decrease in the amount of water
recharged into the groundwater system within the project
boundaries. To minimize potential effects on groundwater recharge,
the proposed project would be designed to include pervious,
landscaped areas, allowing groundwater recharge to continue to
occur. Runoff from developed areas would drain into proposed on-
site basin system designed to slow peak flow and discharge to rates
equal to or less than existing conditions. Hydromodification
management would occur through storage of stormwater within the
basins, with outlets that regulate the flow rate and duration of
stormwater released. Source control and low-impact development
measures would be implemented to incorporate pervious surfaces
and maximize the amount of open space, landscaping, and
vegetated swales to slow and absorb runoff, allowing for
groundwater recharge.

Further, the proposed project would include a total of approximately
2,022.6 acres of undeveloped area including 256 acres of Open
Space, 1,650.4 acres of Habitat Preserve, and 116.2 acres of
Agriculture and Parks (Community, Neighborhood, and Mini). As
such, groundwater recharge in these areas would continue after
project implementation.

The proposed project is not anticipated to substantially deplete
groundwater supplies or interfere substantially with groundwater
recharge. No groundwater would be used for project construction or
operation, and the proposed project would be designed to minimize
potential effects to groundwater recharge through consolidation of
impervious surfaces and the retaining of approximately 2,022.6
acres as Open Space, Habitat Preserve, and Agriculture and Parks.
Impacts would be less than significant.

Erosion or Siltation
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Would the Project substantially alter the existing drainage pattern of
the site or area, including through the alteration of the course of a
stream or river, in a manner which would result in substantial erosion
or siltation on- or off-site; substantially increase the rate or amount
of surface runoff in a manner which would result in flooding on or off
site; create or contribute runoff water which would exceed the
capacity of existing or planned stormwater drainage systems or
provide substantial additional sources of polluted runoff; or impede
or redirect flood flows?

Less than significant. (EIR, § 4.9.5.3.)

Construction. Land-disturbing construction activities associated with

implementation of the proposed project, such as vegetation clearing,
grading, and excavation of project sites, and construction of new
building foundations, streets, driveways, and trenches for utilities,
could result in localized alteration of drainage patterns and
temporarily increase erosion and sedimentation in the construction
area.

Temporary ponding or flooding could also result from construction
activities from temporary alterations of the drainage system
(reducing its capacity of carrying runoff). Alterations may temporarily
result in increased erosion and siltation if flows were substantially
increased or routed to facilities or channels without capacity to carry
the additional flow.

Construction phase activities implemented under the proposed
project would be required to comply with the SWRCB General
Construction Stormwater Permit, which requires preparation of a
SWPPP. The SWPPP would include a series of specific BMPs to be
implemented during construction to address erosion, accidental
spills, and the quality of stormwater runoff, which have been
developed in part to reduce the potential adverse effects associated
with construction activities. In addition, construction phase activities
implemented under the proposed project would be required to
comply with Chapter 9.06 of the Santee Municipal Code, which
mandates the implementation of a pollution control plan for each
phase of construction and season of the year (City of Santee 2020).
The pollution control plan would incorporate BMPs in accordance
with the California Stormwater Quality Association’s Construction
BMP Handbook (2015).

Therefore, with the adherence to regulatory requirements, which
include the implementation of erosion and sediment control BMPs,
any short-term impacts resulting from alterations of drainage and
hydrology during construction would be less than significant.

38



RESOLUTION NO. 112-2022

Operation. The proposed project would result in hydromodification
from development of impervious surfaces in an area that is currently
undeveloped. Hydromodification could increase stormwater runoff
and intensify erosion and the transport of sediments and other
pollutants. Changes to delivery of coarse sediment and transport of
coarse sediment result in increased transport capacity and the
potential for adverse channel erosion (City of Santee 2016).
Additionally, impervious surfaces do not allow percolation of the
water down into the soil. Water is instead forced directly into storm
drain systems or streams, where increases in erosion and siltation
could result, as well as increased flood risks. These alterations could
also result in exceeding the existing capacity of stormwater facilities
if substantial drainage is rerouted or stormwater flow or velocities are
substantially increased. To avoid these types of impacts, the
proposed project includes a drainage network designed to control
and filter stormwater runoff in conformance with RWQCB and City’s
requirements, which call for retention first, then biofiltration. The
proposed stormwater system would include the use of biofilters, on-
site storage of stormwater in basins with outlets that regulate the flow
rate and duration of stormwater released, and the use of both
retention and detention basins to slow and sequester runoff.

The pre- and post-development conditions for the proposed project
were evaluated to determine if the proposed biofiltration facilities are
sized adequately to meet the current HMP requirements of the
RWQCB. Hydromodification management would occur through
storage of stormwater in proposed on-site basins, with outlets to
regulate the flow rate and duration of stormwater released. Runoff
would be collected in storm drain inlets from street surfaces and
routed toward multi-purpose basins and treated for stormwater
quality, flow control for hydromodification, and flood attenuation to
maintain existing peak-flow rates during a 100-year storm event.

As indicated in the Master Drainage Study, the pre-development
project 100-year flows are 3,312 cubic feet per second. Through
project design, stormwater runoff upon project completion would
result in 2,729 cubic feet per second 100-year flows. Thus, project
design would help to reduce flows by approximately 583 cubic feet
per second versus existing conditions.

The proposed project would construct a total of 19 stormwater basins
and 3 vaults. Of the 19 stormwater basins, the proposed project
would construct 15 on-site stormwater basins (BF-1-1 through BF-1-
6, BF-1-17, HMP-17, HMP-18, and BF-1-RV1 through BF-1-RV6).
Biofiltration basins BF-1-1 through BF-1-6, BF-1-17, and BF-1-RV1
through BF-1-RV6 would serve as combined water quality,
hydromodification, and detention basins. Basins HMP-17 and HMP-
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18 would serve as hydromodification and detention basins. In
addition, the proposed project would construct four off-site
stormwater basins (BF-1-10A, BF-1-10B, HMP-11, and HMP-12)
and three vaults (HMP-13, HMP-15, and HMP-16). Basins BF-1-10A
and BF-1-10B would serve as combined water quality,
hydromodification, and detention basins. Basins HMP-11 and HMP-
12 and vaults HMP-13, HMP-15, and HMP-16 would serve as
hydromodification and detention facilities.

The system would collect stormwater through a series of swales,
catch basins, and culverts that direct stormwater to
detention/biofiltration basins. Runoff from the residential portions of
the site would generally be collected by inlets and conveyed toward
one of the proposed detention basins. Flows would outlet the basins
and discharge into downstream conveyance channels consisting of
storm drain pipes, constructed channels, or natural drainage ways.
The proposed basins would also serve as detention for flow-control
hydromodification and peak-flow attenuation. Peak-flow attenuation
would be required not only due to the increase in imperviousness
associated with the development but also because the site design
proposes to divert acreage from areas that currently drain easterly
and southerly to drain westerly toward Sycamore Canyon Creek.

