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CHAPTER 1 
INTRODUCTION 

1.1 INTRODUCTION 
This Final Environmental Impact Report (FEIR) has been prepared in accordance with the 
California Environmental Quality Act (CEQA) (California Public Resources Code, Section 
21000 et seq.), as amended. The City of Solana Beach (City) is the Lead Agency for the 
environmental review of the proposed Solana Highlands Revitalization Project (proposed 
project) evaluated herein and has the responsibility for approving the proposed project. At the 
time it is called upon to consider approving the proposed project, the City Council will consider 
the information in this FEIR along with other information that may be presented during the 
environmental review process and public hearing on the proposed project.  

As described in the CEQA Guidelines (14 CCR 15000 et seq.), public agencies are charged with 
the duty to avoid or substantially lessen significant environmental effects, with consideration of 
other conditions, including economic, social, technological, legal, and other benefits. As required 
by CEQA, this FEIR assesses the potentially significant direct and indirect environmental effects 
of the proposed project, as well as the potentially significant cumulative impacts that could occur 
from implementation of the proposed project.  

This FEIR is an informational document only, the purpose of which is to identify the significant 
effects of the proposed project on the environment and to indicate the manner in which those 
significant effects can be avoided or significantly lessened (including feasible mitigation 
measures), to identify any significant and unavoidable adverse impacts that cannot be mitigated 
to below a less-than-significant level, and to identify reasonable and feasible alternatives to the 
proposed project that would avoid or substantially lessen any significant adverse environmental 
effects associated with the proposed project and achieve the fundamental objectives of the 
proposed project. 

1.2 ENVIRONMENTAL PROCEDURES 
The California Public Resources Code (Section 21000 et seq.) requires preparation and 
certification of an EIR for any project that a Lead Agency determines may have a significant 
effect on the environment. This FEIR was prepared in compliance with all criteria, standards, 
and procedures of the CEQA Guidelines (14 CCR 15000 et seq.).  

1.2.1 Notice of Preparation and Scoping 

CEQA establishes mechanisms whereby the public and decision makers can be informed about the 
nature of a proposed project and the extent and types of impact that the project and its alternatives 
would have on the environment. Pursuant to Section 15082 of the CEQA Guidelines, the City 
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circulated a Notice of Preparation (NOP) dated November 14, 2014, to interested agencies, 
organizations, and parties, and posted the NOP in the San Diego Union Tribune Newspaper. The 
NOP was also sent to the State Clearinghouse (SCH) at the California Governor’s Office of Planning 
and Research and was submitted to the San Diego County Clerk.  The NOP was also posted at the 
City Hall information kiosk, published on the City’s website homepage and E-Blasted to the 
community. The SCH assigned a state identification number (SCH no. 2014111028) to the Draft 
EIR. The City issued the NOP for public review and comment from November 14, 2014 though 
January 9, 2015 pursuant to California Code of Regulations, Title 14, Section 15082(b).  

The NOP is intended to encourage interagency communication regarding the proposed project so 
that agencies, organizations, and individuals are afforded an opportunity to respond with 
comments and/or questions regarding the scope and content of the EIR. A public scoping 
meeting was duly noticed and held on November 20, 2014, at the City of Solana Beach City 
Council Chambers (635 South Highway 101). The purpose of this meeting was to provide the 
public and governmental agencies with information on the proposed project and the CEQA 
process, and to give attendees an opportunity to identify environmental issues that should be 
considered in the EIR. Attendees were invited to mail, email, or fax their comment letters to the 
City by no later than 5:00 p.m. on January 9, 2015. 

Comments received during the NOP public scoping period were considered during preparation of 
the Draft EIR (DEIR). The NOP and comments on the NOP are included in Appendix A. 
Comment letters were received in response to the NOP and public scoping meeting, which 
covered a variety of topics, including transportation/circulation, population and housing, noise, 
water supply, safety hazards, and recreation. DEIR Appendix A contains the transcript of the 
scoping meeting and comment letters that were received during the NOP public scoping period.  

Based on the scope of the proposed project as described in the NOP, the following issues were 
determined to be potentially significant and are addressed in Chapter 3, Environmental Analysis, 
of the DEIR: 

 Aesthetics 

 Air Quality  

 Biological Resources 

 Cultural Resources 

 Geology and Soils 

 Greenhouse Gas Emissions 

 Hazards and Hazardous Materials 

 Hydrology and Water Quality 

 Land Use and Planning 

 Noise 

 Population and Housing 

 Public Services Utilities and Service 
Systems 

 Recreation 

 Traffic and Circulation 

 Tribal Cultural Resources 
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1.2.2 Public Review of the Draft EIR 

The DEIR was circulated for public review and comment on June 19, 2018, initiating a 45-day 
public review period ending on August 2, 2018, pursuant to CEQA and its implementing 
guidelines. The DEIR and Notice of Completion were distributed to the State Clearinghouse, 
and a Notice of Availability (NOA) was published by the City in the San Diego Union Tribune 
newspaper and copies were posted with the San Diego County Clerks’ office. The DEIR was 
directly mailed to federal, state, and local agencies. Mailings were sent to notify of scoping for 
and publishing of the DEIR to primary stakeholders and to the entire City via an E-Blast. 

During the public review period, copies of the DEIR and appendices were made available for 
public review at City Hall located at 635 South Highway 101, Solana Beach, California, and the 
Solana Beach Library located at 157 Stevens Avenue, Solana Beach, California. The DEIR was 
also available for review on the City’s website at http://www.ci.solana-beach.ca.us/. 

During the public review period, 23 public comment letters on the DEIR were received. 
Additionally, 2 comment letters were received after the close of the public comment period. All 
comment letters received by the City, however, are included in this FEIR and have been formally 
responded to.  All public comment letters and the City’s responses are listed in FEIR Chapter 2, 
Responses to Comments. 

1.3 CONTENTS OF THE FINAL EIR 

This FEIR is prepared pursuant to Sections 15088, 15089, and 15132 of the CEQA Guidelines. The 
FEIR, in compliance with CEQA Guidelines Section 15132, contains the following: 

 Chapter 1: Introduction. This chapter provides a description of the contents and 
organization of the FEIR, a summary of procedural compliance with CEQA, and a brief 
description of the proposed project. 

 Chapter 2: Responses to Comments. This chapter includes a list of persons, organizations, 
and public agencies that provided written comments on the DEIR during, or after, the public 
review period. This chapter also includes a copy of the comments received by the City during 
(and after) the public review process for the DEIR and the City’s responses to these written 
comments. Each comment letter is assigned an identifying name and each comment is 
bracketed and assigned a comment number, which corresponds to a response number.  

 Chapter 3: Errata and Changes to the DEIR. This chapter contains a summary of changes 
made to the DEIR since its publication that are necessary to respond to comments on the 
DEIR or are otherwise needed to correct factual errors or typographic errors. Revisions were 
made to clarify information presented in the DEIR, and only minor technical changes or 
additions have been made. The changes and additions to the DEIR do not raise important 
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new issues related to significant effects on the environment. Such changes are “insignificant,” 
as the term is used in CEQA Guidelines Section 15088.5(b). This chapter describes changes 
that were made and presents textual changes made since public review as signified by 
strikethrough (strikethrough) where text is removed, and by underlined text (underline) where 
text is added for clarification. 

 Chapter 4: Mitigation Monitoring and Reporting Program. A Mitigation Monitoring and 
Reporting Program (MMRP) was prepared in accordance with Section 15097 of the 
CEQA Guidelines. The State CEQA Guidelines require that a mitigation monitoring and 
reporting program be adopted upon certification of an EIR to ensure mitigation measures 
identified in the EIR are implemented. The MMRP is presented in table format and 
identifies mitigation measures for the proposed project, the party responsible for 
implementing the mitigation measures, the timing of implementing the mitigation 
measures, and the entity responsible for monitoring and reporting compliance with each 
mitigation measure. 

 DEIR: Following the FEIR Chapters identified above, the DEIR is provided in its entire 
Public Review Draft form. The DEIR includes all figures and appendices included in the 
Public Review DEIR.  

1.4 PROJECT LOCATION 

The project site encompasses approximately 13.4 acres on three parcels (Assessor’s Parcel 
Numbers 298-260-33, 298-281-10, and 298-164-22). The proposed project is located at 661 to 
781 South Nardo Avenue and 821 Stevens Avenue in the City of Solana Beach in north coastal 
San Diego County, California. 

1.5 PROJECT DESCRIPTION SUMMARY 

The proposed project would involve demolition of the existing apartment development on site 
and construction of an updated apartment complex consisting of 228 new multi-family 
residential units and 32 affordable senior housing units, for a total of 260 new units in 24 
buildings. The proposed project would provide a net increase of 62 residential units.  

Residential buildings would range in height from 2 to 3 stories and would provide a total of 12 
studio apartments, 128 one-bedroom units, and 120 two-bedroom units. The three-story 
affordable senior building would contain all 12 of the studio apartments, 15 of the one-bedroom 
units, and 5 of the two-bedroom units, with the balance of the project comprised of 113 one-
bedroom and 115 two-bedroom units. Additionally, the project would include a small private 
park along South Nardo Avenue to reduce visual effects of the redevelopment project in 
proximity to the existing greenspace/dog park on site.  
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The project site would be broken into three neighborhoods: Bungalow, Valley View, and 
Lifestyle. The existing four entrances to the project site located off South Nardo Avenue would 
be consolidated to two driveways serving the main apartment complex. The first driveway would 
be located along the northwest portion of South Nardo Avenue in approximately the same 
location as the existing driveway in this location. The second driveway would become the main 
driveway located closer to Stevens Avenue along the eastern portion of South Nardo Avenue. 
The senior-affordable building would be served by a third driveway, located off of Stevens 
Avenue in approximately the same location as the existing driveway that currently serves the off-
site units owned by the applicant. The proposed project would replace the existing 311 on-site 
parking spaces and provide 525 on-site parking spaces. There would be 233 garage spaces, a 
minimum of 22 covered spaces, and up to 270 uncovered spaces. Traffic-calming measures 
along South Nardo Avenue would be constructed as part of the proposed project.  

Earthwork for the project would result in 176,000 cubic yards of cut and 22,000 cubic yards of 
fill, with 154,000 cubic yards of export. Exported material is being assessed for suitability for 
use with the City’s Sand Compatibility and Opportunistic Use Program (SCOUP), and any 
material identified as suitable would be placed on the City’s beaches; otherwise, soil export is 
assumed to be transported to the Otay Landfill as the maximum haul distance/impact for the 
purposes of this EIR analysis.  

The proposed project would involve a phased construction plan designed to support partial 
occupancy of the existing buildings on site for the total construction period of approximately 39 
months. The three project neighborhoods, Valley View, Lifestyle, and Bungalow, may be 
constructed over multiple phases. 

The project applicant would be required to enter into a Development Agreement with the City 
requiring the senior apartments to be deed-restricted at specific affordability levels. In conjunction 
with City of Solana Beach Municipal Code and California law, the provision of the affordable 
apartments on site allows the applicant to receive a bonus in the project’s density, allowing additional 
market-rate apartments to also be constructed. 

Solana Beach Municipal Code Section 17.20.050 and California state law allow for the waiver of 
development standards for projects receiving a density bonus. Grading of the site is intended to achieve 
the proposed density and number of units that would allow for the inclusion of 32 affordable housing 
units and related density bonus. The City requires that height standards be measured from the lower of 
existing grade or proposed grade. Therefore, in some areas, fill would be placed below proposed 
buildings, walls, or fences and is included as part of the proposed height calculation.  Development 
standard waivers for the proposed project include building height, wall and fence heights. 
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Response to Comment Letter OP 

Office of Planning and Research 
Scott Morgan 

August 8, 2018 

 

 

 

 

 

OP-1 This comment is included in the FEIR for review and 
consideration by the decision makers prior to a final 
decision on the proposed project. The comment does 
not raise new or additional environmental issues 
concerning the adequacy of the DEIR. No further 
response to this comment is required. 
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Response to Comment Letter SD 

San Diego Association of Governments 
Seth Litchney 
August 1, 2018 

 

 

 

 

SD-1 The City acknowledges the comment. This comment is 
included in the FEIR for review and consideration by the 
decision makers prior to a final decision on the proposed 
project. The comment does not raise new or additional 
environmental issues concerning the adequacy of the 
DEIR. No further response to this comment is required. 

SD-2 As discussed in Section 3.12, Traffic and Circulation, the 
proposed project would be subject to compliance with 
local regulations, including the City’s General Plan, 
the SANDAG’s San Diego Forward plan, and the 
City’s Comprehensive Active Transportation Strategy 
(CATS), and is in proximity to local and regional 
transit infrastructure. Although there are no proposed 
bike lane updates associated with the project, due to 
the limited increase in units over the existing Solana 
Highlands residences (62 additional units), the existing 
bicycle facilities would adequately accommodate the 
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proposed project’s residents. Green/Sustainable 
Design Features are described in Chapter 2, Project 
Description, and include electric vehicle charging 
stations, walking paths, and bike lockers, which are 
generally consistent with the City’s Climate Action 
Plan. Additionally, traffic calming improvements and 
pedestrian safety improvements are included in the 
proposed project, which would improve conditions for 
pedestrian and bicycle use that aligns with the City’s 
CATS program. In response to this comment, the City 
will add a condition of approval to the project for the 
Applicant to add sharrows along the project frontage 
on South Nardo, to further effectuate the CATS 
program. As stated in the DEIR Section 3.12, Traffic 
and Circulation, the proposed project would not result 
in any significant unmitigated traffic impacts. 
Furthermore, as stated in DEIR Section 3.4, 
Greenhouse Gases, the proposed project would not 
result in any significant unmitigated impacts related to 
greenhouse gases (GHG). 

SD-3 The City acknowledges the comment. This comment is 
included in the FEIR for review and consideration by the 
decision makers prior to a final decision on the proposed 
project. The comment does not raise new or additional 
environmental issues concerning the adequacy of the 
DEIR. No further response to this comment is required. 

SD-4 The City acknowledges the comment. This comment is 
included in the FEIR for review and consideration by the 
decision makers prior to a final decision on the proposed 
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project. The comment does not raise new or additional 
environmental issues concerning the adequacy of the 
DEIR. No further response to this comment is required. 
Please also see response to comment SD-2. 
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Response to Comment Letter VB 

Viejas Band of Kumeyaay Indians 
Ray Teran 

June 25, 2018 

 

 

 

 

 

 

VB-1 The City acknowledges the comment. This comment is 
included in the FEIR for review and consideration by the 
decision makers prior to a final decision on the proposed 
project. The comment does not raise new or additional 
environmental issues concerning the adequacy of the 
DEIR. No further response is required. 

VB-2 As indicated in Section 3.5 (pp. 3.5-3 through 3.5-4) of 
the DEIR and Appendix B of Appendix G, Cultural 
Resources Study, the City received a list of local tribal 
entities using a records search with the South Coastal 
Information Center in San Diego. The City contacted 
the tribes provided on this list, including the Viejas 
Band of Kumeyaay Indians (Viejas). Viejas responded 
that the site is of significance to or has ties to Viejas, 
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asked to be kept informed of developments, and 
requested that a Kumeyaay cultural monitor be present 
during excavation activities. In response to Viejas' 
request, mitigation measure CUL-1 was included, 
which states: "Prior to the start of any ground-disturbing 
activity, the project applicant shall retain an 
archaeological monitor and a Native American 
(Kumeyaay) monitor, approved by the City of Solana 
Beach (City), to monitor ground-disturbing activities 
associated with the proposed project, including but not 
limited to grading, excavation, brush clearance, and 
grubbing. The archaeological and Native American 
monitors shall conduct preconstruction cultural 
resources worker sensitivity training to bring awareness 
to personnel of actions to be taken in the event of a 
cultural resources discovery. The duration and timing of 
monitoring shall be determined by the qualified 
archaeologist in consultation with the City" (DEIR page 
3.5-12). With implementation of mitigation measure 
CUL-1, the concern regarding sacred sites of the Viejas 
Tribe is adequately addressed, and Viejas would be 
informed through the arranged monitor. 

VB-3 All applicable state and federal regulations are being 
followed, and per response to comment VB-2, with 
implementation of mitigation measure CUL-2, a 
Native American (Kumeyaay) monitor would be 
present on site during ground-disturbing activities. 

VB-4 The City acknowledges the comment. This comment is 
included in the FEIR for review and consideration by the 
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decision makers prior to a final decision on the proposed 
project. The comment does not raise new or additional 
environmental issues concerning the adequacy of the 
DEIR. No further response to this comment is required. 
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Response to Comment Letter AS 

San Diego Archeological Society 
James Royle Jr. 

July 11, 2018 

 

 

 

 

 

 

AS-1 The City acknowledges the comment. This comment is 
included in the FEIR for review and consideration by the 
decision makers prior to a final decision on the proposed 
project. The comment does not raise new or additional 
environmental issues concerning the adequacy of the 
DEIR. No further response to this comment is required.  

AS-2 The City acknowledges the comment. This comment 
is included in the FEIR for review and consideration 
by the decision makers prior to a final decision on the 
proposed project. The comment does not raise new or 
additional environmental issues concerning the 
adequacy of the DEIR. No further response to this 
comment is required. 
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AS-3 The text in Section 3.5.1 of the DEIR addresses the 
pre-development history of the region. Please see 
response to comment AS-4. The City 
acknowledges the comment. This comment is 
included in the FEIR for review and consideration 
by the decision makers prior to a final decision on 
the proposed project. The comment does not raise 
new or additional environmental issues concerning 
the adequacy of the DEIR. No further response to 
this comment is required.  

AS-4 The City acknowledges the comment. This comment 
is included in the FEIR for review and consideration 
by the decision makers prior to a final decision on the 
proposed project. In response to the comment, the 
following text has been added to Chapter 3 of the 
FEIR, Errata: 

“The area of Solana Beach was originally known as 
Lockwood Mesa and was first settled in 1886 by the 
family of George Jones. The area was used to farm 
grain and lima beans. After the completion of Lake 
Hodges Dam and the creation of the Santa Fe 
Irrigation District in 1918, development in the area 
increased significantly. Agriculture was a mainstay of 
the area at that time. In 1922, Colonel Ed Fletcher, an 
early community leader and developer, purchased 
201 acres at $200 per acre from George Jones to 
develop the town of Solana Beach. Solana Beach 
grew rapidly, paralleling the development of the 
entire county during the 1924–29 period. On March 
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5, 1923, Fletcher filed the original subdivision map 
of Solana Beach. The community has since grown 
from an agricultural community to a developed urban 
area. (City of Solana Beach 2015).” 

AS-5 The City acknowledges the comment. This comment is 
included in the FEIR for review and consideration by the 
decision makers prior to a final decision on the proposed 
project. The comment does not raise new or additional 
environmental issues concerning the adequacy of the 
DEIR. No further response to this comment is required.  
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Response to Comment Letter BDH 

Private Individual 
Bette Hoffman 
August 2, 2018 

 

 

 

 

BDH-1 The City understands that Turfwood Condominiums is 
correct and is predominantly referred to as such in the 
DEIR. This error has been corrected and included in 
the FEIR in Chapter 3, Errata. This revision does not 
change the outcome of any significance determination 
made in the DEIR. No further response to this 
comment is required.  

BDH-2 The topics identified are addressed in DEIR Sections 
3.12, Traffic and Circulation; 3.10, Noise; 3.1, Population 
and Housing; and 3.9, Land Use.  

Regarding the comment’s concern for lack of privacy. 
After the initial NOP was released, the applicant conducted 
further public engagement, including as part of the City’s 
View Assessment process and additional efforts to get 
input into the proposed project design. In response to those 
activities, the applicant made revisions to the proposed 
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project and submitted a revised site plan to the City. The 
revised site plan is the proposed project that is addressed in 
this DEIR. In response to the public's concern for public 
and private views, the applicant decreased the height of the 
project. However, to accommodate for the decrease in 
height, the project would increase grading of the site, 
which could not be feasibly achieved without the removal 
of native trees. However, as stated in Section 3.3, 
Biological Resources, and Section 3.9, Land Use and 
Planning, a Tree Protection Plan shall be completed to the 
satisfaction of the City of Solana Beach. Additionally, 
BIO-1 requires the applicant to ensure maturity and 
viability of the root zone, as outlined in the Tree Protection 
Plan. The Tree Protection Plan shall ensure maturity and 
viability of the root zone of the 5 California sycamore trees 
and 10, 84-inch box coast live oak trees along the southern 
edge of the site. As such, the replacement trees would not 
create an adverse loss in trees, tree size, or health. The 
Landscape Concept Plan depicts that more than half of the 
site (7.5 acres of the 13.4 acres), when developed will 
remain be landscaped or remain as open space. Changes in 
privacy is not considered an environmental impact 
required to be analyzed under CEQA.  

As stated in Section 3.1, Aesthetics, the installation of 
mature (boxed) trees would reduce visual and aesthetic 
effects from the loss of the existing vegetation on site. 
Larger shade trees would include approximately 10 84-
inch box coast live oaks along the southern edge of the site 
and approximately 60 trees that would be a mix of coast 
live oaks, Aleppo pines, and California sycamores, in 24-
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inch boxes throughout the site. Additionally, the exterior 
lighting regulations of the City of Solana Beach Municipal 
Code (SBMC) are intended to minimize light pollution, 
prevent trespassing, and regulate development within dark 
sky areas. 

Additionally, proximity concerns such as light and noise 
are adequately addressed in DEIR Section 3.1, Aesthetics 
and Section 3.10, Noise. The closest distance from the 
proposed buildings to the Bay Meadows Way is 58 feet 
on the west and 126 feet on the east. As stated in the 
DEIR, lighting features would consist of energy-efficient 
lighting that would be shielded and directed downward to 
minimize light trespass onto surrounding properties. 
Additionally, the proposed project would comply SBMC 
regulations related to lighting. As stated in the DEIR 
(page 3.1-65), impacts from new sources of light and 
glare would be less than significant.  

The issue of noise from operation of the proposed 
project is addressed in Section 3.10, Noise, which 
identifies that noise levels from the HVAC units could 
potentially result in exceedance of acceptable noise 
levels and provides mitigation measure NOI-8 to reduce 
impacts to below significant. As stated in Section 
3.10.4, none of the private exterior use areas (patios or 
balconies) or the common outdoor use areas would 
exceed the City’s 65 dB community noise equivalent 
level (CNEL) noise standard. Future-with-project 
building facades and patio and balcony noise exposures 
are predicted to range from 55 dB CNEL to 60 dB 
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CNEL (page 3.10-18). As such, the proposed project, 
including the proposed balconies along the southern 
portion of the site, would not result in a significant 
impact related to the proposed balconies. Increasing the 
project setback is not necessary or warranted.  

BDH-3 Please see response to comment BDH-2. 

BDH-4 As stated in DEIR Section, 3.10, Noise, construction 
activities are permitted by the City's Noise Ordinance 
between the hours of 7:00 a.m. to 7:00 p.m., Monday 
through Friday, and 8:00 a.m. through 7:00 p.m. on 
Saturday. The proposed project would be required to 
comply with the City’s Noise Ordinance. This 
information is also summarized as requirements under 
NOI-2, which is also stated in the Executive Summary 
of the DEIR. These times express the hours during 
which construction can occur, or outside of which 
construction activities cannot occur. As discussed in 
Section 3.2, Air Quality, air quality model inputs are 
intended to approximate overall project averages 
specific to the duration of operations of emission-
generating equipment use, which may occur only 
within the permitted hours. Therefore, for modeling 
and analysis purposes, the analysis generally assumed 
that heavy construction equipment would be operating 
at the site for approximately 8 hours per day, 5 days 
per week (22 days per month) during project 
construction (DEIR pages 3.2-17 and 3.2-18). The air 
quality modeling parameters are inputs used, whereas 
the referenced noise hours are limits prescribed by the 



Response to Comments 
 

Solana Highlands Revitalization Project Final Environmental Impact Report 8607 

October 2018 2-16 

City that cannot be exceeded. The proposed project 
would comply with the City’s Noise Ordinance Limits. 

BDH-5 The City acknowledges the comment. This comment 
is included in the FEIR for review and consideration 
by the decision makers prior to a final decision on the 
proposed project. The comment does not raise new or 
additional environmental issues concerning the 
adequacy of the DEIR. No further response to this 
comment is required.  
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Response to Comment Letter BE 

Private Individual 
Bill Evans 

August 1, 2018 

 

 

BE-1 The project would provide 525 parking spaces, 
which is 30 more spaces than the 495 spaces 
required per the City’s parking standards and 210 
spaces more than exists today (315 spaces). If the 
existing complex were developed today, required 
parking on site would range from 348-396. Each 
proposed one bed unit would have a dedicated 
parking space, and each two bedroom unit would 
have two parking spaces. A Parking Management 
Plan would be included as a Condition of Approval, 
which would manage available parking to meet the 
needs of residents and avoid widespread resident use 
of adjacent street parking. The Parking Management 
Plan would manage available parking to meet the 
needs of residents and avoid widespread resident use 
of adjacent street parking. The Parking Management 
Plan shall allocate spaces depending on the number 
of bedrooms. Storage that impedes the ability to 
park an automobile in the garage is not allowed. 
When the number of automobiles exceed the 
assigned spaces for that unit, additional automobiles 
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listed on the rental agreement would be issued a 
parking permit and have the ability to either:  

1) park in any additional parking spaces available on a 
first-come, first-served basis with a parking permit 
visibly on the vehicle; or 

2) rent an additional assigned parking space, carport, or 
garage if available. 

Additionally, the Parking Management Plan assigned 
garages must be used for car parking, nothing may be 
stored at any time that precludes the use of the assigned 
space for automobile parking. The Parking 
Management Plan would allow garages to be inspected 
periodically. Storage that impedes the ability to park 
an automobile in the garage is not allowed. As such, 
on-site parking limitations would not impact adjacent 
and nearby roadways. 

On-street public parking is available to residents in the 
area, not just those of Solana Highlands. A loss of 
those parking spaces may end up in unintended 
consequences and increase parking in other residential 
areas. As stated in Section 3.12 Traffic and 
Circulation, the proposed project would improve 
vehicular, pedestrian, and bicycle safety by reducing 
the existing four complex driveways down to two. 
Additionally, traffic-calming improvements have been 
included in the proposed project to reduce existing 
safety hazards on site and in the immediate vicinity. 
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BE-2 The comment expresses concern for adequate proposed 
parking. Please see response to comment BE-2.  

BE-3 This comment is included in the FEIR for review and 
consideration by the decision makers prior to a final 
decision on the proposed project. The comment does 
not raise new or additional environmental issues 
concerning the adequacy of the DEIR. No further 
response to this comment is required. 
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Response to Comment Letter BH 

Private Individual 
Bruce Headley 
June 18, 2018 

 

 

 

BH-1 This is not a comment on the scope or adequacy of the 
DEIR but rather a response to a notice regarding the 
story poles installed on site. City staff contacted the 
commenter directly to address their concerns. As 
shown in Figure 2-4 on page 2-13 in Chapter 2, Project 
Description, the proposed project would not include 
construction of any additional off-site roadways. The 
proposed project would not occur on adjacent 
properties, or otherwise result in the loss of any private 
property including that of the commenter. No further 
response to this comment is required. 
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BH-2 Please see response to comment BH-1. 
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Response to Comment Letter CG 

Private Individual 
Candice Goldstein 

July 23, 2018 

 

 

CG-1 The comment expresses concern for housing 
displacement. As stated in EIR Section 3.11, 
Population and Housing (pages 3.11-7 through 3.11-
9), the conclusion that less-than-significant impacts 
would result is based on the fact that the project 
would not displace a substantial number of people, 
relative to the significance threshold. This is because 
the proposed project would result in a net increase in 
the local housing supply (+62 housing units including 
32 senior affordable housing units) over the long 
term. Additionally, Section 3.11, Population and 
Housing, states additional rental apartments are 
available throughout San Diego County. Although, 
there is a low vacancy rate of approximately 3.25% 
(Department of Numbers 2015), there is sufficient 
capacity to accommodate those temporarily displaced 
by the proposed project in the event that the existing 
residents do not move back to the site following 
completion of construction (DEIR page 3.11-9).  

According to the housing agreement with the City, the 
first priority for occupancy of the Affordable Senior 
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Units shall be provided to Eligible Households who 
were displaced from the Property due to development 
of the Project. Second priority shall be provided to 
Eligible Households with a member who is either a 
resident of the City of Solana Beach or employed 
within the City limits. 

The DEIR does not identify permanent displacement 
of residents and discloses the short-term displacement 
appropriately (page 3.11-9), and notes that when 
completed, the project would include a net increase in 
62 units in the City, including 32 dedicated for senior 
affordable housing units. As stated in Section 3.11, 
Population and Housing, the net result of the project is 
an overall increase in available housing units including 
affordable units supporting local, regional, and 
statewide housing goals and affordable housing targets 
consistent with local 2018 Regional Housing Needs 
Allowance (RHNA). Phased construction would allow 
a significant portion of residents to remain as residents 
of Solana Highlands during construction, and relocate 
to new apartments on site without interruption. During 
phases 1 and 2 of construction, 72 of the original 
Solana Highlands homes would remain in operation. 
New apartments in Phase 1 would open prior to the 
demolition of the 72 original apartments that would 
occur in phase 3. Residents would have the option to 
relocate on site on a space available basis. 

Over the past five years, an average of 44% of the 
apartments (87 of the 198 units) have vacated on an 
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annual basis, with a high of 52% turnover in 2014 and 
42% year to date (annualized). Accordingly, the 
remaining 72 apartments are anticipated to meet the 
majority of demand – based on historical move-out 
averages – of residents who wish to remain on the 
property. In addition, to the extent there are current 
residents who wish to remain at Solana Highlands but 
cannot (including if the proposed project is built in a 
single phase, necessitating the relocation of all current 
residents), sufficient housing exists in the North 
County area to accommodate such residents (please 
see response to comment CG-2), so that replacement 
housing would not be required to be built for the 
construction stage. (The project, once complete, would 
increase the supply of apartment units in the area by a 
total of 62 units). As such, the proposed project would 
not have a significant impact on displaced residents.  

Current project residents would have the first opportunity 
to move into the new community when it reopens. The 
City does not regulate rental rates. Under existing 
conditions rental rates can be increased by any private 
property owner according to market conditions of supply 
and demand. The proposed project would not alter this 
existing condition in the future.  

