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Definition
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EIR FOR PALISADE SANTEE COMMERCE CENTER PROJECT 15138

APRIL 2025

ACR-iii



ACRONYMS AND ABBREVIATIONS

NRHP National Register of Historic Places

NTU Nephelometric Turbidity Unit

O3 ozone

OBCF octave-band center frequency

OEHHA Office of Environmental Health Hazard Assessment
OHP Office of Historic Preservation

OPR Office of Planning and Research

OSHA Occupational Safety and Health Administration
PCE passenger car equivalence

PDF Project Design Feature

PDMWD Padre Dam Municipal Water District

PDP Priority Development Project

PFC perfluorocarbon

PLF Point Loma Facility

PM particulate matter

PPV peak particle velocity

PRC Public Resources Code

PV photovoltaic

RAQS Regional Air Quality Strategy

RAS Regional Arterial System

RCNM Roadway Construction Noise Model

RCRA Resource Conservation and Recovery Act

REC recognized environmental condition

RFS Renewable Fuel Standard

ROW right-of-way

RPS Renewables Portfolio Standard

RTCIP Regional Transportation Congestion Improvement Plan
RTIP Regional Transportation Improvement Program
RTP Regional Transportation Plan

RWQCB Regional Water Quality Control Board

SAFE-1 Safer Affordable Fuel-Efficient Vehicles Rule Part One: One National Program
SANDAG San Diego Association of Governments

SARA Superfund Amendments and Reauthorization Act
SCAB South Coast Air Basin

SCAG Southern California Association of Governments
SCAQMD South Coast Air Quality Management District
SCIC South Coastal Information Center

SCS Sustainable Communities Strategy

SDAB San Diego Air Basin

SDAPCD San Diego Air Pollution Control District

SDCSD San Diego County Sheriff's Department

SDCWA San Diego County Water Authority

SDG&E San Diego Gas & Electric

EIR FOR PALISADE SANTEE COMMERCE CENTER PROJECT 15138

APRIL 2025 ACR-iv



ACRONYMS AND ABBREVIATIONS

SDHC San Diego History Center

SDNHM San Diego Natural History Museum

SEMS Statewide Emergency Management System
SFe sulfur hexafluoride

SFD Santee Fire Department

SGMA Sustainable Groundwater Management Act
SIAM Structure Ignition Assessment Model

SIP state implementation plan

SLEMSA Santee-Lakeside Emergency Medical Services Authority
SLF Sacred Lands File

SLM sound level meter

SMC Santee Municipal Code

SPL sound pressure level

SRA State Responsibility Area

SSD Santee School District

SWPPP Stormwater Pollution Prevention Plan
SWQMP Storm Water Quality Management Plan
SWRCB State Water Resources Control Board

TAC Toxic Air Contaminant

TAZ traffic analysis zone

TCR Tribal Cultural Resource

TDM Transportation Demand Management

TDS total dissolved solids

TIS Transportation Impact Study

TMDL total maximum daily load

TSS total suspended solids

TWLTL two-way-left-turn lane

USACE U.S. Army Corps of Engineers

USFWS U.S. Fish and Wildlife Service

UWMP Urban Water Management Plan

VdB vibration decibel

VHFHSZ Very High Fire Hazard Severity Zone

VMT vehicle miles traveled

VOC volatile organic compound

WDR waste discharge requirement

WEAT worker environmental awareness training
WMA Watershed Management Area

WRF Water Recycling Facility

ZEV zero-emission vehicle

EIR FOR PALISADE SANTEE COMMERCE CENTER PROJECT 15138
APRIL 2025 ACR-v



ACRONYMS AND ABBREVIATIONS

INTENTIONALLY LEFT BLANK

EIR FOR PALISADE SANTEE COMMERCE CENTER PROJECT 15138
APRIL 2025 ACR-vi



1 Executive Summary

1.1 Introduction

This Environmental Impact Report (EIR) has been prepared by the City of Santee (City) as lead agency pursuant to
the California Environmental Quality Act (CEQA) and the CEQA. This EIR has been prepared to evaluate the
environmental impacts associated with implementation of the Palisade Santee Commerce Center Project (Project).

This EIR is an informational document intended for use by the City, other public agencies, and members of the
public in evaluating the potential environmental effects of the Project.

CEQA requires that local government agencies, before taking action on projects over which they have discretionary
approval authority, consider the environmental consequences of such projects. An EIR is a document designed to
provide to the public and to local and state governmental agency decision makers an analysis of potential
environmental consequences of a project to support informed decision making.

The City prepared this EIR to provide the public and responsible agencies information about the potential adverse
impacts on the local and regional environment associated with implementation of the Project. This EIR was
prepared pursuant to CEQA, codified as California Public Resources Code Section 21000 et seq., and the CEQA
Guidelines in the California Code of Regulations, Title 14, Section 15000 et seq.

This summary provides a brief synopsis of the Project, results of the environmental analysis contained within this
environmental document, alternatives to the Project that were considered, and major areas of controversy and
issues to be resolved by decision-makers. This summary does not contain the extensive background and analysis
found throughout the individual chapters within the EIR. Therefore, the reader should review the entire document
to fully understand the Project and its environmental effects.

1.2 Project Location

The Project site is located in the southeastern part of the City of Santee (City), which is located within the East
County region of San Diego County, between the Pacific Ocean and the Cleveland National Forest. The City is
bordered on the east by the unincorporated San Diego County communities of Lakeside and Eucalyptus Hills and
the City of El Cajon to the south. The Project site is located at 10990 N. Woodside Avenue and is bounded by the
San Diego River to the north; industrial buildings to the east and west; and by industrial buildings, Wheatlands
Avenue, and California State Route (SR) 67 to the south. Regional access to the proposed Project is provided via
SR-67 located approximately 0.1 miles south of the Project site. Local access to the Project is provided via N.
Woodside Avenue.

1.3 Project Description
Project Summary

The proposed Project includes the demolition and/or removal of all existing on-site structures and the construction
of a 300,145 square foot industrial/warehousing building. The Project would include 290,145 square feet of
warehouse space and 10,000 square feet of office space. In addition to the industrial building, the Project would
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include up to 42 dock-high doors, four grade-level doors, two truck courts, 301 passenger-vehicle parking spaces,
30- and 40-foot-wide fire access lanes along the building perimeter, landscaping, and fencing along portions of the
developed perimeter with automated gates at certain driveway locations. The Project would also include associated
utility, stormwater treatment, and roadway improvements (Figure 3-7, Conceptual Site Plan). This building is
designed to be used primarily to support warehousing and distribution, manufacturing, assembly, and/or research
and development operations, and related office uses.

The Project would include landscaping for the passenger vehicle parking area, around the portions of the building
visible from off-site areas, as well as the site’s frontages. Landscaping along the site’s frontages would include a
mixture of trees, shrubs, and groundcover. The Project would also include new sources of lighting that would be a
mix of pole-mounted and wall-mounted lighting fixtures installed in parking and truck loading areas, along building
exteriors, near the building office, and the site entrance off North Woodside Avenue.

The Project would be responsible for constructing frontage improvements including sidewalks along the northern
side of N. Woodside Avenue and a connection to the existing sidewalk along N. Woodside Avenue that lies to the
west of the Project’s driveway. No sidewalk exists to the east and accordingly no new sidewalk is required to be
constructed. The Project would also install a crosswalk to improve pedestrian circulation at the Project Access
Driveway/N. Woodside Avenue.

The existing driveway that occupies the flag of the Project’s lot between N. Woodside Avenue and the main area of
the Project site would be extended to loop around the entire Project site in order to allow fire lane access from all
sides of the building. The width of the internal roadway is between 30 feet to 40 feet. Signage and striping would
be provided to demarcate fire lanes and clear spaces throughout the site. All gated entryways would include rapid-
access Knox boxes to provide emergency access to gated areas. The Project would also include the construction of
a dedicated eastbound left turn lane at the Project Access Driveway/Woodside Avenue.

In general, the Project’s building has been designed such that business operations would be conducted within the
enclosed building, with the exception of traffic movement, passenger and truck parking, the loading and unloading
of trailers within designated truck courts/loading areas, and the internal and external movement of materials
around the Project site via forklifts, pallet jacks, yard hostlers, and similar equipment. Truck trailers are expected
to be primarily loaded and unloaded using the dock-high door positions in the north and south truck courts.

Project Construction

Construction is expected to commence in or around the fourth quarter of 2025 and last approximately
15 months. The duration of construction activity was estimated based on consultation with the Project Applicant
and past project experience. This schedule represents a conservative analysis should construction occur any
time after the respective dates, since emissions factors for construction decrease as the analysis year increases
due to emissions regulations becoming more stringent. During typical Project-related construction activities,
equipment is expected to operate 8 hours per day, Mondays through Saturdays, during the permitted daytime hours
of 7:00 a.m. to 7:00 p.m. per Santee Municipal Code Section 5.04.090.
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1.4

Project Objectives

Consistent with the Project’s purpose and need, the primary objectives sought by the Project are as follows:

1.5

Objective 1: Establish a jobs-producing and tax-generating commerce center land use near transportation
corridors that is constructed to high standards of quality and provides diverse economic opportunities for
those residing and wishing to invest within the City of Santee.

Objective 2: Develop a high-quality development for uses in Santee that are designed to meet contemporary
industry standards, can accommodate a wide variety of users, and are economically competitive with
similar developments in the local area and region.

Objective 3: Develop a facility within the East County region of San Diego County and in close proximity to
SR-52 and SR-67 that can be used as part of the Southern California supply chain and goods
movement network.

Objective 4: Create a fiscally sound and employment-generating project within an established
industrial area.

Objective 5: Concentrate non-residential uses in areas designated for industrial uses which are near existing
roadways, highways, and freeways in an effort to isolate and reduce any potential environmental impacts
related to truck traffic congestion, air emissions, and industrial noise to the greatest extent feasible.

Project Design Features

The Project would implement the following Project Design Features (PDFs).

PDF-AQ-1: Prior to the start of construction activities and issuance of grading permits, the Project

applicant, or its designee, shall ensure that all 75 horsepower or greater diesel-powered
equipment are powered with California Air Resources Board (CARB)-certified Tier 4 Interim
engines or better.

PDF-AQ-2: Require the cargo handling equipment utilized during facility operations after the

completion of construction to include forklifts (forklifts and pallet jacks) and yard tractors
operating with Tier 4 Interim engines or better.

PDF-AQ-3: During all grading and site preparation activities, the on-site construction superintendent

shall ensure implementation of standard best management practices as required by the
San Diego Air Pollution Control District (SDAPCD) Rules 50, 51, 52, 54 and 55, Fugitive
Dust Control.

PDF-AQ-4: During all grading and site preparation activities, the on-site construction superintendent

shall ensure implementation of applicable California Department of Resources Recycling
and Recovery (CalRecycle) Sustainable (Green) Building Program Measures, as specified
on the CalRecycle website.

PDF-AQ-5: The Project shall apply only coatings that meet the requirements of San Diego Air Pollution

Control District’s (SDAPCD) Rule 67.0.1, Architectural Coatings.
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PDF-GHG-1:

PDF-GHG-2:

PDF-GHG-3:

PDF-GHG-4:

PDF-GHG-5:

PDF-GHG-6:

PDF-GHG-7:

PDF-GHG-8:

PDF-GHG-9:

PDF-GHG-10:

PDF-GHG-11:

Per the Sustainable Santee Action Plan Checklist, the Project will include 450kW of solar
PV based on 3 kW per 2,000 SF of building area.

Per the Sustainable Santee Action Plan Checklist, the Project will meet or exceed CALGreen
Tier 2 Standards in effect at the time of the building permit application to the satisfaction
of the Director of Planning and Building. Documentation shall be provided to the City
demonstrating that the Project meets this requirement prior to the issuance of the
building permit.

Per the Sustainable Santee Action Plan Checklist, the Project utilizes tree planting for
shade and energy efficiency such as tree planting in parking lots and streetscapes.
Landscaping will be installed in the passenger parking area and around portions of the
buildings as well as site frontages, including trees, shrubs and cover. See Figure 3-9 of the
Landscape Plan.

Per the Sustainable Santee Action Plan Checklist, roof structures will be designed to
include “cool roofs” materials with a minimum aged reflectance and thermal emittance
values equal to or greater than the current CALGreen Table A5.106.11.3, Tier 1.

Per the Sustainable Santee Action Plan Checklist, proposed Project streets will include
sidewalks, crosswalks, and other infrastructure that promotes non-motorized
transportation  options. The Project will include street, sidewalk, and
landscape improvements.

Per the Sustainable Santee Action Plan Checklist, electric vehicle chargers will be installed
in all new commercial developments. The Project includes 16 EVCS (EV Capable Stall
with EVSE).

Per the Sustainable Santee Action Plan Checklist, for new industrial and other Land Uses
employing 200 or more employees, e-chargers shall be installed for 5 percent of the total
parking spaces. The Project includes 301 total parking spaces (301 x 0.05 = 15 spaces).
The Project includes 16 EVCS with EVSE.

Per the Sustainable Santee Action Plan Checklist, the Project will reduce waste at landfills.
The Project will include storage areas for recyclables and green waste as well as
food waste.

The Project shall utilize high-efficiency equipment and fixtures consistent with the current
California Green Building Standards Code and Title 24 of the California Code
of Regulations.

The Project shall comply with the Santee Water Efficient Landscape Ordinance. The
ordinance promotes water conservation and efficiency by imposing various requirements
related to evapotranspiration rates, irrigation efficiency, and plant factors.

The Project shall comply with Chapters 9.02 and 9.04 of the Santee Municipal Code that
pertain to solid waste management and demolition and construction debris recycling.
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PDF-NOI-1: The Project will construct an 8'-0" tall approximately 568-foot-long wall along the northern
perimeter of the project site. A portion of this wall will include an overlapping wall section
to allow for drainage and access. The Project will begin the installation of this wall
concurrently with the commencement of rough grading and complete its installation prior
to the start of precise grading.

PDF-TRA-1 Multi-modal Intersection Improvements: Prior to the issuance of a building permit, the
Project applicant will pay its traffic impact fees to the satisfaction of the City Engineer. Prior
to obtaining the Certificate of Occupancy, the project will construct a new on-site sidewalk
to connect the main entrance of the building with the existing sidewalk on N. Woodside
Avenue. The Project applicant will also rehabilitate the pavement with a full width and
adequate structural section on N. Woodside Avenue starting from, on the west, where it
meets the Caltrans right-of-way at the intersection of the SR-67 to the eastern most edge
of the Project driveway’s intersection with N. Woodside Avenue, to the satisfaction of the
City Engineer. The Project applicant will install also approximately 1,240 SF of new roadway
to fill in an unpaved area between the edge of the existing roadway and the new proposed
sidewalk near N. Woodside Avenue’s intersection with the SR-67. The Project will install
“KEEP CLEAR’” pavement markings west of this intersection to maintain vehicular ingress
and egress to/from the Mission Del Magnolia community to eastbound Woodside Avenue.

PDF-WF-1: Prior to the start of construction activities and issuance of grading permits and consistent
with the Fire Protection Technical Report prepared for the Project (see Appendix N of this
Draft EIR), the Project applicant, or its designee, shall ensure that the Project includes the
following fire protection and life safety features: (1) an encircling fire apparatus roadway;
(2) a secure Knox box access; (3) dual fire department connections; (4) reliable water
supply arrangements; (5) strategically placed fire department access points; (6) ample on-
site fire hydrants; (7) an advanced ESFR sprinkler system; (8) a diesel fire pump; (9) a Class
I manual wet standpipe system; (10) well-placed exits with illumination and signage; (11)
readily accessible fire extinguishers; and (12) the implementation of recommended fire
hazard mitigation strategies outlined in Section 7 of the Project FPP (see Appendix N of
this Draft EIR).

1.6 Requested Approvals

The following discretionary and ministerial actions under the jurisdiction of the City and other agencies would be
required. This EIR covers all state and local government, and quasi-government approvals that may be needed to
implement the Project, whether or not they are explicitly listed in this section or elsewhere in this EIR
(14 CCR 15124[d]).
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City of Santee Discretionary Approval

Consistent with the City’s General Plan, and Municipal Code, the Project requires certain entitlements be submitted,
reviewed, and approved by the City. The requested entitlements include:

City Council

= Certification of EIR. The City Council to decide to certify or reject this EIR, along with appropriate CEQA
Findings and the mitigation monitoring and reporting program.

= Conditional Use Permit. Project implementation would require approval of a Conditional Use Permit to allow
for an increase in building height from the allowed 40’ to 50°.

= Development Review Permit. Project implementation would require approval of a Development Review
Permit to allow for the demolition of existing structures on site and for the development of a new industrial
building greater than 50,000 square feet in floor area and associated improvements.

The City will use this EIR and associated documentation in its decision to approve or deny the required discretionary
permits. Other responsible and/or trustee agencies can use this EIR and supporting documentation in their
decision-making process to issue additional approvals. These additional approvals may include approvals such as
a site-specific Stormwater Pollution Prevention Plan.

City of Santee Ministerial Approvals

=  Permits associated with the improvements to Woodside Avenue.
= Any other ministerial actions required by the City including post-entitlement grading and building permits

Other Agency Approvals

=  Proposed improvements within the Caltrans right-of-way (ROW) at the N. Woodside Avenue/S. Woodside
Avenue - SR-67 SB Off-Ramp intersection would be subject to approval by Caltrans.

= Compliance with State Water Resources Control Board (SWRCB) National Pollutant Discharge Elimination
System (NPDES) Stormwater General Permit for Stormwater Discharges Associated with Construction and
Land Disturbance Activities.

1.7 Summary of Impacts

Table 1-1 presents a summary of the Project’s significant environmental impacts and mitigation measures that
would reduce or avoid those effects, and the level of significance of the impact after implementation of the
mitigation measures. With the exception of those specific impacts identified in Table 1-1, the Project would result in
less than significant or no impacts with regard to all other resource areas evaluated. Cumulative impacts of the Project
were evaluated in Section 6.1, Cumulative Impacts, of the Draft EIR. For cumulative impacts that would not be
significant, the cumulative impacts and their conclusions are not included in Table 1-1. For areas where the cumulative
impacts would be potentially significant and would require mitigation, these impacts, mitigation measures, and
conclusions are included in Table 1-1.
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1 - EXECUTIVE SUMMARY

Significant and Unavoidable Impacts

As identified in Table 1-1, the Project would result in significant and unavoidable impacts with regard to historical
resources and transportation. These impacts are discussed in further detail below.

= Cultural, Tribal Cultural, and Paleontological Resources. The Former Drive-In Theatre on the Property is
conservatively determined to be eligible for listing in the National Register of Historic Places and the
California Register of Historical Resources and is conservatively assumed to be a historical resource under
CEQA (CEQA Guidelines §15064.5(a)(3).) A “substantial adverse change in the significance of an historical
resource” reflecting a significant effect under CEQA means “physical demolition, destruction, relocation, or
alteration of the resource or its immediate surroundings such that the significance of an historical resource
would be materially impaired” (CEQA Guidelines Section 15064.5(b)(1).) Based on the foregoing conservative
assumptions, the demolition of the Former Drive-In Theatre would result in a substantial adverse change in the
significance of an historic resource under CEQA. Because the Project’s impact would not be reduced below
significance threshold, even with implementation of MM-HIS-1, MM-HIS-2, MM-HIS-3, and MM-HIS-4, the
Project’s historic resource impact would remain significant and unavoidable.

= Transportation. The Project would generate VMT in excess of the significance threshold even with the
implementation of mitigation. A VMT reduction of 11.3% would be achieved through the implementation of
Commute Trip Reduction (CTR) measures. A reduction of 15% is required to reduce the VMT per employee
to at or below regional level. As shown in Section 4.12.5, MM-TRA-1 Trip Reduction Program would be
implemented by the Project’s tenants to reduce the Project’s VMT and MM-TRA-2 Construction of Sidewalk
would improve pedestrian network connectivity in the area. Because the Project’'s VMT would not be
reduced to below significance threshold even with the implementation of MM-TRA-1 and MM-TRA-2, the
Project’s VMT impact would remain significant and unavoidable.

1.8 Alternatives to the Project

Section 15126.6(a) of the CEQA Guidelines states that an EIR shall describe “a range of reasonable alternatives to
the project, or to the location of the project, which would feasibly attain most of the basic objectives of the project
but would avoid or substantially lessen any of the significant effects of the project,” as well as provide an evaluation
of “the comparative merits of the alternatives.” Under CEQA Guidelines Section 15126.6(a), an EIR does not need
to consider alternatives that are not feasible, nor does it need to address every conceivable alternative to the
project. The range of alternatives “is governed by the ‘rule of reason’ that requires the EIR to set forth only those
alternatives necessary to permit a reasoned choice” (14 CCR 15126.6[f]).

No Project/No Development Alternative (Alternative 1)

Under Alternative 1, construction of the Project would not occur, and the existing environment would remain in its
current state. The Project site would remain unchanged, and development activities related to construction and
operation of the proposed industrial/warehouse building, associated office spaces, surface parking and loading
areas, and all other proposed on- and off-site improvements would not occur.

In the short term, consistent with the existing conditions, the Project site would continue to be underutilized. Under
Alternative 1, the Project site would remain with a non-operating drive-in theatre that includes two movie screens, two
ticket booths, and a building containing restrooms and a snack bar, which could be used as a swap meet on
weekends. The site would presumably continue to be utilized for a swap meet on the weekends, and subject to vegetation

EIR FOR PALISADE SANTEE COMMERCE CENTER PROJECT 15138
APRIL 2025 1-34



1 - EXECUTIVE SUMMARY

occurring similar to the existing conditions. It is assumed any existing maintenance and/or security activity at the site
would remain unchanged from existing conditions.

Reduced Development Intensity Alternative (Alternative 2)

Under Alternative 2, the Project site would be redeveloped with a smaller warehouse building with the remainder of
the Project site utilized for outdoor storage. Per Table 13.14.030A of the Santee Municipal Code, outdoor storage
is allowable as an accessory use to a permitted use within the IL zone with the approval of a minor conditional use
permit. Accessory outdoor storage uses must comply with Section 13.14.030(G)(2)) of the Santee Municipal Code
which sets forth several requirements for screening, heights of stored material, locations of the stored material
within the site, and access requirements. In addition, depending on the type of material to be stored, the installation
of a canopy or outdoor roof structure may be required to shield the material from the elements to allow for the
proper functioning of stormwater systems.

Under Alternative 2, the Project site would be redeveloped with an approximately 120,000 square feet (sf)
warehouse-type building (an approximately 60% reduction in building size compared to the Project), an
approximately 150,000 sf area dedicated to outdoor storage use, and reduced parking to accommodate the
reduced development intensity. This alternative assumes compliance with Santee Zoning Code Section
13.14.030(G)(2) regarding outdoor storage. The reduced development footprint for Alternative 2 would be setback
further south of the northern Project boundary and existing trees and a movie screen along the northern boundary
of the Property would be retained in-place.