Other areas along the roadway corridors of Fanita Parkway,
Cuyamaca Street, and Magnolia Avenue would include storage
facilities such as underground vaults and aboveground basins to
address local peak-flow attenuation. Each detention facility would be
equipped with a riser designed to accomplish the various functions.
Orifices placed along the height of the rise would regulate the lower
flow rates to address flow-control hydromodification. The cross-
sectional area of the riser would aid in regulating the higher flows to
reduce flows below existing conditions. The basins would also
include a second riser installed for redundancy and as an emergency
outlet should the primary riser clog. Design of this secondary riser
would be performed during final engineering. Depending on the
accessibility of the riser structures, it may be necessary to equip
some of them with a grate over the top opening as a safety measure.
The biofiltration basins proposed for the site would be lined;
therefore, no infiltration is assumed in the biofiltration basins.

The storm drain system and layout would be designed to address
peak flows and to integrate water quality features needed to comply
with the City’s BMP Design Manual requirements for water quality
and hydromodification. As designed, the proposed project would
allow biofiltration, evapotranspiration, and filtering of stormwater to
remove microscopic organisms, suspended solids, organic material,
nitrogen, and phosphorous. The results show that development of

40



RESOLUTION NO. 112-2022

the proposed project would not increase peak flows for any point of
discharge. Therefore, the proposed project would not compromise
the capacity of downstream drainage facilities, and effects due to
erosion, sedimentation, and flooding are anticipated to be minimal.

The proposed project has been designed in compliance with the San
Diego RWQCB and the City’s requirements. Post-development flow
rates would be reduced to below pre-development flow rates with
implementation of bioretention and hydromodification basins.
Construction runoff would be contained in compliance with the State
of California Construction Permit. Post-construction runoff would be
cleaned through bioretention basins and modular wetlands in
compliance with the San Diego RWQCB Order R9-2013-0001.
Portions of Fanita Parkway and Cuyamaca Street, Magnolia Avenue,
and Summit Avenue have been designed as a Green Street per the
requirements of the San Diego RWQCB.

All site runoff would receive water quality treatment prior to
discharging off site. To prevent erosive velocities at pipe outlet
locations, energy dissipating measures would be included as part of
project design. These measures would be designed during final
engineering and would include but not be limited to riprap and
concrete energy dissipating headwalls. Landform grading has been
incorporated into the proposed project to mimic existing conditions
where the proposed grading ties into or daylights with the existing
terrain. It is intended that the stormwater running off manufactured
slopes would sheet flow and follow existing drainage patterns.
Implementation of hydromodification measures would reduce post-
project flows to below pre-project conditions. As shown, the basins
proposed for the proposed project would help to reduce flows by
approximately 583 cubic feet per second compared to existing
conditions. Thus, post-project flows would be released into
Sycamore Canyon Creek at a lower rate than existing natural flows.
Runoff from the adjacent hillsides and natural off-site areas would be
collected in a series of brow ditches and conveyed to culverts located
within the proposed street improvements. Runoff generated by the
hardscape improvements would be intercepted via curb and gutter,
draining to an internal storm drain system that would convey these
flows to Modular Wetland Biofiltration BMP’s prior to draining to HMP
detention facilities. Once treated and detained, these flows are then
discharged to their respective discharge location. Proposed
structural BMPs would be maintained by the homeowners
association in perpetuity.

Additionally, Green Streets principles and infrastructure are
proposed for meeting water quality requirements for portions of
Fanita Parkway, Cuyamaca Street, Magnolia Avenue and Summit
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Avenue in the areas outside of the villages where the roadways are
proposed to be improved. The Green Streets approach integrates
strategies into roadway design that help protect, restore, and mimic
the natural water cycle such that runoff is encouraged to be
percolated or stored in a more natural manner, with the use of
features such as rock garden swales and tree wells, which are
designed to capture runoff from hardened surfaces, slow water
down, spread it out, and allow it to sink into the soil during storms.
Methods like this would help to trap silt and pollutants to reduce
siltation and erosion. The use of Green Street principles would
reduce the proposed project’'s potential to increase peak flows.
Therefore, compared to existing conditions, the potential for erosion
to occur downstream of the project site would be reduced with
implementation of the proposed project. Existing flow velocities
would be lessened with implementation of the proposed project since
post-development flows would be reduced. As such, the proposed
project would not compromise the capacity of downstream drainage
facilities, and effects due to erosion and sedimentation are
anticipated to be minimal. Therefore, erosion and siltation is not
expected downstream of the project site.

Further, the project design includes improvements to allow
connection to the City’s existing stormwater infrastructure system.
Proposed improvements would ensure that stormwater flows are
properly maintained and treated on site so that runoff volumes or
velocities do not exceed that which currently occur under existing
conditions. The proposed project would be subject to National
Pollution Discharge Elimination System (NPDES) requirements and
other local, state, and federal regulations pertaining to maintaining
water quality and minimizing potential adverse effects on
downstream water bodies. Because stormwater runoff from the site
would be less with the proposed project, it would not create or
contribute runoff that would exceed the capacity of existing or
planned stormwater drainage systems, and the proposed project
would not generate additional sources of polluted runoff.

Lastly, the project site is in Federal Emergency Management Agency
Flood Zone X, which is outside of the 100- and 500-year flood hazard
areas. The proposed project would be designed to reduce peak-flow
rates such that downstream locations would be below existing flow
rates. The proposed project would not impede or redirect flood flows
because redirected areas would be reduced by attenuation facilities
such that post-development flows would not exceed pre-project
flows. Therefore, the proposed project would not substantially alter
the existing drainage pattern of the site or area, including through the
alteration of the course of a stream or river or through the addition of
impervious surfaces, in a manner that would substantially increase
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the rate or amount of surface runoff in a way that would impede or
redirect flood flows or result in substantial erosion or siltation on or
off site or flooding on or off site. The proposed project would not
create or contribute runoff that would exceed the capacity of existing
or planned stormwater drainage systems, and the proposed project
would not generate additional sources of polluted runoff. As such,
impacts would be less than significant.

Flood Hazard

Threshold:

Finding:
Explanation:

In flood hazard, tsunami, or seiche zones, would the Project risk
release of pollutants due to project inundation?

No impact. (EIR, § 4.9.5.4.)