CG-2 The comment expresses concern for affordability under 
the proposed project. The City understands the concern, 
and, as stated in Section 3.11, Population and Housing, 
the net result of the project is an overall increase in 
available housing units including affordable units 
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supporting local, regional, and statewide housing goals 
and affordable housing targets consistent with local 2018 
Regional Housing Needs Allowance.  

CoStar provides a comprehensive survey of apartment 
availability and rental rates. Within the Coastal North 
County market (from Del Mar north to Carlsbad), 
CoStar identified and surveys 16,087 apartment units 
and an additional 1,314 apartments under construction. 
The five-year average vacancy rate is 4.5%, and 
current vacancy rate is 3.9% (626 vacant apartments of 
the 16,087 surveyed). Average reported asking rent 
rates are $1,853 for one-bedroom apartments, and 
$2,343 for two-bedroom apartments, below the current 
asking rent at Solana Highlands of $1,975-$2,080 for 
one-bedrooms, and $2,395-$2,425 for two-bedrooms. 
The 626 vacant apartments within the competitive 
market area provide sufficient alternative housing at 
equivalent or lower rents for residents who relocate 
from Solana Highlands. In addition, current project 
residents would have the first opportunity to move into 
the new community when it reopens.  

As discussed in Chapter 2, Project Description, the 
proposed project would include 32 new affordable senior 
units that would satisfy the affordable housing 
requirements for the project. Pursuant to SBMC Section 
17.70.045, the City Council has the discretion and 
authority to modify affordable housing requirements in 
order to meet the housing needs identified in the General 
Plan. The applicant would seek City Council approval of a 
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modification of the affordable unit mix in order to achieve 
the goal of creating additional affordable senior housing in 
the City.  

The City does not regulate rental rates and under 
existing conditions rental rates can be increased by any 
private property owner, as such the proposed project 
would not alter this condition. 

CG-3 The potential for remodel rather than the proposed 
project is contemplated in DEIR Chapter 4, 
Alternatives, as a possible outcome/scenario under the 
No Project Alternative. Such a renovation would not 
necessarily add any affordable housing units to the 
City, nor achieve most of the basic project goals and 
objectives of the project including sustainability 
features of the provision of internal circulation. 

CG-4 Please see response to comment CG-1 and CG-2. 

CG-5 Traffic flow at the intersection of Stevens Avenue and 
South Nardo Avenue is analyzed in Section 3.12, Traffic 
and Circulation, of the DEIR. As discussed in Section 
3.12, the intersection of Stevens Avenue and South Nardo 
Avenue was identified as a key study intersection for the 
analysis included in the Traffic Impact Analysis (TIA) 
and the Supplemental Traffic Assessment Memorandum 
(appendices M and N to the DEIR). As discussed in 
Section 3.12.4, Impact Analysis, under all the conditions 
analyzed (Existing Plus Project, Near Term 2020, and 
Horizon Year 2035), this intersection would remain at an 
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acceptable level of service (LOS), thus remaining at a 
level below significant. 

CG-6 The DEIR Section 3.12, Traffic and Circulation, 
identifies that all intersections and roadway segments 
would operate acceptably through Horizon Year (2035) 
Conditions, without and with the project. Special 
conditions such as fair and racetrack travel are also 
addressed. The proposed project is not expected to add 
more than 20 peak-hour trips to the on- or off-ramps to 
northbound and southbound Interstate (I-) 5, nor result in 
any significant impacts to the surrounding roadway 
network under Fair Conditions, which are considered the 
most extreme. Analysis including counts during fair and 
racehorse seasons are included in the DEIR (pages 3.12-
8 through 3.12-11, 3.12-23, and 3.12-36). Further, traffic 
counts and analysis are presented for normal peak days, 
including collection of data during the school term (pages 
3.12-6 through 3.12-9 and 3.12-21 through 3.12-40). 
Furthermore, it should be noted that the TIA and Section 
3.12, Traffic and Circulation, address a worst-case 
scenario assuming an addition of 66 residential units, 
which omits the fact that the 4 existing multi-family units 
immediately east of the existing Solana Highlands 
complex would also be absorbed, and as such (and stated 
in Chapter 2, Project Description), the increase in units is 
actually 62 residences. 

As stated in Section 3.12, the traffic study 
demonstrated that under existing, project opening year, 
and horizon year conditions, the intersection of 
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Stevens Avenue and South Nardo Avenue operates at 
acceptable LOS without and with the project. A review 
of collision data from 2010 to 2017 indicates there was 
one collision reported within 200 feet of the 
intersection. This collision was a result of a DUI and 
involved a driver colliding with a series of parked 
vehicles. Traffic counts for typical conditions were 
conducted in January 2014, and additional counts to 
measure special event traffic also occurred in July 
2014 (one day of counts for fair season), August 2014 
(one week plus one additional day for race season), 
November 2014 (one week of daily counts for fall race 
season), and June 2015 (one week of daily counts for 
fair season), as provided in Appendix N to the DEIR. 

The project would not contribute to the commenters 
observed homelessness. 
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Response to Comment Letter DF 

Private Individual 
Dana Flach 

July 31, 2018 

 

 

 

 

DF-1 The proposed project site plan has been substantially 
modified compared to the previously proposed project 
evaluated in 2015 to reduce the heights of the buildings 
across the entire site. The following is a summary of 
changes that were made since 2015: 

 Building pads were dropped across the site from 3 feet 
to 17.5 feet with the exception of buildings 5 and 10.  

 The building pads were dropped because 
additional soil material would be excavated and 
exported from the site. The original proposal called 
for 19,500 cubic yards of export. The revised 
proposal calls for 153,000 cubic yards of export. 
The soil export would be transported to the Otay 
Landfill or to Fletcher Cove in Solana Beach.  

 The secondary driveway off South Nardo Avenue (the 
driveway furthest from Stevens Avenue) has been 
shifted to the east by 114.5 feet, so that two buildings 
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(Buildings 5 and 10) that were on the east side of the 
driveway are now on the west side of the driveway and 
would be slightly higher (12 feet and 11.5 feet, 
respectively) than previously. 

 Building 3 (along South Nardo Avenue) was 
eliminated to create an open space/park area. 

 As a result of the driveway shift and the creation 
of the park area, many of the remaining 
buildings in the two rows along South Nardo 
Avenue north of the new driveway location have 
slightly shifted (primarily Buildings 1, 2, 4, 5, 6, 
7, 9, 10, and 12). 

 Building 25 has been physically detached from the 
rest of the site and now has a dedicated driveway 
off Stevens Avenue using the existing curb cut. 
This building would house a 32-unit senior 
affordable housing community.  

 The two-story carriage unit building in the southeast 
corner of the site has been relocated to the current 
Building 24 and is now three stories.  

 Buildings 18 and 19 are now connected.  

 Buildings 20 and 23 are now connected.  

 Building 24, which was in the southeast corner, 
was relocated to its current location and changed 
to a three-story building.  

 Carriage unit Buildings 14 and 21 have increased 
from two to three stories. 
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 Reduced Building 15 on the southern border of 
the site adjacent to Turfwood Lane from all 
three stories to all two stories. The roofline of 
Building 15 is now approximately 19 feet lower 
than in the original project. 

 Reduced most of Building 16 (and all of that portion 
that runs parallel to the southern border of the site) 
from three stories to two stories. The roofline of 
building 16 along the southern border near 
Turfwood Lane is now approximately 19 feet lower 
than in the original project. 

 Reduced the southern portion of Building 23 (that 
portion that fronts on the southern border of the 
site near Turfwood Lane) from three stories to two 
stories. The roofline of Building 23 along the 
southern border is now approximately 20 feet 
lower than in the original project. 

 Much of the parking along the main driveway has 
been reconfigured to separate it from the flow of 
traffic along the driveway. 

 The change in elevation of the building pads on the 
site has increased from 41.5 feet to 55.5 feet. 

 Building 12 lowered roof slope to reduce overall 
height of building.  

View assessment claims and consideration are 
addressed through the City's View Assessment 
process, which is associated with the required 
Structure Development Permit (SDP) process. A 
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decision regarding the results of the View Assessment 
will be made at the View Assessment Commission 
(VAC) meeting scheduled for October 16, 2018. 
Response here. 

DF-2 References in the DEIR to 9 Key Observation Points 
(KOPs) are in error, and as the commenter points out, 10 
KOPs are presented and simulated, as clearly set out on 
Figure 3.1-7, Key Observation Point Map.  

As stated in Section 3.1 Aesthetics, KOPs from which 
to assess the anticipated visual and aesthetic changes 
the proposed project have been established to reflect 
the various views of the proposed project from 
adjacent public streets and public areas. The CEQA 
analysis, therefore, is focused on public views and 
scenic resources and is distinct from the City’s SDP-
related view assessment process, which is focused on 
private views. The Turfwood Condominiums are 
private residences, located along Bay Meadows Drive, 
a private road. Therefore, a KOP was not analyzed 
under CEQA.  

A decision regarding the results of the View Assessment 
will be made at the VAC meeting scheduled for October 
16, 2018. This decision and comment will be available 
for review and consideration by the decision makers 
prior to a final decision on the proposed project. 
Therefore, the private views from the Turfwood 
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community along Bay Meadows Drive were analyzed 
as part of the analysis provided.  

The City carefully selected KOPs based on those public 
vantages that currently afford views across the project 
site. As stated in Section 3.1, Aesthetics (page 3.1-22), 
views towards the project site from Turfwood 
Condominiums, which are along Bay Meadows Way, are 
privately owned, not public. The City does not consider 
private views under CEQA, rather they are addressed 
through the City of Solana Beach’s View Assessment 
process. Furthermore, despite not being included as a 
public roadway KOP, the project has been redesigned to 
lower both the site elevation and the buildings adjacent to 
Turfwood from 3 stories to 2 stories in direct response to 
concerns raised by Turfwood residents. The DEIR 
analysis is adequate. No further response is required. 

DF-3 The commenter is correct. The southern border of the 
proposed project site is the Turfwood Condominiums; 
any reference to separate four units being at the south of 
the site is incorrect. However, the comment does not 
identify where the error occurs in the DEIR (no page 
reference was provided), and the document consistently 
identifies the area to the south as the Turfwood 
community. To clarify, the four units are located 
adjacent to the eastern portion of the site. The City 
acknowledges the comment. This comment is included 
in the FEIR for review and consideration by the decision 
makers prior to a final decision on the proposed project. 
The comment does not raise new or additional 
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environmental issues concerning the adequacy of the 
DEIR. No further response to this comment is required.  

DF-4 The Turfwood Condominiums and the homes along Bay 
Meadows Way are included as part of the existing 
conditions in the DEIR. CEQA Guidelines Section 15355 
states that a cumulative impact consists of an impact that 
is created as a result of the combination of the past, 
present, and reasonably foreseeable projects evaluated in 
the EIR. Although the Turfwood Condominiums and 
homes along Bay Meadows Way are adjacent to, and 
thus, within 0.25-mile vicinity of the project, the noise 
levels of the Turfwood Condominiums are existing 
operational noises considered in the baseline for the 
cumulative noise analysis. An EIR should not discuss 
impacts which do not result in part from the project 
evaluated in the EIR. As such, Chapter 4, Cumulative 
Effects, states the reasoning behind identifying projects 
that could potentially result in cumulative effects in 
conjunction with the proposed project. As stated in 
Section 4.3.10, Noise, the baseline for assessing 
cumulative noise impacts includes the noise sources 
associated with other projects within 0.25 miles of the 
proposed project that could be constructed and/or 
operated at the same time as the proposed project. As 
such noise levels from Turfwood Condominiums or Bay 
Meadows Way are accounted for in the baseline, to which 
is added the noise generated by the project and noise from 
any other cumulative project not included in the baseline.  
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DF-5 As stated in Chapter 2, Project Description, in Section 
2.5.5, Density Bonus, a Development Agreement 
between the applicant and the City of Solana Beach is 
proposed that would require a percentage of the 
apartments to be deed-restricted at specific 
affordability levels. In conjunction with the SBMC 
Affordable Housing Ordinance, Section 
17.70.025(B)(2) and California Law, the provision of 
the affordable apartments allows the applicant to 
receive a bonus in the project’s density, allowing 
additional market-rate apartments to also be 
constructed. After applying the slope-adjusted density, 
the proposed project’s permitted maximum allowable 
density would be 206.6 units, rounded up under state 
density bonus law to 207 units. As stated in DEIR 
Chapter 2, Section 2.5.6, Proposed Waiver of 
Development Standards, SBMC Section 17.20.050 
and California state law allows for the waiver of 
development standards for projects applying for a 
density bonus. Grading of the site is intended to 
achieve the proposed density and number of units that 
would allow for the inclusion of 32 affordable housing 
units and related density bonus.  

With approval of the Development Agreement, the 
project would require a building height waiver to 
increase the height limit from 30 feet to 47.1 feet. The 
actual buildings would be a maximum of two or three 
stories and up to 38 feet 3 inches in height; however, 
the City measures "height" as the difference between 
the existing or proposed grade and the building height, 
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and is therefore including the grade change in the 
"height" calculation. Grading for the project was 
designed to lower the project site for new pad 
elevations, as shown on Figure 2-9, Preliminary 
Grading Plan. Although this results in taller buildings 
on down-slope or lower elevations because of the way 
height is measured by the City, lowering the building 
pads also lowers the perceived visible height of project 
buildings as viewed from off site. Additionally, there 
are existing three-story buildings in the City including 
those along Stevens Avenue just north of the project 
site. If future projects in the City of Solana Beach 
applied for a height waiver, the applicant would be 
evaluated based on the merits of that application. 

Any affordable housing projects proposed in the future 
that request eligible waivers will be subject to the 
characteristics of those specific sites and will be granted 
pursuant to applicable City and state laws. The project 
qualifies for waivers of development standards as 
supported by state and local laws because the project 
includes affordable housing on site.  
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DF-6 DEIR Section 3.12, Traffic and Circulation, and 
Appendices M and N include analysis of construction 
activity. Traffic impacts were analyzed consistent with 
SANTEC/ITE Traffic Study Guidelines and 
SANDAG’s “(Not So) Brief Guide to Vehicular 
Traffic Generation Rates.” Thresholds of significance 
are based upon the change in average delay at 
intersections and the change in volume to capacity 
(V/C) ratio for roadway segments. As shown in the 
traffic study, the addition of project trips does not 
result in a change of LOS from acceptable to deficient 
at any study intersection or roadway segment.  

Where intersections or roadway segments operate at 
deficient LOS without the project, the addition of 
project trips does not result in a change of delay or 
V/C that exceed acceptable significance thresholds. 
The DEIR (page 3.12-21) expressly states that 
throughout each phase of construction, there would 
be a removal of buildings that would result in a daily 
loss in project-related trips by residents. As the 
buildings are demolished, the lost resident trips 
would be partially replaced by construction trips as 
well as trips from residents as new buildings are 
opened. During construction a maximum of 2,050 
trips would be generated under worst-case 
construction condition (construction and partial 
occupation). This is less than the analyzed trip 
generation of the proposed project once completed 
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(2,080 trips), which was found not to be a significant 
impact (DEIR pages 3.12-22 and 3.12-24). 

As proposed operational conditions would result in 
less-than-significant impacts, the reduced traffic 
generated during construction and partial occupation 
overlapping would result in lesser impacts and 
therefore, would not be significant. As such, 
construction would not result in an increase in traffic 
beyond that evaluated for operations in the DEIR. 

DF-7 The impacts the proposed project would have on traffic 
are addressed in Section 3.12, Traffic and Circulation, 
of the DEIR. The traffic analysis was performed in 
accordance with the SANTEC/ITE Traffic Impact 
Study Guidelines, which states that a study area should 
include all intersections where the proposed project 
would add 50 or more peak hour trips to a single 
approach. Due to the size of the proposed project, the 
increase in residential units does not result in a net 
increase of peak hour trips that exceeds the trip 
threshold at the intersection of Valley 
Avenue/Turfwood Lane. At the request of the City, the 
study does include the Stevens Avenue–Valley 
Avenue/Valley Avenue intersection just north of 
Turfwood Lane where the project is expected to add 
fewer than 20 new vehicle trips during the AM or PM 
peak hour. 

As stated in Section 3.12, to establish the existing 
traffic volumes at the study intersections, intersection 
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movement counts were taken on a typical weekday 
during AM and PM peak periods (DEIR page 3.12-6). 
When the additional ADT from the project are added 
to the existing traffic counted on roadway segments 
and intersections, there was no deterioration in traffic 
LOS during either the AM or PM peak conditions, as 
shown in Tables 3.12-8 and 3.12-9. The existing 
roadway intersections are designed for a greater 
capacity than they are presently handling, as shown in 
Table 3.12-9 under Class and Capacity. As stated in 
the DEIR, specific to vehicle miles traveled (VMT), 
the proposed project would generate the same per unit 
VMT as the existing conditions, approximately 19,760 
VMT per unit (DEIR page 3.12-24). The proposed 
project would result in a net increase in 62 units 
beyond existing conditions. As discussed in Section 
3.12, the intersection of Stevens Avenue and Valley 
Avenue would remain at acceptable LOS with 
implementation of the proposed project. Therefore, no 
significant impacts would occur at this intersection. As 
discussed on page 3.12-24 of this section, although the 
minimal projected increase in traffic on South Nardo 
Avenue due to implementation of the proposed project 
could potentially affect pedestrians within the 
surrounding neighborhoods, traffic-calming 
improvements are included in the project design. 

The DEIR also addresses traffic hazards due to design 
features, and as stated in Section 3.12.4, Impact 
Analysis, no significant impacts would result from the 
proposed project to traffic hazards. Furthermore, traffic 
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calming improvements were included in the project 
design, which would reduce adverse safety conditions 
identified as existing concerns. The traffic calming 
improvements would improve pedestrian, bicycle, and 
vehicular safety in the project area, and would reduce 
effects from the additional residential units. The 
proposed project is not anticipated to substantially 
increase traffic in the project area. The concerns 
expressed reflect existing conditions that would not be 
significantly adversely impacted by the proposed 
project, but rather would be improved with the inclusion 
of the proposed traffic calming improvements (pages 
3.12-37 through 3.12-39). Additional improvements 
and community enhancements, which may revise and/or 
refine the traffic calming improvements, will be 
considered as conditions of approval.   

Additionally, as stated in Appendix M of the DEIR, given 
the existing sidewalks and the marked crosswalk both at 
the Fresca Street/South Nardo Avenue and East Solana 
Circle/South Nardo Avenue intersections, the 
surrounding area is a walkable environment with 
sidewalks and residential users. However, a speed table is 
recommended between East Solana Circle and Nardito 
Lane. The speed table, in conjunction with the other 
traffic-calming devices, would help to reduce traffic 
speeds between Nardito Lane and Fresca Street. An 
existing striped yellow school crosswalk is located on the 
east leg of the South Nardo Avenue/Nardito Lane 
intersection serving the adjacent St. James Catholic 
Church and School. It is recommended this crosswalk be 
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repainted with highlight reflective paint in order to 
improve the visibility of the marked crosswalk. Due to a 
lack of sidewalks on the north side of South Nardo 
Avenue, a marked crosswalk on the speed table is not 
recommended (Appendix M of the DEIR). 

The intersections included Stevens Avenue–Valley 
Avenue/Via de la Valle and Stevens Avenue/Valley 
Avenue, which are located either side of the Turfwood 
driveway, and the roadway segment of Stevens Avenue 
(/Valley Avenue) from South Nardo Avenue to Via de 
la Valle, which runs past the Turfwood driveway. The 
DEIR identified no changes in LOS at those 
intersections or along that roadway segment and no 
significant impact (Section 3.12 pages 3.12-29 through 
3.12-35). At the Stevens Avenue/Valley Avenue 
intersection just north of the Turfwood driveway, the 
project is expected to add fewer than 20 new vehicle 
trips during the AM or PM peak hour. Thereby, it can 
be extrapolated that the impacts to the Turfwood 
driveway would not be significant from the traffic 
generated by the proposed project. Page 60 of the 
Traffic Study provided as Appendix M also describes a 
field assessment of the sight line at Turfwood Lane and 
suggests that restriping Stevens Avenue in advance of 
the Stevens Avenue/Valley Avenue intersection could 
improve the line of sight for vehicles waiting to exit 
Turfwood Lane. These improvements are not used to 
support any conclusions of less than significant for any 
impacts as inferred in the comment. 
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Additionally, Appendix N, Supplemental Traffic 
Impact Analysis, addresses safety concerns from 
Turfwood Lane as follows: “Although the Solana 
Highlands project would not directly affect the access to 
and from the driveway at the Turfwood Community 
[(Turfwood Lane)], a field assessment was conducted to 
determine existing access issues at the Turfwood 
Community Driveway.” The field assessment revealed 
that line-of sight concerns would be resolved through 
restriping Stevens Avenue in advance of the Stevens 
Avene/Valley Avenue intersection could improve the 
line of sight for vehicles waiting to exit Turfwood Lane. 
As shown on Figure 2 of Appendix N, the proposed 
driveways would have stop signs prior to exiting the 
site. In conjunction with the public improvement 
drawings for the new project driveways, a line of sight 
analysis would be conducted prior to construction. A 
clear line of sight would be required to be provided, 
which may result in a modification/restriction to on-
street parking at/near driveway locations, and 
facilitating right-in/right-out access.  

As a community enhancement the City will condition the 
approval to address the concerns associated with existing 
traffic conditions. 

DF-8 The intersection the commenter is referring to is correctly 
identified in the DEIR as Turfwood Lane and Valley 
Avenue. The commenter refers to this intersection as 
Turfwood Lane and Jimmy Durante, likely because Jimmy 
Durante Boulevard turns into Valley Avenue north of Via 
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De La Valle. Therefore, the intersection the commenter is 
referring to is included in the analysis of Section 3.12, 
Traffic and Circulation, and Appendices M and N of the 
EIR. Please see response to comment DF-7. 

The commenter incorrectly states that the intersection 
of Solana Circle and Via De La Valle is analyzed in 
the DEIR, however, it is not included. The East Solana 
Circle and South Nardo Avenue intersection is 
addressed (not the Solana Circle/Via De La Valle 
intersection), because it is close to the development 
and represents the first intersection heading west out 
of the project site. 

DF-9 The City confirmed the traffic analyses were 
representative of existing conditions prior to release of 
the DEIR as no significant changes had occurred in the 
area since the original analyses were conducted.  

The traffic study evaluated existing conditions (2014), 
project opening year conditions (2017), and horizon 
year 2035 conditions. In 2017, a technical 
memorandum was prepared (Appendix N to the DEIR) 
that extended the project opening year from 2017 in 
the original traffic study to 2020. The analysis 
provided in Appendix N is based on the most recent 
cumulative projects list and includes a 2% annual 
growth rate in traffic in the City and region to account 
for new development. 
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DF-10 DEIR Section 3.9, Land Use and Planning, provides 
consistency analysis with the City's General Plan, which 
states that the project site is in proximity to shopping 
centers and cafés, which would allow residents to work 
remotely and not commute. However, the TIA, provided 
in Appendix M, does not assume future tenants would 
work from home. Please see the project trip generation 
(page 9) in Appendix M for details on assumptions for 
vehicle trips, including commute trips. The referenced 
language is not used to determine significance of any 
impacts, but rather reflects the geographic and temporal 
context of the project.  

DF-11 As stated in Section 3.11, Population and Housing, 
the conclusion that less-than-significant impacts 
would result is based on the fact that the project 
would not displace a substantial number of people, 
relative to the significance threshold. This is because 
the proposed project would result in a net increase in 
the local housing supply (+62 housing units include 
32 senior affordable housing units) over the long 
term. The DEIR does not assert no displacement of 
residents and discloses the displacement 
appropriately (page 3.11-9).  

In conjunction with the issuance of tax-exempt bonds 
for the property in June 1995, 39 of the apartments 
were restricted to qualified Very Low Income tenants. 
Those restrictions expired June 27, 2010. Qualified 
residents whose incomes remain below 140% of Area 
Median Income may continue to reside in the project 
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at affordable rents until June 27, 2025, or until owner 
pays relocation assistance and benefits to the qualified 
tenants as provided in Section 7264(b) of the 
California Government Code.  

Currently 13 qualified Very Low Income tenants 
continue to occupy Solana Highlands. Those who meet 
the age qualifications of the new senior housing would 
have the opportunity to continue their residency in the 
new affordable housing units. Seven of the existing 
households are expected to meet the age qualification 
and could remain in housing at Solana Highlands at 
below-market rents. 

The remaining six affordable households would 
receive relocation benefits under Section 7264(b) of 
the California Government Code. And once the project 
is complete, there would be 32 affordable units, an 
increase of 17 affordable units over the existing supply 
at the site. Accordingly the proposed project would not 
displace substantial numbers of residents of affordable 
units and there is no significant impact on population 
and housing.  

As stated in Section 3.11, Population and Housing, the 
net result of the project is an increase in available 
housing units. Therefore, the commenter's concerns 
are addressed in the DEIR. Please also see responses 
to comments CG-1 and CG-2. 



Response to Comments 
 

Solana Highlands Revitalization Project Final Environmental Impact Report 8607 

October 2018 2-46 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

DF-12 As part of the Geotechnical Report (Appendix H), a 
field investigation was performed on August 12 and 
13, 2014. The field investigation consisted of drilling 
16 exploratory borings to depths of up to 31 feet. As 
shown in Figure 2 of Appendix H, there were six 
borings drilled along the southern portion of the 
project site, which is the location about which the 
commenter has expressed concerns. The soil 
conditions encountered in the borings were examined 
and logged in accordance with American Society for 
Testing and Materials (ASTM). For those six borings 
drilled along the southern edge of the site, old terrace 
deposits were encountered that were identified as 
medium dense to very dense. Based on laboratory test 
results, the old terrace deposits possess low expansion 
and low compressibility characteristics and is suitable 
for support of additional fill and structural loading. 
DEIR Appendix H, Geotechnical Report, identifies the 
existing soil and geologic conditions of that area of the 
site as previously placed fill; as such, the existing 25% 
slope is not naturally occurring. As stated in Section 
3.1, Aesthetics, the project site does not contain areas 
that are located within the Hillside Overlay Zone 
(HOZ) (DEIR page 3.1-53). Section 3.6 incorrectly 
states on page 3.6-10 that a portion of the project site 
is subject to the HOZ. This correction is included in 
Chapter 3, Errata, of the FEIR. 

As stated in DEIR Appendix H, as part of the 
recommended grading specifications, drainage of 
surface water shall be controlled to avoid damage to 
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adjoining properties or to finished work on the project 
site. The contractor shall take remedial measures to 
prevent erosion of freshly graded areas until such 
time as permanent drainage and erosion control 
features have been installed. Areas subjected to 
erosion or sedimentation shall be properly prepared 
in accordance with the specifications prior to placing 
additional fill or structures. Prior to grading, a 
geotechnical consultant shall show substantial 
conformance with the Geotechnical Report and these 
specifications. These recommended grading 
specifications shall be used in conjunction with the 
Geotechnical Report as a part of the earthwork and 
grading specifications. Therefore, the proposed 
project would not adversely affect the stability of the 
southern border of the site. 

An Updated Slope Stability Analysis is included in the 
FEIR as Attachment 2. The Updated Slope Stability 
Analysis was added for informational purposed to 
provide further information regarding the slope 
stability along the southern boundary under the 
proposed project conditions. The DEIR Section 3.6 
Geology and Soils evaluates the stability of the site 
conditions and summarizes the Geotechnical Report 
prepared for the project. The original Geotechnical 
Report (Appendix H of the DEIR) was prepared in 
August 2014 and analyzes the Originally Proposed 
Project (also known as Alternative 6). Because the 
Originally Proposed Project was proposed on a greater 
slope than the proposed project due to the absence of 
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major grading, the August 2014 Geotechnical Report 
is still applicable to the proposed project. However, in 
response to comments received regarding the concern 
for the southern boundary’s slope stability, an Updated 
Slope Stability Analysis has been provided to 
supplement the 2014 Geotechnical Report. As 
discussed in the Updated Slope Stability Analysis, the 
proposed development does not adversely impact the 
existing slope condition because the proposed building 
at the top of the slope is set back approximately 35 feet 
from that portion of the slope. The City has considered 
the Updated Slope Stability Analysis, which draws the 
same conclusion as the August 2014 Geotechnical 
Report, and does not change the conclusions of the 
DEIR regarding an environmental effect or severity of 
effect, or result in a new mitigation measure or 
consideration of a new alternative. As a result, the City 
does not consider the Updated Slope Stability Analysis 
to represent significant new information, rather it 
further supports and clarifies the information 
contained in the DEIR. The DEIR analysis is 
sufficient, and no further analysis is needed. 

DF-13 Runoff from the site is addressed in DEIR Section 3.8, 
Hydrology and Water Quality, and Appendices J 
(Preliminary Hydrology Report) and K (Water Quality 
Technical Report), address water quality, hydrology, 
and drainage. The surface drainage would be directed 
away from the top of slopes into swales or other 
controlled drainage devices, and roof and pavement 
drainage would be directed into conduits that carry 
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runoff away from proposed structures. The proposed 
runoff would be conveyed to the Hydromodification 
Management Plan biofiltration basins which would 
provide pollutant control treatment, hydromodification 
flow control, and detention of the 100-year storm event 
peak discharge to ensure that it does not exceed the 
existing condition.  

As stated in Section 3.8.4, Impact Analysis, and 
Appendices J (Preliminary Hydrology Report) and K 
(Water Quality Technical Report), "While there would 
be an increased potential for water quality impacts 
during construction, the proposed project would be 
required to comply with all stormwater discharge and 
urban runoff requirements established in the City’s 
[Standard Urban Stormwater Mitigation Plan] SUSMP 
and other relevant guidance documents prior to issuance 
of grading permits. Implementation of these 
requirements would include but is not limited to: the 
inclusion of [low impact development] LID features that 
conserve natural features, set development back from 
natural water bodies, minimize imperviousness, 
maximize infiltration, and retain and slow runoff; 
implementation of source control [best management 
practices] BMPs; and compliance with requirements for 
construction-phase controls of sediment and other 
pollutants, including the preparation of an erosion 
control plan and installation of construction BMPs" 
(DEIR pages 3.8-15 and 3.8-16). The implementation of 
site-design BMPs (i.e., bioretention basins/flow through 
planters and landscape design would be connected 
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hydrologically to the on-site storm drain system via 
edge inlets) would minimize runoff from directly 
connected impervious surfaces and would promote 
infiltration of surface runoff. In addition to bioretention 
basins, existing City regulations require high priority 
residential projects (such as the proposed project) to 
comply with designated minimum BMPs, including the 
installation and maintenance of erosion control, LID 
street and road design, LID landscaping design, and 
minimizing erosion from slopes. Please refer to Figure 
3.8-3 Proposed Condition Hydrology Map, for the 
location of the proposed bioretention BMP areas.  