Refrigerated Warehouse Alternative (Alternative 3)

Under Alternative 3, the Project site would be redeveloped with a smaller warehouse-type building of approximately
200,000 sf and up to 40 feet in height. It is assumed that the warehouse would include 100,000 square feet for
cold storage space, 95,000 square feet for general warehousing uses, and 5,000 square feet for office use.
Compared to the proposed Project, the project footprint for Alternative 3 would be smaller and setback further south
of the northern Project boundary. It is assumed that existing trees and movie screen along the northern boundary
of the Property would be retained in-place. Per Table 13.14.030(A) of the Santee Municipal Code, cold storage
would fall under the “Fruit or vegetable products manufacturing, including frozen foods” use and would be permitted
within the IL zone with the approval of a conditional use permit. The reduced development would require fewer
employees. Proposed parking at the site would require fewer parking stalls compared to the proposed Project and
would be utilized for the staging and storage of refrigerated trailers, which would be connected to exterior electrical
receptacles to keep their contents cold or temporarily operated under their own power via diesel generators. This
alternative assumes compliance with all zoning and development regulations for the IL zoning.

Environmentally Superior Alternative

Section 15126(e)(2) of the State CEQA Guidelines requires an EIR to identify an “environmentally superior
alternative.” If the No Project/No Development Alternative is the environmentally superior alternative, the EIR must
also identify an environmentally superior alternative from among the other Project alternatives.

Alternative 1 (No Project/No Development Alternative) would be the environmentally superior alternative because
all of the significant impacts of the Project would be avoided, and no environmental impacts would occur. However,
Alternative 1 would not meet any of the Project’s Objectives. Alternative 2 (Reduced Development Intensity
Alternative) would result in the same potentially significant and unavoidable impacts as the Project, though impacts
to biological resources and historic resources would be of a lesser magnitude compared to the Project. Thus,
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1 - EXECUTIVE SUMMARY

Alternative 2 would be identified as another Environmentally Superior Alternative to the Project. Compared to the
Project, Alternative 3 (Refrigerated Warehouse Alternative) would result in similar impacts to hydrology and water
quality, land use and planning, transportation, and utilities and service systems, and would result in greater impacts
to air quality, energy, and greenhouse gas emissions. Alternative 2 and Alternative 3 would meet most of the project
objectives, though not to the same extent as the Project, and would fall short of meeting Objective 2. Because
Alternative 2 would result in reduced environmental impact to most resources compared to the Project and
Alternative 3, Alternative 2 would be considered environmentally superior. This alternative could also meet most of
the project’s objectives. It should be noted that Alternative 2 would not avoid significant unavoidable impacts of
the Project.

1.9 Areas of Controversy/Issues to Be Resolved

The scope of this EIR includes the potential environmental impacts identified in the Notice of Preparation (NOP)
that was available for public review from September 8, 2023, through October 9, 2023; comments received during
a public scoping meeting held on September 26, 2023 at City Hall in Santee; and agency and public written
comment received in response to the NOP.

A summary of these written comment letters are provided in Table 1-2. The written comments and the NOP are
included as Appendix A of this EIR.

Table 1-2. Summary of Notice of Preparation Comments

EIR Chapter/Section

Where Comment is
Commenter Date Summary of Environmental Issues Raised | Addressed

State Agency

Native American | 09/09/2023 = Standard NAHC letter; recommendations, | Cultural and Tribal
Heritage consultation information, and legal Cultural Resources
Commission information

(NAHC)

California 09/18/2023 = Standard Caltrans letter; recommends Transportation
Department of traffic impact study, hydrology and

Transportation drainage studies, complete streets and

(Caltrans) mobility network, land use and smart

growth, hauling/traffic control plan, noise,
glare, environmental, broadband,
mitigation, and right-of-way analyses.

Private Organizations and Members of the Public

Lozeau Drury 09/27/2023 = Requests notices of CEQA documentation | n/a
LLP; Supporters and actions
Alliance for

Environmental
Responsibility
(“SAFER”)
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1 - EXECUTIVE SUMMARY

Table 1-2. Summary of Notice of Preparation Comments

EIR Chapter/Section

Where Comment is
Commenter Summary of Environmental Issues Raised | Addressed

Comments Received at the Scoping Meeting

Stacey LoMedico = Concerns about buffers near the San Biological Resources

09/26/2023 Diego River Conservancy Reserve and the
nearby river.

= Questions about nesting birds at the Biological Resources
Project site.

= Visual screening around the building, Aesthetics
facing the river.

Issues to be Resolved by Lead Agency

Section 15123(b)(3) of the CEQA Guidelines requires that an EIR contain a discussion of issues to be resolved. With
respect to the proposed project, the key issues to be resolved include decisions by the City, as lead agency, as to
the following:

=  Whether this environmental document adequately describes the environmental impacts of the Project.
=  Whether the recommended mitigation measures should be modified and/or adopted.

= Whether there are other mitigation measures or alternatives that should be considered for the Project
besides those identified in the Draft EIR.
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2 Introduction

2.1 Purpose of the California Environmental Quality
Act Process

This Environmental Impact Report (EIR) has been prepared in accordance with the California Environmental Quality
Act (CEQA) to evaluate the potential environmental effects associated with implementation of the Palisade Santee
Commerce Center Project (Project). Consistent with CEQA Guidelines Section 15161, this document is a project-
level EIR. As the lead agency for the Project, the City must complete an environmental review to determine if the
Project could potentially result in significant adverse environmental effects. A detailed description of the Project is
provided in Chapter 3, Project Description.

CEQA Guidelines Section 15002 states that the basic purposes of CEQA are to:

= |Inform governmental decision makers and the public about the potential significant environmental effects
of proposed activities;

= |dentify the ways that environmental damage can be avoided or significantly reduced; and

= Prevent significant, avoidable damage to the environment by requiring changes in projects through the use
of alternatives or mitigation measures when the governmental agency finds the changes to be feasible.

If a project will be approved involving significant environmental effects, the lead agency must also disclose to the
public the reasons why a governmental agency approved the project in the manner the agency chose.

This EIR provides project-level analysis of the potential environmental effects related to implementation of the
Project. The level of impact analysis in this EIR corresponds to the degree of specificity deemed appropriate in
accordance with CEQA Guidelines Section 15146. This EIR addresses the potentially significant environmental
impacts that could occur as a result of construction and operation of the Project. This document also identifies
appropriate and feasible mitigation measures, where necessary, and includes Project alternatives that could be
adopted to reduce or avoid potential significant environmental effects.

2.2 Legal Authority and Lead Agency

This EIR has been prepared in accordance with all criteria, standards, and procedures of CEQA (PRC Section 21000
et seq.), the CEQA Guidelines (14 CCR 15000 et seq.), and the rules, regulations, and procedures for implementing
CEQA as adopted by the City of Santee (City).

Pursuant to CEQA Section 21067 and CEQA Guidelines Article 4 and Section 15367, the City is the lead agency
under whose authority this EIR has been prepared. “Lead agency” refers to the public agency that has the principal
responsibility for carrying out or approving a project. Serving as the lead agency and before taking action to approve
the Project, the City has the obligation to (1) ensure that this EIR was completed in accordance with CEQA; (2) review
and consider the information contained in this EIR as part of its decision-making process; (3) make a statement
that this EIR reflects the City’s independent judgment; (4) ensure that all significant impacts on the environment
are eliminated or substantially lessened, where feasible; and, if necessary (5) make written findings for each
unavoidable significant environmental effect stating the reasons why mitigation measures or Project alternatives
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identified in this EIR are infeasible and citing the specific benefits of the Project that outweigh its unavoidable
adverse effects (14 CCR 15090-15093).

Pursuant to CEQA Guidelines Sections 15040 through 15043, and upon completion of the CEQA review process,
the City will have the legal authority to do any of the following;:

= Approve the Project;

= Require feasible changes in any or all activities involved in the Project to substantially lessen or avoid
significant effects on the environment;

= Disapprove the Project, if necessary, to avoid one or more significant effects on the environment that would
occur if the Project was approved as proposed; or

= Approve the Project even though the Project would cause a significant effect on the environment if the City
makes a fully informed and publicly disclosed decision that (1) there is no feasible way to lessen the effect
or avoid the significant effect, and (2) expected benefits from the Project will outweigh significant
environmental impacts of the Project.

This EIR fulfills the CEQA environmental review requirements for the proposed Conditional Use Permit (CUP-2023-
0001), Development Review Permit (DR-2023-0002), and all other governmental discretionary and ministerial
actions related to the Project.

This EIR is an informational document intended for use by City decision makers, trustee, and responsible agencies,
and members of the general public in evaluating the physical environmental impacts of the Project. This EIR is the
primary reference document for the formulation and implementation of a mitigation monitoring and reporting
program for the Project, in compliance with Public Resources Code (PRC) Section 21081.6. Environmental impacts
cannot always be mitigated to a level considered less than significant. In accordance with Section 15093(b) of the
CEQA Guidelines, if a lead agency approves a project that has significant impacts that are not substantially mitigated
(i.e., significant unavoidable impacts), the agency shall state in writing the specific reasons for approving the Project,
based on the final CEQA documents and any other information in the public record. This is defined in Section 15093
of the CEQA Guidelines as “a statement of overriding considerations.”

2.3 Responsible and Trustee Agencies
Responsible and Trustee Agencies

PRC Section 21104 requires that all EIRs be reviewed by state responsible and trustee agencies (see also 14 CCR
15082 and 15086[a]). As defined by CEQA Guidelines Section 15381, “the term ‘Responsible Agency’ includes all
public agencies other than the Lead Agency which have discretionary approval power over the project.” A trustee
agency is defined in CEQA Guidelines Section 15386 as “a state agency having jurisdiction by law over natural
resources affected by a project which are held in trust for the people of the State of California.”

For this Project, the California Department of Fish and Wildlife is a trustee agency, because the Project has the
potential to result in indirect impacts to plant and wildlife species that are managed and protected by the state.

Other Agencies from Whom Ministerial Approvals May Be Required

As part of the Project, improvements at the N. Woodside Avenue/S. Woodside Avenue - SR-67 SB Off-Ramp
intersection are proposed and would be subject to approval by the City and Caltrans.
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2.4 Summary of Project Analyzed in this Environmental
Impact Report

The proposed Project includes the demolition of all existing on-site structures and the construction of a 300,145
square foot industrial/warehousing building. The Project would include 290,145 square feet of warehouse space
and 10,000 square feet of office space. In addition to the industrial building, the Project would include up to 42
dock-high doors, four grade-level doors, two truck courts, up to 301 passenger-vehicle parking spaces, 30- and 40-
foot-wide fire access lanes along the building perimeter, landscaping, and fencing along portions of the developed
perimeter with automated gates at certain driveway locations. The Project would also include associated utility,
stormwater treatment, and roadway improvements. Permits and approvals required for Project implementation are
listed in Chapter 3, Project Description, and described in Chapter 4, Environmental Analysis, of this Draft EIR.

2.5 Scope of Environmental Analysis

2.5.1 Notice of Preparation Scoping Process

The purpose of this EIR is to evaluate the potential environmental impacts associated with implementation of the
Project. The City concluded that the Project could potentially have direct or indirect adverse effects on the
environment. Accordingly, the City determined the need for preparation of an EIR for the Project. Potentially
significant impacts were identified based on review of comments received in response to the Notice of Preparation
(NOP) that was available for public review from September 8, 2023, through October 9, 2023 (see Appendix A) and
additional research and analysis of relevant project data during preparation of this Draft EIR. A scoping meeting for
this Project was held on September 26, 2023, at the Santee City Hall Council Chambers.

A summary of written comment letters received is provided in Table 2-1. No written comments were received at the
scoping meeting.

Table 2-1. Summary of Notice of Preparation Comments

EIR Chapter/Section

Summary of Environmental Issues Where Comment is
Commenter Date Raised Addressed

Private Organizations and Members of the Public

Stacey LoMedico | September 26, = Location of loading docks and parking | Chapter 3, Project
2023 = Questions regarding hours of Description
operation

] ) Section 4.1, Aesthetics
= CUP due to increased height

= Visual screening on the north side of | Section 4.3, Biological

the Project site Resources

= Buffers of the development area and | Section 4.10, Noise
the river _

= Are there any known bird nesting Chapter 7, Alternatives

sites?

= Preparation of noise studies

= Will the Santee Noise Ordinance
change?

= Will construction be allowed on
weekends?
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Table 2-1. Summary of Notice of Preparation Comments

EIR Chapter/Section

Summary of Environmental Issues Where Comment is
Commenter Date Raised Addressed

= Provided three videos from north of
the San Diego River demonstrating
existing noise levels from a
neighboring use

= How many project alternatives will be

studies?
Lozeau Drury September 27, = Request for any and all information N/A
2023 referring to or related to the project
2.5.2 Environmental Effects Found Not to Be Significant

Pursuant to CEQA, the discussion of potential environmental impacts is focused on those impacts that could be
significant or potentially significant. CEQA allows the lead agency to limit the detail of discussion of the
environmental impacts that are not considered potentially significant (PRC Section 21100; 14 CCR 15126.2[a] and
15128). CEQA requires that the discussion of any significant environmental effect be limited to substantial, or
potentially substantial, adverse changes in physical conditions that exist within the affected area, as defined in PRC
Section 21060.5. In accordance with CEQA Guidelines Section 15143, environmental impacts dismissed in an
analysis as clearly insignificant and unlikely to occur need not be discussed further in the EIR unless the lead agency
subsequently receives information inconsistent with the finding.

Based on a review of comments received in response to the NOP (Appendix A) as well as additional research and
analysis of relevant project data during preparation of this Draft EIR, it was determined, for reasons described in
Chapter 5, Effects Found Not to Be Significant, of this EIR, that the project would not result in significant
environmental impacts in the following resource areas. Thus, with the exception of the impact discussion in Chapter
5 of this EIR, these environmental resource areas are not discussed at further length in this EIR:

= Agricultural and Forestry Resources =  Population and Housing
= Geology and Soils =  Recreation
= Mineral Resources

2.5.3 Environmental Issues Determined to be
Potentially Significant

Pursuant to CEQA and CEQA Guidelines Section 15064, the discussion of potentially significant environmental
impacts is focused in this EIR on those impacts that the lead agency has determined could be potentially significant.
A determination of the environmental impacts that would be potentially significant was made for the Project based
on a review of comments received as part of the NOP scoping process and additional research and analysis of
relevant information during preparation of this EIR. The following environmental issue areas were determined to be
potentially significant and are addressed at further length in this EIR:

= Aesthetics = Biological Resources
= Air Quality
EIR FOR PALISADE SANTEE COMMERCE CENTER PROJECT 15138
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2.6

Cultural, Tribal Cultural, and = Land Use and Planning
Paleontological Resources = Noise

Energy = Public Services

Greenhouse Gas Emissions = Transportation

Hazards and Hazardous Materials = Utilities and Service Systems
Hydrology and Water Quality = Wildfire

Organization of this Environmental Impact Report

This EIR contains all of the information required to be included in an EIR, as specified by the CEQA Statutes and
Guidelines (PRC Section 21000 et seq.; 14 CCR 15000 et seq.). CEQA requires that an EIR contain, at a minimum,
specified content. The following provides a quick reference in locating the CEQA-required sections within this document:

Chapter 1: Executive Summary. The Executive Summary provides a summary of the Project and Project
alternatives, including a summary of the Project and cumulative impacts, recommended mitigation
measures, and the level of significance after mitigation for each environmental issue.

Chapter 2: Introduction. The Introduction provides an overview of the Project and the CEQA process, and
describes the purpose, scope, and components of this EIR.

Chapter 3: Project Description. The Project Description provides a detailed description of the Project,
including the location and Project characteristics. The intended uses of this EIR, Project background, Project
objectives, and required Project approvals are also addressed.

Chapter 4: Environmental Impacts and Mitigation Measures. The Environmental Impacts and Mitigation
Measures chapter analyzes the environmental impacts of the Project. Impacts are organized into major
environmental topic areas. Each topic area includes a description of the environmental setting, regulatory
setting, significance criteria, mitigation measures, and level of significance after mitigation. The following
specific environmental areas are addressed in Chapter 4:

- Section 4.1 - Aesthetics

- Section 4.2 - Air Quality

- Section 4.3 - Biological Resources

- Section 4.4 - Cultural, Tribal Cultural, and Paleontological Resources

- Section 4.5 - Energy

- Section 4.6 - Greenhouse Gas Emissions

- Section 4.7 - Hazards and Hazardous Materials

- Section 4.8 - Hydrology and Water Quality

- Section 4.9 - Land Use and Planning

- Section 4.10 - Noise

- Section 4.11 - Public Services and Recreation

- Section 4.12 - Transportation

- Section 4.13 - Utilities and Service Systems

- Section 4.14 - Wildfire

Chapter 5: Effects Found Not to Be Significant. The Effects Found Not to Be Significant chapter provides a

summary of Project impacts that have been determined, based on review of comments received in
response to the NOP and additional research and analysis of relevant project data during preparation of
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this Draft EIR, to result in less-than-significant or no impact, and therefore, further discussion is not
warranted. A brief discussion of these Project impacts are provided in this chapter.

= Chapter 6: Other CEQA Considerations. The Other CEQA Considerations chapter provides a discussion of
cumulative impacts and a summary of significant environmental impacts, including unavoidable,
irreversible, and growth-inducing impacts.

= Chapter 7: Alternatives. The Alternatives chapter provides a comparison between the Project impacts and
three Project alternatives: (1) the No Project/No Development Alternative, (2) Reduced Development
Intensity Alternative, and (3) the Refrigerated Warehouse Alternative.

= Chapter 8: List of Preparers. The List of Preparers chapter provides a list of the organizations, persons
consulted, and various individuals who contributed to the preparation of this EIR. This section also includes
a list of the lead agency personnel and technical consultants used to prepare this EIR.

=  Appendices. The technical appendices contain the NOP (including public comments) and technical studies
prepared to support the analyses and conclusions in this EIR.

The Final EIR will be prepared after the public review period for this EIR has been completed. The Final EIR will
include comments and recommendations received on the EIR during the public review period; a list of persons,
organizations, and public agencies commenting on the EIR; written responses to significant environmental issues
identified in the comments received; and any other relevant information added by the City.

2.7 Documents Incorporated by Reference

Pursuant to CEQA Guidelines Section 15150, this EIR has referenced several technical studies, analyses, and
previously certified environmental documents. Information from these documents, incorporated by reference, is
briefly summarized in the appropriate chapters and sections. The documents that were used to prepare this EIR
include the following;:

= City of Santee General Plan Update (2007)
=  Santee Municipal Code (Code of Ordinances) (2023 [Updated])
= County of San Diego Countywide Plan (General Plan) (2011)

These reference documents, in accordance with CEQA Guidelines Section 15150(b), are available for review at the
following locations:

City of Santee General Plan
https://www.cityofsanteeca.gov/services/development-services/planning-and-zoning-services/general-plan
City of Santee Code of Ordinances
https://library.qcode.us/lib/santee_ca/pub/municipal_code
County of San Diego Countywide Plan (General Plan)

https://www.sandiegocounty.gov/pds/generalplan.html
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2.8 Documents Prepared for the Project

The following technical studies and analyses were prepared for the Project and Project site and are incorporated
into the technical appendices of this EIR:

= |nitial Study, Notice of Preparation, and Scoping Comments, Appendix A
= Air Quality and Greenhouse Gas Emission Technical Report, Appendix B
= Biological Technical Report, Appendix C

= Arborist Report, Appendix D

= Archaeological Resources Inventory Report, Appendix E

= Historical Assessment, Appendix F

= Geotechnical Engineering Investigation, Appendix G

= Paleontological Resources Memorandum, Appendix H

= Phase | Environmental Site Assessment, Appendix |

= Preliminary Hydrology Study, Appendix J-1

= Storm Water Quality Management Plan, Appendix J-2

= |Letter to City of Santee regarding the 100-Year Floodplain, Appendix J-3
= Noise Technical Report, Appendix K

= Transportation Impact Study, Appendix L

= Water Study, Appendix M

=  Fire Protection Plan, Appendix N

= AB 52 Letters and Receipts, Appendix O

2.9 Review of the Draft Environmental Impact Report

Upon completion of this Draft EIR, the City prepared and filed a Notice of Completion with the Governor’s Office of
Planning and Research, State Clearinghouse to start the public review period (PRC Section 21161). Concurrent with
the Notice of Completion, the City distributed a Notice of Availability in accordance with CEQA Guidelines
Section 15087. The Notice of Availability was mailed to the agencies, organizations, and individuals who previously
requested in writing to receive a copy. This Draft EIR was distributed to responsible and trustee agencies, other
affected agencies, surrounding cities and municipalities, and all interested parties requesting a copy of this
document in accordance with PRC Section 21092(b)(3). During the public review period, this Draft EIR, including
the appendices, is available for review at the following locations:

In Person:

City of Santee Planning & Building Department (Building 4)
City of Santee Clerk’s Office (Building 3)

10601 Magnolia Avenue

Santee, California 92071

Santee County Library
9225 Carlton Hills Boulevard, Santee, CA 92071
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Online:
https://www.cityofsanteeca.gov/business/active-projects-map

Agencies, organizations, individuals, and all other interested parties not previously contacted, or who did not
respond to the NOP, currently have the opportunity to comment on this Draft EIR during the public review period.
Written or email comments on this Draft EIR should be addressed to:

Sandi Sawa, Director of Planning and Building
City of Santee, Planning and Building Department
10601 Magnolia Avenue

Santee, California 92071

Phone: 619.258.4100 ext. 167

Email: ssawa@cityofsanteeca.gov

Upon completion of the public review period, written responses to all substantive environmental comments are
prepared and made available prior to the public hearing on the Project before the City of Santee City Council, at
which the Project, the Final EIR, and requested entitlements are considered for approval. The comments received
and the responses to those comments will be included as part of the record for consideration for the Project.
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3 Project Description

This chapter describes the objectives of the Palisade Santee Commerce Center Project (Project) and the
Environmental Impact Report (EIR) and provides a detailed description of the Project characteristics. This chapter
also discusses the required development approvals and discretionary actions necessary to implement the Project.