The project site is not subject to inundation by tsunami or seiche. The
project site is located approximately 16 miles from the Pacific Ocean
negating the potential for the site to be subject to a tsunami event. A
seiche is a wave on the surface of a lake or landlocked bay that is
caused by atmospheric or seismic disturbances. The nearest lake to
the project site is San Vincente Reservoir located approximately 2
miles from the northeastern portion of the project site. This portion of
the project site is located at approximately 1,000 feet above mean
sea level and the area between the reservoir and the project site is
a valley. This topographical variation would make it difficult for the
project site to be inundated by the reservoir. Further, the project site
is located in Federal Emergency Management Agency Flood Zone
X, which is outside of the 100- and 500-year flood hazard areas.
Therefore, implementation of the proposed project would not release
pollutants due to inundation caused by a flood hazard, tsunami, or
seiche.

Water Quality Control Plan

Threshold:

Finding:
Explanation:

Would the Project conflict with or obstruct implementation of a water
quality control plan or sustainable groundwater management plan?

Less than significant. (EIR, 8 4.9.5.5.)

The project site is located within the San Diego River Hydraulic Unit
(HU) of the San Diego region as defined by the San Diego RWQCB
and is further located within the Santee Hydrologic Subarea. The
project site currently drains west to Sycamore Canyon Creek and
east to unnamed tributaries and storm drain conveyance systems
that eventually discharge to San Diego River, both of which are on
the CWA Section 303(d) list for dissolved oxygen. Once developed,
on-site hydromodification would divert acreages from areas that
drained easterly to now drain west toward Sycamore Canyon Creek.
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As identified in the Basin Plan, the designated beneficial uses for
Sycamore Canyon Creek include: agricultural supply (AGR),
industrial services supply (IND), contact water recreation (REC1),
non-contact water recreation (REC2), warm freshwater habitat
(WARM), and wildlife habitat (WILD), and rare, threatened, or
endangered species (RARE). Sycamore Canyon Creek is a tributary
to the San Diego River, which is on the CWA Section 303(d) list for
benthic community effects, cadmium, indicator bacteria, nitrogen,
dissolved oxygen, phosphorus, total dissolved solids, and toxicity.
Construction and operation activities associated with the proposed
project could result in an increase in potential discharge of pollutants
to receiving waters, including waters designated as impaired.
Additionally, hydromodification could increase stormwater runoff and
intensify erosion and the transport of sediment and other pollutants.
Land use changes may also introduce new types of pollutants in
stormwater runoff. There is no sustainable groundwater
management plan prepared for the project site.

Construction. Construction activities associated with the proposed
project would involve various types of equipment such as bulldozers,
scrapers, backhoes, and other earthmoving equipment; dump trucks;
cranes; trucks; concrete mixers; and generators. Pollutants
associated with these construction activities that could result in water
guality impacts include soils, debris, other materials generated
during demolition and clearing, fuels and other fluids associated with
the equipment used for construction, paints, other hazardous
materials, concrete slurries, and asphalt materials. The proposed
project would be required to comply with General Construction
Stormwater Permit requirements, including the development and
implementation of a SWPPP. The SWPPP must identify BMPs that
the discharger would use to protect stormwater runoff from pollutants
and the placement of those BMPs. Therefore, with the
implementation of policies and regulatory requirements, which
include the implementation of construction-period BMPs to address
potential discharges of pollutants to stormwater, any short-term
water quality impacts during construction of the proposed project
would be minimized and would not cause a conflict with or obstruct
implementation of the Basin Plan. Therefore, impacts would be less
than significant.

Operation. Implementation of the proposed project would result in
land use changes that would have the potential to generate
pollutants that could degrade the surface water quality of
downstream receiving waters. Pollution sources for the proposed
project would include landscaping, rooftops, parking, and trash
storage areas. In addition, implementation of the proposed project
would also result in routine operation and maintenance activities,
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increasing opportunities for accidental spills and non-stormwater
discharges to storm drains and non-stormwater connections (e.g.,
sewer connections) that could result in the potential discharge of
pollutants to receiving waters.

However, the proposed project requires the implementation of
construction and operation BMPs, which include low-impact
development site design and source control BMPs, to reduce runoff
or pollutants at the source. Therefore, with implementation of
appropriate BMPs, compliance with Chapter 9.06 of the Santee
Municipal Code, and applicable state requirements, project impacts
would be minimized and would not conflict with or obstruct
implementation of the Basin Plan. Impacts would be less than
significant.

LAND USE AND PLANNING

Established Communities

Threshold:
Finding:
Explanation:

Would the Project physically divide an established community?
Less than significant. (EIR, 8 4.10.5.1.)

The proposed project does not contain any components that could
result in dividing an established community. The project site is an
undeveloped area located in the City’s boundary. Areas directly north
are currently undeveloped, though they are designated as Rural
Lands (RL-40) (one residential unit per 40 acres) and Open Space
(Conservation) by the San Diego County General Plan and zoned
Agriculture (A70) and Specific Plan (S80). Beyond that, north of the
project site and west of SR-67 lies the 2,272-acre Goodan
Ranch/Sycamore Canyon County Preserve. Areas northeast include
undeveloped hillsides and Slaughterhouse Canyon, where active
mining operations take place. East of the project site is an
unincorporated rural residential subdivision known as Eucalyptus
Hills. Existing detached single-family residences in the Carlton Hills
neighborhood are south of the project site. The Santee Lakes
Recreation Preserve is southwest of the project site and MCAS
northwest of the project site.

Proposed roadways would connect, rather than separate, the project
site from established communities in the vicinity. A proposed
extension of Fanita Parkway and Cuyamaca Street would connect
the project site to the existing residential development to the south.
The proposed project also proposes to construct Magnolia Avenue
from its current terminus to the extension of Cuyamaca Street just
south of the project site.
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Additionally, people have historically taken informal access through
the proposed project for active and passive recreation.
Implementation of the proposed project would formalize permanent
public access trails, trailheads, and staging areas. The proposed
project proposes more than 35 miles of multimodal public trails
allowing access for pedestrians and bicyclists throughout the site
and providing connections to the City center and regional trails. Thus,
the proposed trail system would provide enhanced connectivity to
existing trails in and near the project site. The proposed project would
not result in the physical division of an established community.
Impacts would be less than significant.

Conflicts With Plans

Threshold:

Finding:

Explanation:

Would the Project cause a significant environmental impact due to a
conflict with any land use plan, policy, or regulation adopted for the
purpose of avoiding or mitigating an environmental effect?

Less than significant. (Recirculated Sections of Final Revised EIR,
§4.10.5.2))

The review of local land use plans, including the ALUCPs for MCAS
Miramar and Gillespie Field, SANDAG’s Regional Plan, the Santee
General Plan, and the City’s Zoning Ordinance, has indicated that
the proposed project would be generally consistent with the
implementation of these plans.