The proposed project would not create or contribute 
runoff water that would exceed the capacity of existing 
or planned stormwater drainage systems and would 
reduce sources of polluted runoff compared to that 
which currently exists on site. 

As identified in Section 3.6, Geology and Soils (pages 
3.6-11 through 3.6-12), and Section 3.8, Hydrology 
and Water Quality (pages 3.8-19 through 3.8-20), the 
proposed project would be required to implement 
BMPs during construction and LID and design BMPs 
as part of the permanent development to avoid erosion 
in accordance with the City’s NPDES and MS4 
drainage system requirements. The updated 
requirements for erosion control would result in 
improved conditions and reduced erosion potential 
compared to existing conditions, reflective of the older 
regulations in effect at the time the existing 
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development was constructed. Permanent operations 
would include LID bioretention and detention basis 
that would not increase the peak 100-year storm event 
peak discharge rate, and would improve the proposed 
condition runoff and provide additional pollutant 
control treatment (DEIR page 3.8-21).  

As discussed in the Updated Slope Stability Analysis 
(Attachment 2 of the FEIR), the proposed development 
does not adversely impact the existing slope condition 
because the proposed building at the top of the slope is 
set back approximately 35 feet from that portion of the 
slope. The City has considered the Updated Slope 
Stability Analysis, which draws the same conclusion 
as the August 2014 Geotechnical Report, and does not 
change the conclusions of the DEIR regarding an 
environmental effect or severity of effect, or result in a 
new mitigation measure or consideration of a new 
alternative. The DEIR analysis is sufficient, and no 
further analysis is needed. 

DF-14 As discussed in Chapter 1, Introduction, the public has 
historically been very involved in progression of the 
proposed project. After the initial Notice of Preparation 
(NOP) was released, the applicant conducted further 
public engagement, including as part of the City’s View 
Assessment process and additional efforts to get input 
into the proposed project design. In response to those 
activities, the applicant made revisions to the proposed 
project and submitted a revised site plan to the City.  
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The revised site plan is the proposed project that is 
addressed in the DEIR. In response to the public's 
concern for public and private views, the applicant 
decreased the height of the project. However, to 
accommodate for the decrease in height, the project 
would increase grading of the site, which could not be 
feasibly achieved without the removal of native trees. It 
would therefore be infeasible to achieve the affordable 
housing objective, while accommodating the public’s 
concern for private views and avoiding tree removal. 
Therefore, it is infeasible to avoid native tree removal, 
while accommodating the public’s concern for private 
views. As stated in DEIR Section 3.1, Aesthetics, the 
project would, however, include the installation of mature 
(boxed) trees to reduce visual and aesthetic effects from 
the loss of the existing vegetation on site. 

The trees on site were all planted in approximately 1970s, 
when the site was graded to accommodate the current 
development on site, making them approximately 40 
years old and not, technically speaking, part of an old-
growth forest such as coast redwoods of giant sequoias 
that are hundreds of years old.  

As stated in Section 3.3, Biological Resources, and 
Section 3.9, Land Use and Planning, a Tree Protection 
Plan shall be completed to the satisfaction of the City 
of Solana Beach. Additionally, mitigation measure 
BIO-1 requires the applicant to ensure maturity and 
viability of the root zone, as outlined in the Tree 
Protection Plan. The Tree Protection Plan shall ensure 
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maturity and viability of the root zone of the 5 
California sycamore trees and 10, 84-inch box coast 
live oak trees along the southern edge of the site. 
Additionally, BIO-1 imposes a 5-year monitoring and 
reporting period to insure the health of replacement 
trees and a requirement for replacement of any trees 
that fail to survive, as outlined in the Tree Protection 
Plan. As such, the replacement trees would not create 
an adverse loss in trees, tree size, or health. As 
discussed in Section 3.3, Biological Resources, per 
Solana Beach Land Use Plan (LUP) Policy 3.52, the 
proposed project must replace native trees on a 1:1 
ratio. With implementation of BIO-1 and BIO-2 the 
proposed project would not conflict with the LUP.  

The DEIR also includes Figure 2-6, Proposed 
Landscape Concept Plan, which provides detail on the 
type, location, and size of vegetation that would be 
planted on site as part of the proposed project. The 
Landscape Concept Plan depicts that more than half of 
the site (7.5 acres of the 13.4 acres), when developed 
would remain landscaped or as open space. As such, the 
proposed project would not have a significant adverse 
effect on the existing visual character and quality of the 
surrounding neighborhood. The comment expresses 
concern for decrease in visual character as a result of 
tree removal.  

DF-15 The comment asks what if the replacement trees do not 
take root. Please see response to comment DF-14. 
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DF-16 The trees on site were all planted in approximately 1970s, 
when the site was graded to accommodate the current 
development on site, making them approximately 40 
years old and not, technically speaking, part of an old-
growth forest such as coast redwoods of giant sequoias 
that are hundreds of years old. 

The design considerations identified do not address the 
adequacy of the DEIR. A range of reasonable alternatives 
to the proposed project was evaluated in the DEIR. 
Reducing the size including ceiling height of many, if not 
all, units or reducing the square footage of the leasing 
center, reducing the number of units, or maintaining the 
current footprint would be considered as an alternative if 
it would significantly reduce the number of trees 
removed. However, as discussed in Chapter 1, 
Introduction, the public has historically been very 
involved in progression of the proposed project. After the 
initial NOP was released, the applicant conducted further 
public engagement, including as part of the City’s View 
Assessment process and additional efforts to get input 
into the proposed project design. In response to those 
activities, the applicant made revisions to the proposed 
project and submitted a revised site plan to the City.  

The revised site plan is the proposed project that is 
addressed in this DEIR. In response to the public's 
concern for public and private views, the applicant 
decreased the height of the project. However, to 
accommodate for the decrease in height, the project 
would increase grading of the site, which could not be 
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feasibly achieved without the removal of native trees. It 
would therefore be infeasible to achieve the affordable 
housing objective, while accommodating the public’s 
concern for private views and avoiding tree removal. 
Therefore, it is infeasible to reduce the size of the units, 
while accommodating the public’s concern for private 
views, and avoiding tree removal. Therefore, tree 
removal is unavoidable, and reducing the size of units 
would not avoid or reduce a significant impact. 

As discussed in Chapter 6, Alternatives, reducing the 
proposed density was considered in response to 
community concerns associated with the number of 
units proposed to be developed on site. A developer, 
however, may acquire the right to develop at a specific 
density under California law (Government Code 
Section 65915) and SBMC Section 17.20.050(D)) in 
exchange for an agreement to construct affordable 
housing units on site. The applicant has agreed to 
construct 32 affordable units as a part of the project. As 
a result, the applicant has a right to develop up to 263 
units on site, beyond the 260 units it has proposed, under 
state law and the SBMC. Because the City may not 
legally require a reduced number of units, and the 
applicant is permitted to construct above the 260 units 
proposed, a reduced density alternative is not a feasible 
alternative. Furthermore, this alternative would not meet 
most of the project objectives and would be speculative.  

As discussed in the Updated Slope Stability Analysis 
(Attachment 2 of the FEIR), the proposed development 
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does not adversely impact the existing slope condition 
because the proposed building at the top of the slope is set 
back approximately 35 feet from that portion of the slope. 
Therefore, moving the setback is not necessary or 
warranted, nor would it avoid or reduce a significant 
project impact. 

DF-17 The comment expresses concern for additional noise and 
light from the proposed project. The issue of noise from 
operation of the proposed project is addressed in Section 
3.10, Noise, noise associated with the operation of the 
proposed project would be less than significant with the 
exception of that generated by the HVAC systems, which 
would be reduced to less-than-significant levels through 
mitigation measure NOI-8 (DEIR page 3.10-25). 
Mitigation measure NOI-8 would require the project to 
either install sound barriers or require that the HVAC 
units installed for the project do not exceed a sound 
pressure level of 45 A-weighted decibels (dBA) at a 
distance of 25 feet, on or off site. This would ensure 
operational impacts would remain below significant 
levels (DEIR page 3.10-25 and 3.10-26). DEIR Section 
3.10, Noise, indicates that the HVAC units for the 
residences would be located at ground level, adjacent to 
the buildings. The noise from specific behaviors of 
groups or individuals is sporadic, unpredictable, 
analytically speculative, and falls under the auspices of 
the City's enforcement of existing noise regulations for 
nuisance noise that applies to all residences within the 
City, present and future.  
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Appendix L, Noise Measurements and Calculations, 
provides noise measurements and modeling calculations 
which guided the analysis included in the DEIR. In Section 
3.10, Noise, mitigation measures NOI-1 through NOI-7 
are used in conjunction to reduce levels below significant. 
To quantify these measures, as stated in Section 3.10.6, the 
effectiveness of NOI-1 through NOI-7 would vary from 
several dBs, which in general is a relatively small change, 
to 10 or more dBs, which would be perceived as a 
substantial change, depending on the specific equipment 
and the original condition of that equipment, the specific 
locations of the noise sources and the receivers, and other 
factors. Installation of a noise barrier, for example, would 
vary in effectiveness depending upon the degree to which 
the line of sight between the source and receiver is broken, 
and typically ranges from 5 dB to 10 dB. Installation of 
more effective silencers could range from several dBs to 
well over 10 dBs. Reduction of idling equipment could 
reduce overall noise levels from barely any reduction to 
several dBs. The mitigation measures also include the 
performance criteria and include monitoring, inspection, 
and complaint response program to ensure that levels do 
not exceed those stated. 

This issue of light is addressed in DEIR Section 3.1, 
Aesthetics. The closest distance from the proposed 
buildings to the Bay Meadows Way is 58 feet from the 
west and 126 feet from the east. The proposed project 
would comply with SBMC regulations related to night-
time and outdoor lighting. Impacts from new sources of 
light and glare would be less than significant and no 
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mitigation is required (page 3.1-65). As stated in Section 
3.1, Aesthetics, of the DEIR, lighting features would 
consist of energy-efficient lighting that would be 
shielded and directed downward to minimize light 
spillover onto surrounding properties including the 
Turfwood Condominiums.  

DF-18 Please see response to comment DF-16.  

DF-19 The design considerations identified do not address the 
adequacy of the DEIR. A range of reasonable alternatives 
to the proposed project was included in the DEIR; lease 
see response to comment DF-16. The comment expresses 
concern for a lack of privacy; please see response to 
comment BDH-2. The comment also expresses concern 
for additional noise and light from the proposed project; 
please see response to comment DF-17.  

DF-20 Please refer to response to comment DF-16 regarding 
Alternatives and the suggested design considerations. 
As discussed in the Updated Slope Stability Analysis 
(Attachment 2 of the FEIR), the proposed development 
does not adversely impact the existing slope condition 
because the proposed building at the top of the slope is 
set back approximately 35 feet from that portion of the 
slope. The closest distance from the proposed buildings 
to the Turfwood residences is 58 feet from the west and 
146 feet from the west. The City has considered the 
Updated Slope Stability Analysis, which draws the 
same conclusion as the August 2014 Geotechnical 
Report and does not change the conclusions of the DEIR 
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regarding an environmental effect or severity of effect, 
or result in a new mitigation measure or consideration 
of a new alternative. The DEIR analysis is sufficient, 
and no further analysis is needed. 

DF-21 The design considerations identified do not address the 
adequacy of the DEIR, nor would they lessen one or more 
of the identified potentially significant environmental 
impacts. The purpose of an alternatives analysis per 
CEQA is to identify alternatives that reduce 
environmental impacts while attaining most of the basic 
project objectives. The design modifications proposed by 
the commenter are site specific private view concerns of 
the commenter which are not within the purview of 
CEQA consideration by the City. The City of Solana 
Beach View Assessment process addresses private view 
concerns. Please see response to cooment DF-16. 

 

 

 

 

 

 



Response to Comments 
 

Solana Highlands Revitalization Project Final Environmental Impact Report 8607 

October 2018 2-60 

 

 

 

 

 

 

 

 

 

 

 

 

DF-22 This is not a comment on the adequacy of the DEIR. 
Rather, this is comment on the proposed project design 
and objectives. 

To clarify, the project as proposed is a site 
revitalization project, not a Solana Beach citywide 
revitalization effort. 

The proposed project's impact on visual character is 
addressed in DEIR Section 3.1, Aesthetics, and 
impacts in the context of adopted planning and land 
use documents that include policies reflective of 
community character are addressed in Section 3.9, 
Land Use and Planning (Table 3.9-1, pages 3.9-20 
through 3.9-55). As evaluated in these DEIR sections, 
the proposed project would not result in significant 
adverse impacts to visual character or conflict with 
adopted planning policies, plans, and regulations with 
the adoption of mitigation measures to address impacts 
to loss of mature trees (mitigation measure BIO-1) and 
noise (mitigation measures NOI-1 through NOI-8). 
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Response to Comment Letter EL 

Private Individual 
Emily Lindley 

August 1, 2018 

EL-1 The City acknowledges the comment. This comment 
is included in the FEIR for review and consideration 
by the decision makers prior to a final decision on the 
proposed project. The comment does not raise new or 
additional environmental issues concerning the 
adequacy of the DEIR. No further response to this 
comment is required.  

EL-2 View assessment claims and consideration are addressed 
through the City's View Assessment process which is 
associated with the required SDP process. A decision 
regarding the results of the View Assessment will be 
made at the VAC meeting scheduled for October 16, 
2018. This decision and comment will be available for 
review and consideration by the decision makers prior to 
a final decision on the proposed project. The comment 
does not raise new or additional environmental issues 
concerning the adequacy of the DEIR. No further 
response to this comment is required. 

EL-3 References in the DEIR to 9 KOPs are in error, and 
as the commenter points out, 10 KOPs are presented 
and simulated, as clearly set out on Figure 3.1-7, 
Key Observation Point Map. Please also see 
response to comment DF-2.  
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EL-4 The commenter is correct: the southern border of the 
proposed project site is the Turfwood Condominiums; 
any reference to separate four units is incorrect. 
However, the comment does not identify where the 
error occurs, and the document consistently identifies 
the area to the south as the Turfwood community.  

EL-5 The comment identifies that the EIR erroneously refers 
to the Turfwood Condominiums as Turfwood 
Apartments. Please see response to comment BDH-1. 

EL-6 The comment expresses concern for the cumulative 
effects of noise. Please see response to comment DF-4. 

EL-7 The comment expressed concern for the proposed 
building heights. Please see response to comment DF-5. 

EL-8 The comment expresses concern for the proposed project’s 
effect on traffic during construction and operation. Please 
see responses to comments DF-6 and DF-7. 
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EL-9 The comment expresses concern regarding the 
intersections evaluated in the DEIR and TIA. Please 
see response to comment DF-8 

EL-10 The DEIR, Section 3.9, Land Use and Planning, provides 
consistency analysis with the City's General Plan, which 
states that the project site is within proximity to shopping 
centers and cafés, which would allow residents to work 
remotely and not commute. However, the TIA, provided 
in Appendix M, does not assume future tenants would 
work from home. Please see project Trip Generation 
(page 9) in Appendix M for detail on assumptions for 
vehicle trips including commute trips. The referenced 
language is not used to determine significance of any 
impacts; rather, it simply reflects the geographic and 
temporal context of the project. Please also see response 
to comment DF-11. 

EL-11 The comment expresses concern for erosion and 
stability of the bluff along the southern boundary. 
Please see response to comment DF-12. Additionally, 
the comment expresses concern for the effects of 
runoff from the proposed project. Please see response 
to comment DF-13.  

EL-12 The comment expresses concern for decrease in 
visual character as a result of tree removal. Please 
see responses to comments DF-14 and DF-16. 

EL-13 The comment expresses concern for additional noise 
and from the proposed project. Please see response to 
comment DF-17.  
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EL-14 The comment provides design suggestions and concern 
regarding the slopes adjacent to the project site. Please see 
responses to comments DF-14 and DF-16. 

EL-15 The City acknowledges the comment. This comment 
is included in the FEIR for review and consideration 
by the decision makers prior to a final decision on the 
proposed project. The comment does not raise new or 
additional environmental issues concerning the 
adequacy of the DEIR. No further response to this 
comment is required. 
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Response to Comment Letter GL 

Private Individual 
Gary and Sherry Lynes 

July 17, 2018 

 

GL-1 The City acknowledges the comment. A landscape 
concept plan has been prepared and was include in the 
DEIR as Figure 2-6 on page 2-19, Chapter 2, Project 
Description. This comment is included in the FEIR for 
review and consideration by the decision makers prior 
to a final decision on the proposed project. No further 
response is required. Please see response to comment 
DF-14. 

GL-2 The comment expresses concern for decrease in visual 
character as a result of tree removal. Please see 
responses to comments DF-14 and DF-16. 

GL-3 Impacts associated with air quality including dust are 
addressed in Section 3.2, Air Quality, of the DEIR, and 
impacts associated with noise are addressed in Section 
3.10, Noise. As discussed in Section 3.2, Air Quality, 
the proposed project is subject to San Diego Air 
Pollution Control District (SDAPCD) Rule 55, 
Fugitive Dust Control. This rule requires that the 
project take steps to restrict visible emissions of 
fugitive dust beyond the property line. Compliance 
with Rule 55 would limit fugitive dust (PM10 and 
PM2.5) that may be generated during grading and 
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construction activities. Best management practice 
(BMP) AQ-1 identifies practices by which fugitive 
dust generated by construction activities are kept to a 
minimum (DEIR page3.2-32).  

Additionally, as stated in Section 3.10, Noise, to 
control construction noise levels to a level consistent 
with the City’s Noise Ordinance, construction 
mitigation measures NOI-1 through NOI-7 shall be 
implemented (DEIR page 3.10-17). This comment is 
included in the FEIR for review and consideration by 
the decision makers prior to a final decision on the 
proposed project. The comment does not raise new or 
additional environmental issues concerning the 
adequacy of the DEIR. No further response to this 
comment is required. 

GL-4 The comment expresses their concern for proposed 
building heights. Please see response to comment DF-5. 

GL-5 As discussed in Chapter 1, Introduction, after the initial 
NOP was released, the applicant conducted further 
public engagement, including that required by the 
City’s View Assessment process, to get input into the 
proposed project design. In response to those activities, 
the applicant made revisions to the proposed project 
and submitted a revised site plan to the City, which 
included a decrease in the height of the project. 
However, to accommodate the decrease in height, the 
project would increase grading of the site by lowering 
the pad elevation of most of the buildings on the site. 
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As stated in Chapter 2, Project Description, retaining 
walls are proposed to facilitate the lowering of the 
existing grade to the proposed pad elevations primarily 
along South Nardo Avenue at the most northwestern 
corner of the project site.  

The waiver requests a maximum of up to 15 feet to 
accommodate areas just beyond the building 
footprints of Buildings 9, 10, 11, 12, 13, 15 and 16. 
These buildings incorporate a 15 foot-tall internal 
retaining wall to create a split level building. A 
retaining wall matching that height is proposed to 
extend out enough to create pedestrian access to the 
sides of the building at both the upper and lower 
levels. The majority of retaining walls are internal to 
the site and partially screened by proposed buildings 
and landscaping, not visible from key observation 
points or from surrounding property to the south.  

The increased height in retaining walls is necessary to 
accommodate the proposed site elevation drop in 
relation to adjacent grade elevations. As stated in 
Chapter 2, Project Description, retaining walls are 
proposed to facilitate the lowering of the existing 
grade by up to 17.5 feet to the proposed pad 
elevations primarily along South Nardo Avenue at the 
most northwestern corner of the project site. To soften 
the effect of the wall height, the longest wall would 
be broken into three segments and staggered to allow 
planting at each level. The majority of retaining walls 
are internal to the site and partially screened by 



Response to Comments 
 

Solana Highlands Revitalization Project Final Environmental Impact Report 8607 

October 2018 2-68 

proposed buildings and landscaping, not visible from 
KOPs or from surrounding property to the south. 

The wall height waiver request is undertaken 
consistent with the City and state regulations, and 
as identified in Table 3.9-3, is necessary to 
accommodate the reshaping of the project site (pad 
elevation reduction) as the slopes and grade 
changes and avoidance of private view effects has 
resulted in the configuration proposed, 
necessitating taller walls to accommodate lower 
building pads requested by community 
stakeholders to avoid potential view impacts. By 
facilitating the lowering of existing grade, 
implementation of retaining walls support the 
project objective of providing a system of internal 
and interconnected paths. The retaining walls also 
assist the project in meeting the City’s 
requirements of useable open space, because they 
allow for greater usable surface area. Additional 
design constraints that lead to additional retaining 
wall height include the project objective of creating 
a system of internal and interconnected paths 
within the property that are compliant with 
Americans with Disabilities Act (ADA) 
regulations, the City of Solana Beach requirement 
for usable open space, the provision of 32 
affordable senior (density bonus) units on site, and 
the desire to significantly increase on-site parking 
and to place vehicles within enclosed garages. 
Accomplishing these zoning requirements and 
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project objectives necessitates internal retaining 
walls to achieve the project and meet existing grade 
at the property boundaries.  

The majority of retaining walls are internal to the site 
and partially screened by proposed buildings and 
landscaping, not visible from key observation points or 
from surrounding property to the south. The DEIR 
includes Figure 2-6, Proposed Landscape Concept Plan, 
which identifies the intended landscaping associated 
with the project, locations of trees, and species. (See also 
responses to comments DF-14 and DF-16.) To soften 
the effect of the wall height, the longest wall would be 
broken into three segments and staggered to allow 
planting at each level. By facilitating the lowering of 
existing grade, implementation of retaining walls 
support the project objective of providing a system of 
internal and interconnected paths. The retaining walls 
would be screened with plants as part of the Landscape 
Plan included as Figure 2-6, Proposed Landscape 
Concept Plan. Please refer to Figure 2-6 for tree sizes 
along the retaining wall sites. No further response to this 
comment is required. 

GL-6 This comment expresses concern regarding views form 
Turfwood Condominiums; please see response to 
comment DF-2.  
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GL-7 The comment expresses concern for slope stability on 
the southern boundary of the project site. Please see 
response to comment DF-12. 

GL-8 This comment expresses concern for adequate proposed 
parking. Please see response to comment BE-1.  

GL-9 This issue is addressed in DEIR Section 3.14, Public 
Services. As stated in Section 3.14.4, Impact Analysis, 
with the net addition of approximately 147 residents/62 
units to the current development, the anticipated 
number of students generated by the proposed project 
would be 12 middle and high school students and 13 
elementary school students. As outlined in Section 
3.14.2, the proposed project would be subject to SB 50 
school financing and mitigation requirements to offset 
any indirect impacts to students generated by new 
residents with school-age children who relocate to the 
school districts. Additionally, the proposed project 
would be required to pay all applicable school impact 
fees as set forth by the Solana Beach and San Dieguito 
School Districts. Because of the existing availability 
within the serving school districts, including schools 
that are currently under capacity, as well as the project 
applicant’s requirement to pay all associated school 
impact fees, the project would not require the 
construction of new school facilities, and impacts 
would be less than significant (DEIR page 3.14-31). 

GL-10 As discussed in Section 3.11, Population and Housing, 
the construction and revitalization of existing facilities 
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would have the potential to attract more people and 
increase the population in the area due to the additional 62 
units. However, the construction and revitalization of 
Solana Highlands is intended to update the existing site 
and accommodate affordable senior housing within the 
City. The addition of 147 people to the City would not 
exceed local population projections and is not considered 
a substantial increase. Furthermore, this increase in 
people as a result of the proposed project is a conservative 
number, as the 32 new affordable senior units are likely to 
house fewer than 2.36 persons per household (DEIR 
pages 3.11-6 and 3.11-7). 

GL-11 The City acknowledges the comment. This comment is 
included in the FEIR for review and consideration by the 
decision makers prior to a final decision on the proposed 
project. The comment does not raise new or additional 
environmental issues concerning the adequacy of the 
DEIR. No further response is required. 
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Response to Comment Letter GL2 

Private Individual 
Gary and Sherry Lynes 2 

July 31, 2018 

GL2-1 The City acknowledges the comment, which is an 
overview of the contents of the letter. This 
comment is included in the FEIR for review and 
consideration by the decision makers prior to a 
final decision on the proposed project. The 
comment does not raise new or additional 
environmental issues concerning the adequacy of 
the DEIR. No further response is required. 

GL2-2 The comment expresses visual concern from Bay 
Meadows Way of the proposed project. Please see 
response to comment DF-2. 

GL2-3 The comment expresses concern for erosion and 
stability of the bluff along the southern boundary. 
Please see response to comment DF-12. 

GL2-4 The comment expresses concern for slope stability on 
the southern boundary of the project site. Please see 
response to comment DF-12. 

GL2-5 The comment identifies that the EIR erroneously 
refers to the Turfwood Condominiums as 
Turfwood Apartments. Please see response to 
comment BDH-1. 
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GL2-6 This comment expresses concern regarding light 
from the proposed project; please see response to 
comment BDH-2. 

GL2-7 DEIR Section 3.10, Noise, identifies Bay Meadows 
Way as a noise measurement and study location. 
Please see responses to comments BDH-2, BDH-4, 
and DF-17. 

GL2-8 As discussed in Section 3.1, Aesthetics (page 3.1-65), 
of the DEIR, although the proposed solar panels have 
the potential for glare during sunlight hours, solar 
panels are generally designed to absorb light, not 
reflect it, and typically generate glare only at acute 
angles. Further, solar panels would be located on 
southerly facing rooftops, which would minimize the 
potential for glare to nearby views and would not 
result in glare that would be experienced from any 
roads, including Bay Meadows Way as it is at a lower 
elevation relative to the proposed project. 

GL2-9 The comment expresses concern for decrease in 
visual character as a result of tree removal. Please see 
response to comment DF-14. 

GL2-10 The comment expresses concern for the height of 
the proposed retaining walls. See response to 
comment GL-5. 
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GL2-11 The existing topography of the site requires internal 
changes in elevation to address differences in existing 
grade of over 110 feet across the site. As a result of the 
extensive public input process, the applicant is 
proposing cut along the south edge of the property to 
reduce the perceived height of buildings facing the 
south boundary. Additional constraints affecting the 
site design include the project objective of creating a 
system of internal and interconnected paths within the 
property that are compliant with ADA regulations, the 
City of Solana Beach requirement for usable open 
space, the provision of 32 affordable senior (density 
bonus) units on site, and the desire to significantly 
increase on-site parking and to place vehicles within 
enclosed garages.  

The proposed project achieves objectives stated in 
Chapter 2, Project Description, page 2-2, which targets 
reducing driveways and maximizing on-site circulation. 
This is best achieved through the grading proposed that 
allows for more even elevations within the site. 

An Updated Slope Stability Analysis is included in 
the FEIR as Attachment 2. The Updated Slope 
Stability Analysis was added for informational 
purposes to provide further information regarding 
the slope stability along the southern boundary 
under the proposed project conditions. The original 
Geotechnical Report (Appendix H) was prepared in 
August 2014 and analyzes the Originally Proposed 
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Project (also known as Alternative 6). Because the 
Originally Proposed Project was proposed on a 
greater slope than the proposed project due to the 
absence of major grading, the August 2014 
Geotechnical Report is still applicable to the 
proposed project. However, in response to 
comments received regarding the concern for the 
southern boundary’s slope stability, an Updated 
Slope Stability Analysis has been provided to 
supplement the 2014 Geotechnical Report. As 
discussed in the Updated Slope Stability Analysis, 
the proposed development does not adversely 
impact the existing slope condition because the 
proposed building at the top of the slope is set back 
approximately 35 feet from that portion of the slope. 
The City has considered the Updated Slope Stability 
Analysis, which draws the same conclusion as the 
August 2014 Geotechnical Report, and does not 
change the conclusions of the DEIR regarding an 
environmental effect or severity of effect, or result 
in a new mitigation measure or consideration of a 
new alternative. As a result, the City does not 
consider the Updated Slope Stability Analysis to 
represent significant new information. Rather it 
further supports and clarifies the information 
contained in the DEIR. 

GL2-12 The proposed project site is not located on a 
prominent ridge line. The top of the slope referred 
to by the reader is on private property and is 
internal to the proposed project adjacent to the 
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Turfwood Condominiums. The closest distance 
from the proposed buildings to the Turfwood 
residences is 58 feet from the west and 146 feet 
from the east. The project's impacts on scenic vistas 
and resources were analyzed in the DEIR (see 
Section 3.1.4, pages 3.1-55 through 3.1-56). As 
discussed in this section, the proposed project site 
is not within nor adjacent to an identified view 
corridor within the City, and views from and 
immediately surrounding the project site are not 
designated scenic vistas or scenic resources. 

GL2-13 The comment expresses concern for noise from 
proposed HVAC systems. Please see response to 
comment DF-17. 

GL2-14 This comment expresses a perceived inconsistency 
between the hours of construction identified in the Noise 
and Air Quality sections of the DEIR; please see 
response to comment BDH-4 

GL2-15 As described in DEIR Section 3.8.4, Hydrology and 
Water Quality, page 3.8-16, bioretention basins/flow 
through planters and landscape design would be 
connected hydrologically to the on-site storm drain 
system via edge inlets and in conformance to the 
City's requirements. Therefore, the new drainage 
system would include components that are both 
below grade and those that area located at grade. 
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GL2-16 Reclaimed water for landscaping would be used via 
connecting to the existing reclaimed water supply “purple 
pipe” system located beneath Stevens Avenue, which 
delivers water under pressure. No additional reclaimed 
water pumps or tanks are required or proposed. 

GL2-17 The comment expresses concern for the proposed 
project’s effect on traffic. Please see response to 
comment DF-7. 

GL2-18 The comment expresses concern for proposed building 
heights. Please see response to comment DF-5. 

GL2-19 The comment expresses concern for precedent of a 
height waiver. See responses to comments DF-5 and 
GL-5. 