3.1 Project Location

The approximately 13.5-acre Project site is located in the southeastern part of the City of Santee (City), which is
located within the East County region of San Diego County, as shown on Figure 3-1, Regional Map and Figure 3-2,
Project Location. The Project site is located at 210990 N. Woodside Avenue and is bounded by the San Diego River
to the north; industrial buildings to the east and west; and by industrial buildings, Wheatlands Avenue, and
California State Route (SR) 67 to the south. The Project site is located in Section 23 of Township 15 South, Range
1 West, as depicted on the U.S. Geological Survey EI Cajon, California 7.5-minute topographic quadrangle map.
Regional access to the proposed Project is provided via SR-67 located approximately 0.1 miles south of the Project
site. Local access to the Project is provided via N. Woodside Avenue.

3.2 Environmental Setting

City of Santee

The City is located in the East County region of San Diego County, between the Pacific Ocean and the Cleveland
National Forest. Encompassing about 17 square miles (approximately 10,615 acres) in eastern San Diego County,
the City is located approximately 18 miles east of downtown San Diego. The City is bordered on the east by primarily
residential development in the unincorporated San Diego County communities of Lakeside and Eucalyptus Hills and
to the northeast by vacant land and active mining operations in Slaughterhouse Canyon. To the south, Santee is
bordered by the City of El Cajon, unincorporated areas of County of San Diego, and the Gillespie Field Airport, and
further to the southwest by Mission Trails Regional Park property located in the City of San Diego (City of Santee 2003).

The City comprises a mix of different land use types and density. Single-family residential uses comprise the largest
land use totaling approximately 2,418 acres. The other residential use types occurring throughout the City include
multifamily residential (apartments and condominiums), and mobile home parks. These residential uses are
primarily located near the City's highly traveled roads including Mission Gorge Road, Magnolia Avenue and Prospect
Avenue. Located approximately one mile to the west of the Project, the planned 650-acre Town Center district is
anticipated to be a vibrant neighborhood in the heart of Santee with new housing, dining, and indoor and outdoor
amenities. The Metropolitan Transit System trolley station provides regional public transportation (City of Santee
2023). Industrial uses in the City are concentrated in the south-central region along Prospect Avenue, Magnolia
Avenue and Cuyamaca Street, and north of Woodside Avenue along the San Diego River corridor, within the vicinity
of the Project site (City of Santee 2003).

Existing Project Site

As shown on Figure 3-3, Project Aerial and Existing Uses, the approximately 13.5-acre Project site is developed with
a drive-in theatre that includes two movie screens, two ticket booths, and a building containing restrooms and a

EIR FOR PALISADE SANTEE COMMERCE CENTER PROJECT 15138
APRIL 2025 3-1



3 - PROJECT DESCRIPTION

snack bar. The Project site boundary extends beyond the paved drive-in into the undeveloped area south of the
San Diego River. The drive-in theatre has closed, but the site continues to be used for a swap meet.

Consistent with the property boundary, the Project site extends beyond the paved drive-in parking area. Beyond the
paved parking area, the site includes certain vacant areas bordering the San Diego River. There are no native
vegetation communities within the Project boundary. Vegetation land coverages include Developed and
Ornamental. There are no aquatic resources within the Project site boundary. The northern edge of the Project site
boundary is next to stands of thick vegetation occurring along a chain link fence line. This vegetation was dominated
by African sumac (Searsia lancea), a non-native low-growing tree species which is known to occupy disturbed areas.

Photos of the Project site are provided in Figure 3-4, Existing Conditions.

The Assessor’s Parcel Number (APN) of the Project site is 381-070-52. The City’s General Plan and the Zoning Map
designates the entire Project site as Light Industrial (IL), as shown on Figure 3-5, General Plan Land Use, and
Figure 3-6, Zoning (City of Santee 2017, 2020).

Surrounding Land Uses

As shown on Figure 3-3, Project Aerial and Existing Uses, the land uses surrounding the Project site consist of a mix
of industrial, manufacturing, automotive, commercial, open space, and residential uses. Specific land uses located
in the immediate vicinity of the Project site include the following:

= North: San Diego River, with residential uses beyond

= East: Industrial and manufacturing uses, and Mission Park Court

= South: Manufacturing and commercial uses, North Woodside Avenue, and SR-67
= West: Industrial and manufacturing uses, and Wheatlands Court

Surrounding Circulation Network
Roadways

Regional access to the Project would be provided by SR-52 and SR-67. Local access to the Project would be provided
by Riverford Road (in the community of Lakeside), Magnolia Avenue, and Mission Gorge Road-Woodside Avenue.
Both Magnolia Avenue and Mission Gorge Road-Woodside Avenue are designated truck routes within the City
of Santee.

Riverford Road

Riverford Road is a north-south roadway, located in the City of Lakeside, that crosses the Santee River. Riverford
Road begins north of its intersection with El Nopal Road and ends at its connection with Woodside Avenue,
immediately south of SR-67. Riverford Road provides connections to Riverside Drive, N. Woodside Avenue, and
Woodside Avenue. The segment of Riverford Road from Riverside Drive to Woodside Avenue is classified as a Prime
Arterial and a Major Roadway. The majority of Riverford Road has Class Il bike lanes and paved sidewalks on both
sides of the road. The bike lanes and paved sidewalks end at the northern and southern portions of the roadway
(where Riverford Road intersects with El Nopal Street and at the SR-67 underpass crossing). On-street parking is
not permitted along Riverford Road and the posted speed limit is 40 miles per hour (MPH).
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Woodside Avenue

Woodside Avenue is an east-west roadway from Magnolia Avenue (where Mission Gorge Road ends) to Chestnut
Street in Lakeside. Between Magnolia Avenue and SR-67 southbound-off ramp-Woodside Avenue intersection,
Woodside Avenue is a Major Arterial, with four lanes and a center-two-way-left-turn lane (TWLTL). Class Il bike lanes
are provided on both sides of Woodside Avenue. The posted speed limit is 45 miles per hour.

Woodside Avenue splits into N. Woodside Avenue and Woodside Avenue east of the intersection with the SR-67
southbound off-ramp with N. Woodside Avenue paralleling SR-67 on the north side and Woodside Avenue
paralleling SR-67 on the south side. N. Woodside Avenue is the segment between SR-67 southbound-off ramp-
Woodside Avenue intersection to Riverford Road in Lakeside and is designated as a Collector Road with a TWLTL.
It is currently constructed with one lane in each direction with a center TWLTL and dedicated left-turn lanes at its
intersections with Hartley Road and Wheatlands Avenue. North of Wheatland Avenue, the roadway is one lane in
each direction without a TWLTL or dedicated left-turn lanes at intersections. There are Class Il bike lanes on both
sides of the N. Woodside Avenue. On-street parking is permitted along north side of N. Woodside Avenue. There are
intermittent sidewalks along the roadway. The posted speed limit in the vicinity of the Project is 40 MPH.

Magnolia Avenue

Magnolia Avenue is a north-south roadway. It is classified as a Major Arterial north of Mission Gorge Road and Prime
Arterial from Mission Gorge Road up to Prospect Avenue. On-street parking is not permitted along the roadway from
Mission Gorge Road up to Prospect Avenue. There is paved sidewalk along Magnolia Avenue. The posted speed
limit along the roadway is 45 miles per hour.

Transit

The San Diego Metropolitan Transit System (MTS) provides public transportation throughout Santee and northern
San Diego County. The nearest MTS bus routes serving the Project are described below.

= Route 832 runs clockwise from Santee Town Center to northern Santee and back to Santee Town Center
via Cuyamaca Street, and Magnolia Avenue. The route operates between 6:17am and 6:56pm on
weekdays, with 30-minute headways, and between 8:25am and 4:45pm on weekends with 60-minute
headways. The nearest bus stop is located west of the Magnolia Avenue and Mission Gorge Road -
Woodside Avenue intersection, approximately 0.90 miles from the Project site.

= Route 833 runs from the Santee Transit Center to the El Cajon Transit Center, via Mission Gorge Road,
Magnolia Avenue, and Graves Avenue. The route operates between 5:52am and 6:12pm on weekdays,
with 45-minute headways, and between 8:53am and 5:10pm on weekends, with 60-minute headways. The
nearest bus stop is located west of Magnolia Avenue and Mission Gorge Road - Woodside Avenue
intersection, approximately 0.90 miles from the Project site.

= Route 834 runsin a loop, connecting the Santee Transit Center to the West Hills Parkway area, via Prospect
Avenue and Carlton Oaks. The route operates only on weekdays from 6:33am to 3:30pm with 60-minuite
headways. The nearest bus stop to the Project site is approximately 2 miles away.

The City of Santee is served by the Green Line Trolley (Route 530), with the sole station located at the Santee Transit
Center. The Green Line connects Santee to the larger San Diego region and provides service into Downtown San
Diego. The route operates from 5:00am to 1:00am with 15-minute headways on weekdays, and 30-minute
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headways on weekends. MTS ACCESS provides complementary, on-demand paratransit service to fulfill the unmet
needs of residents such as seniors and persons with disabilities.

Pedestrian and Bicycle Facilities

The General Plan Circulation Element identifies the following bicycle facility classifications, as defined by Caltrans:

= (Class | Bikeway (Bike Path) provide a completely separated right-of-way designated for the exclusive use of
bicycles and pedestrians with crossflows by motor vehicles minimized.

= Class Il Bikeway (Bike Lane) provides a striped lane designed for the exclusive or semi-exclusive use of
bicycles with through travel by motor vehicles or pedestrians prohibited, but with pedestrian and motor
vehicle crossflows permitted.

= Class |l Bikeway (Bike Route) provides shared use of traffic lanes with cyclists and motor vehicles, identified
by signage and street marking such as sharrows.

= (Class IV Bikeway (Cycle Track) are separated bikeways that provide right-of-way designated exclusively for
bicycle travel within the roadway and physically protected from vehicular traffic.

A Class Il Bike Lane runs along Woodside Avenue; the bike lane along S. Woodside Avenue connects to bike route
along Shadow Hill Road and Northcote Road, however, it does not connect to any other bicycle facility in the City.
The Planned Bicycle Network in the Mobility Element is based on Active Santee Plan (2021). It recommends Class
Il bike lanes along Mission Gorge Road between Riverview Parkway and Magnolia Avenue and along Magnolia
Avenue between Mast Boulevard and Mission Gorge Road.

Sidewalks and pedestrian facilities are provided along one side of Woodside Avenue, and adjacent roadways within
one-half mile of the Project site. While pedestrian facilities such are crosswalks are missing within the immediate
Project area, the Santee Active Transportation Plan has identified this area as in need and is committed to improve
the area by installing missing segments of sidewalks, adding pedestrian ramps and crosswalks, and relocating
utility facilities as needed.

Environmental Baseline

The onsite drive-in theatre operations closed on December 31, 2023 and the site continues to be used as a swap
meet on Saturdays and Sundays from 5 a.m. to 1 p.m. This Draft EIR does not consider the elimination of these
uses in the calculation of projected Project-related operational emissions and traffic analyses (i.e., the Project’s
operational emissions are not reduced to account for the elimination of these occupiable buildings); therefore, this
Draft EIR provides a conservative assessment of operational impacts. Additional information is provided within the
applicable environmental analysis sections in Chapter 4 of this Draft EIR.

3.3 Proposed Project

The proposed Project includes demolition and/or removal of all existing on-site structures (see Section 3.2,
Environmental Setting) and the construction of a 300,145 square foot industrial/warehousing building. The
individual components of the Project are discussed in further detail below.

EIR FOR PALISADE SANTEE COMMERCE CENTER PROJECT 15138
APRIL 2025 3-16



3 - PROJECT DESCRIPTION

3.3.1 Project Components

The proposed Project includes the demolition and/or removal of all existing on-site structures (see Section 3.2,
Environmental Setting) and the construction of a 300,145 square foot industrial/warehousing building. The Project
would include 290,145 square feet of warehouse space and 10,000 square feet of office space. In addition to the
industrial building, the Project would include up to 42 dock-high doors, four grade-level doors, two truck courts, 301
passenger-vehicle parking spaces, 30- and 40-foot-wide fire access lanes along the building perimeter,
landscaping, and fencing along portions of the developed perimeter with automated gates at certain driveway
locations (Figure 3-7, Conceptual Site Plan). The Project would also include associated utility, stormwater treatment,
and roadway improvements. This building is designed to be used primarily to support warehousing and distribution,
manufacturing, assembly, and/or research and development operations, and related office uses.

Architecture

The Project’s design employs a variety of architectural strategies to create a contemporary, unified, and high-quality
business park environment. The proposed buildings would be primarily constructed with concrete tilt-up panels.
Building exteriors would feature varying textures, intrusions, and extrusions to create appropriately scaled building
facades, similar to other industrial development located throughout the City and region. The building would be up to
50 feet in height and would accommodate warehousing and distribution, manufacturing, assembly, and/or research
and development operations, and related office uses. The building would be painted with complementary
neutral colors.

The interior truck court areas for the building would be screened and secured by metal fences or concrete screen
walls with sliding metal gates across the drive aisle entrances. The fences, screen walls and gates would be
approximately 8 feet tall and the gates would be painted steel rolling gates. A 2-foot gravity retaining wall would
also be installed along the south boundary of the Project site, near parking areas per City regulation standards. The
walls would have a vandal-free treatment and would be painted with colors complementary to the building.

Representative building elevations are provided in Figure 3-8, Representative Architectural Elevations.
Landscaping and Lighting Improvements

As depicted in Figure 3-9, Landscape Plan, landscaping is proposed for the passenger vehicle parking area, around
the portions of the building visible from off-site areas, as well as the site’s frontages. Landscaping along the site’s
frontages would include a mixture of trees, shrubs, and groundcover. Proposed trees include 15-gallon Italian
Cypress, 36-inch box Multi-Trunk Desert Museum Palo Verde Trees, 24-inch box Holly Oaks, 24-inch box Afghan
Pines, 36-inch Coast Live Oaks, 15-gallon Brisbane Box Trees, 15-gallon Austrian Willows, and 15-gallon Western
Sycamore Trees. The landscaping materials along the Project frontages incorporate a layering concept to provide
different height trees and border or accent shrubs and low ground covers. The landscape plan is required to comply
with the City of Santee Water Efficient Landscape Ordinance, Chapter 13.36 of the zoning code.

Light spillover, trespass, and potential glare from Project lighting are regulated by Section 13.30.030(B) of the
Santee Municipal Code. The code requires that all lights and illuminated signs must be designed and adjusted to
reflect light away from any road or street, away from any adjoining premises, and shall be shielded or directed to
not cause glare on adjacent properties or motorists. As proposed, new sources of lighting would be a mix of pole-
mounted and wall-mounted lighting fixtures installed in parking and truck loading areas, along building exteriors,
near the building office, and the site entrance off North Woodside Avenue. Light controlling devices, such as light
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guards, would be included where light spillage on adjacent properties could be a concern (i.e., residences and the
San Diego River to the north). Project lighting would be designed consistent with the requirements of
Section 13.30.030(B) of the Santee Municipal Code. The proposed photometric plan is shown in Figure 3-10.

Site Access, Circulation, and Parking Improvements

Primary vehicular site access would be provided via N. Woodside Avenue. The existing driveway that occupies the
flag of the Project’s lot between N. Woodside Avenue and the main area of the Project site would be extended to
loop around the entire Project site in order to allow fire lane access from all sides of the building. The width of the
internal roadway is between 30 feet to 40 feet. The driveway from N. Woodside Avenue to the Project’s driveway
will be designed per City’s Standard Drawings and requirements of the Fire Code to provide turn radii for fire truck
and apparatus to access all parts of the site. Signage and striping would be provided to demarcate fire lanes and
clear spaces throughout the site. All gated entryways would include rapid-access Knox boxes to provide emergency
access to gated areas.

Paved passenger vehicle parking areas would surround the building, while loading docks would be located on the
north and south sides of the building. The Project would provide approximately 42 loading dock-high positions and
four concrete truck ramps to allow access through grade-level roll-up doors. The truck dock areas would be
surrounded by concrete building walls on three sides, forming north and south truck courts. 301 passenger vehicle
parking spaces would be located around the perimeter of the building. The parking ratio used to calculate on-site
parking requirements is consistent with Santee Municipal Code (SMC) Section 13.24.040.B.6%. The proposed
Project is primarily a warehousing and distribution facility with associated office and ancillary uses. Accordingly, in
conformance with SMC Chapter 13.24, one parking space is provided per 1,000 square feet of gross floor area for
this land use category which encompasses all potential uses of the building including the proposed office space
and any similar warehouse building uses routinely combined with warehousing such as manufacturing, assembly,
and research and development. The proposed Project is consistent with the City’s parking standards.

Parking designated for electric vehicles (EV), including spaces associated with clean air vehicles will be provided
per City requirement. Long-term and short-term bicycle parking? will be provided per City’s code requirement.

1 City of Santee. https:// ecode360.com/43756953#43756953

2 Bicycles. All commercial and office areas shall provide adequate locking facilities for bicycle parking at any location convenient to
the facility for which they are designated. Whenever possible, weatherproofing or facility covering should be used.
Short-Term Bicycle Parking. If the Project is anticipated to generate visitor traffic, provide permanently anchored bicycle racks
within 200 feet of the visitors’ entrance, readily visible to passers-by, for five percent of visitor motorized vehicle parking capacity,
with a minimum of one two-bike capacity rack.
Long-Term Bicycle Parking. For buildings with over 10 tenant-occupants, provide secure bicycle parking for five percent of
motorized vehicle parking capacity, with a minimum of one space. Acceptable parking facilities shall be convenient from the street
and may include:
i.  Covered, lockable enclosures with permanently anchored racks for bicycles;
ii. Lockable bicycle rooms with permanently anchored racks; and
iii. Lockable, permanently anchored bicycle lockers.
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Project Access Driveway/N. Woodside Avenue Improvements
The following improvement measures would be constructed by the Project to improve traffic flow near the Project site:

= The Project would construct a dedicated eastbound left turn lane at the Project Access Driveway/
Woodside Avenue.

= The Project access driveway will be designed per City specifications for commercial driveway per City of
Santee standard PW-213.

=  The Project would be responsible for constructing frontage improvements including sidewalks along the
northern side of N. Woodside Avenue and a connection to the existing sidewalk along N. Woodside Avenue
that lies to the west of the Project’s driveway. No sidewalk exists to the east and accordingly no new
sidewalk is required to be constructed.

= The Project would also install a crosswalk to improve pedestrian circulation at the Project Access
Driveway/N. Woodside Avenue.

Noise Barrier

The Project includes an eight-foot-tall noise barrier partially along the northern site boundary (see Figure 3-11). This
noise barrier will run parallel to the east-west axis of the building and will be centered on the north truck court, with
the length of the wall established by extending 45-degree angles from the building corners which form east and
west corners of the truck court. A six-foot-wide break in the noise barrier would be provided to facilitate drainage;
noise reduction at the drainage break would be achieved by providing a parallel wall located four-feet north of the
primary noise barrier and extending approximately 17 feet beyond the east and west edges of the 6-foot
drainage break.

Operational Characteristics

Although the future occupants of the proposed building are unknown at this time, the Project applicant anticipates
that the building could support a number of light manufacturing and distribution uses, (e.g., warehousing and
distribution, manufacturing, assembly, and/or research and development operations, and related office uses)
provided that they are permitted in the Light Industrial zone. Cold storage would not be permitted in any of the
proposed buildings. For purposes of evaluation in this Draft EIR, it is assumed that the building could be operational
24 hours per day, seven days per week, with exterior loading and parking areas illuminated at night. Lighting would
be subject to compliance with SMC Section 13.08.070(G), which states that parking lot lighting shall be shielded,
or recessed, and directed downward and away from adjoining properties. Additionally, the Project’s lighting plan is
subject to approval by City staff during the plan check process.

In general, the Project’s building has been designed such that business operations would be conducted within the
enclosed building, with the exception of traffic movement, passenger and truck parking, the loading and unloading
of trailers within designated truck courts/loading areas, and the internal and external movement of materials
around the Project site via forklifts, pallet jacks, yard hostlers, and similar equipment. Truck trailers are expected
to be primarily loaded and unloaded using the dock-high door positions in the north and south truck courts. The
design of the truck courts and dock-high door positions allows for material to be loaded and unloaded directly
to/from the building without need for the cargo or handling equipment to traverse the truck court or outdoor parking
areas. When used outdoors, the outdoor cargo handling equipment used during loading and unloading of trailers

3 City of Santee. https://www.cityofsanteeca.gov/home/showpublisheddocument/18044/637048465192800000
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(e.g., forklifts, yard trucks, hostlers, yard goats, pallet jacks, forklifts) is expected to be a mix of diesel and non-
diesel powered per contemporary industry standards. Where diesel cargo handling equipment is used, it will feature
Tier 4 Interim engines or better. Additionally, the Project’s office and mezzanine space would support general office
activities related to business operations. For renderings of the proposed Project, see Figure 3-12a through 3-12f.

The Project will be subject to the Santee Noise Ordinance. Section 5.04.130 of the ordinance states that it is
unlawful for any person to engage in loading, unloading, opening, idling of trucks, closing or other handling of boxes,
crates, containers, building materials, garbage cans, dumpsters or similar objects between the hours of 10:00 p.m.
and 7:00 a.m. in such a manner as to cause a noise disturbance within or adjacent to a residential district.

Utility Improvements

Domestic Water

Domestic water service would be provided by the Padre Dam Municipal Water District. The Project would connect
to the existing 12-inch diameter water main within N. Woodside Avenue by removing and replacing an existing
segment of 12-inch diameter water main with new, 16-inch water main. From this 16-inch main, the Project would
install laterals that would serve 2-inch domestic service, 2-inch landscape service, and a looped 12-inch fire service
providing service to the building’s fire sprinkler system and on-site fire hydrants.

Sanitary Sewer

Sanitary sewer service would be provided by the Padre Dam Municipal Water District. The Project would connect to
the existing sewer manhole cover within the Project Driveway by installing a 6-inch diameter lateral connection.

Storm Drainage

Stormwater currently sheet flows over the parking lot to a low spot in the northwest corner of the site and overflows
into the San Diego River over natural terrain. The sheet flow includes off-site water from an existing 24-inch culvert
that originates from under CA-67 to the south of the Project. This culvert outlets at the entrance of the site, near
the southern terminus of the driveway at N. Woodside Avenue. The culvert collects approximately 2.8 acres of
tributary area from the southern side of the CA-67 that then flows through the culvert and across the Project site’s
natural topography to the San Diego River. The Project’s storm drain improvements include intercepting the existing
24-inch culvert and installing an extension to the San Diego River to the north of the Project site. This extension
would bypass the proposed on-site storm drain system serving the Project and would maintain the existing drainage
pattern for the 2.8-acre tributary area.