San Diego County Airport Land Use Compatibility Plans: The project
site is located in the vicinity of two airports: MCAS Miramar and
Gillespie Field. The project site abuts the easterly property line of the
MCAS Miramar. The entire project site is within the Federal Aviation
Regulations, Part 77, Outer Boundary, which establishes standards
and Federal Aviation Administration notification requirements for
potential hazards to use of navigable airspace. The easterly portions
of the project site are in a High Terrain zone, which is an area of land
in the vicinity of an airport where the ground is above a surface
regulated by Federal Aviation Regulations, Part 77. However, only a
small northerly portion of the site falls in Review Area 2 of the AlA.
The portion of the site in Review Area 2 would be dedicated as
Habitat Preserve and would not be developed, and the remainder of
the project site is outside of any AlA. Therefore, the proposed project
addition, the areas proposed for development fall outside of any
Overflight Zones and are not subject to overflight-related disclosure
or notification requirements (SDCRAA 2011).

The project site is north of Gillespie Field. Southerly portions of the
site are within the Federal Aviation Administration Height Notification
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Boundary. The proposed Habitat Preserve and Special Use area are
within this notification boundary. Within this boundary, the Federal
Aviation Administration is required to be notified of any proposed
construction or alteration having a height greater than an imaginary
surface extending 100 feet outward and 1 foot upward (slope of 100
to 1) from the runway elevation. The Special Use area also falls in
the Review Area 2, which requires limitations on the height of
structures. Review Area 2 also requires overflight notification
documents for residential uses; however, residential uses are not
permitted in the Special Use area, except for one caretaker unit. If a
caretaker unit is proposed, notification in accordance with the
Review Area 2 requirements would be made. The development
standards for the Special Use area consider the site’s relationship to
Gillespie Field and adjacency to off-site neighbors. Height in the
Special Use area would be limited to conform to the Gillespie Field
ALUCP. Buffers would be required adjacent to existing residences
off site to preserve privacy (SDCRAA 2010). Therefore, the proposed
project would be consistent with the ALUCPs for MCAS Miramar and
Gillespie Field.

San Diego Forward: The Regional Plan: In accordance with SB 375,
the Regional Plan includes five building blocks that are accompanied
by strategies to move the San Diego region toward sustainability and
to reduce greenhouse gas emissions. The building blocks and
strategies aim to reduce greenhouse gas emissions through a land
use pattern that accommodates the region’s future employment and
housing needs and protects sensitive habitats, cultural resources,
and resource areas.

The proposed project proposes Village Center, Medium Density
Residential, Low Density Residential, and Active Adult land use
designations that would allow for a diversified mix of housing types.
Additionally, the proposed development would be clustered into
three villages to preserve approximately 63 percent of the site as
Habitat Preserve to maintain core habitat identified in the Final
MSCP Plan, preserve known wildlife corridors, and maintain a
contiguous and connected open space system, which would help
implement the first building block. By clustering compact, walkable,
sustainable, low-impact development in strategic locations that
minimize ecological impacts, development of the proposed project
would allow for the restoration of sensitive habitat areas and
management of the Habitat Preserve. Implementation of the
proposed project would include the establishment of a formal
management entity and a management plan to monitor and protect
biodiversity. Open space corridors between the villages would
preserve connectivity and allow for continued wildlife movement
through the site. Wildlife crossings at roadways would be designed
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to support the safe and efficient movement of wildlife. In addition,
existing drainages between the villages would allow for revegetation
and restoration of these important features, which provide habitat
and connectivity for wildlife.

The proposed project’s mobility plan focuses on reducing the number
and length of vehicle trips and providing alternatives to fossil fuel-
powered vehicle use, which would help implement the second
building block. This would be achieved through organizing land uses
to locate services and goods close to residences and optimizing
circulation systems to create direct, efficient, safe, and comfortable
routes for a variety of transportation modes. The proposed project
land uses are designed to meet the daily needs of the project
residents to minimize trips outside the project site. Emphasis is
placed on encouraging a transportation network that generate fewer
emissions, such as walking, biking, electric vehicles, transit, and
ridesharing. A Transportation Demand Management (TDM) Plan has
been prepared to support alternative modes, manage shared
facilities to optimize transportation modes, implement and support
appropriate advanced technologies, and reduce greenhouse gas
emissions. The TDM Plan considers community programs to support
and encourage ridesharing, alternative modes, and other strategies
to reduce single-occupancy vehicle use, which would help implement
the third and fourth building blocks. Implementation of the TDM Plan
would be required by Mitigation Measure AIR-6.

The proposed project includes a Complete Streets system that
supports various modes of transportation and offers alternatives to
single-occupancy vehicle travel. Streets on the project site are
designed as a system of Complete Streets that safely accommodate
and support multiple user types, including motorists, pedestrians,
bicycles, and transit riders in an effort to manage the transportation
system. The Fanita Ranch Development Plan establishes the street
designs within the boundaries of the project site. Street
improvements associated with development on the project site
include the extension of existing streets and the construction of a
new internal systems of public and private streets. The proposed
project establishes a network of streets of varying design capacities
tailored to meet the unique concepts of the three villages.
Additionally, the proposed project street designs address safety,
aesthetics, and functionality, as well as site constraints.

The proposed project would offer sustainable transportation features
that would reduce the number of vehicle trips, reduce emissions, and
improve the overall mobility of people in the community, all of which
would help implement the fifth building block (innovative pricing
policies) of the Regional Plan. One proposed mobility feature is a
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bicycle circulation network throughout the community through a
combination of on-street bike lanes and off-street multi-purpose
trails. Bicycle trails would be designed for both recreation and to
provide direct access between the villages. Another project feature
is a project layout that promotes walkability and wellness. The
proposed project would provide direct connections to multiple
destinations that shorten the routes and allow walking to be an
efficient and viable method of travel. The project proposes two
pedestrian bridges that would provide direct connections across the
two drainages in Fanita Commons to shorten the walking distance.
The bridge that would traverse the northerly drainage would provide
convenient access between the Active Adult neighborhood and the
Community Park. The bridge that would traverse the southerly
drainage would connect Orchard Village to the school, Community
Park, and Fanita Commons. Additionally, every street on the project
site would include a sidewalk or multi-purpose trail to accommodate
pedestrian travel. Trails along the northerly and southerly drainages
would also offer pedestrian connections between the school, the
Farm, and the Active Adult neighborhood with minimal interruptions
from vehicular traffic. The proposed project would include a
pedestrian and bicycle mobility system consisting of sidewalks, trails,
and bikeways throughout the proposed project, providing linkages
between neighborhoods to other key land uses.

The proposed project supports the Regional Plan by proposing a
land use pattern and TDM strategies that would accommodate the
region’s future employment and housing needs and protect sensitive
habitats, cultural resources, and resource areas. Therefore, the
proposed project would be consistent with the strategies and
objectives of the Regional Plan.