GL2-20 The City acknowledges the comment. This comment 
is included in the FEIR for review and consideration 
by the decision makers prior to a final decision on the 
proposed project. The comment does not raise new or 
additional environmental issues concerning the 
adequacy of the DEIR. No further response to this 
comment is required.  
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Response to Comment Letter GW 

Private Individual 
Gayle and Mark Wells 

August 2, 2018 

 

 

 

GW-1 The City acknowledges the comment. This comment 
is included in the FEIR for review and consideration 
by the decision makers prior to a final decision on the 
proposed project. The comment does not raise new or 
additional environmental issues concerning the 
adequacy of the DEIR. No further response to this 
comment is required. 

GW-2 The comment addresses traffic and air quality, which 
received extensive analysis in Sections 3.12, Traffic 
and Circulation, and 3.2, Air Quality of the DEIR. No 
significant impacts have been identified associated 
with the proposed project to Traffic and Circulation or 
Air Quality. The comment expresses concern for 
adequate proposed parking. Please see response to 
comment BE-1. 

GW-3 The comment expresses concern for adequate proposed 
parking. Please see response to comment BE-1. 
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GW-4 The existing conditions for South Nardo Avenue include 
street sweeping on the fourth Tuesday of every month 
prior to 7:00 a.m., with a soft enforcement plan in place.  

Please contact the City's Public Works Department on 
how to request routine street sweeping. Section 3.8, 
Hydrology and Water Quality, of the DEIR addresses 
impacts to water quality resulting from the proposed 
project. Changes to on street public parking are City 
controlled and not within the remit of the proposed 
project. Bioretention basins would be constructed to 
ensure that pollutants in surface runoff are removed and 
would address runoff volumes and velocities anticipated 
during operation of the proposed project. Implementation 
of the recommendations in Section 6.10 of the 
geotechnical investigation would be made a condition of 
approval if the project is approved. The implementation 
of site-design BMPs (i.e., bioretention basins/flow 
through planters and landscape design would be 
connected hydrologically to the on-site storm drain 
system via edge inlets) would minimize runoff from 
directly connected impervious surfaces and would 
promote infiltration of surface runoff. As such, water 
quality impacts would be reduced to less-than-significant 
levels with implementation of these measures. The 
proposed project would not be required to implement off-
site mitigation for water quality impacts.  

GW-5 The comment expresses concern for adequate proposed 
parking. Please see response to comment BE-1. 



Response to Comments 
 

Solana Highlands Revitalization Project Final Environmental Impact Report 8607 

October 2018 2-80 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

GW-6 As shown in Figure 3.12-2, traffic calming 
improvements are included in the project design. See 
pages 3.12-37 through 3.12-39 for specific details on the 
traffic calming improvements. As stated in Appendix M 
of the DEIR, given the existing sidewalks and the 
marked crosswalk both at the Fresca Street/South Nardo 
Avenue and East Solana Circle/South Nardo Avenue 
intersections, the surrounding area is a walkable 
environment with sidewalks and residential users. 
However, a speed table is recommended between East 
Solana Circle and Nardito Lane. The speed table, in 
conjunction with the other traffic-calming devices, will 
help to reduce traffic speeds between Nardito Lane and 
Fresca Street. An existing striped yellow school 
crosswalk is located on the east leg of the South Nardo 
Avenue/Nardito Lane intersection serving the adjacent 
St. James Catholic Church and School. It is 
recommended this crosswalk be repainted with 
highlight reflective paint in order to improve the 
visibility of the marked crosswalk. Due to a lack of 
sidewalks on the north side of South Nardo Avenue, a 
marked crosswalk on the speed table is not 
recommended (Appendix M of the DEIR). Although the 
particular traffic-calming measure the commenter is 
requesting is not in the DEIR, other measures are to be 
implemented along South Nardo Avenue to reduce 
speeds for safety purposes.  

GW-7 As stated in Section 3.12, Traffic and Circulation, there are 
no proposed bike lane updates associated with the project 
due to the limited increase in units over the existing Solana 
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Highlands residences (62 additional units); the existing 
bicycle facilities would adequately accommodate the 
proposed project’s residents. As stated in Appendix M, the 
proposed project is not expected to substantially increase 
the biking, walking, or transit demand to a level where it 
could not be accommodated by existing or planned 
facilities, nor is the project anticipated to conflict with any 
local or regional policies related to bicycle, pedestrian, or 
transit activity. As such, the project would not conflict with 
public transit, bicycles, or pedestrian facilities, and would 
not decrease the performance or safety of these facilities. 
Please also see response to comment SD-2 regarding 
CATS implementation. 

GW-8 This comment expresses concern regarding the effects of 
on-street parking along nearby streets on street sweeping 
activities. Please see response to comment GW-4. 

GW-9 As stated in Section 3.12, Traffic and Circulation, no 
significant impacts are anticipated as a result of the 
proposed project; therefore no mitigation measures are 
required. As such, the City is not required to restrict 
parking on South Nardo Avenue. However, 
implementation of traffic calming improvements identified 
in Section 3.12 would reduce speeds on South Nardo 
Avenue. Additionally, in conjunction with the public 
improvement drawings for the new project driveways, a 
line of sight analysis would be conducted prior to 
construction. A clear line of sight would be required to be 



Response to Comments 
 

Solana Highlands Revitalization Project Final Environmental Impact Report 8607 

October 2018 2-82 

 

 

 

 

 

 

 
 

provided, which may result in a modification/restriction to 
on-street parking at/near driveway locations. 

GW-10 The comment expresses the opinion that affordable 
housing cannot be built west of I-5. Please see 
responses to comments CG-2 and DF-11 for context 
regarding the proposed project and affordable housing. 
This comment is included in the FEIR for review and 
consideration by the decision makers prior to a final 
decision on the proposed project. The comment does 
not raise new or additional environmental issues 
concerning the adequacy of the DEIR. No further 
response to this comment is required. 

GW-11 The comment expresses concern for the adequacy of 
the proposed parking; please see response to comment 
BE-1. The comment also expresses concern for public 
safety on the nearby roadways; please see response to 
comment DF-7. 
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Response to Comment Letter JB 

Private Individual 
Joe and Emily Behrmann 

August 2, 2018 

 

JB-1 The City acknowledges the comment. This comment 
is included in the FEIR for review and consideration 
by the decision makers prior to a final decision on the 
proposed project. The comment does not raise new or 
additional environmental issues concerning the 
adequacy of the DEIR. No further response to this 
comment is required. 

JB-2 As discussed in Chapter 1, Introduction, after the 
initial NOP was released, the applicant conducted 
further public engagement, including the City’s View 
Assessment process to get input into the proposed 
project design. In response to those activities, the 
applicant made revisions to the proposed project and 
submitted a revised site plan to the City, which 
included a decrease in the height of the project. 
However, to accommodate the decrease in height, the 
project would increase grading of the site by lowering 
the pad elevation of the site. Please also see responses 
to comments BDH-2, DF-14, and DF-16.  

JB-3 The comment expresses concern for slope stability; 
please see response to comment DF-12.  
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JB-4 The comment expresses concern for traffic under 
proposed project conditions. Please see responses to 
comments BE-1, CG-6, and DF-7.  

JB-5 As stated in Section 3.10.4, none of the private exterior 
use areas (patios or balconies) or the common outdoor use 
areas would exceed the City’s 65 dB community noise 
equivalent level (CNEL) noise standard. Future-with-
project building facades and patio and balcony noise 
exposures are predicted to range from 55 dB CNEL to 60 
dB CNEL (page 3.10-18). As such, the proposed project, 
including the proposed balconies along the southern 
portion of the site, would not result in a significant impact 
related to the proposed balconies. Increasing the project 
setback is not necessary or warranted. 

JB-6 Please refer to Section 2.5.3 of the Project Description, 
Landscape Concept Plan; Section 3.3, Biological 
Resources; and Figure 2-6, Landscape Concept Plan, 
for the types of landscaping used on the south side of 
the community.  

As discussed in Section 3.1, Aesthetics, the size of the 
retaining walls would be up to 18.5 feet on an incline to 
create a split-level building. Two types of retaining walls 
are proposed: masonry walls and plantable keystone walls. 
All walls would be screened with plants (or planted, in the 
case of the keystone walls) as part of the Landscape 
Concept Plan. Visible portions of retaining walls would 
range in height from 3 to 16.25 feet (18.5 feet for staggered 
walls on an incline) from existing and proposed grades. 
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Plantable keystone walls would range from 2 to 7 feet in 
height. Figure 3.1-5 depicts proposed wall construction for 
the different phases and wall elevation. Additionally, the 
project applicant seeks a waiver that would apply outside 
the building setbacks (interior of property) to allow a 
maximum of 25 feet, to consist of a 6-foot-tall fence on top 
of 19 feet of fill (page 3.1-4). 

JB-7 As discussed in Chapter 6, Alternatives, the Single Phase 
Construction Alternative – Alternative 7 would result in 
the same type and extent of development as the proposed 
project, but construction would be completed within a 
single phase of approximately 24 months rather than the 
3-phase, 39-month construction period of the proposed 
project. This alternative is intended to substantially 
reduce the potentially significant impacts of the proposed 
project due to construction noise and the period of 
exposure to environmental effects on air quality, noise, 
and traffic within the surrounding neighborhood by 
limiting the duration of the construction period. The City 
believes the DEIR has complied with the CEQA 
Guidelines requirement of providing a reasonable range 
of alternatives that would be feasibly attainable. 

JB-8 The City acknowledges the comment. This comment is 
included in the FEIR for review and consideration by the 
decision makers prior to a final decision on the proposed 
project. The comment does not raise new or additional 
environmental issues concerning the adequacy of the 
DEIR. No further response to this comment is required. 
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Response to Comment Letter JV 

Private Individual 
Johanna Visuri 
August 1, 2018 

JV-1 The City acknowledges the comment. This comment is 
included in the FEIR for review and consideration by the 
decision makers prior to a final decision on the proposed 
project. The comment does not raise new or additional 
environmental issues concerning the adequacy of the 
DEIR. No further response to this comment is required.  

JV-2 The comment expresses visual concern from the Turfwood 
Condominiums of the proposed project. Please see 
response to comment DF-2. 

JV-3 The comment expresses concern for erosion and 
stability of the bluff along the southern boundary. 
Please see response to comment DF-12. Additionally, 
the comment expresses concern for the effects of 
runoff from the proposed project. Please see response 
to comment DF-13. 

JV-4 The comment expresses concern for the cumulative 
effects of noise. Please see response to comment DF-4. 

JV-5 The comment identifies that the DEIR erroneously 
refers to the Turfwood Condominiums as Turfwood 
Apartments. Please see response to comment BDH-1. 
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JV-6 The comment expresses concern for the proposed 
project’s effect on traffic. Please see responses to 
comments BE-1, CG-5 and DF-7. 

JV-7 The comment expresses concern for decrease in visual 
character as a result of tree removal. Please see responses 
to comments DF-14 and DF-16. 

JV-8 The comment expresses concern for privacy and 
property value. Please see response to comment BHD-
2. The intent of CEQA is to protect the environment as 
a whole, not individual parcels. As such, CEQA does 
not require evaluation of the fiscal effects on property 
values. This comment is included in the FEIR for 
review and consideration by the decision makers prior 
to a final decision on the proposed project. No further 
response to this comment is required. 

JV-9 The comment expresses concern for additional noise 
and from the proposed project. Please see response to 
comment DF-17. 

JV-10 The comment expresses concern for noise from 
proposed HVAC systems. Please see response to 
comment DF-17. 

JV-11 As discussed in Section 3.1, Aesthetics (page 3.1-65), 
of the DEIR, although the proposed solar panels have 
the potential for glare during sunlight hours, solar 
panels are generally designed to absorb light, not 
reflect it, and typically generate glare only at acute 
angles. Further, solar panels would be located on 
southerly facing rooftops, which would minimize the 
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potential for glare to nearby views and would not result 
in glare that would be experienced from any roads, 
including Bay Meadows Way as it is at a lower 
elevation relative to the proposed project. Impacts from 
new sources of light and glare would be less than 
significant and no mitigation is required (page 3.1-65).  

JV-12 This comment expresses a perceived inconsistency 
between the hours of construction identified in the Noise 
and Air Quality sections of the DEIR; please see 
response to comment BDH-4. 

JV-13 The City acknowledges the comment. This comment 
is included in the FEIR for review and consideration 
by the decision makers prior to a final decision on the 
proposed project. The comment does not raise new or 
additional environmental issues concerning the 
adequacy of the DEIR. No further response to this 
comment is required. 
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Response to Comment Letter JW 

Private Individual 
John Wilson III 
August 1, 2018 

JW-1 As discussed in Section 3.1, Aesthetics of the DEIR, 
views from KOP 9, which overlooks the current dog 
park area from South Nardo Avenue, would be neither 
enhanced nor substantially degraded (DEIR page 3.1-
63). View assessment claims and consideration are 
addressed through the City's View Assessment 
process, which is associated with the required SDP 
process. A decision regarding the results of the View 
Assessment will be made at the VAC meeting 
scheduled for October 16, 2018. This decision along 
with this comment will be made available for review 
and consideration by the decision makers prior to a 
final decision on the proposed project.  

JW-2 The comment does not identify any specific 
environmental issue or relate to the adequacy of the 
DEIR, therefore, no further response is possible. The 
City acknowledges the comment. This comment is 
included in the FEIR for review and consideration by 
the decision makers prior to a final decision on the 
proposed project. The comment does not raise new or 
additional environmental issues concerning the 
adequacy of the DEIR. No further response to this 
comment is required. 



Response to Comments 
 

Solana Highlands Revitalization Project Final Environmental Impact Report 8607 

October 2018 2-90 

JW-3 The comment expresses concern regarding the project 
density bonus application. Please see response to 
comment DF-5. The comment also expresses concern 
for adequate proposed parking; please see response to 
comment BE-1. 

JW-4 The comment expresses concern for the project’s 
density bonus application and the effect on public 
safety on nearby roadways. Please see responses to 
comments CG-5, DF-5, and DF-7.  

JW-5 The comment expresses concern for adequate proposed 
parking. Please see response to comment BE-1. 

JW-6 The comment expresses concern for adequate proposed 
parking. Please see response to comment BE-1. 

JW-7 The comment expresses concern for adequate proposed 
parking. Please see response to comment BE-1. 

JW-8 The comment expresses concern for public safety on 
nearby roadways. Please see response to comment 
DF-7 and GW-6.  
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JW-9 As stated in Appendix M, given the existing 
sidewalks and the marked crosswalk both at the 
Fresca Street/South Nardo Avenue and East Solana 
Circle/South Nardo Avenue intersections, the 
surrounding area is a walkable environment with 
sidewalks and residential users. Sidewalks or 
pedestrian paths are provided throughout allowing 
for improved connections throughout the site, 
including to the clubhouse and residences. In 
addition, the project includes bike racks spread 
throughout the project. Therefore, the project’s 
impacts to bicycle, pedestrian, and transit facilities 
are considered less than significant (Appendix M). 
Please see response to comment SD-2 for CATS 
implementation. As stated in Section 3.12.4, "The 
project would include sidewalks and pedestrian 
paths throughout the project site to allow for 
improved connections to surrounding 
neighborhoods and sidewalks. However, it is not 
anticipated that implementation of the project 
would substantially increase use of pedestrian, 
bicyclist, or transit facilities, to a level where it 
could not be accommodated by existing or planned 
facilities. Although the minimal projected increase 
in traffic on South Nardo Avenue due to 
implementation of the proposed project could 
potentially affect pedestrians within the 
surrounding neighborhoods, traffic calming 
improvements are included in the project design" 
(DEIR page 3.12-24) 
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JW-10 This comment expresses concern regarding the effects of 
on-street parking along nearby streets on street sweeping 
activities. Please see response to comment GW-4. 

JW-11 The comment expresses concern for the project’s 
density bonus application and the effect on public 
safety on nearby roadways. Please see responses to 
comments CG-5, CG-6, DF-7, and GW-6 and DF-8.  

JW-12 The comment also expresses concern for adequate 
proposed parking; please see response to comment BE-1. 

JW-13 The comment also expresses concern for adequate 
proposed parking; please see response to comment BE-1. 

JW-14 This comment expresses concern regarding the effects of 
on-street parking along nearby streets on street sweeping 
activities. Please see response to comment GW-4. 

JW-15 The comment reiterates a previous statement. Please 
refer to response to comment JW-9. 

JW-16 The comment reiterates a previous statement. Please 
refer to responses to comments JW-3 and JW-4. 
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Response to Comment Letter MF 

Private Individual 
Molly Fleming 
August 2, 2018 

 

MF-1 The City acknowledges the comment. This comment 
is included in the FEIR for review and consideration 
by the decision makers prior to a final decision on the 
proposed project. The comment does not raise new or 
additional environmental issues concerning the 
adequacy of the DEIR. No further response to this 
comment is required.  

MF-2 The comment expresses concern for the project’s 
density’s effect of traffic and parking. Please see 
responses to comments BE-1, CG-6, and DF-7 for 
a response regarding these issues. 

MF-3 The comment expresses concern for adequate proposed 
parking. Please see response to comment BE-1. 

MF-4 As stated in Section 3.12, Traffic and Circulation, 
"To ensure pedestrian and bicyclist safety in the 
project area and the compatibility of the project with 
the surrounding residential community, the project 
design includes several traffic-calming measures" 
(DEIR page 3.12-37). Traffic-calming measures are 
design features that act as safety mechanisms to slow 
traffic on roadway segments where traffic speeds are 
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a potential hazard. Traffic-calming improvements 
were developed to ensure pedestrian and bicyclist 
safety in the project area and the compatibility of the 
project with the surrounding residential community; 
therefore, they apply to the roadways and 
intersections in the immediate vicinity. Additionally, 
please see response to comment DF-7. 

MF-5 The comment expresses visual concern from Bay 
Meadows Way of the proposed project. Please see 
response to comment DF-2. This letter included 
numerous attachments that may have exceeded the 
reasonable mailbox or server file size settings. The DEIR 
analysis is adequate. No further response to this comment 
is required. 

MF-6 The comment expresses concern for erosion and 
stability of the bluff along the southern boundary. 
Please see responses to comments DF-12 and DF-13.  

MF-7 Please This comment expresses concern regarding the 
landscaping along the slope to Bay Meadows Way; see 
response to comment JB-6.  

MF-8 This comment expresses concern regarding the duration 
of construction; please see response to comment JB-7. 

MF-9 The comment expresses concern for affordable units 
under the proposed project. Please see responses to 
comments CG-1, CG-2, and DF-11. 
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MF-10 The City acknowledges the comment. This comment 
is included in the FEIR for review and consideration 
by the decision makers prior to a final decision on the 
proposed project. The comment does not raise new or 
additional environmental issues concerning the 
adequacy of the DEIR. No further response to this 
comment is required. 

 

 



Response to Comments 
 

Solana Highlands Revitalization Project Final Environmental Impact Report 8607 

October 2018 2-96 

 
 

Response to Comment Letter MW 

Private Individual 
Mitch Williams 
July 31, 2018 

 

 

MW-1 This is an introductory comment and is included in 
the FEIR for review and consideration by the decision 
makers prior to a final decision on the proposed 
project. The comment does not raise new or 
additional environmental issues concerning the 
adequacy of the DEIR. No further response to this 
comment is required.  

MW-2 The comment expresses concern for the project’s 
request for a density bonus. Please refer to response to 
comment DF-5.  

Additionally, the comment expresses concern for 
traffic, noise pollution, dust in result of the proposed 
project construction duration. The DEIR discloses the 
timeline and impacts associated with the topics 
identified in the comment: Section 3.2, Air Quality, 
addresses pollution, dust, and health risk affects during 
construction; Section 3.10, Noise, addresses 
construction noise; and Section 3.12, Traffic and 
Circulation, addresses construction traffic. Chapter 6, 
Alternatives, includes Alternative 7 - Single Phase 
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Construction, which addresses an expedited 
construction duration of 24 months. It should be noted 
that the issues identified by the commenter associated 
with construction of the project for traffic from an 
environmental perspective are not necessarily reduced 
through the shortening of the time frame as they are 
related to daily intensity levels (traffic during peak 
hours, dust in pounds per day, daily noise level 
standards, etc.). 

MW-3 The comment expresses concern with the project’s 
density; please see response to commentDF-5. 

Additionally, the proposed project's impact on visual 
character is addressed in DEIR Section 3.1, 
Aesthetics, and impacts in the context of adopted 
planning and land use documents that include policies 
reflective of community character are addressed in 
Section 3.9, Land Use and Planning (Table 3.9-1, 
pages 3.9-20 through 3.9-55). As evaluated in these 
DEIR sections, the proposed project would not result 
in significant adverse impacts to visual character or 
conflict with adopted planning policies, plans, and 
regulations with the adoption of mitigation measures 
to address impacts to loss of mature trees (mitigation 
measure BIO-1) and noise (mitigation measures NOI-
1 through NOI-8). 

MW-4 The City acknowledges the comment. This comment 
is included in the FEIR for review and consideration 
by the decision makers prior to a final decision on the 
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proposed project. The comment does not raise new or 
additional environmental issues concerning the 
adequacy of the DEIR. No further response to this 
comment is required. 

MW-5 The commenter is correct, the originally approved 
project is included in the DEIR as an alternative 
(Alternative 6). The City acknowledges the comment. 
This comment is included in the FEIR for review and 
consideration by the decision makers prior to a final 
decision on the proposed project. The comment does 
not raise new or additional environmental issues 
concerning the adequacy of the DEIR. No further 
response to this comment is required. 

MW-6 The City acknowledges the comment. This comment is 
included in the FEIR for review and consideration by the 
decision makers prior to a final decision on the proposed 
project. The comment does not raise new or additional 
environmental issues concerning the adequacy of the 
DEIR. No further response to this comment is required. 
Please see response to comment DF-16. 

MW-7 The City acknowledges the comment. This comment is 
included in the FEIR for review and consideration by the 
decision makers prior to a final decision on the proposed 
project. The comment does not raise new or additional 
environmental issues concerning the adequacy of the 
DEIR. No further response to this comment is required. 
Please see response to comment DF-5. 
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MW-8 The City acknowledges the comment. This comment 
is included in the FEIR for review and consideration 
by the decision makers prior to a final decision on 
the proposed project. The comment does not raise 
new or additional environmental issues concerning 
the adequacy of the DEIR. No further response to 
this comment is required. Please see response to 
comment DF-5. 

MW-9 As discussed in Section 3.12, Traffic and 
Circulation, the additional residential units as a 
result of the proposed project would not result in a 
significant impact related to traffic, specifically, 
during peak traffic times. The commenter is 
incorrect regarding traffic counts. Traffic counts for 
typical conditions were conducted in January 2014, 
and additional counts to measure special event 
traffic also occurred in July 2014 (one day of counts 
for fair season), August 2014 (one week plus one 
additional day for race season), November 2014 
(one week of daily counts for fall race season), and 
June 2015 (one week of daily counts for fair season). 
Please see response to comment CG-6. 
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MW-10 The comment expresses concern for decrease in visual 
character as a result of tree removal. Please see 
response to comment DF-14. 

MW-11 The comment expresses concern for decrease in visual 
character as a result of tree removal. Please see 
response to comment DF-14. 

MW-12 The comment expresses concern for privacy along the 
south and west perimeters of the proposed project. 
Please see response to comment BDH-2. 

MW-13 As stated in Section 3.9, Land Use and Planning, the 
revised grading throughout the project would result in 
an increase in useable open space over existing 
conditions, as well as open up views across the site and 
of the horizon. Furthermore as evaluated in Section 
3.15, Recreation, the proposed project includes 
approximately 1.49 acres (65,434 square feet) of 
usable open space on site and recreational facilities 
such as a pool and clubhouse (see Figure 2-8, Open 
Space Plan). This surpasses the allotted open space 
requirement required under the SBMC of 250 square 
feet per unit. As shown in Table 2-1 of the Project 
Description, the proposed project would result in 
20,105 additional square feet of useable open space, 
compared to the existing conditions. As stated in 
Section 3.15, Recreation (page 3.15-6), the proposed 
project provides more recreational open space than 
required by the City’s General Plan and LUP. 
Furthermore, due to the minimal population increase 
and on-site useable open space and recreation areas, 
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any increase in the use of existing neighborhood parks 
is not expected to result in substantial deterioration or 
adverse effects to the existing parks. 

MW-14 View assessment claims and consideration are 
addressed through the City's View Assessment 
process, which is associated with the required SDP 
process. Please see response to comment DF-2. 
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Response to Comment Letter NS 

Private Individual 
Nancy Stern 
July 31, 2018 

 

 

NS-1 The comment identifies that the DEIR erroneously 
refers to the Turfwood Condominiums as Turfwood 
Apartments. Please see response to comment BDH-1. 

NS-2 The comment expresses view concerns from the 
Turfwood Condominiums of the proposed project. 
Please see response to comment DF-2.  

NS-3 The comment expresses concern for erosion and 
stability of the bluff along the southern boundary. 
Please see response to comment DF-12. Additionally, 
the comment expresses concern for the effects of 
runoff from the proposed project. Please see response 
to comment DF-13. 

NS-4 The comment expresses concern for the cumulative 
effects of noise. Please see response to comment DF-
4. The comment also expresses concern for additional 
noise and light (including form solar panels) under the 
proposed project; please see responses to comments 
DF-17 and GL2-8. 
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NS-5 The comment expresses concern for the proposed 
project’s effect on traffic. Please see response to 
comment DF-7.  

Additionally, the commenter incorrectly states that 
the intersection of Solana Circle and Via De La 
Valle is analyzed in the EIR, however, it is not 
included. The East Solana Circle and South Nardo 
Avenue intersection is addressed (not the Solana 
Circle/Via De La Valle intersection) because it is 
close to the development and represents the first 
intersection heading west out of the project site. 

NS-6 The comment expresses concern for decrease in visual 
character as a result of tree removal. Please see 
responses to comments DF-14 and D F-16. 

NS-7 Please also see responses to comments DF-2 and DF-12 
regarding proximity to Turfwood Condominiums. The 
comment does not raise new or additional environmental 
issues concerning the adequacy of the DEIR. No further 
response to this comment is required. 

NS-8 The comment expresses concern for retaining wall 
heights. Please see response to comment GL-5. 

NS-9 The comment expresses concern for noise from proposed 
HVAC systems. Please see response to comment DF-17. 
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NS-10 This comment expresses a perceived inconsistency 
between Noise and Air Quality section of the DEIR 
with regards to construction hours; please see response 
to comment BDH-4.  

NS-11 The comment expresses concern for the effects of 
runoff from the proposed project. Please see response 
to comment DF-13.  

 Additionally, reclaimed water for landscaping would be 
used via connecting to the existing reclaimed water 
supply “purple pipe” system located beneath Stevens 
Avenue, which delivers water under pressure. No 
additional reclaimed water pumps or tanks are required 
or proposed. 
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Response to Comment Letter PW 

Private Individual 
Paula Warren 

August 6, 2018 

 

 

PW-1 This comment is included in the FEIR for review and 
consideration by the decision makers prior to a final 
decision on the proposed project. The comment does 
not raise new or additional environmental issues 
concerning the adequacy of the DEIR. No further 
response to this comment is required. 

PW-2 The comment identifies that the EIR erroneously refers to 
the Turfwood Condominiums as Turfwood Apartments. 
Please see response to comment BDH-1. 

PW-3 The comment expresses general concern for erosion; 
please see response to comment DF-12. This comment 
expresses a general concern regarding privacy; please see 
response to comment BDH-2.  

Noise is analyzed in the DEIR, Section 3.10, Noise. 
The City acknowledges the comment. Air pollution 
from cars and all emissions sources is analyzed in the 
DEIR, Section 3.2, Air Quality, and Section 3.4, 
Greenhouse Gas Emissions. Traffic is addressed in the 
DEIR in Section 3.12, Traffic and Circulation. Tree 
removal and tree replacement is addressed in Section 
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3.3, Biological Resources, and landscaping was 
described in Chapter 2, Project Description, and 
depicted in Figure 2-6, Landscaping Plan.  

Drainage is addressed in the DEIR in Section 3.8, 
Hydrology and Water Quality. 

PW-4 The comment expresses a general concern regarding 
unspecified incorrect information. This comment is 
included in the FEIR for review and consideration by 
the decision makers prior to a final decision on the 
proposed project. Because the comment does not 
identify any portion of the DEIR that contains 
incorrect information, no further response to this 
comment is possible. 

PW-5 This comment requests the City carefully consider 
comments submitted. This comment is included in the 
FEIR for review and consideration by the decision 
makers prior to a final decision on the proposed project. 
The comment does not raise new or additional 
environmental issues concerning the adequacy of the 
DEIR. No further response to this comment is required. 

PW-6 This comment is included in the FEIR for review and 
consideration by the decision makers prior to a final 
decision on the proposed project. The comment does 
not raise new or additional environmental issues 
concerning the adequacy of the DEIR. No further 
response to this comment is required. 
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Response to Comment Letter RH 

Private Individual 
Russell Hunt 
July 30, 2018 

 

 

RH-1 The City acknowledges the comment. This comment is 
included in the FEIR for review and consideration by the 
decision makers prior to a final decision on the proposed 
project. The comment does not raise new or additional 
environmental issues concerning the adequacy of the 
DEIR. No further response to this comment is required.  

RH-2 The proposed project includes traffic calming 
improvements along South Nardo Avenue along the 
northwestern frontage of the project site (see DEIR 
Chapter 2, Project Description, and Section 3.12, 
Traffic and Circulation). In addition, by complying 
with the updated stormwater requirements adopted by 
the City, the project would result in improved drainage 
conditions (see DEIR Chapter 2, Project Description, 
and Section 3.8, Hydrology and Water Quality). Please 
also see response to comment DF-7.  

RH-3 The comment expresses concerns for the proposed 
project’s effect on public safety along nearby streets. 
Please see response to comment DF-7. 
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RH-4 This comment expresses concern regarding the effects of 
on-street parking along nearby streets on street sweeping 
activities and water quality. Please see response to 
comment GW-4. 

RH-5 This comment expresses concern with regard to the 
proposed changes along South Nardo. Please see 
responses to comments DF-7, RH-2, GW-4 and GW-6. 

RH-6 As stated by the commenter, the stipulation of no on-
street parking is a City consideration. As an alternative, 
no on-street parking would not reduce or avoid any 
significant impacts of the proposed project and as such is 
not required to be evaluated in the DEIR. Please also see 
response to comment GW-4 and DF-7.  