The Project would include development of an on-site storm drain system that would accept flows from drain inlets at
low spots throughout the site. This stormwater would be directed to subterranean infiltration and retention chambers
located in the northern truck court. In @ major storm event, overflow would occur via a pipe outlet into the San Diego
River. A rip-rap pad at the outlet will provide energy dissipation and will prevent slope scour and erosion.
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SOURCE: Herdman 2024

FIGURE 3-11
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A

Existing aerial view across Project site; San Diego River, residential development, and local hills and mountains are
visible in the distance

Rendering of Proposed Project

SOURCE: Clusters Creative 2024 FIGURE 3-12b
View 2: Isometric Northwest Oriented View of Project Site and Surrounding Area

D U D E I( Palisade Santee Commerce Center Project
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Existing aerial view across Project site; San Diego River, residential development, and local hills and regional
mountains are visible in the distance
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Rendering of Proposed Project

SOURCE: Clusters Creative, 2024 FIGURE 3-12¢

View 3: Isometric North Oriented View of Project Site and Surrounding Area
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Existing aerial view across San Diego River towards Project site; industrial and commercial buildings, SR-67,
residential development, and local hills and distant regional mountains are visible.

Rendering of Proposed Project .-

SOURCE: Clusters Creative 2024 FIGURE 3-12d
View 4: Isometric Southwest Oriented View Across San Diego River and towards Project Site

D U D E I( Palisade Santee Commerce Center Project
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Existing aerial view across San Diego River towards Project site; residential develdpment, SR-67, and local hills
and mountains are visible
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Rendering of Proposed Project

SOURCE: Clusters Creative 2024 FIGURE 3-12e

View 5: Isometric Southeast Oriented View Across San Diego River and towards Project Site

D U D E I( Palisade Santee Commerce Center Project
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Rendering of Proposed Project

SOURCE: Clusters Creative 2024 FIGURE 3-12f

View 6: Isometric Southwest Oriented View towards Project Site and Surrounding Visual Environment

D U D E I( Palisade Santee Commerce Center Project
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Gas, Electric, and Telecommunication Facilities

There is currently no gas service to the Project site, and the Project does not include plans to install new gas service.

Electric service is currently provided by San Diego Gas & Electric (SDG&E) and several above ground and
underground electrical lines are located adjacent to the Project site and adjacent streets. Several SDG&E poles
would be removed and replaced as part of the Project.

Several proprietary telecommunication lines are located adjacent to the Project site. As part of the Project, lateral
connections would be made to these existing, electric, and telecommunication lines. Additionally, all above-ground
electrical lines within the Project site would be undergrounded.

3.3.2 Project Construction

Based on information provided by the Project applicant, it is assumed that construction of the Project would
commence in or around the fourth quarter of 20254 and last approximately 15 months. The analysis contained
herein is based on the following assumptions (duration of phases is approximate):

= Demolition: October 2025 - November 2025 (1 month)

= Grading: November 2025 - December 2025 (1 month)

= Building Construction: December 2025 - September 2026 (9 months)
= Paving: September 2026 - December 2026 (3 months)

= Architectural Coating: December 2026 - January 2027 (1 month)

Based on a review of the current structures located on the site, demolition activities are anticipated to generate
approximately 18,381 tons of debris that would be transported to a landfill permitted to accept inert construction
and demolition materials (See Appendix B, Air Quality and GHG Emissions Technical Report). Grading materials
would be balanced onsite, resulting in approximately 28,304 cubic yards of cut and 28,304 cubic yards of fill
(M. Hellesen, personal communication, August 21, 2023). When grading is complete, the Project site would be
generally flat.

Underground utilities would be installed to maximum depth of 11 feet below grade. The underground infiltration
chamber for the on-site stormwater drainage system would be installed to an approximate depth of nine feet below
finished grade.

During typical Project-related construction activities, equipment is expected to operate 8 hours per day, Mondays
through Saturdays, during the permitted daytime hours of 7:00 a.m. to 7:00 p.m. per Santee Municipal Code Section
5.04.090. Should construction activities need to occur at night (such as concrete pouring activities that require air
temperatures to be lower than typically occur during the daytime hours), the Project applicant would be required to
obtain authorization for nighttime construction activities from the Director of Engineering.

4 The air quality and greenhouse gas analyses for this Project assume a construction start date of July 2024. It is reasonable to
assume the earlier start date for construction represents the worst-case scenario for criteria air pollutant and GHG emissions
because equipment and vehicle emission factors for later years would be slightly less due to more stringent standards for in-use
off-road equipment and heavy-duty trucks, as well as fleet turnover replacing older equipment and vehicles in later years.
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3.3.3

Project Design Features

The Project would implement the following Project Design Features (PDFs).

PDF-AQ-1:

PDF-AQ-2:

PDF-AQ-3:

PDF-AQ-4:

PDF-AQ-5:

PDF-GHG-1:

PDF-GHG-2:

PDF-GHG-3:

PDF-GHG-4:

PDF-GHG-5:

Prior to the start of construction activities and issuance of grading permits, the Project
applicant, or its designee, shall ensure that all 75 horsepower or greater diesel-powered
equipment are powered with California Air Resources Board (CARB)-certified Tier 4 Interim
engines or better.

Require the cargo handling equipment utilized during facility operations after the
completion of construction to include forklifts (forklifts and pallet jacks) and yard tractors
operating with Tier 4 Interim engines or better.

During all grading and site preparation activities, the on-site construction superintendent
shall ensure implementation of standard best management practices as required by the
San Diego Air Pollution Control District (SDAPCD) Rules 50, 51, 52, 54 and 55, Fugitive
Dust Control.

During all grading and site preparation activities, the on-site construction superintendent
shall ensure implementation of applicable California Department of Resources Recycling
and Recovery (CalRecycle) Sustainable (Green) Building Program Measures, as specified
on the CalRecycle website.

The Project shall apply only coatings that meet the requirements of San Diego Air Pollution
Control District’s (SDAPCD) Rule 67.0.1, Architectural Coatings.

Per the Sustainable Santee Action Plan Checklist, the Project will include 450kW of solar
PV based on 3 kW per 2,000 SF of building area.

Per the Sustainable Santee Action Plan Checklist, the Project will meet or exceed CALGreen
Tier 2 Standards in effect at the time of the building permit application to the satisfaction
of the Director of Planning and Building. Documentation shall be provided to the City
demonstrating that the Project meets this requirement prior to the issuance of the
building permit.

Per the Sustainable Santee Action Plan Checklist, the Project utilizes tree planting for
shade and energy efficiency such as tree planting in parking lots and streetscapes.
Landscaping will be installed in the passenger parking area and around portions of the
buildings as well as site frontages, including trees, shrubs and cover. See Figure 3-9 of the
Landscape Plan.

Per the Sustainable Santee Action Plan Checklist, roof structures will be designed to
include “cool roofs” materials with a minimum aged reflectance and thermal emittance
values equal to or greater than the current CALGreen Table A5.106.11.3, Tier 1.

Per the Sustainable Santee Action Plan Checklist, proposed Project streets will include
sidewalks, crosswalks, and other infrastructure that promotes non-motorized
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PDF-GHG-6:

PDF-GHG-7:

PDF-GHG-8:

PDF-GHG-9:

PDF-GHG-10:

PDF-GHG-11:

PDF-NOI-1:

PDF-TRA-1

transportation  options. The Project will include street, sidewalk, and
landscape improvements.

Per the Sustainable Santee Action Plan Checklist, electric vehicle chargers will be installed
in all new commercial developments. The Project includes 16 EVCS (EV Capable Stall
with EVSE).

Per the Sustainable Santee Action Plan Checklist, for new industrial and other Land Uses
employing 200 or more employees, e-chargers shall be installed for 5 percent of the total
parking spaces. The Project includes 301 total parking spaces (301 x 0.05 = 15 spaces).
The Project includes 16 EVCS with EVSE.

Per the Sustainable Santee Action Plan Checklist, the Project will reduce waste at landfills.
The Project will include storage areas for recyclables and green waste as well as
food waste.

The Project shall utilize high-efficiency equipment and fixtures consistent with the current
California Green Building Standards Code and Title 24 of the California Code
of Regulations.

The Project shall comply with the Santee Water Efficient Landscape Ordinance. The
ordinance promotes water conservation and efficiency by imposing various requirements
related to evapotranspiration rates, irrigation efficiency, and plant factors.

The Project shall comply with Chapters 9.02 and 9.04 of the Santee Municipal Code that
pertain to solid waste management and demolition and construction debris recycling.

The Project will construct an 8'-0" tall approximately 568-foot-long wall along the northern
perimeter of the project site. A portion of this wall will include an overlapping wall section
to allow for drainage and access. The Project will begin the installation of this wall
concurrently with the commencement of rough grading and complete its installation prior
to the start of precise grading.

Multi-modal Intersection Improvements: Prior to the issuance of a building permit, the
Project applicant will pay its traffic impact fees to the satisfaction of the City Engineer. Prior
to obtaining the Certificate of Occupancy, the project will construct a new on-site sidewalk
to connect the main entrance of the building with the existing sidewalk on N. Woodside
Avenue. The Project applicant will also rehabilitate the pavement with a full width and
adequate structural section of N. Woodside Avenue starting from, on the west, where it
meets the Caltrans right-of-way at the intersection of the SR-67 to the eastern most edge
of the Project driveway’s intersection with N. Woodside Avenue, to the satisfaction of the
City Engineer. The Project applicant will install also approximately 1,240 SF of new roadway
to fill in an unpaved area between the edge of the existing roadway and the new proposed
sidewalk near N. Woodside Avenue’s intersection with the SR-67. The Project will install
“KEEP CLEAR’” pavement markings west of this intersection to maintain vehicular ingress
and egress to/from the Mission Del Magnolia community to eastbound Woodside Avenue.
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PDF-WF-1: Prior to the start of construction activities and issuance of grading permits and consistent
with the Fire Protection Technical Report prepared for the Project (see Appendix N of this
Draft EIR), the Project applicant, or its designee, shall ensure that the Project includes the
following fire protection and life safety features: (1) an encircling fire apparatus roadway;
(2) a secure Knox box access; (3) dual fire department connections; (4) reliable water
supply arrangements; (5) strategically placed fire department access points; (6) ample on-
site fire hydrants; (7) an advanced ESFR sprinkler system; (8) a diesel fire pump; (9) a Class
I manual wet standpipe system; (10) well-placed exits with illumination and signage; (11)
readily accessible fire extinguishers; and (12) the implementation of recommended fire
hazard mitigation strategies outlined in Section 7 of the Project FPP (see Appendix N of
this Draft EIR).

3.4 Purpose and Need

The City has been identified as an area having a low job-housing ratio (i.e., an area that has more potential workers
living in a community than there are jobs for them), resulting in high numbers of residents commuting out of the
region for work. Santee scored lower than the County overall (City of Santee 2022). This may be due to the location
of the City outside the central areas of the County, where the higher job proximity scores are located. Within the
City, higher job proximity scores are located near its boundaries with El Cajon, Poway, and Scripps Ranch (City of
Santee 2003). A low jobs-to-housing ratio can result in adverse environmental and economic effects on local
communities. Long-distance commutes result in increased traffic and air quality and greenhouse gas emissions,
and out-of-region commuters often take a share of their purchasing power with them when they make purchases
away from home.

One strategy that community leaders and planners can use to provide residents with local employment is to attract
development of warehousing and distribution centers, which can provide hundreds of jobs per million square feet
of development. Supply chain constraints, geopolitical risks, and increased shipping traffic have created the need
for additional industrial space within the San Diego region, thereby resulting in the creation of new jobs.

Additionally, low industrial vacancy rates within the Southern California region has led to high demand for flexible
logistics and distribution facilities. At the close of Quarter (Q) 4 in 2023, vacancy rates within the San Diego County
industrial market were 1.2% in the East County Region (Kidder Mathews 2023). These market trends are influenced
by a lack of available land for the development of new facilities within the San Diego area.

As such, the Project would help meet the needs of the logistics sector while producing new jobs in an area that
historically may have been considered light on jobs and heavier on housing.

3.5 Project Objectives

CEQA Guidelines Section 15124 requires an EIR to include a statement of objectives sought by the Project. The
objectives assist the City in developing a reasonable range of alternatives to be evaluated in the EIR. The Project
objectives also aid decision makers in preparing Findings of Fact and a Statement of Overriding Considerations, if
necessary. The statement of objectives also include the underlying purpose of a project and describe any project
benefits. Consistent with the Project’s purpose and need, the primary objectives sought by the Project are as follows:
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= Objective 1: Establish a jobs-producing and tax-generating commerce center land use near transportation
corridors that is constructed to high standards of quality and provides diverse economic opportunities for
those residing and wishing to invest within the City of Santee.

= Objective 2: Develop a high-quality development for uses in Santee that are designed to meet contemporary
industry standards, can accommodate a wide variety of users, and are economically competitive with
similar developments in the local area and region.

= Objective 3: Develop a facility within the East County region of San Diego County and in close proximity to
SR-52 and SR-67 that can be used as part of the Southern California supply chain and goods
movement network.

= Objective 4: Create a fiscally sound and employment-generating project within an established industrial area.

= Objective 5: Concentrate non-residential uses in areas designated for industrial uses which are near existing
roadways, highways, and freeways in an effort to isolate and reduce any potential environmental impacts
related to truck traffic congestion, air emissions, and industrial noise to the greatest extent feasible.

3.6 Requested Approvals

The following discretionary and ministerial actions under the jurisdiction of the City and other agencies would be
required. This EIR covers all state and local government, and quasi-government approvals that may be needed to
implement the Project, whether or not they are explicitly listed in this section or elsewhere in this EIR
(14 CCR 15124[d]).

City of Santee Discretionary Approval

Consistent with the City’s General Plan, and Municipal Code, the Project requires certain entitiements be submitted,
reviewed, and approved by the City. The requested entitlements include:

City Council

= Certification of EIR. The City Council to decide to certify or reject this EIR, along with appropriate CEQA
Findings and the mitigation monitoring and reporting program.

= Conditional Use Permit. Project implementation would require approval of a Conditional Use Permit to allow
for an increase in building height from the allowed 40’ to 50'.

= Development Review Permit. Project implementation would require approval of a Development Review
Permit to allow for the demolition of existing structures on site and for the development of a new industrial
building greater than 50,000 square feet in floor area and associated improvements.

The City will use this EIR and associated documentation in its decision to approve or deny the required discretionary
permits. Other responsible and/or trustee agencies can use this EIR and supporting documentation in their
decision-making process to issue additional approvals. These additional approvals may include approvals such as
a site-specific Stormwater Pollution Prevention Plan.

City of Santee Ministerial Approvals

=  Permits associated with the improvements to Woodside Avenue.

= Any other ministerial actions required by the City including post-entitlement grading and building permits
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Other Agency Approvals

= Proposed improvements within the Caltrans right-of-way (ROW) at the N. Woodside Avenue/S. Woodside
Avenue - SR-67 SB Off-Ramp intersection would be subject to approval by Caltrans.

= Compliance with State Water Resources Control Board (SWRCB) National Pollutant Discharge Elimination
System (NPDES) Stormwater General Permit for Stormwater Discharges Associated with Construction and
Land Disturbance Activities.

15138
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4 Environmental Analysis

Approach to the Environmental Analysis

This Draft Environmental Impact Report (Draft EIR) evaluates and discloses the environmental impacts associated
with the Palisade Santee Commerce Center Project (Project), in accordance with the California Environmental
Quality Act (CEQA) (Public Resources Code [PRC] Section 21000, et seq.) and the State CEQA Guidelines (California
Code of Regulation, Title 14, Chapter 3, Section 1500, et seq.). Sections 4.1 through 4.14 of this Draft EIR present
a discussion of environmental setting, regulatory setting, significance criteria, environmental impacts associated
with the project, mitigation measures to reduce the level of impact, and residual level of significance (i.e., after
application of mitigation, including impacts that would remain significant and unavoidable after application of all
feasible mitigation measures). Issues evaluated in these sections consist of the environmental topics identified for
review in the Notice of Preparation (NOP) prepared for the project (see Appendix A of this Draft EIR) and in
Section 2.5.3 of this Draft EIR, Environmental Issues Determined to be Potentially Significant. Chapter 5 of this
Draft EIR, Effects Found Not to be Significant, briefly describes potential environmental effects that were
determined not to be significant and therefore are not discussed in further detail in the EIR, as required by Section
15128 of the CEQA Guidelines, and includes an analysis of the project’s growth inducing impacts, as required by
Section 21100(b)(5) of CEQA. Chapter 6 of this Draft EIR, Other CEQA Considerations, presents an analysis of the
project’s impacts considered together with other past, present, and probable future projects producing related
impacts, as required by Section 15130 of the State CEQA Guidelines and includes an analysis of the project’s
growth inducing impacts, as required by Section 21100(b)(5) of CEQA. Chapter 7, Alternatives, presents a
reasonable range of alternatives and evaluates the environmental effects of those alternatives relative to the
proposed Project, as required by Section 15126.6 of the State CEQA Guidelines.

Section 4.1 through 4.14 of this Draft EIR include the following components:

= Existing Conditions: Provides information describing the existing environmental conditions on the project
site and in the surrounding area as appropriate, in accordance with State CEQA Guidelines Section 15125.
This setting discussion describes the conditions that existed when the NOP was posted for public review
and submitted to the State Clearinghouse.

= Relevant Regulations, Plans, Policies, and Ordinances: Provides a discussion of existing federal, state,
regional, and local regulations, plans, policies, and ordinances applicable to the Project.

= Thresholds of Significance: Provides criteria for determining the significance of Project impacts for each
environmental issue.

= Impact Analysis: Provides a discussion of the characteristics of the Project that may have an impact on the
environment, analyzes the nature and extent to which the Project is expected to change the existing environment,
and indicates whether the Project’s impacts would meet or exceed the level of significance thresholds.

Mitigation Measures and Level of Significance After Mitigation: Mitigation measures are identified, as
feasible, to avoid, minimize, rectify, reduce, or compensate for significant or potentially significant impacts,
in accordance with the State CEQA Guidelines Section 15126.4. A “less-than-significant” impact is one that
would not result in a substantial adverse change in the physical environment. A “potentially significant”
impact or “significant” impact is one that would result in a substantial adverse change in the physical
environment; both are treated the same under CEQA in terms of procedural requirements and the need to
identify feasible mitigation. Significant and unavoidable impacts are identified as appropriate in accordance
with State CEQA Guidelines Section 15126.2(c).
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4.1 - AESTHETICS

4.1 Aesthetics

This section describes the existing visual conditions of the Santee Commerce Center Project (Project) site and
vicinity, identifies associated regulatory requirements, evaluates potential impacts, and identifies mitigation
measures, if necessary, to reduce or avoid significant impacts related to implementation of the Project. A series of
3D visual simulations of the Project are included to aid in the description of anticipated visual change associated
with proposed development of the Project site.

4.1.1 Existing Conditions
Local Context

The City of Santee (City) comprises a mix of different land use types and density. Single-family residential uses
comprise the largest land use totaling approximately 2,418 acres (City of Santee 2003; Table 1-1, Existing Land
Use Inventory). The other residential use types occurring throughout the City include multifamily residential
(apartments and condominiums), and mobile home parks, which are primarily located near the City's highly traveled
roads including Mission Gorge Road, Magnolia Avenue and Prospect Avenue. The 700-acre Town Center district
forms a downtown core comprised of business parks, high-density residential and retail businesses that feed off
the synergy of Santee Trolley Square shopping complex and the Metropolitan Transit System trolley station (City of
Santee 2023a). Industrial uses are concentrated in the south-central portion of the City, generally along Prospect
Avenue, Magnolia Avenue and Cuyamaca Street, and north of Woodside Avenue along the San Diego River corridor,
within the vicinity of the Project site (City of Santee 2003).

Project Site and Surrounding Area

As shown on Figure 3-3, Project Aerial, and Existing Uses in Chapter 3, the approximately 13.43-acre Project site is
currently developed with a drive-in theatre and a primarily single-story building containing restrooms, concessions,
and a projection house. There are two projection screens on site. The first is located at the southeast corner of the
site and is approximately 77 feet wide by 51 feet tall. The second is located at the northwest corner of the site and
is approximately 100 feet wide by 65 feet tall. In addition, existing perimeter landscaping within the Project
Boundary includes (among others) eucalyptus, pepper, and Italian cypress trees. See Figure 3-4, Existing
Conditions. The site is accessible from North Woodside Avenue and contains two ingress lanes (transitioning to a
total of four ingress lanes) and one egress lane. The ingress lanes pass two small rectangular ticket booths. The
site is paved with striped parking spaces aligned in a half concentric pattern with approximately 75 percent of the
spaces oriented towards the drive-in screen in the northwest corner of the site and remainder oriented towards the
drive-in screen in the site’s southeast corner. Parking spaces associated with the screen in the site’s southeast
corner are enclosed by a chain-link fence featuring sections of opaque, mint-colored metallic sheets. The
aforementioned building is located near the center of site. The site contains some variable terrain in the
northeastern corner (see Figure 3-4). The Project site boundary extends beyond the paved drive-in parking area into
the undeveloped area south of the San Diego River.

The land uses surrounding the Project site consist of a mix of industrial, manufacturing, automotive, commercial,
open space, and residential uses. Buildings in the immediate surrounding area are generally two- or one-story in
scale, and of the industrial business park architectural style with limited ornamentation, street-facing entrances
and alley accessed entrances protected by metal roll up doors. Property landscaping is typically limited to perimeter
tree plantings, street-facing shrubs and other elements nearby building entrances and limited occurrence of turf
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near parkways. The San Diego River abuts the northern boundary of the Project site. The San Diego River
Trail/Walker Preserve Trail is located directly on the north side of river. The Project site boundary extends slightly
beyond the pavement into the undeveloped area located approximately 20 to 30 feet above the San Diego River
corridor. Four vegetation communities or land cover types (i.e., non-native grassland, non-native woodland,
disturbed habitat, and urban/developed land) occur within the Project site and 10 vegetation communities or land
cover types occur within the 500-foot buffer surrounding the Project site. Please refer to Table 4.3-1 in Chapter 4.3,
Biological Resources of this Environmental Impact Report (EIR) for a detailed description of vegetation communities
in the study area.

Surrounding land uses and elements that contribute to the visual environment in the project area are described
as follows:

= North: San Diego River, with the San Diego River Trail/Walker Preserve Trail and residential uses along
Hillcreek Road beyond

= South: Industrial and manufacturing uses, and Wheatlands Avenue, North Woodside Avenue, and SR-67
= East: Industrial and manufacturing uses, and Mission Park Court and Mission Park Place
=  West: Manufacturing and commercial uses, and Wheatlands Court

Scenic Vistas

According to the General Plan, the City’s diversity of open space resources provide numerous beneficial functions
including the provision of scenic relief and vistas (City of Santee 2003). The San Diego River and adjacent floodway
is included among the approximate 3,000 acres of open space lands in the City and according to the City, the
orientation of the San Diego River corridor creates impressive long views within Santee and to the surrounding
ridgelines and mountains (including EI Capitan) (City of Santee 2003). In addition to local features, regional and
local mountains and hills provide a scenic backdrop for the City as well as opportunities for distinctive scenic views
and vistas. According to the City’s General Plan Community Enhancement Element, the major ridgeline and hillside
systems provided by the undeveloped areas of the northern portion of the City, including the Fanita Ranch, present
a substantial portion of these views and vistas. Rattlesnake Mountain and Mission Trails Regional Park also provide
significant views from within Santee (City of Santee 2003).