Multiple Species Conservation Program: The proposed land use plan
would be consistent with the Fanita Ranch Subunit of the City’s Draft
MSCP Subarea Plan. The proposed project would adhere to or
exceed conditions of coverage and mitigation/conveyance
requirements for covered projects as defined in the City’s Draft
MSCP Subarea Plan (City of Santee 2018). The Santee General
Plan, including its Conservation Element and the Natural
Communities Conservation Plan Enrollment Agreement executed by
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the City, requires that any development in the City comply with the
City’s Draft MSCP Subarea Plan.

Santee General Plan: The Santee General Plan provides the
framework for the City’s long range planning vision. The project site
is designated for Planned Development (PD).

The proposed project provides for mixed-use development of
employment, commercial, recreational, and various residential
densities consistent with the framework for development set forth by
the Santee General Plan PD designation.

Further, the proposed project would implement development
generally consistent with the 16 Guiding Principles for the project
site. The proposed project would include business and office uses in
the Village Center and include a community focus including public
parks, commercial, school, a fire station, and other uses. The
proposed project would provide a range of residential densities,
including Low Density Residential, Medium Density Residential, and
Active Adult. The proposed project would be developed sensitive to
natural open space and major landforms: 1,650.4 acres of the site
would be preserved as Habitat Preserve. The Habitat Preserve
would include hillsides with steep slopes to minimize landslide and
mudslide hazards and to protect key visual resources.

The proposed project would provide approximately 78 acres of public
parklands for active and passive recreation (including sports fields
and parks) and private parklands and 4.5 acres of trail lands
consisting of perimeter trails and the Stowe Trail connections
planned on the project site, totaling 82.5 acres. Mini-Parks,
Neighborhood Parks, a Village Green, Linear Parks, and Community
Parks would be included.

The proposed Fanita Ranch Development Plan contains a
comprehensive pedestrian and bicycle trail system that provides
connectivity within and between the villages and with the adjacent
regional trails and local trails that connect to surrounding open space
areas, residential neighborhoods, parks, and the Santee Town
Center to the south. Multi-purpose trails would be within the street
rights-of-way along Fanita Parkway and Cuyamaca Street, which
would support pedestrian and bicycle travel. The multi-purpose trail
along Cuyamaca Street would extend south off site to connect to the
Santee Town Center and the San Diego River as part of the north—
south regional corridor. Trail access in the Habitat Preserve would
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be subject to the requirements and provisions of the Public Access
Plan and the City’s Draft MSCP Subarea Plan.

The project includes an extension of Fanita Parkway along the
western boundary of the property, an extension of Cuyamaca Street
into the site, the Magnolia Avenue extension, and additional
circulation improvements. The Fanita Ranch Development Plan
includes a comprehensive implementation chapter (Chapter 10)
identifying public improvements, phasing, financing, and other plans
according to projected need. The site will not be subdivided until the
Fanita Ranch Development Plan is adopted by the City. Chapters 4
and 6 of the Fanita Ranch Development Plan also include illustrative
plans showing prototype circulation systems and residential product
types. The proposed project does not include a golf course or lake,
meet minimum lot size requirements, provide a dedicated Sports
Park accessed by Carlton Hills Boulevard, or include a Development
Agreement. Overall, the project is generally consistent with the 16
Guiding Principles. Moreover, as discussed below, the project is
consistent with the Santee General Plan pursuant to Urgency
Ordinance No. 592.

Urgency Ordinance No. 592, the City’s Essential Housing Program,
provides an alternative process to boost housing production and
improve housing affordability for housing projects that meet specified
criteria through 2026 (City of Santee 2021). Under the program,
projects that follow the procedures and meet the strict requirements
of the program are deemed to be in compliance with the Santee
General Plan, including the Land Use Element and Housing
Element, and do not require an amendment to the Santee General
Plan or other legislative act for approval. Specifically, by complying
with the City’s Essential Housing Project Credits Assessment Guide
and Checklist, Essential Housing Projects will have demonstrated
Santee General Plan consistency by furthering the objectives and
policies of the plan while not obstructing their attainment. Urgency
Ordinance No. 592 controls any other City plan or ordinance in the
event of a conflict, with its interpretation being afforded the fullest
possible weight to the interest, approval, and provision of housing.
Certification as an Essential Housing Project is available for use to
expedite (1) any new application for a Housing Development Project,
(2) any Housing Development Project currently under City review, or
(3) any approved, entitled, and/or permitted Housing Development
Project not yet built by the date application for certification is made.

An application under the Essential Housing Program was submitted
for the proposed project in November 2021. On December 27, 2021,
the City’s Director of Development Services certified the proposed
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project as an Essential Housing Project based on the criteria adopted
by the City Council.

As demonstrated by the December 27, 2022, certification, the
proposed project would address the City’s housing crisis by providing
a mix of residential and nonresidential uses and a mix of housing
types and sizes. A total of 2,949 housing units would be developed
if the proposed project includes a school, or 3,008 units without a
school, including 435 moderate-income units. The proposed project
would also contribute up to $2 million for affordable housing.

Stringent environmental and Santee General Plan consistency
criteria established by the Essential Housing Program would be met.
The proposed project would implement mobility improvements,
including bus stops, traffic calming, an up to $300,000 contribution
to relieve congestion on SR-52, and rideshare/carshare parking.
Open space would be conserved. In addition to preserving 1,650.4
acres in the Habitat Preserve, the proposed project would provide at
least $300,000 in funding for the management of City-owned natural
open space and would plant at least 10 trees per acre of land to be
developed. Water use would be reduced by connections to recycled
or advanced treated water when PDMWD’s East County Advanced
Water Purification project is completed.

With regard to energy, air quality, and GHG emissions, the proposed
project’s residential units would be all-electric and would exceed Title
24 standards by all-electric residential development, implementing
heat pump technology, increasing solar production, and expanding
ventilation systems. Appliances would be Energy Star rated, electric
vehicle chargers would be provided in the Village Center, and solar
panels would be installed on accessory buildings and car ports.
Wildfire safety would be ensured through implementation of fuel
management zones and the Fire Protection Plan (FPP), among the
many other measures set forth in the FPP and Wildland Fire
Evacuation Plan.

Many miles of trails and sidewalks would be provided with the
proposed project, and up to $300,000 would be provided to the City
to fund additional improvements to trail facilities. Finally, the
proposed project’'s extensive park and recreational facilities would
exceed the Santee Municipal Code standards by at least 5 percent
and would provide for multi-purpose playing fields and public
recreational facilities for Citywide use. The certification of the
proposed project based on the City’s Essential Housing Project
Credits Assessment Guide and Checklist demonstrates that the
current development proposal for the project site addresses the
City’s immediate housing needs and furthers Santee General Plan
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objectives and policies. Therefore, the proposed project is deemed
Santee General Plan consistent and does not require an amendment
to the Santee General Plan or other legislative act for approval. The
proposed Fanita Ranch Development Plan establishes a program for
the comprehensive implementation of the project, including
development guidelines and standards, which are imposed through
a Development Review Permit process.