RH-7 The comment expresses concern for public safety along 
nearby roadways; please see responses to comments DF-7 
and GW-6. The comment also expresses concern 
regarding the need for on-street parking; please see 
response to comment GW-4 and BE-1. 
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Response to Comment Letter SAS 

Private Individual 
Scott and Angelique Sorensen 

August 1, 2018 

SAS-1 The City tested the email address, and it functioned 
correctly throughout the comment period and via which 
the City received approximately 15 comment emails, 
including ultimately the commenters’. This letter 
included numerous attachments that may have exceeded 
the reasonable mailbox or server file size settings. 

SAS-2 The commenter is correct in stating that there are no 
marked bicycle facilities adjacent to the project site 
on South Nardo Avenue, and that South Nardo 
Avenue lacks sidewalks on both sides of the street 
between East Solana Circle and Lomas Santa Fe 
Drive (as stated in Section 3.12.1, Existing 
Conditions). However, as stated in Section 3.12.4, 
"The project would include sidewalks and 
pedestrian paths throughout the project site to allow 
for improved connections to surrounding 
neighborhoods and sidewalks. However, it is not 
anticipated that implementation of the project would 
substantially increase use of pedestrian, bicyclist, or 
transit facilities, to a level where it could not be 
accommodated by existing or planned facilities. 
Although the minimal projected increase in traffic 
on South Nardo Avenue due to implementation of 
the proposed project could potentially affect 
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pedestrians within the surrounding neighborhoods, 
traffic calming improvements are included in the 
project design" (DEIR page 3.12-24). As such, the 
commenter's concern was addressed in the 
DEIR. Please also see response to comment DF-7. 

SAS-3 The City has reviewed and considered the commenter's 
concern for pedestrian and bicycle access on South 
Nardo Avenue and East Solana Circle. Traffic-calming 
improvements are included in the project design that 
promote pedestrian and bicycle use consistent with the 
City’s CATS program. Please also see response to 
comment SD-2 regarding CATS implementation. 

SAS-4 As discussed in Section 3.12, the intersection of 
South Nardo Avenue and Fresca Street was 
identified as a key study intersection for the 
analysis included in the TIA and the Supplemental 
Traffic Assessment Memorandum. As discussed in 
Section 3.12.4, Impact Analysis, under all the 
conditions analyzed (Existing Plus Project, Near 
Term 2020, and Horizon Year 2035) this 
intersection would remain at an acceptable LOS, 
thus remaining at a level below significant. As 
such, the City cannot require the project to 
implement traffic improvements at this 
intersection. Appendix M provides details on 
pedestrian safety improvements along South Nardo 
Avenue from Solana Circle to Fresca Street. Based 
on traffic volume through the intersection, the All-
Way Stop warrants were not met, and the applicant 
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recommended the other traffic calming 
improvements – including curb extensions – to 
address the conditions at this intersection. 
Therefore, other measures were considered to help 
improve the walking environment along South 
Nardo Avenue (Appendix M, page 59). 

SAS-5 The comment expresses concern for public safety 
along nearby roadways; please see response to 
comment DF-7. The comment also expresses concern 
for the increased demand on street parking; please see 
response to comment BE-1. 

SAS-6 The comment expresses concern for adequate 
proposed parking and the effect on street parking. 
Please see response to comment BE-1.  

SAS-7 This comment expresses concern regarding the effects of 
on-street parking along nearby streets on street sweeping 
activities. Please see response to comment GW-4. 

SAS-8 The comment identifies existing problems generated by 
other projects and thus is an enforcement matter, not an 
environmental issue re the proposed project. The City 
acknowledges the comment. This comment is included in 
the FEIR for review and consideration by the decision 
makers prior to a final decision on the proposed project. 
The comment does not raise new or additional 
environmental issues concerning the adequacy of the 
DEIR. No further response to this comment is required. 
Please also see responses to comments BE-1 and GW-4. 
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SAS-9 East Solana Circle, South Nardo Avenue, and Lomas 
Santa Fe Drive were analyzed as key roadway segments 
in the traffic analysis, included in Section 3.12, Traffic 
and Circulation, of the DEIR. All three of these roadway 
intersections would continue to operate at an acceptable 
LOS with implementation of the project. Also please see 
responses to comments DF-7 and DF-8. 

SAS-10 As discussed in Section 3.12, Traffic and Circulation, 
the proposed project is not expected to add more than 20 
peak-hour trips to the on- or off-ramps to northbound 
and southbound I-5, nor result in any significant impacts 
to the surrounding roadway network under Fair 
Conditions, which are considered the most extreme. The 
City has reviewed and considered the cited photographs 
attached to the comment letter. As such, the 
commenter's concern was addressed in the DEIR, and 
no further response is necessary.  

SAS-11 As stated in Section 3.12, Traffic and Circulation, some 
lane closures would occur during certain times, but there 
would not be any complete closure of streets. Trench 
plates would be used to cover work areas, which would 
allow full use of affected streets when construction is not 
occurring. According to the City Engineer, the proposed 
project would require a professionally designed traffic 
control plan to be prepared by the applicant to the 
satisfaction of the City Engineer for any work completed 
on South Nardo Avenue and/or Stevens Avenue. The 
City requires the traffic control plan as part of its 
construction plans, grading, and public improvement 
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plans, and the traffic control plan is not required until the 
start of construction. The City has requirements for 
Traffic Control Plans that are consistent with the 
measures to be deployed. 

SAS-12 As stated in Section 3.7, Hazards and Hazardous 
Materials, a Phase I Environmental Site Assessment 
(ESA) was completed for the project site in July 
1998 that concluded there was no evidence of 
hazardous materials on the project site. However, 
because of the potential for asbestos within the 
existing structures to be demolished, mitigation 
measure HAZ-1 for asbestos disposal is required to 
address potential impacts associated with project 
demolition. In addition, the potential for lead-based 
paint or other hazardous materials removal to occur 
during the demolition phases of the project has also 
triggered a need to include HAZ-2 to ensure that 
potential hazardous materials are handled in 
compliance with local, state, and federal regulations 
for any necessary removal and disposal of such 
materials. Therefore, impacts associated with the 
reasonably foreseeable accidental release of 
hazardous materials during construction would be 
potentially significant, and mitigation measures 
HAZ-1 and HAZ-2 would be required to reduce 
impacts to less-than-significant levels (DEIR pages 
3.7-16 through 3.7-18). 
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SAS-13 The comment expresses concern for public safety on 
nearby roadways. Please see response to comment DF-
7. The comment also expresses concern for additional 
traffic during fair and race season. Please see response 
to comment CG-6 regarding fair and race season 
traffic. Please also see response to comment SD-2 
regarding CATS implementation. 

SAS-14 The commenter expresses their opinion as to possible 
increase traffic calming improvements. The City will 
include the comment as part of the FEIR for review 
and consideration by the decision makers prior to a 
final decision on the project.  

SAS-15 The comment expresses concern for public safety on 
nearby roadways; please see response to comment BE-1. 
The comment also expresses concern for the proposed 
project’s effect on street parking and litter; please see 
response to comment GW-4. 

SAS-16 The City acknowledges the comment and notes that it 
provides concluding remarks that do not raise new or 
additional environmental issues concerning the adequacy 
of the DEIR. No further response to this comment is 
required. The City has reviewed and considered the cited 
photographs attached to the comment letter. 
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Response to Comment Letter SJ 

Saint James Church 
Peter Hodson et al. 

August 2, 2018 

 

 

SJ-1 The City acknowledges the comment as an introduction 
to comments that follow. This comment is included in 
the FEIR for review and consideration by the decision 
makers prior to a final decision on the proposed project. 
The comment does not raise new or additional 
environmental issues concerning the adequacy of the 
DEIR. No further response to this comment is required.  

SJ-2 Please see responses to comments SJ-3 through SJ- 7. 
The comment does not raise any specific issue 
regarding the air quality analysis; therefore, no 
additional response can be provided. The City 
acknowledges the comment. This comment is included 
in the FEIR for review and consideration by the 
decision makers prior to a final decision on the 
proposed project. The comment does not raise new or 
additional environmental issues concerning the 
adequacy of the DEIR. No further response to this 
comment is required.  

SJ-3 The CEQA significance thresholds used in the DEIR are 
from the San Diego Air Pollution Control District 
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(SDAPCD), which provides guidelines on implementing 
CEQA for development projects proposed within the 
County. The SDAPCD thresholds represent screening-
level thresholds that can be used to evaluate whether 
project-related emissions could cause a significant impact 
on air quality. Emissions below the screening-level 
thresholds would not cause a significant impact.  

The SDAPCD has separate significance thresholds for 
construction emissions and operational emissions and 
does not set forth thresholds for combined construction 
and operational emissions. In accordance with the 
SDAPCD thresholds, the significance of construction 
and operational emissions were evaluated separately 
for the project. Under the SDAPCD thresholds, if a 
project exceeds an adopted threshold, the project 
would be required to implement feasible mitigation to 
reduce the project’s impact.  

The existing operations at Solana Highlands are part of 
the baseline. The analysis evaluates whether the 
contribution of the proposed project emissions would 
exceed established lbs/day thresholds levels, which are 
set as the level at which a project’s contribution would 
result in potential impacts considering the existing 
ambient conditions in the air basin in relation to the 
state and federal ambient air quality standards. 
Thereby, the overlap of existing operations continuing 
while construction is under way is captured in the 
construction analysis. 
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Reducing existing volatile organic compounds (VOCs) 
by 64% (Table 3.2-7 of the DEIR) results in a reduction 
in the maximum operational VOC emissions of 113.57 
lbs/day; the maximum daily construction VOC (Table 
3.2-6 of the DEIR) under the phased scenario is 65.64 
lbs/day, so construction is a reduction over the existing 
condition. Furthermore, adding the remaining operational 
VOC emissions (36% = 42.29) plus the construction 
emissions (65.64) is 107.93 lbs/day, below the emission 
threshold of 137 lbs/day.  

The required mitigation is identified based on the 
pollutants that would exceed the thresholds and the 
activities that would generate the pollutants in 
exceedance. Because emission sources are different 
for construction and operational activities, typical 
mitigation strategies that reduce emissions associated 
with construction and operation are also different. As 
such, the combined total emissions of construction and 
operational emissions are not intended to be compared 
to a single threshold.  

SJ-4 As discussed in Section 3.2, Air Quality, construction of 
the proposed project would result in a temporary addition 
of pollutants to the local air basin caused by soil 
disturbance, fugitive dust emissions, and combustion 
pollutants from on-site construction equipment, as well as 
from off-site trucks hauling construction materials. The 
proposed project is subject to SDAPCD Rule 55, Fugitive 
Dust Control. This rule requires that the project take steps 
to restrict visible emissions of fugitive dust beyond the 
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property line. Construction BMPs would be implemented 
to further limit exposure of sensitive receptors to criteria 
pollutants, consistent with SDAPCD Rule 55 (DEIR pages 
3.2-17, 3.2-18, and 3.2-32). As Rule 55 is an existing 
required regulation, the proposed project must comply 
with the rule, and the use of standard BMPs as described 
in the DEIR are effective at realizing compliance and 
through enforcement by the SDAPCD and other agencies 
have become normal construction practices.  

The evaluation in Section 3.2, Air Quality, determined 
that the project would not result in a significant impact 
with the watering twice a day reducing dust by 55% as it 
would not exceed the lbs/day threshold (note Rule 55 is 
not the threshold). The section further provides BMP-
AQ-1 that identifies eight measures to reduce dust and the 
performance criteria of retaining dust on-site, per Rule 
55. BMP-AQ-1 will be included in the Mitigation 
Monitoring and Reporting Program (MMRP) and 
implementation enforced by the City accordingly. 

SJ-5 As stated in Section 3.2, Air Quality, all emissions for 
criteria pollutants would be below the SDAPCD 
thresholds. The SDAPCD thresholds represent 
screening-level thresholds that can be used to evaluate 
whether project-related emissions could cause a 
significant impact on air quality. The existing 
operations at Solana Highlands are part of the baseline. 
The analysis evaluates whether the contribution of the 
proposed project emissions would exceed established 
lbs/day thresholds levels, which are set as the level at 
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which a project’s contribution would result in potential 
impacts considering the existing ambient conditions in 
the air basin in relation to the state and federal ambient 
air quality standards. Therefore, the overlap of existing 
operations, on and off site, continuing while 
construction is under way is captured in the 
construction analysis. The construction schedule 
identified modeling assumptions, and is not a 
restriction on grading timing. The single-phase 
alternative assumes grading occurring during a broader 
seasonal window. 

As stated in Chapter 6, Alternatives, according to the 
CEQA Guidelines, when addressing alternatives, the 
feasibility of alternatives, such as environmental 
impacts; site suitability as it pertains to various land use 
designations; economic viability; and availability of 
infrastructure, regulatory limitations, and jurisdictional 
boundaries shall all be taken into account.  

An alternative that avoids school and church outdoor 
activities, or a fixed construction schedule alternative 
would not reduce or avoid a significant impact identified 
in the DEIR. As stated in Section 3.2, Air Quality, the 
construction-related impacts would be reduced to below 
levels of significance through AQ-1. Therefore, no 
alternative would be necessary to reduce significant 
impacts related to toxic air contaminant (TAC) emissions 
from construction. Additionally, an alternative that 
avoids school and church outdoor activities would be 
infeasible as it would prolong construction activities 
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exponentially, thus increasing potential impacts related to 
noise, hazards and hazardous material, and hydrology 
and water quality due to increased exposure to 
construction equipment. Therefore, these alternatives 
would be rejected from further analysis. 

The No Project Alternative would avoid construction 
entirely, thus avoiding potential impacts to school and 
church activities. However, the No Project Alternative 
does not meet any of the project objectives. The Single 
Phase Construction Alternative – Alternative 7 would 
result in the same type and extent of development as the 
proposed project, but construction would be completed 
within a single phase of approximately 24 months rather 
than the 3-phase, 39-month construction period of the 
proposed project. This alternative is intended to 
substantially reduce the potentially significant impacts 
of the proposed project due to construction noise and the 
period of exposure to environmental effects on air 
quality, noise, and traffic within the surrounding 
neighborhood by limiting the duration of the 
construction period. 

The project objectives do not include to avoid school 
and church activities during construction. As discussed 
in the Air Quality Technical Report, Appendix D of the 
DEIR, the mass daily emissions of the project and the 
Single Phase Construction Alternative did not exceed 
the SDAPCD thresholds. With mitigation, both the 
project and the Single Phase Construction Alternative 
did not exceed the significance thresholds for health risk 
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during construction. It should also be noted that the 
health risk assessment only evaluated TAC emissions 
during construction. Although there is overlap between 
construction and operation, there are no TAC emissions 
during operation, so there was no omission. 

Additionally, as discussed in the Health Risk 
Assessment (HRA) (Appendix C of the Air Quality 
Technical Report (Appendix D of the DEIR)), for 
conservative modeling purposes, all receptors (on site 
and off site) were assumed to be residential and began 
exposure during the third trimester of pregnancy, due 
to their high sensitivity to TACs.  

As stated in Appendix D, with implementation of AQ-
1, the emissions of diesel particulate matter (DPM) are 
significantly reduced compared to the unmitigated 
scenario. The detailed emissions assumptions and 
model outputs using the California Emissions 
Estimator Model (CalEEMod) are provided in 
Appendix A and B. Table 15 in Appendix D shows the 
results of the HRA after implementation of AQ-1 for 
the proposed project and the Single Phase 
Construction Alternative. The mitigated results shown 
in Table 15 demonstrate that the construction mobile 
sources exhibit maximum individual cancer risks 
(MICR) below the 10 in a million threshold and 
chronic hazard indices (HIC) less than 1. AERMOD 
and HARP2 outputs are contained in Appendix C of 
Appendix D. The thresholds used for construction 
mobile sources are included in The Air Toxics Hot 
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Spots Program Guidance Manual for Preparation of 
Health Risk Assessments, adopted by the Office of 
Environmental Health Hazard Assessment (OEHHA).  

The No Project Alternative presents an alternative 
analysis that results in zero impacts. The CEQA 
Guidelines do not require further analysis of alternatives 
that may further reduce impacts. The DEIR has 
complied with the CEQA Guidelines requirement of 
providing a reasonable range of alternatives that would 
be feasibly attainable.  
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SJ-6 As discussed in the HRA (Appendix C of the Air Quality 
Technical Report (Appendix D of the DEIR)), for 
conservative modeling purposes, all receptors (on site 
and off site) were assumed to be residential and began 
exposure during the third trimester of pregnancy, due to 
their high sensitivity to TACs. With mitigation, the 
impacts of the project are less than significant. The No 
Project Alternative presents an alternative analysis that 
results in zero impacts. The CEQA Guidelines do not 
require further analysis of alternatives that may further 
reduce impacts.  

As stated in Appendix D, with implementation of AQ-1, 
the emissions of DPM are significantly reduced compared 
to the unmitigated scenario. The detailed emissions 
assumptions and model outputs using CalEEMod are 
provided in Appendices A and B of Appendix D. Table 15 
in Appendix D shows the results of the HRA after 
implementation of AQ-1 for the proposed project and 
Single Phase Construction Alternative. The mitigated 
results shown in Table 15 demonstrate that the 
construction mobile sources exhibit MICR below the 10 in 
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a million threshold and HIC less than 1. AERMOD and 
HARP2 outputs are contained in Appendix C of Appendix 
D. Therefore, the DEIR provides adequate data that 
articulates the effectiveness of AQ-1. 

SJ-7 Mitigation measure AQ-1 provides a performance 
criteria that must be demonstrated by the applicant to 
the City's satisfaction and could include a range of 
construction equipment mixes of equipment type, 
driven by what is available and improvements in 
technology between the time of the DEIR preparation 
and commencement of construction. Any mix of 
construction equipment must demonstrably result in 
emissions below the performance criteria, specifically 
ensuring that emissions would not result in a health 
risk greater than 10 in one million. Enforcement would 
be undertaken by the City, both vetting any 
supplemental study, and site inspections during 
construction to confirm identified equipment is in use. 
In addition, construction BMPs would be implemented 
to further limit exposure of sensitive receptors to 
criteria pollutants, consistent with SDAPCD Rule 55.  

As discussed in Chapter 6, Alternatives, the DEIR 
analyzes Alternative 8, the No Project Alternative, 
which would lower the exposure to TAC from 
construction diesel exhaust emissions. However, none 
of the project objectives would be met under this 
alternative, and no affordable housing would be 
developed on site. 
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SJ-8 According to the CEQA Guidelines, mitigation shall 
either avoid, minimize, rectify, reduce, or compensate for 
an environmental impact. Mitigation can be 
accomplished in more than one specific way. Appendix 
L, Noise Measurements and Calculations, provides 
extensive quantitative modeling, and analysis was 
performed which guided the analysis included in the 
DEIR. In Section 3.10, Noise, mitigation measures NOI-
1 through NOI-7 are used in conjunction to reduce levels 
below significant. To quantify these measures, as stated 
in Section 3.10.6, the effectiveness of NOI-1 through 
NOI-7 would vary from several decibels (dBs), which in 
general is a relatively small change, to 10 or more dBs, 
which would be perceived as a substantial change, 
depending upon the specific equipment and the original 
condition of that equipment, the specific locations of the 
noise sources and the receivers, and other factors. 
Installation of a noise barrier, for example, would vary in 
effectiveness depending upon the degree to which the line 
of sight between the source and receiver is broken, and 
typically ranges from 5 dB to 10 dB. Installation of more 
effective silencers could range from several dBs to well 
over 10 dBs. Reduction of idling equipment could reduce 
overall noise levels from barely any reduction to several 
dBs (DEIR pages 3.10-25 and 3.10-26). The mitigation 
measures include performance criteria and include 
monitoring, inspection, and complaint response program 
to ensure that levels do not exceed those stated.  

With mitigation, the impacts of the project are less than 
significant. The proposed mitigation measures are all 
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quantifiable and enforceable in some way. NOI-1 and 
NOI-6 are quantifiable by distance; NOI-2 by time; and 
NOI-3, NOI-4, NOI-5, NOI-7 and NOI-8 are quantifiable 
by noise levels. Enforcement is proposed through requiring 
noise monitoring and field inspections. The No Project 
Alternative presents an alternative analysis that results in 
zero impacts. The CEQA Guidelines do not require further 
analysis of alternatives that may further reduce impacts. 

SJ-9 According to the CEQA Guidelines, mitigation measures 
are not required for impacts identified as less than 
significant. As stated in Section 3.10.4, Impact Analysis, 
to control construction noise levels to a level consistent 
with the City’s Noise Ordinance, NOI-1 through NOI-7 
shall be implemented. Mitigation measures NOI-1 
through NOI-7 provide clear noise requirements, and an 
inspection and enforcement protocol that addresses noise 
impacts from construction noise. Construction hours 
would be limited to those allowed by the SBMC, per 
mitigation measure NOI-2. Please see response to 
comment DF-17 regarding operational noise from 
proposed HVAC systems.  

SJ-10 Section 7.34.140.B.9 of the SBMC addresses the 
creation of noise from public places, including 
adjacent sidewalks and streets. This code section does 
not apply to activities undertaken on private property, 
such as the proposed construction and operational 
activities of the project. The proposed project would 
comply with the SBMC section 7.34.100, which was 
cited in the DEIR. Section 7.34.100 includes a max 75 
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dB average over 8 hours during any 24-hour period 
designed to be cognitive of both the need for 
construction and the peaceful enjoyment of all 
properties, citizens, and guests within the City and is 
intended to address different noise generators.  

SJ-11 As stated in Section 3.7, Hazards and Hazardous Materials, 
impact HAZ-1, if asbestos is located during the survey, an 
abatement work plan shall be prepared by the applicant and 
approved by the County Department of Environmental 
Health (DEH) in compliance with local, state, and federal 
regulations for removal of such materials. The work plan 
shall include specifications for the proper removal and 
disposal of asbestos. In addition, the project applicant shall 
comply with all SDAPCD and California Occupational 
Safety and Health Administration (Cal/OSHA) 
notification requirements pertaining to the disturbance of 
asbestos-containing materials. HAZ-2 states, prior to 
demolition, a lead-based-paint survey shall be performed 
by a Certified Lead Inspector/Assessor. If lead-based paint 
is located during the survey, an abatement work plan shall 
be prepared by the applicant and approved by the County 
DEH in compliance with local, state, and federal 
regulations for any necessary removal of such materials. 
The work plan shall include specifications for the proper 
removal and disposal of lead-based paint. The lead-based-
paint abatement work plan shall include a monitoring plan 
to be conducted by a qualified consultant during abatement 
activities. The work plan shall include provisions for 
construction worker training, worker protection, and 
conducting exposure assessments as needed. 
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Implementation of HAZ-1 and HAZ-2 would reduce any 
potential impact on nearby sensitive receptors to less-than-
significant levels (DEIR pages 3.7-16 through 3.7-18). 

SJ-12 As discussed in Section 3.12, Traffic and Circulation, 
the TIA (Appendix M) concluded that 66 (which is a 
conservative assumption, as the proposed project is 
anticipated to result in 62 additional units) additional 
residential units as a result of the proposed project, 
would not result in a significant impact related to 
traffic. Traffic operations at intersections were 
analyzed in the AM (7:00 a.m. to 9:00 a.m.) and PM 
(4:00 p.m. to 6:00 p.m.), and roadway segments were 
analysis based on daily traffic volumes, consistent with 
the state of practice. The daily traffic count sheets were 
reviewed during the 2:30 to 4:00 p.m. period 
mentioned by the commenter. The AM and PM peak 
hour volumes evaluated in the traffic report were found 
to be similar to the peak period identified by the 
commenter. The peak conditions identified by the 
commenter are common near schools and represent a 
third potential peak condition at some locations within 
the study area, particularly those located nearest the 
schools. In addition, the school peak tends to be most 
apparent along lower volume roads, which is 
consistent with the daily traffic count worksheets 
included with the TIA. Residential properties tend to 
peak in the morning and afternoon period, similar to 
peak traffic conditions identified in the TIA, not during 
the school peak period. 
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As the proposed project would not result in significant 
impacts during peak traffic times, identified by the City, 
it is assumed that the proposed project would not result in 
significant impact during off-peak traffic times. The TIA, 
Appendix M of the DEIR, provides the traffic counts 
taken at the study intersections and identifies the PM peak 
hour as 4:30 p.m. to 5:30 p.m.. However, for conservative 
modeling purposes 4:00 p.m. to 6:00 p.m. was used in the 
analysis. The comment does not raise new or additional 
environmental issues concerning the adequacy of the 
DEIR. No further response to this comment is required.  

SJ-13 The locations of the traffic calming improvements 
have been evaluated. No impacts are identified as a 
result of the proposed traffic calming improvements, 
and no impact determinations were affected by their 
inclusion. In response to this comment, however, the 
City and Applicant will continue to evaluate the 
locations of traffic calming improvements and refine 
the design features to avoid these concerns. 

SJ-14 As discussed in Section 3.12 Traffic and Circulation, 
although the minimal projected increase in traffic on 
South Nardo Avenue due to implementation of the 
proposed project could potentially affect pedestrians 
within the surrounding neighborhoods, traffic calming 
improvements are included in the project design. 
Additional improvements and community 
enhancements, which may revise and/or refine the 
traffic calming improvements, will be considered as 
conditions of approval. As discussed in Appendix M, 
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it is anticipated that construction traffic would not 
result in any additional impacts to the study area. 

The commenter does not provide any further 
supporting analysis to support this claim. The City is 
reliant on the data and determination made in the TIA 
and DEIR. 

SJ-15 The City acknowledges the comment and notes that it 
provides concluding remarks that do not raise new or 
additional environmental issues concerning the adequacy 
of the DEIR. This comment is included in the FEIR for 
review and consideration by the decision makers prior to 
a final decision on the proposed project. The comment 
does not raise new or additional environmental issues 
concerning the adequacy of the DEIR. No further 
response to this comment is required.  
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Response to Comment Letter SS 

Private Individual 
Steve Scott 

July 22, 2018 

SS-1 As stated in DEIR Section 3.12, Traffic and Circulation, 
with 154,000 cubic yards (cy) of export, a total of 22,000 
one-way truck trips would be required (154,000 cy divided 
by 14 cy/truck, multiplied by two one-way trips). As such, 
the 22,000 trips includes return trips. As shown in Table 
3.12-7, Project Trip Generation Per Stage of Construction, 
the haul trips would bring exported materials to the 
Sycamore landfill during demolition and to the Otay 
Landfill during grading of the project. During the time of 
construction, construction vehicles will be parked on site 
with existing tenants and will not interfere with the existing 
on-street parking. Should haul trucks need to queue off site 
if they cannot be accommodated on site, queueing would 
occur in the median along Stevens Avenue.  

SS-2 The comment requests information regarding traffic 
management and street maintenance; please see response 
to comment DF-7. The commenter also expresses concern 
for construction-related traffic; please also see response to 
comment DF-6.  

SS-3 As stated in DEIR Section 3.6, Geology and Soil, grading 
would involve approximately 176,000 cy of cut and 22,000 
cy of fill, with 154,000 cy of export. As discussed in DEIR 
Chapter 6, Alternatives, the Original Proposed (Reduced 
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Export) Alternative would reduce the severity of 
significant impacts to air quality and noise during 
construction compared to the proposed project, while 
achieving most of the basic project objectives. This 
alternative was analyzed because it was considered 
feasible, reduces environmental impacts, and achieves 
most of the objectives. However, in response to the public's 
concern for public and private views, the applicant 
decreased the height of the project, which requires an 
increase grading of the site. The City asserts that the DEIR 
has complied with the CEQA Guidelines requirement of 
providing a reasonable range of alternatives that would be 
feasibly attainable.  

As stated in Appendix N, with 154,000 cy of export, a total 
of 22,000 one-way truck trips would be required (154,000 
cubic yards divided by 14 cy/truck, multiplied by two one-
way trips), or an increase of 21,186 haul trips over the total 
of three phases. Spreading the 22,000 haul trips over the 
90-day total export period, amounts to 244 trips per day, an 
increase of approximately 220 haul trips per day over the 
19,500 cy haul scenario evaluated in the TIA. This 
comparison in Appendix N demonstrates the increased 
export scenario would not cause significant traffic impacts 
and do not need additional analysis. Additionally, as 
discussed in Section 3.2, Air Quality, AQ-1 would reduce 
potential impacts from construction activities to below 
significant levels. Because there are no significant impacts 
from the increase in soil export, an alternative analyzing 
reduced soil exports is not be warranted. 
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SS-4 The comment expresses concern for retaining wall heights. 
Please see response to comment GL-5. 

Additionally, as discussed in response to comment SS-3, 
the Original Proposed (Reduced Export) Alternative would 
reduce the severity of significant impacts related to 
exported soil quantities, while achieving most of the basic 
project objectives. This alternative would not require 
retaining walls to the height and extent of the proposed 
project, due to the reduction in grading activities. This 
alternative was analyzed because it was considered 
feasible, reduces environmental impacts, and achieves 
most of the objectives. However, in response to the public's 
concern for public and private views, the applicant 
decreased the height of the project, which requires an 
increase grading of the site. As such, this Alternative is not 
the preferred Alternative. The City asserts that the DEIR 
has complied with the CEQA Guidelines requirement of 
providing a reasonable range of alternatives that would be 
feasibly attainable. Please refer to response to comment 
SS-3 regarding the Reduced Export Alternative. 

SS-5 The view that the commenter is referring to is addressed 
as KOP 5 in the DEIR. As discussed in Section 3.1 
Aesthetics, “The loss of mature vegetation, combined 
with increased building pad elevations for the proposed 
buildings would result in greater visibility of the new 
buildings in comparison to existing conditions at least 
until the new landscaping matures. The vegetated slope 
fronting the elevated building pad would result in a 
substantial visual change compared to existing 
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conditions, as the building setback is substantially 
increased thereby minimizing any sense of change in 
scale or massing as viewed from this KOP increased. 
Although the change to the mass and scale of buildings 
would be apparent from a distance and would represent 
a change in the existing visual character of the site, the 
proposed building heights would not surpass the height 
of the existing tree line and would generally be 
consistent with the existing views of a multi-family 
residential project. Implementation of the proposed 
project would not block any background views from this 
point, as none are currently afforded from this KOP.” 

The proposed project results in the lowering of pad 
elevations to reduce building height and the raising of this 
particular elevations to allow for adequate circulation and 
public safety vehicle (fire) access. 