The Project site abuts the San Diego River, and the San Diego River Trail/Walker Preserve Trail parallels the river
on the north (at its closest, the trail is within 620 feet of the northern boundary of the Project site). In addition to
the river floodway, the San Diego River Trail/Walker Preserve Trail offers users views to Rattlesnake Mountain
(located approximately one mile to the southeast of the Project site).

Scenic Routes

According to the California Department of Transportation Scenic Highway Mapping System, the Project site is not
located adjacent to, or in the vicinity of, a designated state scenic highway (Caltrans 2024a). The nearest officially
designated state scenic highway is a segment of State Route (SR) 52 as it travels adjacent to Mission Trails Regional
Park (approximately Santo Road in San Diego to Mast Boulevard in Santee). This segment is located approximately
four miles to the west of the Project site. SR-52 (from Mast Boulevard in Santee to SR-67 in Santee) is the nearest
eligible state scenic highways to the Project site, which is located approximately one mile south of the Project site
(Caltrans 2024a). Due to distance and intervening terrain, the Project site is not visible from SR-52 or any other
state scenic highway in San Diego County.
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Light and Glare

While limited light fixtures are installed on the project site, the drive-in is no longer operational. As such, it does not
feature operable sources of artificial nighttime light. Streetlights are present along Wheatlands Court and North
Woodside Avenue to the west, south, and east, and are sources of nighttime light. Other exterior artificial light
sources in the immediate vicinity of the Project site include nearby industrial uses bordering the site to the south,
east, and west. There are no existing sources of light or glare from the San Diego River abutting the Project site to
the north, however, typical residential light sources in the residential neighborhood to the north of the Project site
and San Diego River may be visible from the Project site.

4.1.2 Relevant Plans, Policies, and Ordinances
State
California Scenic Highway Program

The California State Legislature created the California Scenic Highway Program in 1963 with the intent “to protect
and enhance the natural scenic beauty of California highways and adjacent corridors, through special conservation
treatment.” The state laws that govern the Scenic Highway Program are Sections 260 through 263 of the Streets
and Highways Code. A highway may be designated scenic based on the natural landscape visible by travelers, the
scenic quality of the landscape, and the extent to which development intrudes upon the views of the highway. The
Scenic Highway Program includes both officially designated scenic highways and highways that are eligible for
designation. A highway may be designated as scenic based on aesthetic quality of viewable landscape, extent of
views upon the natural landscape, and the degree to which development impedes these views. It is the
responsibility of local jurisdictions to apply for scenic highway approval, which requires the adoption of a Corridor
Protection Program (Caltrans 2024b).

Assembly Bill 98

On September 29, 2024, California Governor Gavin Newsom signed California Assembly Bill 98 (AB 98) into law.
This bill, which is part of California's ongoing efforts to regulate warehousing and trucking activity to reduce
emissions and enhance community health, will increase the state's regulation of warehouses, including truck routes
into warehouses. However, the bill also imposes additional costs and regulatory burdens to warehouse and truck
operators in the state. AB 98 becomes effective on Jan. 1, 2026. AB 98 mandates several environmental and
community health protections. The bill focuses on regulating the construction and operation of new or expanded
warehouses that are 250,000 square feet or larger. Key provisions include:

= installation of energy-saving features such as solar panels and electric vehicle charging stations

= transition to zero-emission forklifts by 2030

= establishment of buffer zones between warehouses and sensitive areas such as homes, schools and parks
= establishment of truck routes that avoid residential areas

It should be noted that the law does not apply to applications filed prior to September 30, 2024, which includes the
proposed Project.
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California Code of Regulations
Title 24 - California Building Standards Code

Title 24, California Building Standards Code, consists of regulations to control building standards throughout the
state. The following components of Title 24 include standards related to lighting;:

Title 24, Part 1 - California Building Code / Title 24, Part 3 - California Electrical Code

The California Building Code (Title 24, Part 1) and the California Electrical Code (Title 24, Part 3) stipulate minimum
light intensities for pedestrian pathways, circulation ways, parking lots, and paths of egress.

Title 24, Part 6 - California Energy Code

The California Energy Code (CEC) (Title 24, Part ©6) stipulates allowances for lighting power and provides lighting
control requirements for various lighting systems, with the aim of reducing energy consumption through efficient
and effective use of lighting equipment. Section 130.2 sets forth requirements for Outdoor Lighting Controls and
Luminaire Cutoff requirements. All outdoor luminaires rated above 150 watts shall comply with the backlight, up
light, and glare (BUG) ratings in accordance with IES TM-15-11, Addendum A, and shall be provided with a minimum
of 40% dimming capability activated to full on by motion sensor or other automatic control. This requirement does
not apply to streetlights for the public right of way, signs, or building facade lighting.

Section 140.7 establishes outdoor lighting power density allowances in terms of watts per area for lighting
sources other than signage. The lighting allowances are provided by the Lighting Zone, as defined in
Section 10-114 of the CEC. Under Section 10-114, all urban areas within California are designated as Lighting
Zone 3. Additional allowances are provided for Building Entrances or Exits, Outdoor Sales Frontage, Hardscape
Ornamental Lighting, Building Facade Lighting, Canopies, Outdoor Dining, and Special Security Lighting for
Retail Parking and Pedestrian Hardscape.

Section 130.3 stipulates sign lighting controls with any outdoor sign that is on during both day and nighttime hours
must include a minimum 65% dimming at night. Section 140.8 of the CEC sets forth lighting power density
restrictions for signs.

Title 24, Part 11 - California Green Building Standards Code

The California Green Building Standards Code (CALGreen) (Title 24, Part 24) is commonly referred to as the CALGreen
Code. The CALGreen Code stipulates maximum allowable light levels, efficiency requirements for lighting, miscellaneous
control requirements, and light trespass requirements for electric lighting and daylighting. Paragraph 5.1106.8 Light
Pollution Reduction, specifies that all non-residential outdoor lighting must comply with the following:

= The minimum requirements in the CEC for Lighting Zones 1-4 as defined in Chapter 10 of the California
Administrative Code; and

= BUG ratings as defined in the Illuminating Engineering Society of North America's Technical Memorandum
on Luminaire Classification Systems for Outdoor Luminaires (IESNA TM-15-07); and

= Allowable BUG ratings not exceeding those shown in Table A5.106.8 in Section 5.106.8 of the CALGreen
Code; or

= Comply with a local ordinance lawfully enacted pursuant to Section 101.7, whichever is more stringent.
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IESNA Recommended Practices

[lluminating Engineering Society of North American (IESNA) recommends illumination standards for a wide range of
building and development types. These recommendations are widely recognized and accepted as best practices
and are a consistent predictor of the type and direction of illumination for any given building type. For all areas not
stipulated by the regulatory building code, municipal code, or specifically defined requirements, the IESNA
standards are used as the basis for establishing the amount and direction of light for the Project.
The IESNA provides recommendations for pre-curfew and post-curfew light levels to limit light trespass. Pre-
curfew is from dusk until 11:00 p.m. local time, when the area being illuminated is more likely to be in use. Post-
curfew is from 11:00 p.m. to 7:00 a.m. local time (NLPIP 2007).

The IESNA 10th Edition Lighting Handbook defines lighting zones (LZ) relative to ambient light levels, which are
used to establish a basis for outdoor lighting regulations. The existing conditions surrounding the Project site are
best described as LZ 3, which has a maximum recommended light trespass limit of 8 lux (0.74 foot-candles) during
pre-curfew hours and 3 lux (0.28 foot-candles) during post-curfew hours.

Local
City of Santee General Plan
Conservation Element

The purpose of the Conservation Element is to identify the community’s natural and man-made resources and to
encourage their wise management in order to assure their continued availability for use, appreciation, and
enjoyment. The Conservation Element includes policies and implementation measures to encourage the
conservation and proper management of natural resources and open space areas in the City. The following
objectives and policies from the City of Santee General Plan, Conservation Element and Community Enhancement
Element pertain to aesthetics and visual quality (City of Santee 2003):

Conservation Element Objective 1.0 Protect areas of unique topography or environmental significance to the
greatest extent possible.

Policy 1.1 The City shall encourage significant natural landforms to be maintained during development
whenever possible.

Conservation Element Objective 10.0 Preserve significant natural resources, such as mineral deposits, biological
resources, watercourses, groundwater, hills, canyons, and major rock outcroppings, as part of a Citywide
open space system.

Policy 10.2 Preserve significant natural resources, such as mineral deposits, biological resources,
watercourses, groundwater, hills, canyons, and major rock outcroppings, as part of a Citywide open
space system.

Community Enhancement Element Objective 8.0 Improve the appearance and function of existing and planned
industrial areas.

Policy 8.4 The City shall ensure that all industrial development is attractive and of high-quality design to
enhance the image of the City.
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City of Santee Municipal Code
Chapter 13.14 Industrial Districts

The Project site is zoned for Light Industrial, per the City’s Zoning Code. Pursuant to Chapter 13.14 of the City’s
Municipal Code, permitted uses in the Light Industrial zone include warehousing/distribution, assembly and light
manufacturing, repair facilities, and business parks, including corporate offices (City of Santee 2023b,). The
applicable maximum allowable building height in the Light Industrial zone is 40 feet; however, and as indicated in
Table 13.14.040A, Site Dimensions and Height Limitations, of the City’s Municipal Code, proposals for development
exceeding [40 feet] shall require the approval of a conditional use permit.

Chapter 13.30 General Development and Performance Standards

Regarding lighting, Section 13.30.030 (B), Performance Standards (Lighting) requires adequate lighting of all public
parking areas. In addition, and pursuant to Section 13.30.030(B), all lighting shall be designed and adjusted to
reflect light away from any road or street, and away from any adjoining premises. Lastly, all lights and illuminated
signs shall be shielded or directed so as to not cause glare on adjacent properties or to motorists.

4.1.3 Thresholds of Significance

The significance criteria used to evaluate the Project impacts on aesthetics are based on Appendix G of the
California Environmental Quality Act (CEQA) Guidelines. According to Appendix G of the CEQA Guidelines, a
significant impact related to aesthetics would occur if the Project would:

A. Have a substantial adverse effect on a scenic vista.

B. Substantially damage scenic resources including, but not limited to, trees, rock outcroppings, and historic
buildings within a state scenic highway.

C. Innon-urbanized areas, substantially degrade the existing visual character or quality of public views of the
site and its surroundings. (Public views are those that are experienced from publicly accessible vantage
point). If the Project is in an urbanized area, would the project conflict with applicable zoning and other
regulations governing scenic quality?

D. Create a new source of substantial light or glare which would adversely affect day or nighttime views in
the area.

4.1.4 Impacts Analysis

A series of 3D visual simulations of the Project were prepared to aid in the description of anticipated visual change
associated with proposed development of the Project site. The 3D simulations include true scale 3D models for the
Project that are then rendered onto camera matched site photographs. The 3D simulations show the Project at
completion and combined with the existing conditions photograph, present the visual change anticipated to occur
as a result of project implementation.

Baseline images from selected representative public vantage points in the surrounding area with available views to
the Project site were captured on May 16, 2024 when viewing conditions were clear and atmospheric conditions
were generally sunny. Low clouds were present during the May 16 field survey at one of the three selected vantage
points. The selected representative public vantage points and their proximity to the Project site are presented in
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Table 4.1, Representative Vantage Points, below. The locations of representative vantage points are shown on
Figure 4.1-1, Vantage Points, and the existing condition and 3D simulations from the three vantage points are
shown on Figures 4.1-2, 4.1-3, and 4.1-4.

Table 4.1-1. Selected Public Vantage Points

Location and Proximity to Project Site Viewer Type

1 River Trail #1 - 0.32 mile to northwest of Project Trail user
2 River Trail #2 - 0.15 mile to northeast of Project Trail user
3 Northcote Road - 0.15 mile to southeast of Project Motorist/road user

In addition to the 3D simulations described above, a series of artistic renderings of the Project were prepared and
are presented as Figures 3-12a through 3-12f. Renderings demonstrate the proposed bulk and scale of the
building, rooftop elements, intended plantings included in the landscape plan, and address compatibility of the
project within the context of the surrounding area.

A. Would the Project have a substantial adverse effect on a scenic vista?

Less-than-Significant Impact The proposed Project includes demolition and/or removal of all existing on-site
structures (i.e., drive-in theatre screens, restroom and snack bar building, ticket booths, and fencing) and the
construction of a 300,145 square foot industrial/warehousing building. The proposed building height would be up
to 50 feet.

As stated in Section 4.1.1, the open space resources within the City and adjacent areas provide opportunities for
scenic vistas. Specifically, within the Project area, views to the San Diego River and adjacent floodway, and
Rattlesnake Mountain, are available from public vantage points located north of the river including from the San
Diego River Trail/Walker Preserve Trail and Sandy Creek Drive. At its closest point, the river trail is located
approximately 610 feet north of the Project site, and Sandy Creek Drive is located approximately 1,130 feet to the
northwest of the northwestern corner of the Project site. As viewed from the river trail, the San Diego River riparian
corridor (specifically, dense trees and shrubs) dominates the foreground and existing features on the Project site
(located south of the river) do not obstruct of interrupt existing views from the trail to the San Diego River riparian
corridor or background hillsides. Figures 4.1-2 and 4.1-3 capture representative views from the river trail towards
the Project site. For the same reasons, proposed development on the Project site would not obstruct or interrupt
views from the river trail to the San Diego River and riparian corridor. The facades of the proposed building would
be visible from segments of the trail (facades would be detectable above foreground vegetation) but the proposed
building scale and mass would not result in substantial blockage of an existing scenic resource nor would it result
in the significant additional interruption of views to the foreground river corridor or background hillsides. Also, as
viewed from the river trail, Rattlesnake Mountain is regularly blocked from view by upland and riparian vegetation
within the San Diego River floodway. Where clear views to Rattlesnake Mountain are available (such as at Vantage
Points 1 and 2), building scale would not adversely affect the existing quality of the view. See Figures 4.1-2
and 4.1-3.

Similarly, the proposed building would be visible from segments of SR-67 and nearby roadways to the north
including Northcote Road but the introduction of the Project would not result in substantial blockage of a scenic
vista or resource. See Figure 4.1-4. Lastly and as viewed from Sandy Creek Drive, Rattlesnake Mountain is not
located in line with the Project site or existing built features on the Project site. An existing view south and southeast
toward Rattlesnake Mountain from Sandy Creek Drive is provided in Figure 4.1-5.
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From the river trail, the existing drive-in theatre screen in the northwest corner of the Project site is occasionally
visible through gaps in tall vegetation; however, since the proposed maximum height of the industrial/warehouse
building (up to 50 feet) would be less than the maximum above ground height of the closest onsite drive-in theatre
screen, views through the site and toward Rattlesnake Mountain may be improved. From select river trail locations,
the upper portions of the proposed industrial/warehouse building may be visible, but the majority of the building
would be blocked from view by intervening riparian vegetation in the river corridor and by proposed screen trees to
be planted along the site’s northern boundary. See Figure 4.1-6, Landscape Sections and River Trail View Corridors,
that depicts approximate south-oriented cross-sections from the River Trail toward the northwestern corner (Section
A’-A’) and northeastern corner (Section B’-B’) of the proposed building. Figures 4.1-2 through 4.1-4 also detail the
partially blocked nature of views to the Project from nearby segments of the river trail and from Northcote Road.

As captured in Figures 4.1-2 through 4.1-5, the drive-in theatre screens are currently viewed as rectangular forms
in a built landscape of comparably lower, rectangular industrial buildings with flat rooflines and lightly colored
exteriors. Introduction of the proposed project, which would consist of similar built characteristics as nearby
industrial/commercial buildings, would result in an overall more cohesive visual environment. Because construction
and operation of the proposed project would not substantially obstruct, interrupt, or otherwise degrade views to
Rattlesnake Mountain from either the San Diego River Trail/Walker Preserve Trail or Sandy Creek Drive, impacts to
scenic vistas from these public vantage points would be less than significant.

While taller equipment including cranes used for demolition and construction activities on the Project site may be
visible from Sandy Creek Drive and the San Diego River Trail/Walker Preserve Trail, the temporary presence of
construction equipment in views would not have a substantial adverse effect on views to the San Diego River and
adjacent floodway. Cranes and similar tall equipment would operate onsite temporarily and would be removed from
the site (and public views) upon completion of activities and structures requiring their use. Further, the tall and
narrow form and line of cranes located on the Project site (south of the river) and would have overall minor effects
on views to the river and the river’s riparian corridor from public vantage points north of the river. Similarly and once
in the operational phase, the introduction of an up to 50 foot high, industrial/warehousing building on site
surrounded by existing industrial and commercial buildings of similar form, color, and scale would not obstruct,
substantially interrupt, or degrade river trail or Sandy Creek Drive views to the river and adjacent floodway. Impacts
would be less than significant.

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

No Impact. There are no state scenic highways that occur within the vicinity of the Project site. The nearest officially
designated state scenic highway, State Route (SR) 52 as it travels adjacent to Mission Trails Regional Park
(approximately Santo Road in San Diego to Mast Boulevard in Santee) is located approximately four miles to the
west of the Project site. SR-52 (from Mast Boulevard in Santee to SR-67 in Santee) is the nearest eligible state
scenic highway to the Project site, which is located approximately one mile south of the Project site. Based on this
distance and intervening natural topography and development, the Project site is not located within the viewshed
of either segment of SR-52. Therefore, no impacts associated with state scenic highways would occur.
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Existing view from eastbound segment of the River Trail towards the Project site (located 0.32 mile away)

Visuél Simulation of Proposed Project (west and north facades of the building visible)

SOURCE: Clusters Creative 2024 FIGURE 4.1-2

Vantage Point 1: River Trail Location #1

D U D E I( Palisades Santee Commerce Center Project




4.1 - AESTHETICS

INTENTIONALLY LEFT BLANK

EIR FOR PALISADE SANTEE COMMERCE CENTER PROJECT 15138
APRIL 2025 4.1-12



Existing view from a southbound segment the River Trail connector to Hillcreek Road towards the Project site
(located 0.15 mile away)

Viual Simulation of Proposed Project (north and east (partial) facades of the building visible

SOURCE: Clusters Creative 2024 FIGURE 4.1-3

Vantage Point 2: River Trail Location #2
D U D E I( Palisades Santee Commerce Center Project
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Existing view from southbound Northcote Road at Woodside Avenue towards the Project site (building site

Visual Simulation of Proposed Project (east and south (partial) facades of the building visible)

SOURCE: Clusters Creative 2024 FIGURE 4.1-4

Vantage Point 3: Northcote Road
D U D E I( Palisades Santee Commerce Center Project
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4.1 - AESTHETICS

C. In non-urbanized areas, would the Project substantially degrade the existing visual character or quality of public
views of the site and its surroundings? (Public views are those that are experienced from publicly accessible
vantage points). If the Project is in an urbanized area, would the Project conflict with applicable zoning and other
regulations governing scenic quality?

Less-than-Significant Impact. Section 20171 of the California Public Resources Code defines an “urbanized area”
as “(a) an incorporated city that meets either of the following criteria: (1) Has a population of at least 100,000
persons, or (2) Has a population of less than 100,000 persons if the population of that city and not more than two
contiguous incorporated cities combined equals at least 100,000 persons.” As of January 1, 2023, the California
Department of Finance estimated the population of Santee to be 59,227 persons (DOF 2023). Additionally, the City
of Santee is located adjacent to the City of El Cajon, which the California Department of Finance estimates to have
a population of 104,619 as of January 1, 2023 (DOF 2023). Therefore, because the City of Santee shares a border
with the City of EI Cajon, and because the two cities’ combined population exceeds 100,000 persons, the City of
Santee is considered an urbanized area per CEQA, and the first question of this threshold does not apply to the
Project, as it is directed at non-urbanized areas. Section 21071 of the California Public Resources Code also defines
an urbanized area for unincorporated areas; however, the City of Santee is an incorporated city, so this definition
was not considered for this analysis.

The City’s Municipal Code includes design standards related to building height, setbacks, landscaping
requirements, and other development considerations that are relevant to scenic quality. Specifically, Chapter 13,
Zoning, of the City’s Municipal Code includes design standards for each zoning district, including the Light Industrial
zone, which is the zoning designation for the Project site. The Light Industrial Zone has specified regulations that
are outlined in Section 13.14 of the Santee Municipal Code (City of Santee 2023b). The design standards exist, in
part, to regulate the uses of buildings and structures, and to encourage the most appropriate use of land. As a part
of the City’s development and design review process, City staff reviews project plans to ensure compliance with
applicable provisions of the Santee Municipal Code, including those provisions relating to scenic quality. Because
the Project would undergo review by City Staff and with the approval of the proposed conditional use permit the
proposed warehouse building’s maximum height of 50 feet would be allowable within the Light Industrial zone
(Section 13.14.040 of the Santee Municipal Code). The Project would not conflict with applicable zoning and other
regulations governing scenic quality. Therefore, impacts associated with scenic quality would be less
than significant.

D. Would the Project create a new source of substantial light or glare which would adversely affect day or nighttime
views in the area?

Less-than-Significant Impact. Lighting is of most concern when it may potentially spill over or trespass onto off-
site properties, particularly residential buildings, sensitive biological areas such as the San Diego River corridor and
the public right-of-way. Light spillover, trespass, and potential glare from project lighting are regulated by Section
13.30.030(B) of the Santee Municipal Code. The code requires that all lights and illuminated signs must be
designed and adjusted to reflect light away from any road or street, away from any adjoining premises, and shall be
shielded or directed to not cause glare on adjacent properties or motorists.

Project construction would be limited to the City’s allowable construction hours of 7:00 a.m. and 7:00 p.m. and is not
anticipated to require night lighting. In the event that construction lighting is required, its use would be temporary and
infrequent and the limited lighting sources in use would be properly shielded to avoid spillover effects.
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According to the Site Photometric Plan prepared for the Project (Herdman Architecture + Design 2024), wall
mounted light fixtures (53 in total) would be installed on the exterior fagades of the building. Approximately half of
the wall fixtures would be mounted at a height of 25 feet above ground surface and the remaining half would be
mounted at a height of 9 feet above ground surface. In addition, approximately 18 pole mounted lights would be
installed throughout the site parking lot and the site driveway. The mounting height of pole lights would be 25 feet
above ground surface. All lighting fixtures would be hooded and downward casting. Fixture housing would feature
a cast black painted metal finish. Lamp/light sources would be white, LEDs.