Table 4.10-1 of the Recirculated Sections of Final Revised EIR
identifies the goals, objectives, and policies found in the various
elements of the Santee General Plan that are relevant to the
proposed project and provides an evaluation of the proposed
project’s consistency with them. Consistent with Appendix G of the
CEQA Guidelines, only the goals, objectives, and policies adopted
for the purpose of avoiding or mitigating an environmental effect are
discussed.

City of Santee Zoning Ordinance: The proposed project promotes
the Planned Development (PD) designation because it provides a
unique development that includes creative housing types and use
configurations not currently addressed in the City’s existing Zoning
Ordinance. The proposed project would include detailed
development standards and design guidelines intended to facilitate
the creation of new and innovative housing types and configurations,
walkability, and housing attainability by creating greater efficiency
and addressing the diverse range of incomes, lifestyles, special
needs, and household types in Santee and the greater San Diego
County region. Therefore, the proposed project would be consistent
with the City’s Zoning Ordinance upon project approval.

MINERAL RESOURCES

Regional and Statewide Mineral Resources

Threshold:

Finding:
Explanation:

Would the Project result in the loss of availability of a known mineral
resource that would be of value to the region and the residents of the
state?

Less than significant. (EIR, § 4.11.5.1.)

Construction of the proposed project has the potential to impact the
mineral resources of both known and unknown significance in MRZ-
2 and MRZ-3 on the project site. The proposed project would have
the potential to impact MRZ-2 lands in the northeastern and central
portions of the proposed project where the Vineyard and Orchard
Villages would be developed. The development of Fanita Commons,
the Farm, and surrounding roadways would have the potential to
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impact MRZ-3 lands. The MRZ-2 lands in the southern portion of the
project site and the majority of the MRZ-3 lands throughout the rest
of the project site would remain undeveloped in the proposed Habitat
Preserve. Although there is the potential of mineral recovery from the
MRZ-2 and MRZ-3 areas on the project site, in accordance with the
Santee General Plan Conservation Element, economic, land use
compatibility, and environmental protection factors must be
considered when deciding on the appropriateness of mining in a
particular area. Furthermore, the Santee General Plan designates
the project site for Planned Development, not mineral resources
extraction.

The majority of the project site is underlain with two major rock types,
granitic rock and Stadium Conglomerate, with alluvial deposits made
up of sand, gravel, and silt overlaying these basement rocks. These
rock formations are commonly mined elsewhere in the County and
the State of California for use as aggregate and are considered
valuable to the region and the state. The proposed project would
reuse on-site rock materials, such as large boulders, rock cobble,
decomposed granite, and processed rock. There are large quantities
of rock cobble existing on site. Rock cobble would be collected and
used in the construction of water quality and landscape features. It is
also anticipated that a relocatable, temporary aggregate plant would
be permitted and set up on site during construction. The temporary
aggregate plant would crush rock and produce roadway subbase
and other aggregate materials for use on site. In addition to rock
materials, there are large deposits of decomposed granite on site,
which would be reused for trails and other landscape related
purposes.

The processing and use of the on-site aggregate would reduce the
need for mining and trucking aggregate materials from off-site
sources for the infrastructure needs of the proposed project. The on-
site aggregate plant would be capable of producing the materials
required for roads, drain rock and backfill materials for wet and dry
utilities, cobbles to line drainage channels and road medians, and a
variety of landscaping materials for on-site and off-site road
improvements. Construction of the proposed project would require
on-site processing of approximately 937,500 tons of raw aggregate
obtained from the project site. This equates to approximately
300,000 cubic yards of manufactured aggregate to be used for the
building materials for the proposed project. Areas of high-grade
Stadium Conglomerate or granite would be selected as the cut
operation is ongoing and would be moved to the aggregate plant as
aggregate is needed. The on-site aggregate plant would be
permitted by the City as a part of the overall project entitlement
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process. Rock-crushing activities would comply with the City’s noise
standards and regional air quality standards. The on-site aggregate
plant would not be designed to produce materials for asphalt or
ready-made concrete. These materials would be brought in from
local off-site sources. The use of the on-site aggregate plant would
terminate at project buildout.

In consideration of the Santee General Plan Conservation Element’s
Objective 5.0 and Policy 5.1, the project site’s proximity to the
Goodan Ranch/Sycamore Canyon County Preserve and the Santee
Lakes Recreation Preserve would likely preclude the proposed
project from eligibility for mineral extraction due to the potential
habitat and water quality impacts to those preserve areas. Use of the
on-site aggregate plant would allow for the mineral resources
existing on the project site to be used as part of the proposed project
and would not contribute to other environmental impacts from
transporting aggregate from off-site locations. Transitioning the on-
site aggregate production areas to the proposed project uses would
comply with the Santee General Plan Conservation Element's
Objective 6.0 and Policy 6.1, which prioritize the reclamation of
mined lands for the use of recreational, wildlife habitat, and
residential uses. In addition, consistent with the Santee General Plan
Conservation Element's Objective 10.0, over 60 percent of the
project site would remain in open space, and the mineral resources
like aggregate and sediment in the open space would not be lost to
the region. Therefore, the proposed project would result in a less
than significant impact associated with the loss of mineral resources
that would be of value to the region and the state.

Locally-Important Mineral Resource

Threshold:

Finding:
Explanation:

Would the Project result in the loss of availability of a locally-
important mineral resource recovery site delineated on a local
general plan, specific plan or other land use plan?

Less than significant. (EIR, § 4.11.5.2.)

The Santee General Plan Conservation Element designates the
project site as MRZ-2 and MRZ-3 lands containing mineral resources
of known and unknown importance. However, the proposed project
would satisfy the Santee General Plan Conservation Element’s
Objectives 5.0, 6.0, and 10.0 and Policies 5.1 and 6.1 regarding
consideration of environmental disturbance from mineral resources
extraction; reclamation of mined lands for recreational, habitat, and
residential uses; and the preservation of mineral resources. In
addition, the Santee General Plan designates the project site as
Planned Development, not mineral resource extraction, and does not
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consider the project site a potential significant local source of mineral
resources. Therefore, the proposed project would result in a less
than significant impact associated with the loss of availability of a
locally important mineral resource recovery site.

Airport Noise

Threshold:

Finding:
Explanation:

For a project located within the vicinity of a private airstrip or an
airport land use plan or, where such a plan has not been adopted,
within two miles of a public airport or public use airport, would the
project expose people residing or working in the project area to
excessive noise levels?

Less than significant. (EIR, 8 4.12.5.3.)