Given the significant pad elevation reductions over the 
entire site, the overall building profile and massing has 
been significantly reduced. The site can only be reduced so 
much without compromising adequate vehicular 
(particularly public safety), pedestrian, and ADA access. 

An alternative that results in a building grade similar to 
existing grade level at the corner of South Nardo Avenue 
and Stevens Avenue was considered. As discussed in 
Chapter 6 of the DEIR, two modified site designs 
(Alternative 3 – Existing Topography Alternative A, and 
Alternative 4 – Existing Topography Alternative B) were 
considered that use the approximate existing site topography 
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throughout the majority of the site, retaining its downward 
slope from north to south. These alternatives may be 
considered out of character with the neighborhood of single-
family homes to the north compared to the proposed project. 
Under Alternative 4, the eastern portion of the site would 
have a separate entrance and would be isolated from the 
remainder of the project site and recreation facilities to 
accommodate the steep existing grade running north to south 
on the eastern portion of the site. These alternatives also fail 
to meet important project objectives and would potentially 
increase, rather than avoid or reduce, aesthetic and land use 
impacts, thus eliminating it from further analysis. 

SS-6 As the proposed project would not result in significant 
impacts during peak traffic times, as shown in the DEIR 
Section 3.12-29 through 3.12-35, it is assumed that the 
proposed project would not result in significant impact 
during off-peak traffic times. Therefore, no mitigation 
measures are associated with Traffic And circulation of the 
proposed project. 

The traffic improvements would be completed once an 
engineering permit is obtained by the City for the traffic 
calming improvements, which typically occurs as part of 
the final phase of construction to avoid impacts from 
construction vehicle traffic on the improvements. As 
indicated in Chapter 8, the traffic calming improvements 
are anticipated to occur prior to project operations. All 
public improvements will be required to be bonded prior to 
issuance of the first building permit. Traffic calming 
improvements would be constructed as directed by the 
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City. The City may direct the installation of traffic calming 
improvements at any time, earlier than proposed.  

SS-7 Staging areas are considered in Section 3.10, Noise, which 
states vehicle staging areas and stockpiling shall be located 
as far as is practicable from existing nearby noise sensitive 
uses (DEIR page 3.10-23). The estimates provided in the 
2017 Traffic Analysis Memorandum prepared by Fehr and 
Peers (Appendix N of the DEIR), are based on reasonable 
estimates provided by the applicant's engineers drawing 
from past project examples and which the City considers to 
be reasonable. Table 3.12-7 of the DEIR provides 
construction trip generation estimates. Section 3.10 
determined that the proposed project would not cause 
significant construction traffic impacts as the daily trips 
would be less than upon operation. Please also see response 
to comment SS-2. 

SS-8 The Loma Santa Fe (LSF) corridor improvements 
mentioned; through lane reduction in some areas along 
with the elimination of the left hand turn at Granados and 
LSF are no longer under consideration after the September 
26, 2018 City Council Meeting.  

The DEIR Section 3.12, Traffic and Circulation, identifies 
that all intersections and roadway segments would operate 
acceptably through Horizon Year (2035) Conditions, 
without and with the project. Special conditions such as 
fair and racetrack travel are also addressed. The Lomas 
Santa Fe Corridor improvements are addressed in the 
cumulative analysis. Therefore, the Lomas Santa Fe 
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Corridor improvements and the effects of those 
improvements were factored into the existing conditions, 
or baselines, for each traffic scenario analyzed. The 
implications of the undertaking of the LSF corridor 
improvements mentioned by the commenter do not affect 
the impacts of the proposed project. Please also see 
response to comment DF-7 regarding traffic 
improvements, and response to comment CG-6 regarding 
increased traffic during fair and race seasons. 

SS-9 Traffic and traffic safety issues are analyzed in DEIR Section 
3.12, Traffic and Circulation. Additional trip generation from 
the project was evaluated in the existing, project year (2020), 
and horizon year (2035) condition and found not to have a 
significant impact. Please also see responses to comments 
CG-5 and DF-7. 

SS-10 The DEIR and technical appendices use accepted default 
VMT modeling values from the state's published 
CalEEMod software. The City acknowledges the 
comment. This comment is included in the FEIR for review 
and consideration by the decision makers prior to a final 
decision on the proposed project. No further response to 
this comment is required.  
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SS-11 The commenter expresses their concern for the project’s 
effect on parking and public safety on nearby roadways. 
Please see response to comment DF-7 and BE-1. 

SS-12 As indicated in Appendix M, the proposed driveway from 
Stevens Avenue would be located at the exact location as the 
existing driveway from Stevens Avenue. City engineering 
staff shall review driveway line of sight hazards as a part of 
processing the City Engineering Permit. As indicated in Table 
3.12-8, the intersection of Stevens Avenue and South Nardo 
Avenue would operate at LOS B during AM and PM peak 
hour Existing Plus Project conditions. As such, no significant 
impact would occur at this intersection. Similarly, no 
significant impact would occur under Near Term 2020 
conditions and Horizon Year 2035 conditions.  

Additionally, as stated in Section 3.12.4, Impact Analysis, 
the proposed project would improve vehicular and 
pedestrian and bicycle safety by reducing the existing four 
complex driveways on South Nardo Avenue down to two. 
In conjunction with the public improvement drawings for 
the new project driveways, a line of sight analysis would be 
conducted prior to construction. A clear line of sight would 
be required to be provided, which may result in a 
modification/restriction to on-street parking at/near 
driveway locations, and facilitating right-in/right-out access. 
Controlled access to the site would be provided with queuing 
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space to avoid hazards associated with vehicles queueing 
across pedestrian paths and bikeways. The Stevens Avenue 
driveway is existing and not proposed. Increased trip 
generation from this driveway is analyzed in the 
Supplemental Traffic Memorandum included as Appendix 
N. The driveway is shown to operate at acceptable LOS with 
no change when compared to existing conditions. 

To ensure pedestrian and bicyclist safety in the project 
area and the compatibility of the project with the 
surrounding residential community, the project design 
includes several traffic calming improvements. Please 
also see response to comment DF-7. No further response 
to this comment is required.  

SS-13 The comment concern for affordability of housing under the 
proposed project. Please see responses to comments CG-1, 
CG-2, and DF-11. Additionally, the DEIR identified 
significant impacts related to biological resources, cultural 
resources, hazards and hazardous materials, noise, and tribal 
cultural resources.  

Chapter 6, Alternatives analyzes an Originally Proposed 
Project (Reduced Export) Alternative as it would result in 
reduced severity of short-term or temporary construction 
related impacts associated with the removal of less soil (air 
quality, GHG, traffic and noise impacts). The proposed 
project would not result in significant impacts associated 
with building heights see Section 3.1 Aesthetics), and 
hauling of export material would not result in significant 
traffic impacts (see Section 3.12 Traffic and Circulation), 
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air quality impacts (see Section 3.2) or any other impacts 
identified in the DEIR. However, the Originally Proposed 
Project (Reduced Export) Alternative would result in 
affects to private views. 

Additionally, reducing the proposed density was considered 
as an alternative in response to community concerns 
associated with the number of units proposed to be developed 
on site. A developer, however, may acquire the right to 
develop at a specific density under California law 
(Government Code Section 65915) and SBMC Section 
17.20.050(D)) in exchange for an agreement to construct 
affordable housing units on site. The applicant has agreed to 
construct 32 affordable units as a part of the project. As a 
result, the applicant has a right to develop up to 263 units on 
site, beyond the 260 units it has proposed, under state law and 
the SBMC. Because the City may not legally require a 
reduced number of units (Government Code Section 65915), 
the applicant is permitted to construct above the 260 units 
proposed; therefore, a reduced density alternative is not a 
feasible alternative. Furthermore, this alternative would not 
meet most of the project objectives and would be speculative. 

SS-14 As discussed in Section 3.1, Aesthetics, residential 
buildings would range in height from two to three stories, 
reaching up to 47.1 feet above existing grade.  

All buildings facing South Nardo Avenue would be no 
closer to the street, and rooflines would not exceed height 
of the rooflines of any current street-facing buildings, with 
taller buildings located toward the southern portion of the 
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site (DEIR page 3.1-5). The project architecture features 
sloped roofs with no parapets, with flat roofs at select 
locations to minimize potential view impacts. The project 
would not include any rooftop mechanical equipment. 
Please refer to Figures 3.1-1 through 3.1-3 for the 
architectural design of each neighborhood. 

SS-15 Occupancy concerns are the subject of Fair Housing Laws 
and other considerations beyond the control of the applicant. 
Occupancy is included in the DEIR as an assumption used 
for modeling purposes. For air quality modeling purposes, it 
is assumed all residences would be occupied during 
operations of the project, and per bedroom. 

 The comment also expresses concern for adequate 
proposed parking; please see response to comment BE-1.  

SS-16 This comment expresses a general concern about increased 
parking along streets in the vicinity of the proposed project. 
Please see response to comment BE-1.This comment is 
included in the FEIR for review and consideration by the 
decision makers prior to a final decision on the proposed 
project. Because the comment does not identify any 
environmental issues concerning the adequacy of the 
DEIR, no further response to this comment is required.  
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Response to Comment Letter TK 

Private Individual 
Thomas Kaiser 

TK-1 The comment expresses concern for the proposed project’s 
density bonus; please see response to comment DF-5. The 
comment also expresses concern for on street parking; 
please see response to comment BE-1.  

TK-2 The comment expresses concern for parking under 
proposed project conditions. Please see response to 
comment BE-1. 

TK-3 The comment expresses concern for parking under 
proposed project conditions. Please see response to 
comment BE-1. 

TK-4 The comment expresses concern for parking under 
proposed project conditions. Please see response to 
comment BE-1. 

TK-5 This comment expresses concern regarding the effects of 
on-street parking along nearby streets on street sweeping 
activities. Please see response to comment GW-4. 
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TK-6 Section 3.12, Transportation and Circulation, Appendix M, 
and Appendix N evaluate the traffic impacts associated with 
operation and construction of the project. Appendix N, 
Supplemental Traffic Impact Analysis, conducted in 2014, 
provides traffic counts including existing daily trip counts 
and concludes that the number of construction-related daily 
trips falls within the number of daily trips currently 
generated by the site, which is approximately 1,552 trips per 
day. The standard trip generation rates were identified using 
SANDAG’s “(Not So) Brief Guide of Vehicular Traffic 
Generation Rates For the San Diego Region” to calculate the 
project's trip generation, as vetted by the City's engineer. The 
trip generation for a single family dwelling is 10 per unit, 
whereas for multi-family developments it is 8 per unit. 
Furthermore, according to the analysis included in Appendix 
A of Appendix M, 24-hour traffic counts were taken at the 
existing Solana Highlands apartments, which resulted in 
1,259 trips for the 194 existing apartments served by the 
existing four driveways. This equates to 6.49 trips a day per 
apartment. Thereby, the 8 trips/day used in the traffic 
generation models is conservative compared to the existing 
traffic generation. 

Rather than qualitative analysis the TIA provided quantitative 
analysis, identifying the construction trips generated (2,050) 
and accounting for a passenger car equivalent (PCE) at rate of 
2.5 for each truck. The export of 154,000 cubic yards of 
material was evaluated assuming a total of 3 months of 
demolition and 6 months of grading (approximately 90 days 
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of material export), for an average of 1 month of demolition 
and 2 months of grading for each phase.  

The proposed project would require a professionally designed 
traffic control plan to be prepared by the applicant to the 
satisfaction of the City Engineer for any work completed on 
South Nardo Avenue and Stevens Avenue. However, the 
traffic control plan is not required until the start of 
construction. The City requires the traffic control plan as part 
of its construction plans, grading, and public improvement 
plans (Appendix M). During the time of construction, 
construction vehicles would be parked on site with vehicles 
belonging to existing tenants and would not interfere with 
existing on-street parking (DEIR page. 3.12-23). 

TK-7 The comment expresses concern for the affordability of 
housing under the proposed project. Please see 
responses to comments CG-1, CG-2 and DF-11. 

TK-8 The City acknowledges the comment and notes that it 
expresses the opinions of the commenter and does not raise 
an issue related to the adequacy of any specific section or 
analysis of the DEIR; therefore, no further response is 
required or provided. 

TK-9 The comment expresses concern for proposed building 
and wall heights. Please see responses to comments DF-
5 and GL-5.  
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TK-10 Pursuant to the terms of the Open Space Easement, the 
restrictions of the easement apply except as Special Use 
Permit No. P 68-187 may from time to time be amended, or 
as the Grantee may authorize, to permit additional grading or 
excavation activity. The proposed Project would create more 
useable open space than exists currently. Accordingly, the 
applicant would seek a modification of Special Use Permit 
No. P 68-187, or authorization from the City, to permit 
grading and excavation activity consistent with the proposed 
new site plan as a part of its entitlements for the project. 
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CHAPTER 3 
ERRATA AND CHANGES TO THE DEIR 

3.1 INTRODUCTION 
As provided in Section 15088(d) of the California Environmental Quality Act (CEQA) Guidelines (14 
CCR 15000 et seq.), responses to comments may include revisions to a draft environmental impact 
report (EIR) or may be a separate section in the FEIR. This section acts a separate section in the EIR 
that provides changes to the DEIR presented in strikethrough text (strikethrough) signifying deletions 
and underline text (underline) signifying additions. These notations are meant to provide clarification, 
corrections, or minor revisions as needed as a result of public comments or because of changes in the 
proposed project since the release of the DEIR related to factual or typographic errors, as required by 
Section 15132 of the CEQA Guidelines. The corrections and additions do not raise important new 
issues related to significant effects on the environment. Such changes are “insignificant,” as the term 
is used in CEQA Guidelines Section 15088.5(b).  

3.2 CHANGES TO THE DRAFT ENVIRONMENTAL IMPACT REPORT 
Changes to the DEIR are provided in this section. Page numbers correspond to the DEIR page 
numbers. After the location or locations of the changes (by page number), a brief explanation of the 
nature of the change is provided in italics, followed by the text from the DEIR with changes shown in 
strikethrough and underline. Additionally, after the changes to the DEIR are presented, an explanation 
of the change is included in italics to provide the reader context for the DEIR revision. 

Section ES.2, Summary of the Proposed Project (Page ES-4 of the Executive  

Summary Chapter) 

Text describing the required approvals for the proposed project 

The proposed project would involve a phased construction plan designed to enable partial 
occupancy of the site for approximately 39 months. The phased construction plan would consist 
of three phases, which are anticipated to have varying durations with some phases being longer in 
duration and others shorter. Required Requested permits  approvals for the proposed project would 
include: Development Review Permit (DRP), Structure Development Permit (SDP), Affordable 
Housing Plan, Density Bonus and Waiver of Development Standards, Sewer Easement 
Abandonment Permit, Development Agreement, Adjustment Plan/Tentative Ministerial Parcel 
Map, Approval of a Fee Waiver, and permits that may be required by other agencies including a 
Coastal Development Permit and a signed development agreement with the City for the proposed 
density bonus. 
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Revisions were made to the Executive Summary to appropriately reflect the requested approvals 
for the proposed project. These revision are non-substantive and are provided for disclosure 
purposes based on the City’s approval process. 

Section 2.5, Project Description (Pages 2-7 through 2-9 of the Project Description chapter)  

Text describing the types of units provided at market rate and the maximum building heights. 

Residential buildings would range in height from two to three stories and would have a total of 12 
studio apartments, 128 one-bedroom units and 120 two-bedroom units. The three-story affordable 
senior portion would contain all 12 of the studio apartments, 15 of the one-bedroom units, and 5 
of the two-bedroom units, with the balance of the project comprised of 113 one-bedroom and 115 
two-bedroom units. Table 2-1a shows the mix of units in terms of market rates in the proposed 
project.  All units would have private outdoor space in the form of balconies (for upper-floor units) 
or patios (for ground-floor units), laundry facilities, storage space, a parking garage, and surface 
parking. The proposed project includes 525 on-site parking spaces, as indicated in Table 2-1, 
Existing and Proposed Development Characteristics, below. The tallest on-site building will be 
Building 2225, reaching up to 35 38 feet and 9 3 inches. Project amenities on site would include a 
recreation facility/clubhouse building and associated recreation facilities such as a pool, spa, barbecue 
areas, walking paths, and passive usable open space.  

Table 2-1 

Existing and Proposed Development Characteristics 

Existing Feature Quantification Proposed Feature Quantification 

Development Area 

Complex – Impervious/Paved 
Area 

292,292 square feet Complex – Impervious/Paved 
Area 

354,735 square feet 

Complex – Pervious/Unpaved 
Area 

291,902 square feet Complex Pervious/Unpaved 
Areas 

228,969 square feet 

Lot Size 584,192 square feet Lot Size 584,192 square feet 

Open Space 

Open Space Total 318,541 square feet Open Space Total 256,355 square feet 

Useable Open Space 45,329 square feet Useable Open Space 65,434 square feet 

Structures 

Apartment Buildings 16 Apartment Buildings 23 

Clubhouse 1 Clubhouse 1 

Multi-Family Off-Complex 
Buildings 

3 Buildings Multi-Family Off-Complex 
Buildings 

0 

Maximum Building Height 18.4 feet above 
existing grade 

Maximum Building Heights 47.1 feet above existing 
grade 

46 38 feet, 3 inches above 
proposed grade* 
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Table 2-1 

Existing and Proposed Development Characteristics 

Existing Feature Quantification Proposed Feature Quantification 

Parking Spaces 

Complex Parking Spaces 311 Spaces Complex Parking Spaces 525 Spaces 

Multi-Family Off-Complex 4 Units N/A 0 

Residential Units  

Studio Apartments 0 Units Studio apartment (1 bath) 12 Units 

1 Bedroom (includes 1-bath 
“Torrey” and “Foxtail’)  

84 Units 1 Bedroom (includes 1 bath) 128 Units 

2 Bedroom (includes 1 bath 
“Cypress” and 2 bath “Monterey”) 

102 (44 and 58, 
respectively) 

2 Bedroom (includes 2 
bathrooms) 

120 Units 

3 Bedroom (2 bath “Ponderosa”) 8 Units 3 Bedroom 0 Units 

Total 194 Units Total 260 

Multi-Family Off-Complex 4 Units N/A 0 

Combined Total 198 Units Combined Total 260 Units 

 

Table 2-1a 

Solana Highlands Project Market Rate Unit Mix 

Bungalow Neighborhood 

two- and three-story buildings* 

Lifestyle Neighborhood 

three-story buildings 

Valley View Neighborhood 

two- and three-story buildings 

Original 
(Alternative 6) 

New* (Proposed 
Project) 

Original 
(Alternative 6) 

New* (Proposed 
Project) 

Original 
(Alternative 6) 

New* (Proposed 
Project) 

22  one-bedroom 23 one-bedroom 46 one-bedroom 49 one-bedroom 45 one-bedroom 41 one-bedroom 

44  two-bedroom 43 two-bedroom 33 two-bedroom 30 two-bedroom 38 two-bedroom 42 two- bedroom 

66 units 66 units 79 units 79 units 83 units 83 units 

228 market rate units + 32 affordable senior units = 260 units 

Note: 
* Unit mix changes due to modifications made during SDP/view assessment process to Buildings 12, 13, and 10. The Bungalow 

Neighborhood will contain 1 three-story building (Building 10). The parking requirements under SBMC 17.52.040(A) do not change as the 
overall site rental unit mix remains the same (i.e., 113 one-bedroom units and 115 two-bedroom units). 

Revisions were made to the project description to correct the maximum proposed building 
height and the building number on the site plan. As described in Chapter 2, Response to 
Comments, of this FEIR, there have been no new environmental impacts identified, no 
substantial increase in any of the environmental impacts, and no additional project alternative 
or mitigation measures have identified. Therefore, in accordance with CEQA Guidelines 
Section 15088.5(a), recirculation of the EIR is not required. 

To further clarify the mix of units in terms of market rates in the proposed project and as originally 
proposed (Alternative 6), Table 2-1a was added to the EIR. The addition of the table and 
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information contained therein is non-substantive and is provided for disclosure purposes based 
on the view assessment/SDP permit process. 

Section 2.5.5, Density Bonus (Pages 2-17 and 2-18 of the Project Description chapter) 

Text describing the density bonus request for the proposed project. 

The project proposes to enter into a Development Agreement with the City of Solana Beach 
requiring include 32 senior units a percentage of the apartments to be deed-restricted at specific 
affordability levels to low-income households. In conjunction with City of Solana Beach municipal 
code and Under California’s density bonus lLaw, the provision of the affordable apartments allows 
the applicant to receive a bonus in the project’s density, allowing additional market-rate apartments 
to also be constructed. The following steps outline the proposed project’s density bonus request 
and provide details as to how the number of dwelling units being proposed was derived (also see 
Table 2-2):  

 Step 1: The project site is zoned HRd, which provides for a maximum allowable density 
of 13 to 20 dwelling units per acre.  

 Step 2: SBMC Section 17.20.030(B)(4) requires an adjustment to the maximum allowable 
density for multiple-dwelling-unit projects located in or in proximity to sensitive land, such 
as steep slopes. A majority of the project site is located on slopes of 0% to 25%. Table 2-2 
identifies the number of acres on site located on a slope and the corresponding density 
adjustment that applies to those acres. As shown in Table 2-2, after applying the slope-
adjusted density, the proposed project’s permitted maximum allowable density would be 
206.6 units, rounded up under state density bonus law to 207 units.  

 Step 3: The project proposes to enter into a Development Agreement with the City, as 
permitted by the SBMC Affordable Housing Ordinance, Section 17.70.025(B)(2), and 
would provide 15.5% of the permitted 207 units as affordable units senior housing 
affordable to low-income households (32 affordable low-income units).  

 Step 4: Compliance with the City’s Affordable Housing Ordinance allows the project to 
qualify for a density bonus. State law and SBMC Section 17.20.050 would entitle the 
project to a density bonus of 27.5%. Therefore, the project’s actual permitted maximum 
allowable density is 264 units (0.275 x 207 permitted units = 56.93 additional units, 
rounded up to 57; 207 + 57 = 264). (California Government Code, Section 65915).  

 Step 5: Although the project would be allowed to build 264 units with the 27.5% density 
bonus, the project is proposing to construct 260 units, which is a density bonus of 26%. 
Although a density bonus of 26% would only require 29 affordable housing units, 32 
affordable units would be provided. The 32 affordable units would be senior designated 
affordable low-income units rented to persons 62 years of age and older and containing the 
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elements required for senior housing under California Civil Code Section 51.2(d), such as 
accessible paths of travel and grab bars. They and would be subject to a rent regulatory 
agreement with a term of 55 years, and would be rented to individuals or couples qualified 
pursuant to California Civil Code Section 51.3 at affordable rents as required by SBMC 
Section 17.70.025(C)20.050 and state density bonus law. (CGC Government Code Section 
65915(c)(1)).  

Table 2-2 

Project Density Overview 

Progressive 
Calculation 

Site Density 
Factor Dwelling Units per Acre 

Site 
DU 

Step 1 HRd Zone 13–20 dwelling units per acre 268 

Step 2 Slope-Adjusted 
Density 

Slope  Acres Allowable Density Dwelling Units 

0%–25% 9.79 20 DU/acre 195.8 

25%–40% 1.08 10.8 DU/acre 10.8 

40% + 2.54 0.0 DU/acre 0.0 

Total 13.41 — 206.6 
 

206.6 

Step 3 City Affordable 
Housing 
Requirements 

Applicant proposes 32 on-site affordable housing units; 

15.5% of the total housing units would be affordable units 

206.6 

Step 4 SBMC Section 
17.70.02520.050(
D) Density Bonus 

Project is eligible for a density bonus  +54 

Step 5 Total Number of 
Units Proposed  

Proposed project 260 

HRd = High Residential; DU = dwelling unit; SBMC = Solana Beach Municipal Code; DU/acre = dwelling units per acre 

To further clarify the project description, the revisions reiterate that the low-income households 
proposed are senior housing, to be rented to persons 62 years of age and older. The addition of the 
table and information contained therein is non-substantive and is provided for disclosure purposes. 

Subsection 2.5.6 Proposed Waiver of Development Standards and City Fees (Pages 2-25 

through 2-27) 

Text describing the development standard and fee waiver processes. 

Development Standards Waivers 

SBMC Section 17.20.050 and California State density bonus law allows for the waiver of require 
waiver of development standards for projects applying eligible for a density bonus if the development 
standards would physically preclude construction of the project with the density bonus.  
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Grading of the site is intended to achieve the proposed density and number of units that would allow 
for the inclusion of 32 affordable housing units and related density bonus. The City requires that height 
standards be measured from the lower of existing grade or proposed grade. Therefore, in some areas, 
fill would be placed below proposed buildings, walls, or fences and is included as part of the proposed 
height calculation.  

For example, one of the waivers being sought pertains to maximum height allowed between the front, 
rear, and side yard setbacks. The applicant has requested a waiver to the allowable 16-foot height 
standard to allow for a 25-foot height standard. The proposed breakdown of the 25 foot height includes 
19 feet of fill material and a 6-foot-tall fence, so the proposed fence would be shorter than the allowed 
16 feet. However, since City code (SBMC 17.20.040) requires proposed heights to be measured from 
the lower of existing or proposed grade, the waiver being proposed is for 25 feet.  

The applicant is requesting waivers of the following development standards under density bonus law:  

1.  Waiver to SBMC Section 17.20.040(G), Maximum Building Height, which sets standards for 
the maximum allowable building height.  

a. SBMC Section 17.20.040(G)(2) sets a 30-foot maximum building height for MHR 
[Medium-High Residential] and HR [High Residential] zones pursuant to a development 
review permit. 

i.  The project proposes a building height waiver to increase the height limit from 30 feet 
to 47.1 feet. The actual buildings will be a maximum of two or three stories and up to 
38’feet 3 inches in height; however the City measures "height" as the difference 
between the existing or proposed grade and the grade change is therefore included in 
the "height" calculation. Grading for the project was designed to lower the project site 
for new pad elevations, as shown on Figure 2-9, Preliminary Grading Plan. Although 
this results in taller buildings on down-slope or lower elevations because of the way 
height is measured by the City, lowering the building pads also lowers the perceived 
visible height of project buildings as viewed from off site. 

[…]  

3. Fee wWaivers SBMC Section 14.70.045, Incentives, which allows for the City Council, at its 
sole discretion, to discount City fees, expedite the application process, or provide other 
assistance to certain types of affordable housing developments.  

a.  The project proposes a fee waiver pursuant to the City’s Affordable Housing Ordinance 
(SBMC Section 17.70.025(B)(2)), which allows the City to waive its fees when the 
waiver is needed to meet housing needs identified in the Housing Element that 
otherwise would not be met. 
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Revisions were made to the project description to most accurately describe the waivers requested 
for the proposed project.  The revisions further explain how the density bonus law requires the 
project to seek a Development Standards Waiver. These revisions are non-substantive and are 
provided for disclosure purposes. 

Section 2.7, Approvals (Page 2-29 of the Project Description chapter) 

Text describing the approvals required for the proposed project. 

This DEIR is intended to provide environmental documentation pursuant to CEQA to evaluate the 
potential environmental effects associated with the proposed project. As such, the DEIR covers all 
discretionary permits proposed as part of the project.  

The following permits approvals are required have been requested from the City for the 
proposed project:  

 Development Review Permit  

 Structure Development Permit  

 Affordable Housing Plan  

 Density Bonus and Waiver of Development Standards: Building Height and Wall, Fence, 
and Retaining Wall Height Waiver (interior of property, as well as front, side, and rear 
yard setbacks)  

 Approval of a Fee Waiver (Affordable Housing Fee)  

 Sewer Easement Abandonment Permit  

 Development Agreement  

 Adjustment Plat/Tentative Ministerial Parcel Map  

 Permits that may be required by other agencies, including a Coastal Development Permit 
from the California Coastal Commission  

Revisions were made to the project description to most accurately describe the approvals 
requested for the proposed project. These revisions are non-substantive and are provided for 
disclosure purposes. 
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Section 3.1.2 Regulatory Setting (Pages 3.1-53 and 3.1-54 of the Aesthetics chapter) 

Text describing the development standards approval process and what development standards are 
requested to receive a waiver. 

Development Regulations  

The regulations for development within the residential zones of the City are set out in Section 
17.20.030 of the City’s Municipal Code. Section 17.20.050 of the City’s Municipal Code allows 
requires the waiver of development standards for projects applying eligible for a density bonus if 
the development standards would physically preclude construction of the project with the density 
bonus. The applicant has requested a waiver from the following development standards under 
density bonus law:  

1. SBMC Section 17.20.040(G), Maximum Building Height, which sets standards for the 
maximum allowable building height. 

a. SBMC Section 14.20.040(G)(2) sets a 30-foot maximum building height for MHR 
[Medium-High Residential] and HRd [High Residential] zones pursuant to a 
development review permit. 

2. SBMC Section 17.20.040(O), Fences, Walls, and Retaining Walls, which states that no 
fence or wall that exceeds the allowable height limits above the pre-existing grade shall 
be constructed. 

a. SBMC Section 17.20.040(O)(1) sets a height limit of 42 inches for front and street-
side yards. 

b. SBMC Section 17.20.040(O)(2) sets a height limit of 6 feet for rear and  
interior yards. 

c. SBMC Section 17.20.040(O)(3) sets a height limit of 16 feet within the buildable area 
(between the front, rear, and side yard setbacks). 

3.The developer has also requested a fee waiver under SBMC Section 14.70.045, Incentives, which 
allows for the City Council, at its sole discretion, to discount City fees, expedite the application 
process, or provide other assistance to certain types of affordable housing developments. a. The 
project proposes a fee waiver pursuant to the City’s Affordable Housing Ordinance, which allows 
the City to waive its fees when the waiver is needed to meet housing needs identified in the 
Housing Element that otherwise would not be met. 

Revisions were made to the Aesthetics chapter to most accurately describe the requested density 
bonus’s role in the development standard waiver process. These revisions are non-substantive and 
are provided for disclosure purposes. 
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Section 3.5.1 Existing Conditions (Page 3.5-3 of the Cultural Resources chapter)  

Text providing historical context of the project setting. 