Project lighting has been designed consistent with the requirements of Section 13.30.030(B) of the Santee
Municipal Code. Specifically, exterior lighting on the Project site would result in the adequate lighting of parking
areas, would cast light downward where most lighting would fall onto the site (offsite light trespass would be
minimal). As shown on the Site Photometric Study, all measurable lighting (i.e., 0.1-foot candles or greater) would
generally be contained within the site boundary. Along the site’s northern boundary with the San Diego River
floodway, most measurable lighting would be contained onsite with limited occurrences of lighting (0.1-0.4
footcandles) extending north of the site’s northwestern corner (light levels in this area would be reduced to 0.0-foot
candles approximately 20 feet north of the project boundary). Measurable lighting (0.1-0.5 footcandles with limited
occurrences of 0.7 -0.9 footcandles immediately adjacent to the site) from onsite sources would fall onto adjacent
industrial and business park uses including surface parking areas to the east and west of the Project site. However,
as these uses/areas are not considered light sensitive and feature similar wall and pole mounted light sources, site
lighting would not adversely affect nighttime views from these properties. Similarly, site lighting would not adversely
affect nighttime views available to residences located to the north of the San Diego River as measurable lighting
levels would not extend to the river trail or nearby residences. Lastly, light levels extending north of the Project site
would be 0.0 footcandles or low (generally, 0.1-0.3 footcandles) and would quickly reduce in intensity with increased
distance from the source and Project site.

With respect to glare potentially generated by the Project, the majority of the exterior building surfaces would consist
of painted concrete (i.e., tilt-up concrete walls). To provide architectural interest and break up the overall massing
of the proposed building, the design includes occasional strips of vertical windows along building exteriors and a
collection of windows at building corners including at the office in the southeast corner of the building. See
Figure 3-12a that depicts a rendering of the office exterior and vertical window strips along the south and east
building facades. Figure 3-8 presents building elevations and demonstrates limited windows along the river-facing
exterior (north elevation) of the building. As stated above, painted concrete would comprise the majority of the
building exterior character and at window areas, the Project would use glass that is clear or tinted with medium to
high performance anti-glare glazing. Solar panels would be installed atop the building; however, the fixed-tilt panel
system would be oriented toward the south and is designed to absorb (as opposed to reflect) the majority of
incoming light. The panels would be visible from some hillside residential areas to the south including near
Rattlesnake Mountain; however, project-related glare visible from the residential areas is anticipated to be minimal
due to distance, the general small size of the solar array system, and the orientation of the panels towards the sky.

As such, the Project would not result in a substantial amount of glare in the Project area. Therefore, impacts
associated with light and glare would be less than significant.

4.1.5 Mitigation Measures and Level of Significance After Mitigation

All impacts related to aesthetics would be less than significant. No mitigation is required.
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4.2 - AIR QUALITY

4.2 Air Quality

This section describes the existing air quality conditions of the Palisade Santee Commerce Center Project (Project)
site and vicinity, identifies associated regulatory requirements, evaluates potential air quality impacts, and identifies
mitigation measures, if necessary to reduce or avoid significant impacts, related to implementation of the Project.

In addition to the documents incorporated by reference (see Section 2.7 of Chapter 2 of this environmental impact
report [EIR]), the following analysis is based, in part, on the following sources:

= Air Quality and GHG Emissions Technical Report, prepared by Dudek in March 2025 (Appendix B).
= Transportation Impact Study, prepared by Dudek in March 2025 (Appendix L)

4.2.1 Existing Conditions

Meteorological and Topographical Conditions

The weather of the San Diego region, as in most of Southern California, is influenced by the Pacific Ocean and its
semi-permanent high-pressure systems that result in dry, warm summers and mild, occasionally wet winters. The
average temperature ranges (in degrees Fahrenheit) from the mid-40s to the high 90s. Most of the region’s
precipitation falls from November to April, with infrequent (approximately 10%) precipitation during the summer.
The average seasonal precipitation along the coast is approximately 10 inches; the amount increases with elevation
as moist air is lifted over the mountains (WRCC 2016). This usually mild climatological pattern is interrupted
infrequently by periods of extremely hot weather, winter storms, or Santa Ana winds.

The topography in the San Diego region varies greatly, from beaches on the west to mountains and desert on the
east; along with local meteorology, it influences the dispersal and movement of pollutants in the basin. The
mountains to the east prohibit dispersal of pollutants in that direction and help trap them in inversion layers.

The interaction of ocean, land, and the Pacific High Pressure Zone maintains clear skies for much of the year and
influences the direction of prevailing winds (westerly to northwesterly). Local terrain is often the dominant factor
inland, and winds in inland mountainous areas tend to blow through the valleys during the day and down the hills
and valleys at night.

Pollutants and Effects
Criteria Air Pollutants

Criteria air pollutants are defined as pollutants for which the federal and state governments have established
ambient air quality standards, or criteria, for outdoor concentrations to protect public health. The federal and state
standards have been set, with an adequate margin of safety, at levels above which concentrations could be harmful
to human health and welfare. These standards are designed to protect the most sensitive persons from iliness or
discomfort. Pollutants of concern include Oz, NO2, CO, sulfur dioxide (SO2), PM1o, PM25, and lead. These pollutants
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are discussed in the following paragraphs.! In California, sulfates, vinyl chloride, hydrogen sulfide, and visibility-
reducing particles are also regulated as criteria air pollutants.

Ozone (03). O3 is a strong-smelling, pale blue, reactive, toxic chemical gas consisting of three oxygen atoms. It is a
secondary pollutant formed in the atmosphere by a photochemical process involving the sun’s energy and Os
precursors. These precursors are mainly NOx and VOCs. The maximum effects of precursor emissions on O3z
concentrations usually occur several hours after they are emitted and many miles from the source. Meteorology
and terrain play major roles in Oz formation, and ideal conditions occur during summer and early autumn on days
with low wind speeds or stagnant air, warm temperatures, and cloudless skies. Oz exists in the upper atmosphere
Os layer (stratospheric 03) and at the Earth’s surface in the troposphere.2 The Oz that the U.S. Environmental
Protection Agency (EPA) and the CARB regulate as a criteria air pollutant is produced close to the ground level,
where people live, exercise, and breathe. Ground-level Os is a harmful air pollutant that causes numerous adverse
health effects and is thus considered “bad” Os. Stratospheric, or “good,” Oz occurs naturally in the upper
atmosphere, where it reduces the amount of ultraviolet light (i.e., solar radiation) entering the Earth’s atmosphere.
Without the protection of the beneficial stratospheric O3z layer, plant and animal life would be seriously harmed.

O3 in the troposphere causes numerous adverse health effects; short-term exposures (lasting for a few hours) to Oz
at levels typically observed in Southern California can result in breathing pattern changes, reduction of breathing
capacity, increased susceptibility to infections, inflammation of the lung tissue, and some immunological changes
(EPA 2013). These health problems are particularly acute in sensitive receptors such as the sick, the elderly, and
young children.

Nitrogen Dioxide (NO2). NO2 is a brownish, highly reactive gas that is present in all urban atmospheres. The major
mechanism for the formation of NO2 in the atmosphere is the oxidation of the primary air pollutant nitric oxide (NO),
which is a colorless, odorless gas. NOx plays a major role, together with VOCs, in the atmospheric reactions that
produce Os. NOx is formed from fuel combustion under high temperature or pressure. In addition, NOx is an
important precursor to acid rain and may affect both terrestrial and aquatic ecosystems. The two major emissions
sources are transportation and stationary fuel combustion sources such as electric utility and industrial boilers.

NO2 can irritate the lungs, cause bronchitis and pneumonia, and lower resistance to respiratory infections (EPA 2016).

Carbon Monoxide (CO). CO is a colorless, odorless gas formed by the incomplete combustion of hydrocarbon, or fossil
fuels. CO is emitted almost exclusively from motor vehicles, power plants, refineries, industrial boilers, ships, aircraft,
and trains. In urban areas, such as the Project location, automobile exhaust accounts for the majority of CO emissions.
CO is a non-reactive air pollutant that dissipates relatively quickly; therefore, ambient CO concentrations generally
follow the spatial and temporal distributions of vehicular traffic. CO concentrations are influenced by local
meteorological conditions—primarily wind speed, topography, and atmospheric stability. CO from motor vehicle
exhaust can become locally concentrated when surface-based temperature inversions are combined with calm
atmospheric conditions, which is a typical situation at dusk in urban areas from November to February. The highest
levels of CO typically occur during the colder months of the year, when inversion conditions are more frequent.

1 The following descriptions of health effects for each of the criteria air pollutants associated with project construction and
operations are based on the U.S. Environmental Protection Agency’s “Six Common Air Pollutants” (EPA 2023a) and the California
Air Resources Board’s “Glossary of Air Pollutant Terms” (CARB 2017) published information.

2 The troposphere is the layer of the Earth’s atmosphere nearest to the surface of the Earth. The troposphere extends outward
about 5 miles at the poles and about 10 miles at the equator.
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In terms of adverse health effects, CO competes with oxygen, often replacing it in the blood, reducing the blood’s
ability to transport oxygen to vital organs. The results of excess CO exposure can include dizziness, fatigue, and
impairment of central nervous system functions.

Sulfur Dioxide (SO2). SOz is a colorless, pungent gas formed primarily from incomplete combustion of sulfur-
containing fossil fuels. The main sources of SO2 are coal and oil used in power plants and industries; as such, the
highest levels of SO2 are generally found near large industrial complexes. In recent years, SO2 concentrations have
been reduced by the increasingly stringent controls placed on stationary source emissions of SO2 and limits on the
sulfur content of fuels.

S0z is an irritant gas that attacks the throat and lungs and can cause acute respiratory symptoms and diminished
ventilator function in children. When combined with particulate matter, SO2 can injure lung tissue and reduce
visibility and the level of sunlight. SO2 can also yellow plant leaves and erode iron and steel.

Particulate Matter (PM). Particulate matter pollution consists of very small liquid and solid particles floating in the
air, which can include smoke, soot, dust, salts, acids, and metals. Particulate matter can form when gases emitted
from industries and motor vehicles undergo chemical reactions in the atmosphere. PM2.s and PM1o represent
fractions of particulate matter. Coarse particulate matter (PM10) consists of particulate matter that is 10 microns
or less in diameter and is about 1/7 the thickness of a human hair. Major sources of PM1o include crushing or
grinding operations; dust stirred up by vehicles traveling on roads; wood-burning stoves and fireplaces; dust from
construction, landfills, and agriculture; wildfires and brush/waste burning; industrial sources; windblown dust from
open lands; and atmospheric chemical and photochemical reactions. Fine particulate matter (PM2.5) consists of
particulate matter that is 2.5 microns or less in diameter and is roughly 1/28 the diameter of a human hair. PM2.5
results from fuel combustion (e.g., from motor vehicles and power generation and industrial facilities), residential
fireplaces, and woodstoves. In addition, PM2.s can be formed in the atmosphere from gases such as sulfur oxides
(SOx), NOx, and VOCs.

PM2.s and PM1o pose a greater health risk than larger-size particles. When inhaled, these tiny particles can penetrate
the human respiratory system’s natural defenses and damage the respiratory tract. PM2.s and PM1o can increase
the number and severity of asthma attacks, cause or aggravate bronchitis and other lung diseases, and reduce the
body’s ability to fight infections. Very small particles of substances such as lead, sulfates, and nitrates can cause
lung damage directly or be absorbed into the blood stream, causing damage elsewhere in the body. Additionally,
these substances can transport adsorbed gases such as chlorides or ammonium into the lungs, also causing injury.
Whereas PM1o tends to collect in the upper portion of the respiratory system, PM25 is so tiny that it can penetrate
deeper into the lungs and damage lung tissue. Suspended particulates also damage and discolor surfaces on which
they settle and produce haze and reduce regional visibility.

People with influenza, people with chronic respiratory and cardiovascular diseases, and the elderly may suffer
worsening illness and premature death as a result of breathing particulate matter. People with bronchitis can expect
aggravated symptoms from breathing in particulate matter. Children may experience a decline in lung function due
to breathing in PM1o and PM2.s (EPA 2009).

Lead. Lead in the atmosphere occurs as particulate matter. Sources of lead include leaded gasoline; the
manufacturing of batteries, paints, ink, ceramics, and ammunition; and secondary lead smelters. Prior to 1978,
mobile emissions were the primary source of atmospheric lead. Between 1978 and 1987, the phaseout of leaded
gasoline reduced the overall inventory of airborne lead by nearly 95%. With the phaseout of leaded gasoline,
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secondary lead smelters, battery recycling, and manufacturing facilities are becoming lead-emissions sources of
greater concern.

Prolonged exposure to atmospheric lead poses a serious threat to human health. Health effects associated with
exposure to lead include gastrointestinal disturbances, anemia, kidney disease, and in severe cases, neuromuscular
and neurological dysfunction. Of particular concern are low-level lead exposures during infancy and childhood. Such
exposures are associated with decrements in neurobehavioral performance, including 1Q performance, psychomotor
performance, reaction time, and growth. Children are highly susceptible to the effects of lead.

Volatile Organic Compounds (VOCs). Hydrocarbons are organic gases that are formed from hydrogen and carbon
and sometimes other elements. Hydrocarbons that contribute to formation of O3 are referred to and regulated as
Volatile Organic Compounds (VOCs) (also referred to as reactive organic gases). Combustion engine exhaust, oil
refineries, and fossil-fueled power plants are the sources of hydrocarbons. Other sources of hydrocarbons include
evaporation from petroleum fuels, solvents, dry-cleaning solutions, and paint.

The primary health effects of VOCs result from the formation of Os and its related health effects. High levels of VOCs
in the atmosphere can interfere with oxygen intake by reducing the amount of available oxygen through
displacement. Carcinogenic forms of hydrocarbons, such as benzene, are considered TACs.

Non-Criteria Air Pollutants

Toxic Air Contaminants (TACs). A substance is considered toxic if it has the potential to cause adverse health effects
in humans, including increasing the risk of cancer upon exposure, or acute and/or chronic noncancer health effects.
A toxic substance released into the air is considered a TAC. TACs are identified by federal and state agencies based
on a review of available scientific evidence. In the State of California, TACs are identified through a two-step process
that was established in 1983 under the Toxic Air Contaminant Identification and Control Act. This two-step process
of risk identification and risk management and reduction was designed to protect residents from the health effects
of toxic substances in the air. In addition, the California Air Toxics “Hot Spots” Information and Assessment Act,
Assembly Bill (AB) 2588, was enacted by the legislature in 1987 to address public concern over the release of TACs
into the atmosphere. The law requires facilities emitting toxic substances to provide local air pollution control
districts with information that will allow an assessment of the air toxics problem, identification of air toxics emissions
sources, location of resulting hotspots, notification of the public exposed to significant risk, and development of
effective strategies to reduce potential risks to the public over 5 years.

Examples include certain aromatic and chlorinated hydrocarbons, certain metals, and asbestos. TACs are
generated by a number of sources, including stationary sources such as dry cleaners, gas stations, combustion
sources, and laboratories; mobile sources such as automobiles; and area sources such as landfills. Adverse health
effects associated with exposure to TACs may include carcinogenic (i.e., cancer-causing) and noncarcinogenic
effects. Noncarcinogenic effects typically affect one or more target organ systems and may be experienced on either
short-term (acute) or long-term (chronic) exposure to a given TAC.

Diesel Particulate Matter (DPM). DPM is part of a complex mixture that makes up diesel exhaust. Diesel exhaust is
composed of two phases, gas and particle, both of which contribute to health risks. More than 90% of DPM is less
than 1 micrometer in diameter (about 1/70th the diameter of a human hair), and thus is a subset of PM2.s (CARB
2022b). DPM is typically composed of carbon particles (“soot,” also called black carbon) and numerous organic
compounds, including over 40 known cancer-causing organic substances. Examples of these chemicals include
polycyclic aromatic hydrocarbons, benzene, formaldehyde, acetaldehyde, acrolein, and 1,3-butadiene (CARB
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2022b). CARB classified “particulate emissions from diesel-fueled engines” (i.e., DPM) as a TAC in August 1998
(17 CCR 93000). DPM is emitted from a broad range of diesel engines: on-road diesel engines of trucks, buses,
and cars and off-road diesel engines including locomotives, marine vessels, and heavy-duty construction
equipment, among others. Approximately 70% of all airborne cancer risk in California is associated with DPM (CARB
2000). To reduce the cancer risk associated with DPM, CARB adopted a diesel risk reduction plan in 2000 (CARB
2000). Because it is part of PM2.5, DPM also contributes to the same non-cancer health effects as PMa2.5 exposure.
These effects include premature death; hospitalizations and emergency department visits for exacerbated chronic
heart and lung disease, including asthma; increased respiratory symptoms; and decreased lung function in children.
Several studies suggest that exposure to DPM may also facilitate development of new allergies (CARB 2022b).
Those most vulnerable to non-cancer health effects are children whose lungs are still developing and the elderly
who often have chronic health problems.

Odorous Compounds. Odors are generally regarded as an annoyance rather than a health hazard. Manifestations
of a person’s reaction to odors can range from psychological (e.g., irritation, anger, or anxiety) to physiological (e.g.,
circulatory and respiratory effects, nausea, vomiting and headache). The ability to detect odors varies considerably
among the population and overall is quite subjective. People may have different reactions to the same odor. An
odor that is offensive to one person may be perfectly acceptable to another (e.g., coffee roaster). An unfamiliar odor
is more easily detected and is more likely to cause complaints than a familiar one. In a phenomenon known as odor
fatigue, a person can become desensitized to almost any odor, and recognition may only occur with an alteration
in the intensity. The occurrence and severity of odor impacts depend on the nature, frequency, and intensity of the
source; wind speed and direction; and the sensitivity of receptors.

Valley Fever. Coccidioidomycosis, more commonly known as “Valley Fever,” is an infection caused by inhalation of
the spores of the Coccidioides immitis fungus, which grows in the soils of the southwestern United States. The
ecologic factors that appear to be most conducive to survival and replication of the spores are high summer
temperatures, mild winters, sparse rainfall, and alkaline, sandy soils.

The County is not considered a highly endemic region for Valley Fever, as the latest report from the County of San
Diego Health and Human Services Agency Public Health Services indicated the County has 8.3 cases per 100,000
people (County of San Diego 2019). In the zip code area of the Project site, the case rate is reported as between
5.0-7.6 cases per 100,000 people (County of San Diego 2021).

Sensitive Receptors

Air quality varies as a direct function of the quantity of pollutants emitted into the atmosphere, the size and topography
of the air basin, and the prevailing meteorological conditions. Air quality problems arise when the rate of pollutant
emissions exceeds the rate of dispersion.

Some land uses are considered more sensitive to changes in air quality than others, depending on the population
groups and the activities involved. People most likely to be affected by air pollution, as identified by the California
Air Resources Board (CARB), include children, older adults, and people with cardiovascular and chronic respiratory
diseases. According to the SDAPCD, sensitive receptors are those who are especially susceptible to adverse health
effects from exposure to toxic air contaminants, such as children, the elderly, and the ill. Sensitive receptors include
residences, schools (grades Kindergarten through 12), libraries, day care centers, nursing homes, retirement
homes, health clinics, and hospitals within 2 kilometers of a project site (SDAPCD 2022a). The closest sensitive
receptors to the Project site are single-family residences to the north of the site and north of the San Diego River
and single and multifamily residential units south of the Project site and south of Highway 67.
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Local Ambient Air Quality

The Project area is located within the San Diego Air Basin (SDAB) and is subject to the SDAPCD guidelines and
regulations. The SDAB is one of 15 air basins that geographically divide the State of California. The SDAB is currently
classified as a federal nonattainment area for ozone (O3) and a state nonattainment area for particulate matter
less than 10 microns (PMuo), particulate matter less than 2.5 microns (PMz2.), and Os.

The SDAB experiences frequent temperature inversions. Subsidence inversions occur during the warmer months
as descending air associated with the Pacific High Pressure Zone meets cool marine air. The boundary between the
two layers of air creates a temperature inversion that traps pollutants. The other type of inversion, a radiation
inversion, develops on winter nights when air near the ground cools by heat radiation and air aloft remains warm.
The shallow inversion layer formed between these two air masses also can trap pollutants. As the pollutants become
more concentrated in the atmosphere, photochemical reactions occur that produce Os, which contributes to the
formation of smog. Smog is a combination of smoke and other particulates, Oz, hydrocarbons, oxides of nitrogen
(NOx) and other chemically reactive compounds which, under certain conditions of weather and sunlight, may result
in a murky brown haze that causes adverse health effects (CARB 2022a).

Light daytime winds, predominantly from the west, further aggravate the condition by driving air pollutants inland,
toward the mountains. During the fall and winter, air quality problems are created due to carbon monoxide (CO)
and NOx emissions. CO concentrations are generally higher in the morning and late evening. In the morning, CO
levels are elevated due to cold temperatures and the large number of motor vehicles traveling. Higher CO levels
during the late evenings are a result of stagnant atmospheric conditions trapping CO in the area. Since CO is
produced almost entirely from automobiles, the highest CO concentrations in the SDAB are associated with heavy
traffic. Nitrogen dioxide (NO2) levels are also generally higher during fall and winter days.

Under certain conditions, atmospheric oscillation results in the offshore transport of air from the Los Angeles region
to San Diego County. This often produces high O3z concentrations, as measured at air pollutant monitoring stations
within San Diego County. The transport of air pollutants from Los Angeles to San Diego has also occurred within the
stable layer of the elevated subsidence inversion, where high levels of Oz are transported.

SDAB Attainment Designation

Pursuant to the 1990 CAA Amendments, EPA classifies air basins (or portions thereof) as “attainment” or
“nonattainment” for each criteria air pollutant, based on whether the NAAQS have been achieved. Generally, if the
recorded concentrations of a pollutant are lower than the standard, the area is classified as “attainment” for that
pollutant. If an area exceeds the standard, the area is classified as “nonattainment” for that pollutant. As previously
discussed, these standards are set by EPA or CARB for the maximum level of a given air pollutant that can exist in the
outdoor air without unacceptable effects on human health or the public welfare. If there is not enough data available to
determine whether the standard is exceeded in an area, the area is designated as “unclassified” or “unclassifiable.”

The designation of “unclassifiable/attainment” means that the area meets the standard or is expected to be meet
the standard despite a lack of monitoring data. Areas that achieve the standards after a nonattainment designation
are redesignated as maintenance areas and must have approved maintenance plans to ensure continued
attainment of the standards. The California Clean Air Act, like its federal counterpart, called for the designation of
areas as “attainment” or “nonattainment,” but based on the CAAQS rather than the NAAQS.