MCAS Miramar is located adjacent to the west/northwestern
boundary of the project site. The runways are located approximately
6 miles west of the project site. Additionally, Gillespie Field is located
approximately 1.75 miles south of the project site. The project site is
currently subject to periodic, audible overflights, particularly from
MCAS Miramar. However, the proposed project site is not located
within the 60 dBA CNEL noise contour of either airport (SDCRAA
2010, 2011). Additionally, the proposed project does not include any
components that would increase air traffic or require changes to
existing air traffic patterns. As such, overflights are anticipated to
continue to be audible at the project site; however, the proposed
project is not anticipated to increase exposure to excessive noise
levels from airport operation. Therefore, impacts would be less than
significant.

POPULATION AND HOUSING

Population Growth

Threshold:

Finding:
Explanation:

Would the Project induce substantial unplanned population growth in
an area, either directly (for example, by proposing new homes and
businesses) or indirectly (for example, through extension of road or
other infrastructure)?

Less than significant. (EIR, 8 4.13.5.1.)
Direct Impacts

Preferred Land Use Plan with School: The proposed project would
result in the construction of 2,949 residential units under the
preferred land use plan with school. Of the 2,949 residential units,
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445 are proposed to be designated as Active Adult units. The
proposed project residential population is based on a population
generation factor of 2.9 persons per household and 1.6 persons per
Active Adult unit. Based on this population factor, the proposed
project is expected to result in a population increase of approximately
7,974 residents (2.9 x 2,703 residential units) + (1.6 x 445 Active
Adult units). It is unknown whether the proposed project would
generate residents from in the City or result in resident migration from
other areas. Presumably, the additional residents generated by the
proposed project would be a combination of current residents in the
City and residents who migrate from other areas. The analysis
conservatively assumes the proposed project would increase the
City’s population by 7,974 residents.

SANDAG's population projections for the City are based on the
adopted Santee General Plan. The current designation of the project
site as Planned Development (PD) in the Santee General Plan Land
Use Element and the identification of the site to provide 1,395 units
in the Santee General Plan Housing Element demonstrate that the
site has been planned for residential growth by the City. Using the
2.9 persons per household multiplier, a development project of 1,395
units could result in a population increase of approximately 4,045
residents. The difference between the planned and proposed land
uses, when translated to persons per household, is approximately
3,929 persons. However, the project site has been subject to land
use planning for the past 40 years, indicating that this site was
planned for development even before it was part of the City. In 1980,
the project site was designated in the County General Plan for
development of approximately 14,000 residential units. When the
City adopted its first General Plan (1984), the project site was
designated for a maximum of 8,100 residential units. The number of
residential units proposed on the project site has continued to vary
over the years, with many proposals greater than the 2,949
residential units currently proposed, indicating that the project site
has been intended for population growth by the City and the County
for many decades.

Further, the production of housing in California has not returned to
the level required to meet the projected housing demand and would
need to be approximately 100,000 additional residential units
annually to meet this demand (HCD 2018). In the County, SANDAG
projected that housing production at the regional level will not be able
to keep pace with population growth in the coming years. Because
new development in the County are constrained to the north by
Camp Pendleton, to the west by the Pacific Ocean, and to the south
by Mexico, the proposed project would be beneficial to County
residents because it would contribute to the overall County housing
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stock. Construction of the proposed project is anticipated to begin in
2021 with a buildout of approximately 10 to 15 years. Thus, based
on a conservative estimate and averaged over 10 years, the 7,974-
person population increase would equate to approximately 797 new
residents per year, which would be consistent with the City’'s
historical population increases. In the context of the housing
shortage currently experienced by the state and the San Diego
region, the provision of new housing on the project site would be
considered growth accommodating and would represent a regional
benefit.

In addition, the RHNA has identified housing needs based on income
level for the City. The Santee General Plan Housing Element lists the
project site as the only source for above moderate income residential
units. Other sites are identified to meet RHNA requirements for the
other income levels. The proposed project would satisfy the RHNA
requirements for above moderate residential units and provide
additional residential units to meet the anticipated future deficiencies
in the City.

Further, the widening of State Route 52 from Cuyamaca Street to
State Route 67 has contributed to the loss of housing in the City. This
project resulted in the loss of approximately 199 residential units as
of 2006, which the proposed project would replace (Poucel 2006).
Therefore, the preferred land use plan with school would not result
in direct impacts to unplanned population growth, and impacts would
be less than significant.

The Planned Development (PD) land use designation in the Santee
General Plan allows for a variety of mixed-use development types,
including commercial uses. The non-residential components of the
proposed project, including commercial uses (retail, service, and
office) in the Village Centers, the Farm, and the proposed school,
would result in the creation of approximately 450 jobs (411 full-time
and 39 part-time positions), which would not induce substantial
population growth given the size of the labor pool anticipated on the
project site and in the existing City and nearby communities.
Approximately 250 jobs would be associated with the proposed on-
site school. The proposed project is not anticipated to cause
significant numbers of people to relocate to the area solely to be
close to the project site for employment purposes. This proposed
non-residential development is allowed by the PD land use
designation and would not contribute to unplanned population
growth.

Land Use Plan Without School: The underlying land use for the on-
site designated school location is Medium Density Residential. If the
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school site is not acquired for school use by the Santee School
District within 2 years of filing the final map containing the school site,
then the Medium Density Residential land use may be implemented
on the school site for development of an additional 59 residential
units, for a total project development potential of 3,008 residential
units. Using the same population generation factors of 2.9 persons
per household (U.S. Census Bureau 2020) and 1.6 persons per
Active Adult unit, the land use plan without school would provide
housing for approximately 8,145 residents, which would be an
increase of 171 persons compared to the preferred land use plan
with school.

As discussed previously, SANDAG’s population projections for the
City are based on the adopted Santee General Plan land uses for
the project site, which would allow 1,395 residential units that could
result in a population increase of approximately 4,045 residents
(assuming 2.9 persons per household). The difference between the
planned and proposed land uses, when translated to persons per
household, is approximately 4,100 persons. As stated previously, the
project site has been slated for development for the past 40 years
with designated residential development ranging from 1,395 to
14,000 residential units. In addition, the state and the County
recognize a prominent housing deficit, and the provision of new
housing on the project site would be considered growth
accommodating and would represent a regional benefit. The
proposed project proposes to increase the units on the site up to
3,008 without a school, which would be consistent with the Santee
General Plan Housing Element, as amended.

Additionally, the land use plan without school would be a phased
development with a construction start date of 2021 and a buildout of
approximately 10 to 15 years. Therefore, based on a conservative
estimate and averaged over 10 years, the 8,145-person increase
would equate to approximately 815 new residents per year. The land
use plan without school would be consistent with the historical
numeric population increases that have occurred in the City.
Therefore, under the land use plan without school, the proposed
project would not induce unplanned population growth, and impacts
would be less than significant.