The subsequent American period (1846 to present) witnessed the development of San Diego 
County. This period includes the rapid dominance over California culture by Anglo-Victorian 
(Yankee) culture and the rise of urban centers and rural communities. A Frontier period from 1850 
to 1870 saw the region’s transformation from a feudal-like society to a capitalistic economy in 
which American entrepreneurs gained control of most large ranchos and transformed San Diego 
into a merchant-dominated market town. Between 1870 and 1930, urban development established 
the Cities of San Diego, National City, and Chula Vista, while a rural society based on family-
owned farms organized by rural school district communities also developed, especially in the 
northern region of the County. The U.S. Army and Navy took an increased interest in the San 
Diego harbor between 1900 and 1940. The U.S. Army established coastal defense fortifications at 
Fort Rosecrans on Point Loma, and the U.S. Navy developed major facilities in San Diego Bay. 
The 1920s brought a land boom that stimulated development throughout the City of San Diego 
(City) and the County, particularly in the Point Loma, Pacific Beach, and Mission Beach areas. 
Development stalled during the depression years of the 1930s, but World War II ushered in a 
period of growth based on expanding defense industries. The area of Solana Beach was originally 
known as Lockwood Mesa and was first settled in 1886 by the family of George Jones. The area 
was used to farm grain and lima beans. After the completion of Lake Hodges Dam and the creation 
of the Santa Fe Irrigation District in 1918, development in the area increased significantly. 
Agriculture was a mainstay of the area at that time. In 1922, Colonel Ed Fletcher, an early 
community leader and developer, purchased 201 acres at $200 per acre from George Jones to 
develop the town of Solana Beach. Solana Beach grew rapidly, paralleling the development of the 
entire county during the 1924–1929 period. On March 5, 1923, Fletcher filed the original 
subdivision map of Solana Beach. The community has since grown from an agricultural 
community to a developed urban area (City of Solana Beach 2015). The City of Solana Beach was 
incorporated in 1986 (see Appendix G).  

In response to comment AS-3, further historical context was provided in the Existing Conditions 
Section of the Cultural Resources Chapter of the EIR. 

Section 3.6.4, Impact Analysis (Page 3.6-10 of the Geology chapter) 

Text stating the Hillside Overlay Zone applies to the project site. 

A portion of the project site (approximately 3.5 acres of slopes exceeding 25%) is subject to the 
HOZ. The proposed project site design includes substantial grading activities, which would 
regrade all of the existing slopes. The site grading is designed to promote stable foundations for 
proposed structures and retaining walls, and slopes on site would be designed and constructed 
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according to the applicable requirements of the 2016 CBC or latest version of the CBC, which 
would minimize any potential risks associated with landslides.  

In response to comment GL2-4 and JB-3, revisions were made to the Geology chapter to correctly 
reflect the project site. As stated in Appendix H of the DEIR, the existing soil and geologic conditions 
of that area of the site as previously placed fill, as such the existing 25% slope is not naturally 
occurring. Therefore the Hillside Overlay Zone does not apply to the proposed project site. 

Section 3.9.4, Impact Analysis (Pages 3.9-15 and 3.9-16 of the Land Use and Planning chapter) 

Text describing the requested density bonus in relation to the municipal code. 

Municipal Code Consistency  

The proposed project would be consistent with the requirements in the City’s Affordable Housing 
Ordinance. As outlined in Chapter 2, Section 2.5.5 of this DEIR, the proposed project would 
qualify for a density bonus pursuant to the state density bonus law (Government Code Section 
65915) and  SBMC Section 17.70.025(B)(2),17.20.050 Affordable Housing(Density Bonus 
Ordinance, and State Law (Health & Safety Code Section 50079.5). SBMC Section 
17.20.030(B)(4) requires an adjustment to the maximum allowable density for multiple dwelling 
unit projects located in or in proximity to sensitive land, such as steep slopes. A majority of the 
project site is located on slopes of 0%–25%. On site, 13.41 acres is located on a slope and has a 
corresponding density adjustment that applies to those acres. After applying the slope-adjusted 
density, the proposed project’s permitted maximum allowable density would be 206.6 units.  

The applicant proposes to comply with the Affordable Housing Ordinance aAs permitted in SBMC 
Section 17.70.025(B)(2), the applicant proposes to by entering into a Development Agreement 
with the City to provide 15.5% (32 units) of the permitted 206 units as units affordable to low-
income households, as defined in Health & Safety Code Section 50079.5. State law would entitle 
the project to a density bonus of 27.5%. Therefore, the project’s actual permitted maximum 
allowable density is 263 units (0.275 x 207 permitted units = 56.93 additional units; 207 + 56.93 
= 263.65/264 rounded up). The project would be allowed to round up to 264, per the Density Bonus 
Law Roundupas required by state density bonus law (California Government Code, Section 
65915). Although the project would be allowed to build 264 units with the 27.5% density bonus, 
the project is proposing to construct 260 units, which is actually a density bonus of 26%. 

Although a density bonus of 26% would only require 29 affordable low income housing units, 32 
affordable units would be provided as affordable low income senior housing units. The affordable 
units would be subject to a rent regulatory agreement with a term of 55 years, and would be rented 
to low-income seniors (ages 6255 years and older) at affordable rents, as required by SBMC 
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Section 17.70.025 (C). The proposed project would provide three more affordable units than 
needed to qualify the project for the requested density bonus (SBMC Section 17.70.025 (D)).  

The project applicant has requested waivers under density bonus law for wall and fence heights, 
retaining wall heights, and building heights at the interior of the property and beyond the building 
setbacks. Table 3.9-3, below, provides the rationale for the three requested waivers, comparing 
existing standards to proposed standards. The City is required to grant the waivers if the development 
standards would physically preclude development of the property with the density bonus. 

Revisions were made to the Land Use and Planning chapter to further clarify how the density 
bonus would include low-income senior housing and would require development standards 
waivers. These revisions are non-substantive and are provided for disclosure purposes. 

Table 3.9-1, Project’s Consistency with City of Solana Beach General Plan (as Amended 

through 2014) (Pages 3.9-21, 3.9-24, 3.9-30, and 3.9-31 of the Land Use and Planning chapter) 

Text included in the ‘Project’ column, which describes how the proposed project would or would 
not be consistent with the associated General Plan policy.  

Policy LU-1.2: 

The project is a revitalization of existing apartment homes. The proposed project would provide 
32 units of affordable housing and is eligible for a the requested density bonus of 26% to allow a 
total of 260 dwelling units.  

Policy LU-5.2: 

The proposed project would include a density bonus of 26% to allow a total of 260 dwelling units, 
with 32 units set aside for rental to low-income, senior households at affordable rents for a 55-year 
term, as required by Solana Beach Municipal Code (SBMC) Section 17.70.025 (C), and the 
applicant would has proposed to enter into a development agreement with the City, as permitted 
by the Affordable Housing Ordinance (SBMC Section 17.70.025 (B)(2)), which would obligate 
the developer to provide the affordable rental units as proposed.  

Policy LU-6.7: 

The project applicant has requested waivers for wall and fence heights, retaining wall heights, and 
building heights at the interior of the property and beyond the building setbacks. As described in 
Section 3.1, waivers regarding building and wall heights are sought to accommodate lowering the 
existing grade of the pad elevations and to allow the proposed walls and fence heights. Without 
the proposed waivers, pad elevations required to fulfill the proposed design goals would not be 
feasible. The proposed project satisfies the requirements for obtaining the density bonus, and the 
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approval of waivers is consistent with land use procedures; the requirements of state density bonus 
law and the City’s Density Bonus Ordinance the City does not have discretion to reject the 
requested waivers (Development Review Permit, Structure Development Permit, and Density 
Bonus Agreement).  

Policy H-3.6: 

The proposed project would provide 32 of the 260 units for low-income households at affordable 
rents for a 55-year term. Affordable housing covenants applicable to tThe existing apartment 
complex does not include designated affordable housing units have expired, although residents of 
13 units are permitted to remain at affordable rents until they vacate the units. The project will 
replace these 13 units with 32 units required to be affordable for 55 years.  

Revisions were made to the Land Use and Planning general plan consistency analysis to 
accurately describe the requested density bonus and development standard waivers. These 
revisions are non-substantive and are provided for disclosure purposes. 

Section 3.10.1, Existing Environment (Page 3.10-5 of the Noise chapter) 

Revisions were made to Figure 3.10-1, Project Location Map to correctly identify the nearby 
Turfwood community and the Turfwood Condominiums, not Turfwood Apartments. 

Section 3.11, Regulatory Setting (Page 3.11-3 of the Population and Housing chapter) 

Text describing the State’s requirement for sufficient housing to support population growth. 

Affordable Housing Law (Government Code Sections 65580–65589.8)  

The State of California requires affordable housing by law, as that all cities in California must provide 
sufficient housing opportunities for the state’s growing population. Because of this law, SANDAG 
develops a new Regional Housing Allocation Plan (RHNA) every 8 years Therefore, if local jurisdictions 
make any changes to their housing plans as a result of this RHNA allocation, changes will be reflected 
in the next based on a Regional Transportation Plan and associated regional growth forecast. 

Revision of the Population and Housing chapter were made to accurately depict the State’s 
Affordable Housing Law, and SANDAG’s approach to meet the State’s requirements. These 
revisions are non-substantive and are provided for disclosure purposes. 
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Section 3.11, Regulatory Setting (Page 3.11-5 and 3.11-6 of the Population and Housing chapter) 

Text describing the relevant goals and policies of the City of Solana Beach General Plan, related 
to population and housing. 

 Policy H-6.6: Require construction projects to recycle construction debris and promote the 
use of recycled materials as part of new construction or renovations, including the reuse of 
existing building shells/elements.  

The project site is shown in the Housing Element as suitable for 260 units, as proposed, with the 
increased units (estimated as 66 units in the Housing Element) able to be built at densities suitable 
for lower income housing. Thirty-two of the additional 62 units will be actually affordable to lower 
income households. 

San Diego Forward: The Regional Plan  

San Diego Forward: The Regional Plan combines the region’s two most important existing 
planning documents: the Regional Comprehensive Plan (RCP), and the Regional Transportation 
Plan and its Sustainable Communities Strategy (RTP/SCS). The RCP, adopted in 2015, laid out 
key principles for managing the region’s growth while preserving natural resources and limiting 
urban sprawl (SANDAG 2015). The RCP covers policy areas including urban form, transportation, 
housing, healthy environment, economic prosperity, public facilities, our borders, and social 
equity. These policy areas were addressed in the 2050 RTP/SCS and are now fully integrated into 
San Diego Forward. 

City of Solana Beach Affordable Housing Ordinance  

The City’s Affordable Housing Ordinance stipulated in the Solana Beach Municipal Code (SBMC) 
Chapter 17.70 requires that housing developers of five or more units or five or more lots for sale 
for residential purposes, provide 15% of the total units in the development for very-low and low-
income households. Affordable units are subject to a rent regulatory agreement with a term of 55 
years and rented to low-income households at affordable rents as required by SBMC Section 
17.70.025(C). Rental projects must either pay an affordable housing impact fee unless the 
developer offers to or provide affordable rental units consistent with the Costa-Hawkins Rental 
Housing Act (California Civil Code, Section 1954.50 et seq.). Because the entire City is located 
within the coastal zone, the Affordable Housing Ordinance also satisfies the requirement of 
California Government Code Section 65590(d), which requires that new housing developments 
within the coastal zone provide housing for low- or moderate-income households where feasible 
and that local government assist in providing affordable housing by offering density bonuses or 
other incentives, including modification of zoning and subdivision requirements.  
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The proposed project would applicant proposes to provide the affordable units on site and enter 
into a Development Agreement with the City, as permitted by the SBMC Affordable Housing 
Ordinance, Section 17.70.025(B)(2), and would provide 15.5% of the permitted 206 units as 
affordable units (32 affordable units). 

The revision were included to further provide how the City’s General Plan applies to the proposed 
project. Additionally, corrections were made to accurately describe the affordable housing impact 
fee process.  The revision is non-substantive and is provided for disclosure purposes. 

Section 3.12.4, Impact Analysis, (Page 3.12-22 of the Traffic and Circulation chapter)  

Text describing the total vehicle trips under project buildout conditions. 

As shown in Table 3.12-7, with 154,000 cy of export, a total of 22,000 one-way truck trips 
would be required (154,000 cy divided by 14 cy/truck, multiplied by two one-way trips). 
Spreading the 22,000 haul trips over the 90-day total export period, amounts to 244 trips per 
day. The highest number of total trips during construction, according to the TIA analysis, 
would be during Phase 3 construction as daily trips from construction activities (workers and 
haul trips) would occur at the same time as trips generated by completed apartment units. 
During this time the total number of daily trips to/from the site would be 2,050 trips (866 
construction related and 1,184 operations related). This is below the 2,0802080 total trips that 
is generated under existing conditions.projected for buildout conditions. 

Revisions were made to the Traffic and Circulation chapter to correct thewhat conditions under 
which the 2,0802080 total trips would occur under. This was accurately reflected in the Traffic 
Impact Analysis; however, it was incorrectly denoted in the DEIR. As described in Chapter 2, 
Response to Comments, of this FEIR, there have been no new environmental impacts identified, 
no substantial increase in any of the environmental impacts, and no additional project alternative 
or mitigation measures have identified. Therefore, in accordance with CEQA Guidelines Section 
15088.5(a), recirculation of the EIR is not required. 

Section 3.12.4, Impact Analysis, (Page 3.12-23 of the Traffic and Circulation chapter)  

Text describing the number of additional units under the proposed project. 

The traffic analysis was therefore based on these 6266 62 additional units and their associated trips 
as a worst-case scenario, and it is anticipated that construction traffic will not result in any 
additional impacts to the study area. 

Revisions were made to the project description to correct the number of additional units under 
the proposed project. There have been no new environmental impacts identified, no substantial 
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increase in any of the environmental impacts, and no additional project alternative or mitigation 
measures have identified. Therefore, in accordance with CEQA Guidelines Section 15088.5(a), 
recirculation of the EIR is not required. 

Section 3.14.4, Impact Analysis, (Pages 3.14-34 and 3.1-35 of the Public Services, Utilities, 

Service Systems, and Energy chapter)  

Text describing the equivalent dwelling units regarding wastewater and Appendix identifier. 

The existing residential development on site consists of 194 apartment units and four multi-family 
units, which is equivalent to 176.4 gallons per EDU of wastewater. The project proposes 260 multi-
family units, which is equivalent to 234 gallons per EDU. The resultant increase in sewer discharge 
from the site is equivalent to 57.6 gallons per EDUs, which converts to 0.0624 cubic feet per second 
after applying a peaking factor of 3.5 and converting to cubic feet per second. The projected wastewater 
from the proposed project would, however, be adjusted to account for water conservation due to Title 
24 requirements and low-water-use appliances. The typical maximum proportional depth of flow 
(d/D)1 value for public sewer design is 0.5 d/D, which is the indicator that shows a sewer main is 
flowing at half full. With the additional flows generated by the proposed project, the sewer main would 
flow at 0.39 d/D (Appendix NO). Therefore, the proposed additional flow from the project would not 
over-burden the existing sewer system. 

As stated above in Threshold A, the proposed project would be served by the Santa Fe Irrigation 
District, and wastewater would be treated at the SEWRF, which has a treatment facility capacity 
of 5.25 mgd. The treatment facility capacity of 5.25 mgd is allocated between the City of 
Encinitas and the City of Solana Beach, split equally. However, approximately 0.25 mgd is 
distributed to the Rancho Santa Fe Community Services District; thus, approximately 2.5 mgd 
is allocated to the City of Encinitas and approximately 2.5 mgd to the City of Solana Beach. The 
current flow per day for SEWRF is approximately 2.5 mgd, leaving a current remaining capacity 
of approximately 2.75 mgd (Trees, Pers. Comm. 2016). SEWRF has available resources to serve 
the anticipated 14,735,485 gallons of wastewater annually, or 40,327 gallons per day from the 
entire proposed project. Treated wastewater would be either sent for additional treatment for use 
as recycled water or discharged into the ocean outfall. Therefore, the sewer main would not 
operate at or be over capacity with implementation of the proposed project. The proposed 
additional flow from the proposed project would not overburden the existing sewer system 
pumped to the SEWRF. The specific calculations for these generation rates are outlined in detail 
in Appendix N O. 

Revisions were made to the Public Services, Utilities, Service Systems, and Energy chapter to 
correctly denote the units used for wastewater generation and the Appendix referenced. As 
                                                 
4  Ratio of fluid depth to pipe diameter, which demonstrates capacity. 
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described in Chapter 2, Response to Comments, of this FEIR, there have been no new 
environmental impacts identified, no substantial increase in any of the environmental impacts, and 
no additional project alternative or mitigation measures have identified. Therefore, in accordance 
with CEQA Guidelines Section 15088.5(a), recirculation of the EIR is not required. 

Section 4.2.1, Cumulative Projects List, (Pages 4-2 and 4-3 of the Cumulative Effects chapter)  

Figure 4-1, Cumulative Projects, was replaced in the Cumulative Effects chapter to correctly 
depict the cumulative projects analyzed in Chapter 4. Table 4-1, Cumulative Projects List, 
correctly identifies the list of cumulative projects analyzed; however, an incorrect figure was used 
to illustrate the cumulative projects. As described in Chapter 2, Response to Comments, of this 
FEIR, there have been no new environmental impacts identified, no substantial increase in any of 
the environmental impacts, and no additional project alternative or mitigation measures have 
identified. Therefore, in accordance with CEQA Guidelines Section 15088.5(a), recirculation of 
the EIR is not required. 

Section 6.5.2, Alternative 7 Single Phase Construction, (Pages 6-55 of the Alternatives chapter)  

As shown in Table 6-4, this alternative would result in comparable impacts to the proposed project, 
above the health risk threshold of one ten in ten one million without mitigation. 

Revisions were made to the Alternatives chapter to correctly denote the threshold used to 
determine a significant impact under the Single Phase Alternative. This threshold was correctly 
identified in Attachment B; however, it was incorrectly used in the DEIR. As described in Chapter 
2, Response to Comments, of this FEIR, there have been no new environmental impacts identified, 
no substantial increase in any of the environmental impacts, and no additional project alternative 
or mitigation measures have identified. Therefore, in accordance with CEQA Guidelines Section 
15088.5(a,) recirculation of the EIR is not required. 

Section 3.10, Existing Environment (Page 3.10-5 of the Noise Chapter) 

Figure 3.10-1, Project Location Map erroneously refers to the Turfwood Condominiums as Turfwood 
Apartments. The revision was made to the Figure to correctly refer to them as Condominiums. 

  



FIGURE 3.10-1
Project Location Map

Solana Highlands Revitalization Project

SOURCE: BING Maps 2015. 
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4 - 330. S. Cedros Mixed Use

5 - North Bluff Resort

6 - Stevens Ave. CATS Project

7 - Lomas Santa Fe Corridor
Study

8 - Feather Acres 7- lot
residential subdivision

9 - Skyline Elementary School

Reconstruction

10 - Earl Warren Middle School
Reconstruction

11 - Harbaugh Trails Public
Open Space and Trails Project.

12 - Santa Fe Christian School
Master Plan Update

13 - 1-5 North Coast Corridor

14 - Del Mar Surfside Race
Place
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16 - El Camino Real Bridge
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17 - Solana Beach NCTD Train
Station Redevelopment Project
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Underground Utilities District
for Utilities

19 - Roadway and Sidewalk
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20 - Del Mar City Hall/Town
Hall Project

21 - Del Mar Village Specific
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CHAPTER 4 
MITIGATION MONITORING AND REPORTING PROGRAM 

The following table addresses requirements identified in CEQA Guidelines Section 15091(d) and 
15097 that Lead Agencies, such as the City of Solana Beach, adopt a program for reporting and 
monitoring the implementation of mitigation measures identified in an EIR as project conditions 
of approval. For each mitigation measure identified in the EIR, the following monitoring 
components are identified: action required; timing of implementation; and enforcement agency 
responsible for monitoring measure implementation.  

These Mitigation Monitoring and Reporting Program (MMRP) commitments have been 
incorporated into the project and are to be implemented before construction, during construction, 
and/or operation of the Project in accordance with the Draft EIR.  

Mitigation measures, as described below in Table 4-1, were identified for the environmental 
resource topics of Air Quality, Biological Resources, Cultural Resources, Hazards and 
Hazardous Materials, Tribal Cultural Resources, and Noise.  

Project design features identified in the project description or that were relied upon for 
evaluations of impact significance are also included as part of this MMRP relative to 
Biological Resources, Sustainability Components, and Traffic Calming Measures  and are 
anticipated to be formal conditions of approval for the proposed project. Project design 
features are provided in Table 4-2, below. 
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Table 4-1 

Mitigation Monitoring and Reporting Program 

Solana Highlands Revitalization Project Draft EIR 

Mitigation Measure Action Required Timing 
Enforcement 

Agency 

Air Quality 

AQ-1 To reduce the potential for health risks as a result of construction of the project 
the Applicant shall: 

A. Prior to the start of construction activities, the project applicant, or its 
designee, shall ensure that all diesel-powered excavators, forklifts, paving 
equipment, rollers, rubber tired dozers, scrapers, and 
tractors/loaders/backhoes, are powered with CARB certified Tier 4 Interim 
engines, except where the project applicant establishes to the satisfaction 
of the City that Tier 4 Interim equipment is not available.  

• All other diesel-powered construction equipment will be classified as 
Tier 3 or higher, at a minimum, except where the project applicant 
establishes to the satisfaction of the City that Tier 3 equipment is not 
available.  

In the case where the applicant is unable to secure a piece of equipment that 
meets the Tier 4 Interim requirement, the applicant may upgrade another piece 
of equipment to compensate (from Tier 4 Interim to Tier 4 Final).  

Engine Tier requirements in accordance with this measure shall be 
incorporated on all construction plans. As the construction fleet details 
assumed for this analysis were based on best available data at the time of 
preparation (June 2018), construction fleet and operating scenarios may 
change once a contractor is selected prior to construction anticipated to be 
mid-2020.  

B. Prior to the commencement of any demolition, grading or construction 
activity on the project site, if the applicant makes any changes to the fleet 
construction, the applicant will conduct a supplemental health risk 
assessment (HRA) to ensure that the health risk associated with the 
construction scenario at the time of construction is no greater risk than the 
10 in one million as stated in the EIR.  

 

Establish construction fleet in accordance 
with measure and/or demonstrate health 
risk of less than 10 in one million if 
construction fleet differs from that. 

Prior to construction City of 
Solana 
Beach 
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Table 4-1 

Mitigation Monitoring and Reporting Program 

Solana Highlands Revitalization Project Draft EIR 

Mitigation Measure Action Required Timing 
Enforcement 

Agency 

All emissions for criteria pollutants would be well below the SDAPCD thresholds. In 
addition, construction best management practices (BMPs) would be implemented to 
further limit exposure of sensitive receptors to criteria pollutants, consistent with 
SDAPCD Rule 55. Construction BMPs are as follows: 

BMP AQ-1: Consistent with San Diego Air Pollution Control District (SDAPCD) Rule 55, 
the project applicant shall ensure that fugitive dust generated by grading and 
construction activities shall be kept to a minimum with a goal of retaining 
dust on the site, by following the dust control best management practices 
listed below: 

a. During clearing, grading, earthmoving, excavation, or transportation of 
cut or fill materials, the project applicant shall use water trucks or 
sprinkler systems to prevent dust from leaving the site and to create a 
crust after each day’s activities cease. 

b. During construction, the project applicant shall use water truck or 
sprinkler systems to keep all areas of vehicle movement damp enough 
to prevent dust from leaving the site. At a minimum, this would include 
wetting down such areas at least twice per day, later in the morning 
and after work is completed for the day, and whenever winds exceed 
15 miles per hour. 

c. The project applicant shall ensure that soil stockpiled for more than 2 
days shall be covered, kept moist, or treated with soil binders to 
prevent dust generation. 

d. The project applicant shall post signs on-site to limit speeds on 
unpaved roads to not more than 15 miles per hour. 

e. The project applicant shall halt all grading and excavation operations 
when wind speeds exceed 25 miles per hour. 

f. The project applicant shall ensure that dirt and debris spilled onto 
paved surfaces at the project site and on the adjacent roadways shall 
be swept, vacuumed, and/or washed at the end of each workday. 

Implement BMPs consistent with SDAPCD 
Rule 55 

During construction City of 
Solana 
Beach 
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Table 4-1 

Mitigation Monitoring and Reporting Program 

Solana Highlands Revitalization Project Draft EIR 

Mitigation Measure Action Required Timing 
Enforcement 

Agency 

g. The project applicant shall ensure that all trucks hauling dirt, sand, soil, 
or other loose material to and from the construction site shall be tarped 
and maintain a minimum 2 feet of freeboard. 

h. The project applicant shall, at a minimum, at each vehicle egress from 
the project site to a paved public road, install a pad consisting of 
washed gravel (minimum-size: 1 inch) maintained in a clean condition. 

BMP AQ-2: The project applicant shall implement the following best management 
practices during construction to reduce volatile organic compound (VOC) 
and oxides of nitrogen (NOx) emissions from construction equipment to the 
extent feasible: 

a. The engine size of construction equipment shall be the minimum size 
necessary to accomplish the task for which it is used. 

b. The number of construction equipment operating simultaneously shall 
be minimized through efficient management practices to ensure that 
the smallest practicable number is operating at any one time. 

c. Construction equipment shall be maintained in tune per the 
manufacturer’s specifications. 

d. Electric equipment shall be utilized in lieu of diesel-powered equipment, 
where feasible. 

e. Delivery or haul truck idling time shall not exceed 5 minutes at any 
single location per the California Air Resources Board’s (CARB) 
Airborne Toxic Control Measure 13 (13 California Code of Regulations 
Section 2485), unless additional time is required for safety reasons, per 
engine manufacturers’ specifications or reasons stated in the Final 
Regulation Order of 13 California Code of Regulations Section 2485. 
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Table 4-1 

Mitigation Monitoring and Reporting Program 

Solana Highlands Revitalization Project Draft EIR 

Mitigation Measure Action Required Timing 
Enforcement 

Agency 

Biological Resources 

BIO-1:  Prior to certificate of occupancy, the applicant shall complete, to the 
satisfaction of the City of Solana Beach, a Tree Protection Plan. As required by 
Policy 3.53 of the Land Use Plan, the applicant shall replace all native trees 
(five sycamores) at a 1:1 ratio, and shall ensure maturity and viability of the 
root zone. Further, based on the removal of other trees on site as a result of 
development, and as outlined in the project’s Tree Inventory and Protection 
Plan, the applicant shall provide an arborist’s certification that the replacement 
trees are in good health and thriving. Monitoring will occur three times during 
year 1, twice during year 2, and annually during years 3 through 5. Following 
each monitoring inspection, a monitoring report will be provided by the arborist 
as notification to the City of Solana Beach that the trees are healthy and 
establishing. The final monitoring report will provide certification that the trees 
are healthy and established. Should any of the trees die during the monitoring 
period, they will be replaced by a minimum 72-inch box tree and will be 
monitored for the remainder of the 5 year period. Declining trees will be 
provided appropriate measures to improve health or structural condition, or the 
tree(s) will be replaced. 

The applicant shall complete and submit for 
approval a Tree Protection plan which 
depicts existing trees potential left in place 
or relocated, as well as all proposed new 
and replacement native trees on site. 
Monitoring of replacement trees over a 5 
year period is required. At the completion of 
the monitoring period, the applicant shall 
submit a final monitoring report. 

The Tree Protection 
plan shall be 
completed prior to 
certificate of 
occupancy. 
Monitoring of 
replacement trees 
shall occur three 
times during year 1, 
twice during year 2, 
and annually during 
years 3 through 5. 

City of 
Solana 
Beach 

BIO-2:  The project biologist shall conduct pre-construction surveys in the proposed 
project impact area and a 500-foot buffer around the impact area no earlier 
than 7 days prior to any on-site grading and construction activities that would 
occur during the nesting/breeding season of special-status birds or birds 
protected under the Migratory Bird Treaty Act. Pre-construction surveys shall 
be conducted between January 1 and September 15, or as determined by the 
project biologist. The purpose of the pre-construction surveys shall be to 
determine whether occupied nests are present in the impact zone or within 500 
feet of the impact zone boundary. In addition, surveys shall be conducted 
every 2 weeks for sensitive nesting birds during the breeding season.  

Conduct pre-construction surveys in order 
to determine whether occupied nests are 
present in the impact zone or within 500 
feet of the impact zone boundary. If 
occupied nests are found, then the limits of 
construction to avoid occupied nests shall 
be established by the project biologist. 

No earlier than 7 days 
prior to any on-site 
grading and 
construction activities 
that would occur during 
the nesting/breeding 
season of special-
status birds or birds 
protected under the 
Migratory Bird Treaty 
Act. 

City of Solana 
Beach 
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Table 4-1 

Mitigation Monitoring and Reporting Program 

Solana Highlands Revitalization Project Draft EIR 

Mitigation Measure Action Required Timing 
Enforcement 

Agency 

 

If occupied nests are found, then the limits of construction to avoid 
occupied nests shall be established by the project biologist in the field with 
flagging, fencing, or other appropriate barriers (e.g., 300 to 500 feet), and 
construction personnel shall be instructed about the sensitivity of nest 
areas. If nesting sensitive birds are detected at any time during the 
breeding season, the California Department of Fish and Wildlife shall be 
notified, and the project biologist shall serve as a weekly construction 
monitor during those periods when construction activities are to occur near 
active nest areas (i.e., within 100 feet of setback) to avoid inadvertent 
impacts to nests. The project biologist may adjust the 250-foot or 500-foot 
setback at his or her discretion depending on the species and the location 
of the nest (e.g., if the nest is well protected in an area buffered by dense 
vegetation). Once the nest is no longer occupied for the season, 
construction may proceed.  

 

Pre-construction 
surveys shall be 
conducted between 
January 15 and 
September 15, or as 
determined by the 
biologist. 

 

Surveys shall be 
conducted every 2 
weeks for sensitive 
nesting birds during 
the breeding season. 

Cultural Resources 

CUL-1:  Prior to the start of any ground-disturbing activity, the project applicant 
shall retain an archaeological monitor and a Native American 
(Kumeyaay) monitor, approved by the City of Solana Beach (City), to 
monitor ground-disturbing activities associated with the proposed 
project, including but not limited to grading, excavation, brush clearance, 
and grubbing. The archaeological and Native American monitors shall 
conduct preconstruction cultural resources worker sensitivity training to 
bring awareness to personnel of actions to be taken in the event of  a 
cultural resources discovery. The duration and timing of monitoring shall 
be determined by the qualified archaeologist in consultation with the 
City.  