Table 4.2-1 summarizes SDAB’s federal and state attainment designations for each of the criteria pollutants.

EIR FOR PALISADE SANTEE COMMERCE CENTER PROJECT 15138
APRIL 2025 4.2-6



4.2 - AIR QUALITY

Table 4.2-1. SDAB Attainment Designation

Pollutant Federal Designation State Designation

O3 (8-hour) Nonattainment Nonattainment
O3 (1-hour) Attainmente Nonattainment
CO Attainment Attainment
PM1o Unclassifiableb Nonattainment
PM2.s Attainment Nonattainmentec
NO2 Attainment Attainment
SOz Attainment Attainment
Lead Attainment Attainment
Sulfates (No federal standard) Attainment
Hydrogen sulfide No federal standard) Unclassified
Visibility-reducing particles Unclassified

Vinyl chloride

(
(No federal standard)
(No federal standard)

No designation

Sources: SDAPCD 2022b

Definitions: attainment = meets the standards; nonattainment = does not meet the standards; unclassified or unclassifiable =

insufficient data to classify

Notes: SDAB = San Diego; Os = ozone; CO = carbon monoxide; PM1o = coarse particulate matter; PM2s = fine particulate matter;

NO:2 = nitrogen dioxide; SO2 = sulfur dioxide.

a  The federal 1-hour standard of 0.12 parts per million (ppm) was in effect from 1979 through June 15, 2005. The revoked standard is
referenced here because it was employed for such a long period and because this benchmark is addressed in SIPs.

b At the time of designation, if the available data does not support a designation of attainment or nonattainment, the area is designated
as unclassifiable.

c CARB has not reclassified the region to attainment yet due to (1) incomplete data, and (2) the use of non-California Approved Samplers
(CAS). While data collected does meet the requirements for designation of attainment with federal PM2s standards, the data
completeness requirements for state PM2s standards substantially exceed federal requirements and mandates, and have historically
not been feasible for most air districts to adhere to given local resources. APCD has begun replacing most regional filter-based PM2.s
monitors as they reach the end of their useful life with continuous PM2s air monitors to ensure collected data meets stringent
completeness requirements in the future. APCD anticipates these new monitors will be approved as "CAS" monitors once CARB review
the list of approved monitors, which has not been updated since 2013.

Air Quality Monitoring Data

CARB, air districts, and other agencies monitor ambient air quality at approximately 250 air quality monitoring
stations across the state. Local ambient air quality is monitored by SDAPCD. SDAPCD operates a network of ambient
air monitoring stations throughout the County that measure ambient concentrations of pollutants and determine
whether the ambient air quality meets the CAAQS and the NAAQS. The nearest SDAPCD-operated monitoring station
is the El Cajon monitoring station located at 533 First Street, El Cajon. This site was used to show the background
ambient air quality for Ozone, NO2 CO, SO2, PM1o, and PM2.s. The most recent background ambient air quality data
and number of days exceeding the ambient air quality standards from 2020 to 2022 are presented in Table 4.2-2.

Table 4.2-2. Local Ambient Air Quality Data

Ambient Measured Concentration _
Averaging Air Quality by Year Exceedances by Year

Time Method |Standard [pAepde]

2021 2022 2020 2021 2022

Ozone (03) - El Cajon - First Street; Floyd Smith Drive
Maximum ppm State 0.09 0.094 0.088 0.100 0 0 1
1-hour

concentration
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Table 4.2-2. Local Ambient Air Quality Data

Measured Concentration
by Year Exceedances by Year

Averaging Agency/ |Air Quality

Time Unit Method |Standard [piepde] 2021 2022 2020 2021 2022
Maximum ppm State 0.070 0.083 0.077 0.088 14 3 2
8-hour Federal 0.070 0.083 0.076 0.088 14 3 2
concentration

Nitrogen Dioxide (NO2) - El Cajon - First Street; Floyd Smith Drive

Maximum ppm State 0.18 0.044 0.038 0.037 0 0 0
1-hour Federal 0.100 0.044 0.038 0.037 0 0 0
concentration

Annual ppm State 0.030 0.008 0.006 0.008 — —
concentration Federal 0.053 0.008 | 0.006 | 0.008 — —

Carbon Monoxide (CO) - El Cajon - First Street; Floyd Smith Drive

Maximum ppm State 20 1.5 1.2 1.4 0 0 0
1-hour Federal 35 1.5 1.2 1.4 0 0 0
concentration

Maximum ppm State 9.0 1.4 1.1 1.1 0 0 0
8-hour Federal 9 1.4 1.1 1.1 0 0 0
concentration

Sulfur Dioxide (SO2) - El Cajon - First Street; Floyd Smith Drive

Maximum ppm Federal 0.075 0.0017 | 0.0016 | 0.0008 0 0 0
1-hour

concentration

Maximum ppm Federal 0.14 0.0004 | 0.0003 0.003 0 0 0
24-hour

concentration

Annual ppm Federal 0.030 0.00009 | 0.00006 | 0.00006 0 0 0
concentration

Coarse Particulate Matter (PM10)a - El Cajon - First Street; Floyd Smith Drive

Maximum ug/ms3 |State 50 55 40 44 0.0(0) | 0.0(0) | 0.0(0)
24-hour Federal 150 55 40 44 0.0(0) | 0.0(0) | 0.0(0)
concentration

Annual ug/ms3 |State 20 23 ** 23 ** * — — —
concentration

Fine Particulate Matter (PM2.5)2 - El Cajon - First Street; Floyd Smith Drive

Maximum ug/ms3 | Federal 35 38.2 30.2 26.4 2.2 0 0
24-hour

concentration

Annual ug/ms3 |State 12 11.5 10.3 * 0.0 (0 0.0 (0) *
concentration Federal 12.0 10.3 9.7 9.4 0.0 (0 0.0 (0)| 0.0 (0)

Sources: CARB 2023; EPA 2023.
Notes: ppm = parts per million; — = not available; nug/m3 = micrograms per cubic meter
Data taken from CARB iADAM (CARB 2022c) and EPA AirData (EPA 2022) represent the highest concentrations experienced over a

given year.
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Daily exceedances for particulate matter are estimated days because PMio and PMa2.s are not monitored daily. All other criteria
pollutants did not exceed federal or state standards during the years shown. There is no federal standard for 1-hour O3, annual PMuo,
or 24-hour SOz, nor is there a state 24-hour standard for PM2s.

Camp Pendleton monitoring station is located at 21441 West B Street, Camp Pendleton, California.

El Cajon - First Street monitoring station is located at 533 First Street, El Cajon, California.

El Cajon - Floyd Smith Drive monitoring station is located at 10537 Floyd Smith Drive, El Cajon, California.

a Measurements of PM1o and PM2s are usually collected every 6 days and every 1 to 3 days, respectively. Number of days exceeding
the standards is a mathematical estimate of the number of days concentrations would have been greater than the level of the
standard had each day been monitored. The numbers in parentheses are the measured number of samples that exceeded
the standard.

*  There was insufficient (or no) data available to determine the value.

** Most recent data for PM10 at monitor location for annual are years 2017 and 2018.

4.2.2 Relevant Plans, Policies, and Ordinances

Federal
Criteria Air Pollutants

The federal Clean Air Act (CAA), passed in 1970 and last amended in 1990, forms the basis for the national air
pollution control effort. The United States Environmental Protection Agency (EPA) is responsible for implementing
most aspects of the CAA, including the setting of National Ambient Air Quality Standards (NAAQS) for major air
pollutants, hazardous air pollutant (HAP) standards, approval of state attainment plans, motor vehicle emission
standards, stationary source emission standards and permits, acid rain control measures, stratospheric O3
protection, and enforcement provisions.

NAAQS are established by the EPA for “criteria pollutants” under the CAA, which are Oz, CO, NO2, SO2, PM1o, PM2.5,
and lead. The NAAQS describe acceptable air quality conditions designed to protect the health and welfare of the
citizens of the nation. The CAA requires the EPA to reassess the NAAQS at least every 5 years to determine whether
adopted standards are adequate to protect public health based on current scientific evidence. States with areas
that exceed the NAAQS must prepare a state implementation plan (SIP) that demonstrates how those areas will
attain the standards within mandated time frames.

Hazardous Air Pollutants

The 1977 CAA Amendments required the EPA to identify national emission standards for hazardous air pollutants
to protect the public health and welfare. HAPs include certain volatile organic chemicals, pesticides, herbicides,
and radionuclides that present a tangible hazard, based on scientific studies of exposure to humans and other
mammals. Under the 1990 CAA Amendments, which expanded the control program for HAPs, 189 substances and
chemical families were identified as HAPs.

State
Criteria Pollutants

The California Clean Air Act was adopted in 1988 and establishes the state’s air quality goals, planning
mechanisms, regulatory strategies, and standards of progress. Under the California Clean Air Act, the task of air
quality management and regulation has been legislatively granted to CARB, with subsidiary responsibilities assigned
to air quality management districts and air pollution control districts at the regional and county levels. CARB is
responsible for ensuring implementation of the California Clean Air Act, responding to the CAA, and regulating
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emissions from motor vehicles and consumer products. Pursuant to the authority granted to it, CARB has
established California Ambient Air Quality Standards (CAAQS), which are generally more restrictive than the NAAQS.

The NAAQS and CAAQS are presented in Table 4.2-3.

Table 4.2-3. Ambient Air Quality Standards

California Standardsa National Standardst
Pollutant Averaging Time

Concentration¢ Primaryec.d Secondaryec.e
O3 1 hour 0.09 ppm (180 pg/m3) — Same as
8 hours 0.070 ppm (137 ug/md) 0.070 ppm (137 primary
ug/ma) standardf
NO2¢ 1 hour 0.18 ppm (339 pg/ms3) 0.100 ppm (188 Same as
ug/m3) primary
Annual arithmetic 0.030 ppm (57 pg/m3) 0.053 ppm (100 standard
mean pg/ms)
Cco 1 hour 20 ppm (23 mg/m3) 35 ppm (40 mg/m3) | None
8 hours 9.0 ppm (10 mg/m3) 9 ppm (10 mg/m3)
S02h 1 hour 0.25 ppm (655 ug/ms3) 0.075 ppm (196 -
ug/m3)
3 hours — — 0.5 ppm (1,300
ng/m3)
24 hours 0.04 ppm (105 pug/m3) 0.14 ppm (for -
certain areas)g
Annual — 0.030 ppm (for —
certain areas)g
PMao 24 hours 50 pg/m3 150 pg/ms3 Same as
Annual arithmetic 20 pg/ms3 - primary
mean standard
PM2si 24 hours — 35 ug/m3 Same as
primary
standard
Annual arithmetic 12 ug/ms3 12.0 ug/m3 15.0 pg/ms
mean
Lead & 30-day average 1.5 pg/m3 - -
Calendar quarter — 1.5 pug/m3 (for Same as
certain areas)k primary
Rolling 3-month - 0.15 pg/m3 standard
average
Hydrogen 1 hour 0.03 ppm (42 pg/m3) - -
sulfide
Vinyl 24 hours 0.01 ppm (26 ug/ms3) - -
chloridel
Sulfates 24- hours 25 ug/ms3 — —
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Table 4.2-3. Ambient Air Quality Standards

California Standards2 National StandardsP

Pollutant Averaging e Concentration¢ Primaryc.d Secondaryc-e
Visibility 8 hour (10:00 a.m. Insufficient amount to produce — —
reducing to 6:00 p.m. PST) an extinction coefficient of

particles 0.23 per kilometer due to the

number of particles when the
relative humidity is less than
70%

Source: CARB 2016.

Notes: O3 = ozone; ppm = parts per million by volume; ng/m3 = micrograms per cubic meter; NO2 = nitrogen dioxide; CO = carbon
monoxide; mg/m3= milligrams per cubic meter; SO2 = sulfur dioxide; PM1o = particulate matter with an aerodynamic diameter less
than or equal to 10 microns; PM2.5 = particulate matter with an aerodynamic diameter less than or equal to 2.5 microns.

a

California standards for Oz, CO, SO2 (1-hour and 24-hour), NO2, suspended particulate matter (PM1o, PM2.5), and visibility-reducing
particles are values that are not to be exceeded. All others are not to be equaled or exceeded. CAAQS are listed in the Table of
Standards in Section 70200 of Title 17 of the California Code of Regulations.

National standards (other than Os, NO2, SO2, particulate matter, and those based on annual averages or annual arithmetic mean)
are not to be exceeded more than once per year. The O3 standard is attained when the fourth highest 8-hour concentration
measured at each site in a year, averaged over 3 years, is equal to or less than the standard. For PM1o, the 24-hour standard is
attained when the expected number of days per calendar year with a 24-hour average concentration above 150 pyg/m3 is equal
to or less than 1. For PM2s, the 24-hour standard is attained when 98% of the daily concentrations, averaged over 3 years, are
equal to or less than the standard.

Concentration expressed first in units in which it was promulgated. Equivalent units given in parentheses are based on a reference
temperature of 25 ° Celsius (°C) and a reference pressure of 760 torr. Most measurements of air quality are to be corrected to a reference
temperature of 25°C and a reference pressure of 760 torr; ppm in this table refers to ppm by volume, or micromoles of pollutant per
mole of gas.

National Primary Standards: The levels of air quality necessary, with an adequate margin of safety, to protect the public health.
National Secondary Standards: The levels of air quality necessary to protect the public welfare from any known or anticipated
adverse effects of a pollutant.

On October 1, 2015, the national 8-hour ozone primary and secondary standards were lowered from 0.075 to 0.070 ppm.

To attain the national 1-hour standard, the 3-year average of the annual 98th percentile of the 1-hour daily maximum concentrations
at each site must not exceed 100 parts per billion (ppb). Note that the national 1-hour standard is in units of ppb. California standards
are in units of ppm. To directly compare the national 1-hour standard to the California standards, the units can be converted from
ppb to ppm. In this case, the national standard of 100 ppb is identical to 0.100 ppm.

OnJune 2, 2010, a new 1-hour SO2 standard was established, and the existing 24-hour and annual primary standards were revoked.
To attain the national 1-hour standard, the 3-year average of the annual 99th percentile of the 1-hour daily maximum concentrations
at each site must not exceed 75 ppb. The 1971 SO2 national standards (24-hour and annual) remain in effect until 1 year after an
area is designated for the 2010 standard, except that in areas designated nonattainment of the 1971 standards, the 1971 standards
remain in effect until implementation plans to attain or maintain the 2010 standards are approved.

On December 14, 2012, the national annual PM2.s primary standard was lowered from 15 pg/ms3to 12.0 ug/m3. The existing national
24-hour PM2.s standards (primary and secondary) were retained at 35 ug/ms3, as was the annual secondary standard of 15 pg/ms.
The existing 24-hour PM1o standards (primary and secondary) of 150 pug/ms3 were also retained. The form of the annual primary and
secondary standards is the annual mean averaged over 3 years.

CARB has identified lead and vinyl chloride as TACs with no threshold level of exposure for adverse health effects determined. These
actions allow for the implementation of control measures at levels below the ambient concentrations specified for these pollutants.
The national standard for lead was revised on October 15, 2008, to a rolling 3-month average. The 1978 lead standard (1.5
ug/ms3 as a quarterly average) remains in effect until 1 year after an area is designated for the 2008 standard, except that in
areas designated nonattainment for the 1978 standard, the 1978 standard remains in effect until implementation plans to attain
or maintain the 2008 standard are approved.

Sulfates. Salts of sulfuric acid. Sulfates are the fully oxidized form of sulfur, which typically occur in combination
with metals or hydrogen ions. Sulfates are produced from reactions of SO2 in the atmosphere and can result in
respiratory impairment, as well as reduced visibility. Sulfates occur as microscopic particles (aerosols) resulting
from fossil fuel and biomass combustion. They increase the acidity of the atmosphere and form acid rain.
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Vinyl Chloride. Vinyl chloride is a colorless gas with a mild, sweet odor, which has been detected near landfills,
sewage plants, and hazardous waste sites, due to the microbial breakdown of chlorinated solvents. Short-term
exposure to high levels of vinyl chloride in air can cause nervous system effects, such as dizziness, drowsiness, and
headaches. Long-term exposure through inhalation can cause liver damage, including liver cancer.

Hydrogen Sulfide. Hydrogen sulfide is a colorless and flammable gas that has a characteristic odor of rotten eggs.
Sources of hydrogen sulfide include geothermal power plants, petroleum refineries, sewers, and sewage treatment
plants. Exposure to hydrogen sulfide can result in nuisance odors, as well as headaches and breathing difficulties
at higher concentrations.

Visibility-Reducing Particles. Visibility-reducing particles are any particles in the air that obstruct the range of
visibility. Effects of reduced visibility can include obscuring the viewshed of natural scenery, reducing airport
safety, and discouraging tourism. Sources of visibility-reducing particles are the same as for PM2s.

Toxic Air Contaminants

The state Air Toxics Program was established in 1983 under AB 1807 (Tanner). The California TAC list identifies
more than 700 pollutants, of which carcinogenic and noncarcinogenic toxicity criteria have been established for a
subset of these pollutants pursuant to the California Health and Safety Code. In accordance with AB 2728, the state
list includes the (federal) HAPs. The Air Toxics “Hot Spots” Information and Assessment Act of 1987 (AB 2588)
seeks to identify and evaluate risk from air toxics sources; however, AB 2588 does not regulate air toxics emissions.
TAC emissions from individual facilities are quantified and prioritized. “High-priority” facilities are required to
perform a health risk assessment (HRA), and if specific thresholds are exceeded, are required to communicate the
results to the public in the form of notices and public meetings.

In 2000, CARB approved a comprehensive Diesel Risk Reduction Plan to reduce diesel emissions from both new
and existing diesel-fueled vehicles and engines. The regulation was anticipated to result in an 80% decrease in
statewide diesel health risk in 2020 compared with the diesel risk in 2000. Additional regulations apply to new
trucks and diesel fuel, including the On-Road Heavy Duty Diesel Vehicle (In-Use) Regulation, the On-Road Heavy
Duty (New) Vehicle Program, the In-Use Off-Road Diesel Vehicle Regulation, and the New Off-Road Compression-
Ignition (Diesel) Engines and Equipment program. All of these regulations and programs have timetables by which
manufacturers must comply and existing operators must upgrade their diesel powered equipment. Several Airborne
Toxic Control Measures that reduce diesel emissions including In-Use Off-Road Diesel-Fueled Fleets (13 CCR §
2449 et seq.) and In-Use On-Road Diesel-Fueled Vehicles (13 CCR § 2025).

California Health and Safety Code Section 41700

This section of the Health and Safety Code states that a person shall not discharge from any source whatsoever
gquantities of air contaminants or other material that cause injury, detriment, nuisance, or annoyance to any
considerable number of persons or to the public, or that endanger the comfort, repose, health, or safety of any of
those persons or the public, or that cause, or have a natural tendency to cause, injury or damage to business or
property. This section also applies to sources of objectionable odors.
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Local
San Diego Air Pollution Control District

While CARB is responsible for the regulation of mobile emission sources within the state, local air quality management
districts and air pollution control districts are responsible for enforcing standards and regulating stationary sources.
The Project site is located within the SDAB and is subject to the guidelines and regulations of SDAPCD.

In San Diego County, Oz and particulate matter are the pollutants of main concern since exceedances of CAAQS for
those pollutants are experienced here in most years. For this reason, the SDAB has been designated as a
nonattainment area for the state PMio, PM25, and Os standards. The SDAB is also a federal Os attainment
(maintenance) area for 1997 8-hour Oz standard, a O3 nonattainment area for the 2008 8-hour O3z standard, and a
CO maintenance area (western and central part of the SDAB only). The Project area is in the CO maintenance area.

San Diego Association of Governments

The San Diego Association of Governments (SANDAG) is the regional planning agency for the County and serves as
a forum for regional issues relating to transportation, the economy, community development, and the environment.
SANDAG serves as the federally designated metropolitan planning organization for the County. With respect to air
quality planning and other regional issues, SANDAG has prepared San Diego Forward: The Regional Plan (Regional
Plan) for the San Diego region (SANDAG 2015). The Regional Plan combines the big-picture vision for how the San
Diego region will grow over the next 35 years with an implementation program to help make that vision a reality.
The Regional Plan, which includes the Federally mandated Regional Transportation Plan (RTP) and state required
Sustainable Communities Strategy (SCS), is built on an integrated set of public policies, strategies, and investments
to maintain, manage, and improve the transportation system so that it meets the diverse needs of the San Diego
region through 2050.

With respect to air quality, the Regional Plan sets the policy context in which SANDAG participates and responds to
the SDAPCD ’s air quality plans and builds on plan processes that are designed to meet health-based criteria
pollutant standards in several ways (SANDAG 2015). First, it complements air quality plans by providing guidance
and incentives for public agencies to consider best practices that support the technology-based control measures
in air quality plans. Second, the Regional Plan emphasizes the need for better coordination of land use and
transportation planning, which heavily influence the emissions inventory from the transportation sectors of the
economy. This also minimizes land use conflicts, such as residential development near freeways, industrial areas,
or other sources of air pollution.

On February 26, 2021, SANDAG’s Board of Directors adopted the final 2021 Regional Transportation Improvement
Program (RTIP). The 2021 RTIP covers 5 fiscal years (FY 2021 through FY 2025) and incrementally implements
the SANDAG 2019 Federal Regional Transportation Plan. The 2021 RTIP is designed to implement the region’s
overall strategy for providing mobility and improving the safety, condition, and efficiency of the transportation
system while reducing transportation related air pollution. The 2021 RTIP incrementally implements San Diego
Forward: The 2019 Federal Regional Transportation Plan, the long-range transportation plan for the San Diego
region approved by the SANDAG Board of Directors on October 25, 2019.
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Federal Attainment Plans

In December 2016, the SDAPCD adopted an update to the Eight-Hour Ozone Attainment Plan for San Diego County
(2008 03 NAAQS). The 2016 Final Eight-Hour Ozone Attainment Plan for San Diego County indicates that local
controls and state programs would allow the region to reach attainment of the federal 8-hour O3 standard (1997
03 NAAQS) by 2018 (SDAPCD 2016b). In this plan, SDAPCD relies on the Regional Air Quality Strategy (RAQS) to
demonstrate how the region will comply with the federal O3 standard. The RAQS details how the region will manage
and reduce Os precursors (NOx and VOCs) by identifying measures and regulations intended to reduce these
pollutants. The control measures identified in the RAQS generally focus on stationary sources; however, the
emissions inventories and projections in the RAQS address all potential sources, including those under the authority
of CARB and EPA. Incentive programs for reduction of emissions from heavy-duty diesel vehicles, off-road
equipment, and school buses are also established in the RAQS.