The Planned Development (PD) land use designation on the project
site would allow for a variety of mixed-use development, including
commercial uses. The non-residential components of the land use
plan without school would include commercial uses (retail, service,
and office) in the Village Centers and the Farm. These uses are
estimated to create approximately 200 jobs (161 full-time and 39
part-time staff positions), which would not induce substantial
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population growth given the size of the labor pool anticipated on the
project site and in the existing City and nearby communities. Non-
residential development is allowed by the Planned Development
(PD) land use designation and would not contribute to unplanned
population growth.

Indirect Impacts

Preferred Land Use Plan With School and Land Use Plan Without
School:  Population growth can be induced indirectly with the
provision of streets or other infrastructure. Substantial new
infrastructure would be built to serve the project site including the
extension of and improvements to Fanita Parkway, Cuyamaca
Street, and Magnolia Avenue. These street extensions are included
in the Santee General Plan Mobility Element and would facilitate
residential development contemplated in the Santee General Plan
Land Use Element. The proposed project would also extend water
and sewer utilities to the project site. The infrastructure
improvements would allow for the development of the proposed
project, the resulting growth of which is described previously.
However, the extension of infrastructure would not allow for
additional development on the project site or beyond, since the
undeveloped open space on the project site would be dedicated in
perpetuity as Habitat Preserve and much of the undeveloped land
surrounding the project site is owned by the federal government,
County and Padre Dam Municipal Water District and is not planned
for future growth. Instead, the proposed infrastructure would
accommodate growth already planned for in the area. Therefore, the
proposed project would not indirectly induce substantial population
growth. The proposed project’s indirect impacts would be less than
significant.

Displacement of Housing

Threshold:

Finding:
Explanation:

Would the Project displace substantial numbers of existing housing,
necessitating the construction of replacement housing elsewhere;
and displace substantial numbers of people, necessitating the
construction of replacement housing elsewhere?

No impact. (EIR, 84.13.5.2.)

The project site is currently undeveloped, and there are no existing
housing units on the project site. As such, the proposed project would
have no impacts related to the displacement of substantial numbers
of existing housing units or people. Therefore, this significance
criterion listed previously would not apply to the proposed project,
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and no additional analysis related to this criterion is required. There
would be no impacts related to this issue area.

PUBLIC SERVICES

Fire Protection

Threshold:

Finding:
Explanation:

Would the Project result in substantial adverse physical impacts
associated with the provision of new or physically altered
governmental facilities, need for new or physically altered
governmental facilities, the construction of which could cause
significant environmental impacts, in order to maintain acceptable
service ratios, response times or other performance objectives for
fire protection?

Less than significant. EIR, § 4.14.5.1.)

Under the preferred land use plan with school, the proposed project
would develop 2,949 new residential units, which would generate
approximately 7,974 residents. Under the land use plan without
school, the proposed project would develop 3,008 residential units,
which would generate approximately 8,145 residents. Using the
City’s current per capita call generation factor of 100 calls per 1,000
persons, the project site is projected to add approximately 950 calls
per year to the SFD’s existing call load. Under the land use plan
without school, the additional population would increase the annual
calculated call volume to 889 calls per year.

Due to increased demand and larger service area, response times
to emergencies may exceed established response time goals. The
primary standard used in the City to determine adequate levels of
service is response time. The Santee General Plan (City of Santee
2003) states the goal is to provide an average maximum initial
response time of no more than 6 minutes for fire, rescue and
emergency medical services with an average maximum response
time of no more than 10 minutes for supporting paramedic transport
units 90 percent of the time. Secondary to response time is the
number of personnel necessary to perform critical tasks required to
safely mitigate emergencies.

According to the Fire Service Letter prepared for the proposed
project, fire stations and personnel within the City are currently
operating at capacity. To accommodate the increased demand and
larger service area, the proposed project designates a 1.5-acre site
for a new fire station and requires firefighting apparatus and trained
firefighters in Fanita Commons to serve the project site and ensure
adequate response times. The new station specifications regarding
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size, staffing, and layout would be determined through the
Development Plan between the applicant and the City.

The SFD has indicated it can and would serve the project site with
the addition of an adequately staffed and equipped fire station. The
station design would comply with City building and design standards,
including City Ordinance No. 457, Article 86, Amended — Fire
Protection Plan Wildland-Urban Interface Areas, in accordance with
the approved Development Plan. Either a permanent or a temporary
fire station must be constructed prior to the occupancy of any
residential units in the proposed project. The proposed project would
provide a fully constructed and staffed permanent fire station. In
addition, a temporary fire station site equipped with apparatus and
personnel may be provided on site until a permanent fire station is
complete. The temporary fire station must be in an area that would
meet a response time maximum of no more than 6 minutes to all
areas of the proposed project. The temporary fire station would be
fully equipped and staffed 24 hours per day, 7 days per week. The
final location for the temporary fire station would be specified in the
approved Development Plan and must be approved by the Santee
Fire Chief. The applicant may choose to provide a permanent fire
station in lieu of a temporary station. The Santee Fire Chief
confirmed the addition of the new fire station, equipment, and staff
on the project site would adequately serve the project site while
maintaining current response standards. Travel time from the new
permanent station to the most remote (distant) lot on the project site
is calculated at 3 minutes and 26 seconds. This would allow just
under 2 minutes for dispatch and turnout and would meet the Santee
General Plan response time goal of no more than 6 minutes.

Fire flow pressure would be required to be a minimum of 2,500
gallons per minute for 3 hours of fire flow for single-family and multi-
family residential and 3,500 gallons per minute for 4 hours of fire flow
for commercial areas with fire hydrants spaced on average every 300
feet. New construction in the City requires the installation of fire
sprinklers, which would further reduce the potential for fire loss on
the project site. To address fire and life safety issues on new
development, the City’s Fire Marshal reviews proposed residential,
commercial, and industrial projects through the City’s Development
Review process to ensure that adequate fire hydrant locations, water
flow pressures, access for emergency vehicles, and other
requirements are met, which would also reduce the need for fire
protection services (City of Santee 2003).

The on-site fire station would be constructed to serve the increased

development and population associated with the proposed project
and would be a project component located within the boundaries of
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the project site. Because the proposed project would provide an on-
site fire station to serve the anticipated increase in development and
population, it would not require construction or expansion of
additional new fire protection facilities off site. Therefore, impacts
associated with the need for new or expanded fire facilities in order
to maintain acceptable service ratios, response times, or other
performance objectives for fire protection would not result in a new
significant impact.

2. Police Protection

Threshold: Would the Project result in substantial adverse physical impacts
associated with the provision of new or physically altered
governmental facilities, need for new or physically altered
governmental facilities, the construction of which could cause
significant environmental impacts, in order to maintain acceptable
service ratios, r