 

A qualified archaeological monitor and 
Kumeyaay Native American monitor shall 
be retained by the project applicant and 
approved by the City to monitor ground-
disturbing activities. Preconstruction cultural 
resources worker sensitivity training shall 
be conducted by the approved monitors. If 
cultural resources are unearthed during 
ground-disturbing activities, the monitors, in 
consultation with the City shall develop a 
treatment plan. 

Prior to the start of 
any ground-disturbing 
activity, the applicant 
shall retain qualified 
archaeologist and 
Native American 
monitors. 

City of 
Solana 
Beach 
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Table 4-1 

Mitigation Monitoring and Reporting Program 

Solana Highlands Revitalization Project Draft EIR 

Mitigation Measure Action Required Timing 
Enforcement 

Agency 

Initially, all ground-disturbing activities associated with the proposed project 
shall be monitored. However, the qualified archaeologist, based on 
observations of soil stratigraphy or other factors, and subject to the approval of 
the City, may reduce the level of monitoring as warranted. In the event that 
cultural resources are unearthed during ground-disturbing activities, the 
archaeological monitor shall have the authority to halt or redirect ground-
disturbing activities away from the vicinity of the find so that the find can be 
evaluated. If the find is determined to be potentially significant, the 
archaeologist, in consultation with the City and appropriate Native American 
monitor and group(s) (if the find is a prehistoric or Native American resource), 
shall develop a treatment plan. Construction activities shall be redirected to 
other work areas until the treatment plan has been implemented or the 
qualified archaeologist determines that work can resume in the vicinity of the 
find. 

CUL-2:  Prior to the start of any ground-disturbing activity, the project applicant shall 
retain a qualified paleontologist (an individual with an MS or PhD in 
paleontology or geology who is familiar with paleontological procedures and 
techniques, who is knowledgeable in the geology and paleontology of San 
Diego County (County), and who has worked as a paleontological mitigation 
project supervisor in the County for a least 1 year) who shall attend the pre-
construction meeting to consult with the grading and excavation contractors 
concerning excavation schedules, paleontological field techniques, and safety 
issues. A paleontological monitor (an individual who has experience in the 
collection and salvage of fossil materials, working under the direction of a 
qualified paleontologist) shall be on site on a full-time basis during the original 
cutting of previously undisturbed deposits of high paleontological resource 
potential (e.g., Quaternary terrace and landslide deposits correlative with the 
Bay Point Formation and Torrey Sandstone) to inspect exposures for 
contained fossils. 

The project applicant shall retain a qualified 
paleontologist for full-time monitoring on 
site during the original cutting of previously 
undisturbed deposits. 

 

In the event that paleontological resources 
are discovered or unearthed during project 
subsurface activities, all earth-disturbing 
work within 50 feet of the find shall be 
temporarily halted or diverted until the 
discovery is examined by a qualified 
paleontologist. If avoidance of the 
resource(s) is not feasible, the paleontologist 
shall prepare and submit to the City an 
excavation plan prior to implementation. 

Prior to the start of 
any ground-disturbing 
activity, the project 
applicant shall retain 
a qualified 
paleontologist. 

City of 
Solana 
Beach 



 4 – MITIGATION MONITORING AND REPORTING PROGRAM 

Solana Highlands Revitalization Project Final Environmental Impact Report  8607 

October 2018 4-8 

Table 4-1 

Mitigation Monitoring and Reporting Program 

Solana Highlands Revitalization Project Draft EIR 

Mitigation Measure Action Required Timing 
Enforcement 

Agency 

 

In the event that paleontological resources are discovered or unearthed during 
project subsurface activities, all earth-disturbing work within 50 feet of the find 
shall be temporarily halted or diverted until the discovery is examined by a 
qualified paleontologist. The paleontologist shall notify the City to determine 
procedures that should be followed before construction is allowed to resume at 
the location of the find. If the City determines that avoidance is not feasible, the 
paleontologist shall prepare an excavation plan for mitigating the effect of the 
proposed project on the qualities that make the resource important. The plan 
shall be submitted to the City for review and approval prior to implementation. 

CUL-3:  In the event of accidental discovery of any human remains during construction 
of the proposed project, the applicant is responsible for the discovery and shall 
contact the County coroner immediately. Construction activities shall be halted 
in accordance with Section 15064.4(e)(1) of the California Environmental 
Quality Act Guidelines and Section 7050.5 of the California Health and Safety 
Code. If the remains are found to be Native American, California Health and 
Safety Code, Section 7050.5(c), and California Public Resources Code, 
Section 5097.98 (as amended by Assembly Bill 2641), shall be followed by the 
City. 

The applicant shall contact the County 
coroner immediately in the event of a 
discovery of human remains during 
construction. Construction activities shall 
comply with applicable regulations of the 
California Environmental Quality Act 
Guidelines and the California Health and 
Safety Code. 

During construction City of 
Solana 
Beach 
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Table 4-1 

Mitigation Monitoring and Reporting Program 

Solana Highlands Revitalization Project Draft EIR 

Mitigation Measure Action Required Timing 
Enforcement 

Agency 

Hazards and Hazardous Materials 

HAZ-1:  Prior to the start of demolition, an asbestos survey shall be performed by the 
County of San Diego (County) Department of Environmental Health (DEH), 
Occupational Health Program (OHP) for all on-site structures that will be disturbed 
by demolition activities in accordance with County Administrative Manual Asbestos 
Policy 0050-01-9. The survey shall cover the entire building to be demolished, 
document the location and types of asbestos found, and determine whether any 
on-site abatement of asbestos-containing materials is necessary. If asbestos is 
located during the survey, an abatement work plan shall be prepared by the 
applicant and approved by County DEH in compliance with local, state, and federal 
regulations for removal of such materials. The work plan shall include specifications 
for the proper removal and disposal of asbestos. The County DEH, OHP, or its 
designee will monitor project applicant’s implementation of the asbestos work plan 
to ensure that proper controls are implemented and to ensure compliance with the 
work plan requirements and abatement contractor specifications. Any necessary 
asbestos sampling and abatement shall be done by a California Occupational 
Safety and Health Administration (Cal/OSHA)-certified asbestos 
consultant/contractor and all costs associated with such sampling and abatement 
shall be paid for by the project applicant. 

 

In addition, the project applicant shall comply with all San Diego Air Pollution 
Control District and Cal/OSHA have notification requirements pertaining to the 
disturbance of asbestos-containing materials. When applicable, the project 
applicant shall make these notifications prior to the activity as follows: 

a. 10-day notification to the San Diego Air Pollution Control District for 
renovation/demolition activities. (Note: These are 10 working days; 
asbestos activities can start on the 11th day. Working days means 
Monday through Friday, including holidays that fall on these days.) 

b. 24-hour notification to Cal/OSHA. 

An asbestos survey shall be performed for 
all on-site structures that would be 
disturbed by demolition activities in 
accordance with County Asbestos Policy. If 
asbestos is located during the survey, an 
abatement work plan shall be prepared by 
County DEH in compliance with local, state, 
and federal regulations for removal of such 
materials. 

Prior to the issuance 
of a Demolition or 
Grading Permit. 

 

If applicable (if 
asbestos-containing 
materials is 
identified), the 
following notification 
is required: 

 10-day 
notification to the 
San Diego Air 
Pollution Control 
District for 
renovation/
demolition 
activities. 

 24-hour 
notification to 
Cal/OSHA. 

City of 
Solana 
Beach 

County of 
San Diego 
DEH 

County of 
San Diego 
OHP 
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Table 4-1 

Mitigation Monitoring and Reporting Program 

Solana Highlands Revitalization Project Draft EIR 

Mitigation Measure Action Required Timing 
Enforcement 

Agency 

HAZ-2:  Prior to the start of demolition, a lead-based-paint survey shall be performed 
by a Certified Lead Inspector/Assessor as defined in Title 17, California Code 
of Regulations, Section 35005, approved by the City and paid for by the project 
applicant, for all on-site structures that will be disturbed by demolition activities 
in accordance with local, state, and federal regulations. The survey shall cover 
the entire building to be demolished, document the location and types of lead-
based paint found, and determine whether any on-site abatement of lead-
based paint is necessary. If lead-based paint is located during the survey, an 
abatement work plan shall be prepared by the County DEH in compliance with 
local, state, and federal regulations for any necessary removal of such 
materials. The work plan shall include specifications for the proper removal 
and disposal of lead-based paint. The project applicant shall implement the 
work plan and shall be responsible for payment of all fees and costs 
associated with preparation and implementation of the work plan. The County 
DEH, OHP, or its designee will monitor project applicant’s implementation of 
the lead-based paint work plan to ensure that proper controls are implemented 
and to ensure compliance with the work plan requirements and abatement 
contractor specifications. 

 

The applicant shall retain a California-licensed lead-based-paint abatement 
contractor, approved by the City, for the removal work and proper removal 
methodology as outlined by Cal/OSHA (8 CCR 1529), and all other applicable 
federal, state, and local regulations regarding the removal, transport, and 
disposal of lead-containing material shall be applied. The lead-based-paint 
abatement work plan shall include a monitoring plan to be conducted by a 
qualified consultant during abatement activities to ensure compliance with the 
work plan requirements and abatement contractor specifications. The work 
plan shall include provisions for construction worker training, worker protection, 
and conducting exposure assessments as needed. As part of the work plan, 
construction contractors shall consult federal OSHA regulations (29 CFR 

A lead-based-paint survey shall be 
performed by a Certified Lead 
Inspector/Assessor. If lead-based paint is 
located during the survey, an abatement 
work plan shall be prepared by the County 
DEH. The applicant shall retain a California-
licensed lead-based-paint abatement 
contractor for the removal work and proper 
removal methodology. 

Prior to the issuance 
of a Demolition or 
Grading Permit 

City of 
Solana 
Beach 

County of 
San Diego 
DEH 

Count of San 
Diego OHP 
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Mitigation Monitoring and Reporting Program 

Solana Highlands Revitalization Project Draft EIR 

Mitigation Measure Action Required Timing 
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Agency 

1926.62) and Cal/OSHA regulations (8 CCR 1532.1) regarding lead in 
construction standards for complete requirements. Demolition plans and 
contract specifications shall incorporate any necessary abatement measures 
for the removal of materials containing lead-based paint to the satisfaction of 
the City of Solana Beach Planning and Building Department. The measures 
shall be consistent with the abatement work plan prepared for the project and 
conducted by a California-licensed lead/asbestos abatement contractor. 

Noise 

NOI-1:  During all phases of construction, vehicle staging areas and stockpiling shall 
be located as far as is practicable from existing nearby noise sensitive uses. 

Construction compliance with City Noise 
Ordinances. 

Throughout 
construction 

City of 
Solana 
Beach 

NOI-2: In compliance with the City of Solana Beach Municipal Code Noise Ordinance, 
the applicant shall require that construction activities be limited to between the 
hours of 7:00 a.m. and 7:00 p.m., Monday through Friday, and between the 
hours of 8:00 a.m. and 7:00 p.m. on Saturday, with the exception of legal 
holidays during which time construction will not be permitted. 

Project compliance with the City’s Municipal 
Code Noise Ordinance 

Throughout 
construction 

City of 
Solana 
Beach 

NOI-3:  Prior to issuance of any demolition or grading permit, the applicant shall 
establish a noise complaint response program subject to the approval of the 
City and shall respond to any noise complaints received for this project by 
measuring noise levels at the affected receptor site. The noise complaint 
response program shall require that all residences and noise-sensitive land 
uses within 50 feet of construction site shall be notified of the construction. The 
notification will describe the activities anticipated, provide dates and hours, and 
provide contact information with a description of a complaint and response 
procedure. Additionally, as part of the noise complaint response program, the 
applicant shall designate a “Construction Liaison” who will be responsible for 
notifying the City and Engineer and responding to any local complaints about 
construction noise. The liaison will determine the cause of the noise complaints 

The applicant shall establish a noise 
complaint response program subject to the 
approval of the City and shall respond to 
any noise complaints received for this 
project by measuring noise levels at the 
affected receptor site. 

 

The applicant shall designate a 
“Construction Liaison” who will be 
responsible for responding to any local 
complaints about construction noise.  

Prior to the issuance 
of a Demolition or 
Grading Permit 

City of 
Solana 
Beach 
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Solana Highlands Revitalization Project Draft EIR 

Mitigation Measure Action Required Timing 
Enforcement 

Agency 

(starting too early, bad muffler, etc.) and institute reasonable measures, 
approved by the City Engineer, to correct the problem within 48 hours after 
receiving a complaint. 

 If a noise complaint is registered that cannot be resolved by the Construction 
Liaison, then the applicant shall retain a Qualified Noise Consultant to conduct 
noise measurements at the location where the complaint was registered. If the 
noise level exceeds an Leq(8) of 75 A-weighted decibels (dBA; i.e., more than 
75 dBA for more than 8 hours during any 24-hour period when measured at or 
within an adjacent residential property), the applicant shall implement noise 
reduction measures, such as portable sound attenuation walls, use of quieter 
equipment, shift of construction schedule to avoid the presence of sensitive 
receptors, etc., to reduce noise levels, to the satisfaction of the City Engineer. 
The determination of appropriate resolutions to noise complaints shall be sent 
to the complainant and City Engineer within 48 hours after the receipt of a 
complaint. 

 

If a noise complaint is registered that 
cannot be resolved by the Construction 
Liaison, then the applicant shall retain a 
Qualified Noise Consultant to conduct noise 
measurements at the location where the 
complaint was registered. 

NOI-4:  The applicant shall require that all construction equipment be operated with 
mandated noise control equipment (mufflers or silencers). Enforcement will be 
accomplished by random field inspections during construction activities, by a 
qualified noise consultant, retained by the project applicant and approved by, 
to the satisfaction of the City Engineer. 

All construction equipment shall be 
operated at appropriate noise levels 
identified in the City’s Municipal Code Noise 
Ordinance. 

Throughout 
construction. 

City of 
Solana 
Beach 

NOI-5:  Prior to the issuance of a Demolition or Grading Permit, the applicant shall 
provide a written and signed letter to the Director of Community Development, 
stating that a Qualified Noise Consultant has been hired to conduct noise 
monitoring during the demolition and grading phases of construction. The 
Qualified Noise Consultant shall periodically monitor noise levels to ensure 
compliance with the Solana Beach Municipal Code Noise Ordinance sections 
dealing with construction noise and shall notify the City in writing within 24 
hours of any exceedance of the Noise Ordinance. 

The applicant shall hire a qualified noise 
consultant to conduct noise monitoring 
during the entire demolition and grading 
phases of construction to ensure 
compliance with the City’s Municipal Code. 
The City’s Director of Community 
Development must receive a written and 
signed letter of documentation. 

Prior to the issuance 
of a Demolition or 
Grading Permit 

City of 
Solana 
Beach  



 4 – MITIGATION MONITORING AND REPORTING PROGRAM 

Solana Highlands Revitalization Project Final Environmental Impact Report  8607 

October 2018 4-13 

Table 4-1 

Mitigation Monitoring and Reporting Program 

Solana Highlands Revitalization Project Draft EIR 

Mitigation Measure Action Required Timing 
Enforcement 

Agency 

NOI-6:  The following measures are required of all construction activities implemented 
under the proposed project: 

 Stationary noise-generating equipment shall be located as far as 
reasonable from sensitive receptors when sensitive receptors adjoin or 
are within 50 feet of the construction site. 

 Unnecessary idling of internal combustion engines (i.e., in excess of 5 
minutes) shall be prohibited. 

The project applicant shall comply with 
construction regulations specific to 
construction activities within 50 feet of 
sensitive receptors, set forth by the City. 

Throughout 
construction 

City of 
Solana 
Beach 

NOI-7:  In the event construction noise levels are exceeded, the applicant shall 
immediately alter construction activities to achieve compliance instance. 
Compliance shall be achieved through the installation of temporary noise barriers 
around construction areas adjacent to, or within 50 feet off, residences, schools 
or other noise-sensitive land uses along the north, west, and south sides of the 
project site. Where required to reduce noise levels in compliance with City 
regulations, temporary noise barriers shall be constructed of material with a 
minimum weight of 3 pounds per square foot with no gaps or perforations. Noise 
barriers may be constructed of, but are not limited to, 0.625-inch plywood, 0.625-
inch oriented strand board, or hay bales. These barriers shall be a minimum of 8 
feet in height and shall extend the full length of the demolition, grading or 
construction area. Monitoring of compliance shall also be required following 
installation of any required noise barriers. 

The project applicant shall comply with 
construction regulations specific to 
construction activities within 50 feet of 
sensitive receptors, set forth by the City. 

During all active 
construction phases if 
noise levels exceed 
City thresholds. 

City of 
Solana 
Beach 

NOI-8:  Prior to final inspection the project applicant shall establish to the satisfaction 
of the City Engineer that through either the installation of sound barriers or the 
specifications of the heating, ventilating, and air conditioning (HVAC) units 
installed for the project, that the HVAC units do not exceed a sound pressure 
level of 45 dBA at a distance of 25 feet, on or off site. An example of an HVAC 
unit producing less than 45 dBA at a distance of 25 feet is the Trane 
4DCY4024.   

Ensure all HVAC units to not exceed a 
sound pressure level of 45 dBA at a 
distance of 25 feet. 

Prior to operation of 
the project 

City of 
Solana 
Beach 
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Table 4-2 

Project Design Features 

Project Design Feature Action Required Timing Enforcement Agency 

Biological Resources – Project Design Features 

If nesting sensitive birds are detected at any time during the breeding season, 
the California Department of Fish and Wildlife shall be notified and an 
appropriate disturbance set-back will be determined and imposed until the 
young-of-the-year are no longer reliant upon the nest. The set-back or buffer 
shall be no less than 100 feet. 

CDFW shall be notified in nesting sensitive birds 
are detected at the project site or in the 
immediate surrounding area during the breeding 
season. An appropriate set-back or buffer shall be 
determined by the qualified project biologist. 

Prior to 
Demolition / 
Construction 

Contractor/Applicant/ 
City of Solana Beach 

The proposed preliminary Landscape Concept Plan (see Draft EIR Figure 2-5) 
includes the use of indigenous and/or drought-tolerant plant material, where 
feasible. No invasive or potentially invasive species would be used. 

The City shall review and approve the applicant’s 
Landscape Concept Plan and confirm inclusion of 
drought-tolerant plant material 

Prior to 
issuance of 
Building Permit 

Contractor/Applicant/ 
City of Solana Beach 

Per Solana Beach Municipal Code (SBMC) Section 17.20.040(J), the proposed 
project is required to meet a minimum of 250 square feet per unit of usable 
open space. Therefore, 260 units would require a minimum of 65,000 square 
feet of usable open space. As shown in Draft EIR Figure 2-6, the project would 
provide 65,065 square feet of usable open space (250 square feet per unit). 

The City shall review final project site plans to 
confirm the incorporation of required useable 
open space. 

Prior to 
issuance of 
Building Permit 

Contractor/Applicant/ 
City of Solana Beach 
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Table 4-2 

Project Design Features 

Project Design Feature Action Required Timing Enforcement Agency 

Sustainability Related Project Design Features 

In addition to the measures that are part of Title 24, the project would include 
the following energy-efficiency measures in its design: 

 

 Electric vehicle charging stations for residents and guests 

 Photovoltaic panels 

 Low water use appliances, in-home fixtures, and irrigation 

 Low VOC (volatile organic compound) paints 

 Community recycling program 

 Energy Star appliances 

 Energy-efficient LED lighting, appliance, and heating, ventilation, and air 
conditioning (HVAC) design 

 Saltwater pool with solar heating 

 Building insulation elements installed under the inspection of the Home 
Energy Rating System (HERS) rating agency 

 Drought-tolerant landscaping 

 Possible reclaimed water use for irrigation 

 Walking paths and bicycle lockers to promote more sustainable lifestyles 
for residents, employees, and guests. 

The applicant shall incorporate the identified and 
approved energy-efficiency measures into project 
design. 

Final list of 
sustainable 
design features 
approved prior 
to issuance of 
Building Permit. 
All design 
features shall be 
incorporated 
prior to project 
operation. 

Contractor/Applicant/ 
City of Solana Beach 
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Table 4-2 

Project Design Features 

Project Design Feature Action Required Timing Enforcement Agency 

Traffic Calming Measures 

Traffic calming devices off-site along South Nardo Avenue from Solana Circle-
Nardito Lane to Stevens Avenue, are proposed as part of the project and include: 

 

 Installation of a 10-foot raised median and striping on South Nardo Avenue 
just west of Stevens Avenue, which would create a left-turn pocket for 
vehicles entering the project site. 

 Installation of curb extensions on the northwest and northeast corners of the 
Fresca Street/ South Nardo Avenue intersection, which would narrow the 
street, reduce speeds, and make pedestrians more visible. 

 Installation of chokers, including a 6-foot center median and 5-foot medians 
on either side of the street, on South Nardo Avenue approximately 230 feet 
west of Fresca Street, and approximately 360 feet east of Nardito Lane, 
which would narrow the street and reduce speeds along a long stretch of 
South Nardo Avenue. 

 Installation of a speed table on South Nardo Avenue between Nardito Lane 
and Solana Circle to reduce turning speeds through the intersections. 

 

Additional improvements and community enhancements, which may revise 
and/or refine the traffic calming improvements, will be considered as conditions of 
approval. 

Implementation of traffic calming measures 
identified by the applicant and approved by the 
City 

Prior to project 
operation 

Contractor/Applicant/Ci
ty of Solana Beach 



  

ATTACHMENT 1  
Bruce Headley Letter Package 

  









 

 

 
 
 
 
June 28, 2018 
Bruce Headley 
269 West Norman Ave. 
Arcadia, CA 91007 
 
Mr. Headley, 
 
Thank you for your letter regarding your property at 606 South Nardo.  I want to be 
unequivocally clear that there would NOT be a new street built adjacent to, behind, or on 
your property.   
 
I have reviewed the letters that were sent to neighbors including yourself, and am unclear 
as to what was in the letter that caused concern about a new street being built behind your 
property. 
 
The Revitalizing Solana Highlands Project (www.revitalizingsh.com) will be built on the 
property currently occupied by the Solana Highlands Apartments with the address of 701 
South Nardo, Solana Beach, 92075.  The Solana Highlands Apartment property is 
completely separated from your property by South Nardo Avenue. 
 
Please see the attached exhibit showing your property highlighted in green, and our 
property highlighted in blue. 
 
Thank you for reaching out regarding the Revitalizing Solana Highlands project, and I 
would be pleased to give you more information about the project at your convenience.   
My cell phone number is 619-607-7079, and my office line is 619-400-0120. 
 
Thank you, 
 

 
John La Raia 
Vice President 
 
 
 
 

http://www.revitalizingsh.com/
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H. G. Fenton Company 
7577 Mission Valley Road, Suite 200 
San Diego, California 92108 
 
Attention: Mr. David Gatzke 
 
Subject: UPDATED SLOPE STABILITY ANALYSES 
 SOLANA HIGHLANDS 
 SOLANA BEACH, CALIFORNIA 
 
References: 1. Updated Slope Stability Analyses, Solana Highlands, Solana Beach, California, 

prepared by Geocon Incorporated, revised date August 16, 2018 (Project No. G1198-
42-04). 

 
 2. Slope Stability Analyses, Solana Highlands, Solana Beach, California, prepared by 

Geocon Incorporated, revised date August 6, 2015 (Project No. G1198-42-04). 
 
 3. Preliminary Grading Plan, Revitalizing Solana Highlands, Sheets G2.1, G2.11, and 

G2.12, Solana Beach, California, prepared by Pasco Laret Suiter & Associates, 
dated June 9, 2018.  

 
Dear Mr. Gatzke: 
 
In accordance with your request, we have prepared this letter to present the results of the slope 
stability analyses for the slope located along the southern portion of the subject project. We performed 
the slope stability analyses using the referenced plan dated June 9, 2018.  

The results of our analyses indicate the that the southern slope within the property limits of the project 
exceeds the standard of care with respect to slope stability. The slope is currently performing 
adequately within the proposed project area. Additionally, the proposed project does not adversely 
affect the stability of any adjacent slopes located outside of the project limits.  

EXISTING SLOPE CONDITIONS 

The southern slope is comprised of native Old Paralic Deposits. A minor amount of fill overlies the Old 
Paralic Deposits within the upper approximately 5 feet of the slope in some areas. The slope ranges from 
approximately 30 to 40 feet in height, with a lower section (south of the property line) that has an 
inclination ranging from approximately 0.75:1 (horizontal to vertical) to 2:1. The steepest portion of the 
slope is located at the western end of the site and appears to have been cut to create access for the 
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adjacent Bay Meadows Way south of the property. The upper portion of the slope (within Solana 
Highland’s property limits) has an inclination that ranges from approximately 1.5:1 to 3:1. 

STABILITY ANALYSIS 

We performed stability analyses on 6 cross sections within the southern slope on the subject property 
identified as 1-1’ through 5-5’. The locations of cross sections are shown on Figure 1. The analyses were 
performed using the computer program SLOPE/W (2018) distributed by Geo-Slope International. This 
program uses conventional slope stability equations and a two-dimensional limit-equilibrium method to 
calculate the factor of safety against deep-seated failure. For our analysis, Spencer’s Method with a 
circular failure mode was used. Spencer’s Method satisfies both moment and force equilibrium. 

The computer program searches for the critical failure surface based on parameters used. The critical 
failure surface for each analysis is shown on the computer-generated outputs (Figures 2 through 13). 
The factor of safety is shown on each figure directly above the failure surface. The most critical failure 
surface is shown as the hatched area on each figure.  

Figures 2, 4, 6, and 7 show the slope stability for existing site conditions. Figures 3, 5, 8, and 9 
through 13 show analyses for proposed conditions. Based on our analyses, the proposed project does 
not adversely impact the stability of the existing slopes. At cross section locations 1 and 2 the factor of 
safety for proposed conditions is 1.5 or greater, which is the standard of care in San Diego County 
with respect to slope instability.  At cross section location 3, the factor of safety for the proposed 
condition is less than 1.5. 

As planned grading consists of cuts at the top of the slope to reach building pad grade, the overall 
slope condition is improved as a result of soil being removed from the top of the slope, thereby 
reducing driving forces within the slope zone (see Figures 5, 8, and 9). The factor of safety for the 
slope increases as a result of the planned grading. With respect to building loading, the buildings are 
set back at a sufficient distance (at least 1:1 plane from footing to slope face) so imposed loads from 
the building foundation fall outside of the slope failure plane and do not impact the slope or impose 
loading within the slope zone. 

With respect to the lower steepened portion of the slope south and outside of the property line at the 
western end of the site (cross section location 3, see Figure 6), the existing slope has a global factor of 
safety below 1.5. However, the proposed project does not affect this slope. As shown on Figures 6 and 8, 
the factor of safety remains unchanged between the existing and proposed conditions. The building is set 
back a horizontal distance of at least 35 feet from the top of the slope, which is a sufficient distance that 
building foundation loads do not project into the slope failure zone, and thereby, do not impact the 
existing slope. The failure plane that represents a factor of safety of 1.5 is located approximately 18 feet 
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from the property line (see Figure 9).  The building is set back 17 feet from this theoretical failure plan, 
and therefore, slope instability, if it were to occur on the steep slope, should not impact the building. 

To analyze the approximate limits of the portion of the steep slope that has a factor of safety less than 
1.5, we analyzed cross sections 4, 4a, and 5. The results of the stability analysis is presented on 
Figures 10 through 13. Based on these results, we have identified the slope area that exhibits a factor 
of safety less than 1.5. This area is shown on Figure 1. We understand the City of Solana Beach will 
require a structure setback in this area. The northern edge of the setback line is set at the location 
where the stability analysis indicates a factor of safety of 1.5. 

SUMMARY 

Based on our slope stability analyses, the proposed development does not adversely impact the 
stability of the existing slope within the Solana Highlands property located along the southern property 
line. The factor of safety for the stability of this slope is 1.5 or greater, which meets the standard of 
care for slope stability in San Diego County. Additionally, grading proposed for the project results in 
cuts from the top of a portion of the slope increasing the overall slope stability factor of safety. 

A segment of the western portion of the existing slope has a calculated factor of safety less than 1.5. 
However, this portion of the slope is outside of the H. G. Fenton property and the proposed Solana 
Highlands development does not encroach onto the steep slope or impact the existing slope condition. 
The proposed building is located beyond the top of the slope, and beyond the edge of the failure 
surface where a factor of safety of 1.5 exists. However, we understand the City of Solana Beach is 
requiring a structure setback within the slope area where the factor of safety is less than 1.5. The limit 
of the structural setback, based on our stability analyses, is shown on Figure 1. All of the proposed 
buildings for the planned project fall outside of the set-back limits. 

Should you have any questions regarding this letter, or if we may be of further service, please contact 
the undersigned at your convenience.  

Very truly yours, 

GEOCON INCORPORATED 

Rodney C. Mikesell 
GE 2533 

RCM:dmc 

(2/del) Addressee 
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ATTACHMENT 3 
GEOPACIFICA Slope Stability 





J I M  K N O W L T O N  

  

L E S L E A  M E Y E R H O F F  
Planning | City of Solana Beach |   

September 3, 2018 

SUBJECT: Review of Geotechnical Report, Site Grading 
and Slope Stability Calculations, Solana Highlands, 
Solana Beach, California,  
 
References:   

1. Updated Slope Stability Analysis, Solana 
Highlands, Solana Beach, California, by Geocon, 
Inc., dated August 16, 2018, Revised August 28, 
2018 
 

In response to your request I have reviewed the 
referenced report for conformance to the 
requirements of the City of Solana Beach Municipal 
Code, I have also visited the subject site and have 
talked with the geotechnical consultants for the 
project.  

Based upon my review, site visit and discussions with the 
geotechnical consultants for the project, Geocon, Inc, 
the referenced geotechnical report is approved with 
the following conditions: 

• The Structural setback zone, shown in red on the 
plan included in the referenced geotechnical 
report, should be incorporated into the grading 
plan and conditioned so that no habitable 
structures are allowed in this zone. 

• All drainage should be directed away from the 
top of the existing cut slope between the 
proposed development and existing properties. 

G E O P A C I F I C A  
 

J A M E S  K N O W L T O N  
G E O T E C H N I C A L  

C O N S U L T A N T  
 
 

 
 

 



2 

This should help the existing stability of the slope 
and decrease potential erosion. 
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