Currently, the County is designated as moderate nonattainment for the 2008 03 NAAQS and maintenance for the
1997 O3 NAAQS. As documented in the 2016 Final Eight-Hour Ozone Attainment Plan for San Diego County, the
County has a likely chance of obtaining attainment due to the transition to low emission cars, stricter new source
review rules, and continuing the requirement of general conformity for military growth and the San Diego
International Airport. SDAPCD will also continue emission control measures including ongoing implementation of
existing regulations in ozone precursor reduction to stationary and area-wide sources, subsequent inspections of
facilities and sources, and the adoption of laws requiring Best Available Retrofit Control Technology for control of
emissions (SDAPCD 2016b).

State Attainment Plans

The SDAPCD and SANDAG are responsible for developing and implementing the clean air plan for attainment and
maintenance of the ambient air quality standards in the SDAB. The RAQS for the SDAB was initially adopted in 1991
and is updated on a triennial basis, most recently in 2020 (SDAPCD 2020). Approved by the District Board on
October 14, 2020, and the California Air Resources Board on November 19, 2020, the plan was submitted by CARB
on January 8, 2021 for EPA's consideration as a revision to the California State Implementation Plan (SIP) for
attaining the ozone standards. The RAQS outlines SDAPCD’s plans and control measures designed to attain the
state air quality standards for Os. The RAQS relies on information from CARB and SANDAG, including mobile and
area source emissions, as well as information regarding projected growth in the County and the cities in the County,
to forecast future emissions and then determine from that the strategies necessary for the reduction of emissions
through regulatory controls. CARB mobile source emission projections and SANDAG growth projections are based
on population, vehicle trends, and land use plans developed by the County and the cities in the County as part of
the development of their general plans (SANDAG 2017a, 2017b).

In January 2021, CARB submitted for EPA’s consideration the revised California SIP. On July 12, 2021, the
San Diego 2020 SIP was found complete by EPA. Under the Clean Air Act, the EPA has twelve months from the
completeness date to take a final action on the 2020 SIP. As discussed in the 2020 RAQS, the results of modeling
and Weight of Evidence analyses provide persuasive support to a conclusion that the emission control measures
defined in the plan are sufficient to continue reducing ozone concentrations throughout San Diego County to the
level of the 2008 ozone NAAQS by the conclusion of the 2026 ozone season, and to the level of the 2015 ozone
NAAQS by the conclusion of the 2032 ozone season.

In regard to particulate matter emissions-reduction efforts, in December 2005, the SDAPCD prepared a report titled
“Measures to Reduce Particulate Matter in San Diego County” to address implementation of Senate Bill (SB) 656

EIR FOR PALISADE SANTEE COMMERCE CENTER PROJECT 15138
APRIL 2025 4.2-14



4.2 - AIR QUALITY

in the County (SB 656 required additional controls to reduce ambient concentrations of PM1o and PM2.5) (SDAPCD
2005). In the report, SDAPCD evaluated implementation of source-control measures that would reduce particulate
matter emissions associated with residential wood combustion; various construction activities including
earthmoving, demolition, and grading; bulk material storage and handling; carry-out and track-out removal and
cleanup methods; inactive disturbed land; disturbed open areas; unpaved parking lots/staging areas; unpaved
roads; and windblown dust (SDAPCD 2005).

SDAPCD Rules and Regulations

As stated previously, SDAPCD is responsible for planning, implementing, and enforcing federal and state ambient
standards in the SDAB. The following rules and regulations apply to all sources in the jurisdiction of SDAPCD:

= SDAPCD Regulation IV: Prohibitions; Rule 50: Visible Emissions. Prohibits any activity causing air
contaminant emissions darker than 20% opacity for more than an aggregate of 3 minutes in any
consecutive 60-minute time period. In addition, Rule 50 prohibits any diesel pile-driving hammer
activity causing air contaminant emissions for a period or periods aggregating more than 4 minutes
during the driving of a single pile (SDAPCD 1997).

= SDAPCD Regulation IV: Prohibitions; Rule 51: Nuisance. Prohibits the discharge, from any source, of such
guantities of air contaminants or other materials that cause or have a tendency to cause injury, detriment,
nuisance, annoyance to people and/or the public, or damage to any business or property (SDAPCD 1976).

= SDAPCD Regulation IV: Prohibitions; Rule 55: Fugitive Dust. Regulates fugitive dust emissions from any
commercial construction or demolition activity capable of generating fugitive dust emissions, including
active operations, open storage piles, and inactive disturbed areas, as well as track-out and carry-out onto
paved roads beyond a project site (SDAPCD 2009b).

= SDAPCD Regulation IV: Prohibitions; Rule 67.0.1: Architectural Coatings. Requires manufacturers,
distributors, and end users of architectural and industrial maintenance coatings to reduce VOC emissions
from the use of these coatings, primarily by placing limits on the VOC content of various coating categories
(SDAPCD 2015).

Santee General Plan

The City of Santee General Plan serves as a long-term policy guide for physical, economic, and environmental
growth. It is a statement of the community's vision for ultimate growth. State law requires that every city prepare
and adopt a comprehensive long-range plan to serve as a guide for the development of the community. City actions,
such as those relating to land use allocations, annexations, zoning, subdivision and design review, redevelopment
and capital improvements must be consistent with the General Plan. Applicable General Plan objectives and policies
related to improving air quality include the following:

Mobility Element

Streets and Freeway System Obijective 2.0 Transportation network, consisting of local roads, collectors, arterials,
freeways and transit services, in a manner that promotes the health and mobility of Santee residents and
that meets future circulation needs, provides access to all sectors of the City, and supports established
and planned land uses.
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Policy 2.9 The City should work with the region to develop traffic and congestion management programs
to improve commute times and improve air quality.

Transportation Demand Management Objective 9.0 Increased use of alternative modes of travel to reduce
peak hour vehicular trips, save energy, and improve air quality.

Policy 9.1 The City shall encourage and provide for Ride Sharing, Park ‘n Ride, and other similar commuter
programs that eliminate vehicles from freeways and arterials.

Policy 9.2 The City should encourage businesses to provide flexible work schedules for employees.

Policy 9.3 The City should encourage employers to offer shared commute programs and/or incentives for
employees to use transit.

Policy 9.4 The City should encourage the use of alternative transportation modes, such as walking, cycling
and public transit. The City should maintain and implement the policies and recommendations of
the Bicycle Master Plan and Safe Routes to School Plan to improve safe bicycle and pedestrian
access to major destinations.

Policy 9.5 The City should improve safety of walking and biking environment around schools to reduce
school-related vehicle trips.

City of Santee Active Santee Plan, January 2021

Objective 8.0 Increased use of alternative modes of travel to schools to reduce peak hour vehicular trips, save
energy, and improve air quality around schools.

Sustainable Santee Plan

The City adopted the Sustainable Santee Plan in December of 2019 (City of Santee 2019). The Sustainable Santee
Plan serves as the City’s climate action plan (CAP) with the primary purpose or goals as follows:

1. Present the City’s plan for achieving sustainability by utilizing resources efficiently, reducing greenhouse
gas emissions, and preparing for potential climate-related impacts.

2. ldentify how the City will effectively implement this Sustainable Santee Plan by obtaining funding for
program implementation and tracking and monitoring the progress of the Plan implementation over time.

3. Allow streamlined CEQA compliance for new development by preparing an Environmental Impact Report for
the Plan and developing tools that provide clear guidance to developers and other project proponents

4. Maintain economic competitiveness within the region.

The Sustainable Santee Action Plan Project Consistency Checklist (Checklist) is intended to be a tool for
development projects to demonstrate consistency with Santee’s (City’s) Sustainable Santee Action Plan, which is a
qualified greenhouse gas (GHG) emissions reduction plan in accordance with California Environmental Quality Act
(CEQA) Guidelines Section 15183.5. This Checklist has been developed as part of the Sustainable Santee Action
Plan implementation and monitoring process and will support the achievement of individual GHG reduction
measures as well as the City’s overall GHG reduction goals. In addition, this Checklist will further the City’s
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sustainability goals and policies that encourage sustainable development and aim to conserve and reduce the
consumption of resources, such as energy and water, among others.

4.2.3 Thresholds of Significance

The significance criteria used to evaluate the Project impacts to air quality are based on CEQA Guidelines Appendix G.
According to CEQA Guidelines Appendix G, a significant impact related to air quality would occur if the Project would:

A. Conflict with or obstruct implementation of the applicable air quality plan.

B. Result in a cumulatively considerable net increase of any criteria pollutant for which the Project region is
non-attainment under an applicable federal or state ambient air quality standard.

C. Expose sensitive receptors to substantial pollutant concentrations.
D. Result in other emissions (such as those leading to odors) adversely affecting a substantial number of people.

As part of its air quality permitting process, the SDAPCD has established thresholds in Rule 20.2 requiring the
preparation of Air Quality Impact Assessments for permitted stationary sources. The SDAPCD sets forth quantitative
emission thresholds below which a stationary source would not have a significant impact on ambient air quality.
Project-related air quality impacts estimated in this environmental analysis would be considered significant if any
of the applicable significance thresholds presented in Table 4.2-4 are exceeded.

For CEQA purposes, these screening criteria can be used as numeric methods to demonstrate that the Project’s
total emissions would or would not result in a significant impact to air quality.

Table 4.2-4. SDAPCD Air Quality Significance Thresholds

Construction Emissions

Pollutant Total Emissions (Pounds per Day)
Coarse particulate matter (PM1o) 100
Fine particulate matter (PM2.s) 55
Oxides of nitrogen (NOx) 250
Sulfur oxides (SOx) 250
Carbon monoxide (CO) 550
Volatile organic compounds (VOCs) 75%

Operational Emissions

Total Emissions

Pounds per Pounds per

Pollutant Hour Day Tons per Year

Coarse particulate matter (PM1o) — 100 15

Fine particulate matter (PM2.5) - 55 10

Oxides of nitrogen (NOx) 25 250 40

Sulfur oxides (SOx) 25 250 40

Carbon monoxide (CO) 100 550 100

Lead and lead compounds — 3.2 0.6

Volatile organic compounds (VOCs) — 75% 13.7
Source: SDAPCD 2016a.
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Notes: SDAPCD = San Diego Air Pollution Control District.
*  VOC threshold based on the threshold of significance for VOCs from the South Coast Air Quality Management District (SCAQMD)
for the Coachella Valley as stated in the San Diego County Guidelines for Determining Significance.

The thresholds listed in Table 4.2-4 represent screening-level thresholds that can be used to evaluate whether
Project-related emissions would cause a significant impact on air quality. Emissions below the screening-level
thresholds would not cause a significant impact. In the event that emissions exceed these thresholds, modeling
would be required to demonstrate that the Project’s total air quality impacts result in ground-level concentrations
that are below the CAAQS and NAAQS, including appropriate background levels. For non-attainment pollutants, if
emissions exceed the thresholds shown in Table 4.2-4, the Project could have the potential to result in a
cumulatively considerable net increase in these pollutants and thus could have a significant impact on the ambient
air quality.

SDAPCD Rule 51 (Public Nuisance) prohibits emission of any material that causes nuisance to a considerable
number of persons or endangers the comfort, health, or safety of any person (SDAPCD 1976). A project that
proposes a use that would produce objectionable odors would be deemed to have a significant odor impact if it
would affect a considerable number of off-site receptors.

Methodology
Construction Emissions

Emissions from the construction phase of Project components were estimated using the California Emissions
Estimator Model (CalEEMod) Version 2022.1.1.19. Per preliminary project details, it is assumed that construction
of the Project would begin in June 20243 and would last approximately 15 months.

Table 4.2-5 provides the construction timeline, potential phasing, construction equipment mix, and vehicle trips
assumed for estimating Project-generated construction emissions. The construction schedule has been developed
based on available information provided by the Project applicant, typical construction practices, and CalEEMod
default assumptions. Construction phasing is intended to represent a schedule of anticipated activities for use in
estimating potential Project-generated construction emissions.

Table 4.2-5. Construction Scenario Assumptions

Vehicle Trips Equipment

Average
Average Daily Total
Construction Daily Vendor Haul
Phase Worker Truck Truck Usage
(Duration) Trips Trips Trips Equipment Type Quantity Hours
Demolition 16 4 184 Concrete/Industrial Saws 1 8
Excavators 3 8
Rubber Tired Dozers 2 8

3 At the time this Air Quality and Greenhouse Gas modelling was initiated, the analysis assumed a construction start date of July
2023. While past, it represented the earliest date construction could have been initiated. It is assumed that the earliest start date
for construction represents the worst-case scenario for criteria air pollutant and GHG emissions because equipment and vehicle
emission factors for later years would be slightly less due to more stringent standards for in-use off-road equipment and heavy-
duty trucks, as well as fleet turnover replacing older equipment and vehicles in later years. Therefore, the conclusions of the
analysis are more conservative than analyses prepared for later years.

EIR FOR PALISADE SANTEE COMMERCE CENTER PROJECT 15138
APRIL 2025 4.2-18



4.2 - AIR QUALITY

Table 4.2-5. Construction Scenario Assumptions

Vehicle Trips Equipment

Average
Average Daily Total
0 0 Daily Vendor Haul

Phase Worker Truck Truck Usage

Duratio Trips Trips Trips Equipment Type Quantity Hours
Asphalt Crusher (Other 1 8
Construction Equipment)

Grading 20 4 0 Excavators 2 8
Graders 1 8
Rubber Tired Dozers 1 8
Scrapers 2 8
Tractors/Loaders/ 2 8
Backhoes

Building 126 50 0 Cranes 1 7

Construction Forklifts 3 8
Generator Sets 1 8
Tractors/Loaders/ 3 7
Backhoes
Welders 1 8

Paving 16 0 0 Pavers 2 8
Paving Equipment 2 8
Rollers 2 8

Architectural Coating 26 0 0 Air Compressors 1 6

Note: See Appendix B of this EIR for additional details.

The equipment mix assumptions were based on CalEEMod default assumptions based on proposed land use, and is
meant to represent a reasonably conservative estimate of construction activity. During the demolition phase of
construction, asphalt crushing was modeled as other construction equipment for engine emissions and fugitive
particulate emissions were estimated through EPA emission factors outside of CalEEMod and provide in the Appendix.
For the analysis, it is generally assumed that heavy construction equipment would be operating at the site for
approximately 8 hours per day, 5 days per week. Default assumptions provided in CalEEMod were used to determine
worker trips and vendor truck trips for each potential construction phase. The default CalEEMod trip distance for
construction vehicles was assumed, which was a one-way distance of 11.97 miles for worker trips, 7.63 miles for
vendor truck trips, and 20 miles for haul truck trips.

Implementation of the Project would generate criteria air pollutant emissions from entrained dust, off-road
equipment, vehicle emissions, architectural coatings, and asphalt pavement application. Based on project specific
information, grading materials would be balanced onsite. Entrained dust results from the exposure of earth surfaces
to wind from the direct disturbance and movement of soil, resulting in PM1o and PM2.s emissions. Construction of
Project components would be subject to SDAPCD Rule 55 - Fugitive Dust Control. Compliance with Rule 55 would
limit fugitive dust (PM10 and PM2.s) that may be generated during grading and construction activities. Standard
construction practices that would be employed to reduce fugitive dust emissions include watering of the active sites
two times per day, depending on weather conditions.
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Internal combustion engines used by construction equipment, vendor trucks (i.e., delivery trucks), haul trucks, and
worker vehicles would result in emissions of VOCs, NOx, CO, PM1o, and PMz.s. The application of architectural
coatings, such as exterior application/interior paint and other finishes, and application of asphalt pavement would
also produce VOC emissions; however, the contractor is required to procure architectural coatings from a supplier
in compliance with the requirements of SDAPCD Rule 67.0.1 for Architectural Coatings.

For additional details, see Appendix A, Air Quality and Greenhouse Gas Emissions CalEEMod Output Files of
Appendix B to this EIR.

Operational Emissions
Emissions from the operational phase of the Project were estimated using CalEEMod for operational year 2025.
Area Sources

CalEEMod was used to estimate operational emissions from area sources, including emissions from consumer
product use, architectural coatings, and landscape maintenance equipment. Emissions associated with natural gas
usage in space heating and water heating are calculated in the building energy use module of CalEEMod, as
described in the following text.

Consumer products are chemically formulated products used by household and institutional consumers,
including detergents; cleaning compounds; polishes; floor finishes; cosmetics; personal care products; home,
lawn, and garden products; disinfectants; sanitizers; aerosol paints; and automotive specialty products. Other
paint products, furniture coatings, or architectural coatings are not considered consumer products (CAPCOA
2021). Consumer product VOC emissions were estimated in CalEEMod based on the floor area of buildings and
default factor of pounds of VOC per building square foot per day. The CalEEMod default values for consumer
products were assumed.

VOC off-gassing emissions result from evaporation of solvents contained in surface coatings, such as in paints and
primers used during building maintenance. CalEEMod calculates the VOC evaporative emissions from the
application of surface coatings based on the VOC emission factor, the building square footage, the assumed fraction
of surface area, and the reapplication rate. The VOC emissions factor is based on the VOC content of the surface
coatings, and SDAPCD Rule 67.0.1, Architectural Coatings, governs the VOC content for interior and exterior
coatings. CalEEMod default values were assumed, including the surface area to be painted, the VOC content of
architectural coatings, and the reapplication rate of 10% of area per year.

Landscape maintenance includes fuel combustion emissions from equipment such as lawn mowers, rototillers,
shredders/grinders, blowers, trimmers, chainsaws, and hedge trimmers. The emissions associated with landscape
equipment use were estimated based on CalEEMod default values for emission factors (grams per square foot of
building space per day) and number of summer days (when landscape maintenance would generally be performed)
and winter days.

Mobile Sources

The Project would generate criteria pollutantemissions from mobile sources (vehicular traffic) as a result of the employee
passenger vehicles (workers) and truck traffic associated with the operation of the warehouse.
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Emissions from the mobile sources during operation of the Project were estimated in CalEEMod. The maximum daily
trip rates, taken from the Project transportation analysis, were 1,011 primary trips per day, which were assumed 7
days per week. The passenger vehicle trip lengths were assumed to be CalEEMod default trip length of 11 miles for
commercial-work trips (i.e., trips made by someone who is employed by the warehouse land use) and assumed to be
100% of primary trips. The light-duty, medium-heavy-duty, and heavy-duty truck trip lengths were based on the 40
miles and assumed to be 100% of primary trips. Vehicle emissions occur during startup, operation (running), and
idling, as well as from evaporative losses when the engines are resting. The emissions factors for trucks and passenger
vehicles were determined using CalEEMod.

To identify an appropriate trip length assumption for heavy-duty truck trips, a project-specific EMFAC-based estimate
was performed. EMFAC data and the distance to the Otay Mesa Port of Entry was examined. EMFAC data was
queried for San Diego County for operational year 2025 for light-heavy duty (LHDT1 and LHDT2), medium heavy
duty (MHDT), and heavy-heavy duty trucks (HHDT) for total vehicle miles traveled (VMT) and number of vehicle trips.
Based on the EMFAC data it is estimated that MHDTs average 3.6 miles per trip and HHDTs average 8.21 miles per
trip in San Diego County. LHDT1 and LHDT2s have a shorter EMFAC trip distance compared to MHDT. Therefore, as
a conservative assumption, LHDT1 and LHDT2 were assumed to have the same trip distance as MHDTs. The
estimated trip distance from the Otay Mesa Port of Entry to the Project was estimated to be 37 miles. Based on the
EIR’s transportation analysis, HHDT make up 62.6% of the total truck trips for the Project and LHDT4, LHDT2, and
MHDTs make up 37.4% of truck trips. Conservatively assuming all HHDTs originate from the Otay Mesa Port of
Entry, then 50% of HHDT truck arrival trips are assumed to be from a distance of 37 miles. The other 50% making
up the HHDT departure from the Project are assumed to have trip distance equal to the average EMFAC San Diego
County trip distance of 8.21 miles. To determine an average total truck distance for use in CalEEMod, HHDT trips
were averaged with the other 37.4% of the trucks (and LHDT1, LHDT2, and MHDTs) to determine an overall
weighted average truck trip distance equal to 32 miles. See Table 4.2-6 for calculation details.

Table 4.2-6. Operational Truck Trip Distance

Percent of EMFAC Data Trip Distance

O GRS EMFAC Truck County-wide

Vehicle (%)1 Classification County-wide VMT Vehicle Trips VMT per Trip

2-4 Axle 37.4 LHDT1, LHDT2, 755,3392 209,6902 3.60

Trucks and MHDT

(Arriving and

Departing)

5+ Axle 31.3 (50% of HHDT N/A N/A 373

Trucks total HHDT

(Arriving from Trips4)

Port)

5+ Axle 31.3 (50% of HHDT 1,900,421 231,587 8,21

Trucks total HHDT

(Departing) Trips?)

Weighted Average (All Truck Trips) 14.74

Notes:

1 Based on project traffic impact analysis, Appendix L of this EIR.

2 LHDT1, LHDT2, and MHDT conservatively based on EMFAC VMT and Trip data for MHDT.

3 Based on the distance from the project site to the Otay Mesa Port of Entry.

4 Percent of truck trips represents arrival and departure trips, therefore 50% of trips (arrival) conservatively assumed to originate
at the Otay Mesa Port of Entry. 50% of trips assumed to depart the project facility and estimated truck trip distance is based on
EMFAC county-wide average HHDT truck VMT per trip.
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Project truck idling would be limited to 5 minutes in accordance with CARB’s adopted Airborne Toxic Control Measure;
however, for HRA modeling purposes, it was conservatively assumed that the trucks would idle for a total of 15
minutes: 5 minutes at the entrance, 5 minutes at the loading dock, and 5 minutes at the exit of the Project site.

Energy Source Emissions

As represented in CalEEMod, energy sources include emissions associated with building electricity and natural gas
usage. Electricity use would contribute indirectly to criteria air pollutant emissions; however, the emissions from
electricity use are only quantified for greenhouse gas emissions in CalEEMod, since criteria pollutant emissions
would occur at the site of power plants, which are not on the Project site. However, natural gas combustion would
occur at the Project site itself, in association with equipment that uses natural gas. The emissions associated with
natural gas use were calculated using CalEEMod default parameters, which assume compliance with the 2019 Title
24 Building Energy Efficiency Standards and represents a conservative analysis compared to the 2022 standards.

Off-Road Equipment

It is common for industrial buildings to require cargo handling equipment to move empty containers and empty chassis
to and from the various pieces of cargo handling equipment that receive and distribute containers. The most common
type of cargo handling equipment are forklifts, pallet jacks, and yard trucks, which are designed for moving cargo
containers. Yard trucks are also known as yard goats, utility tractors, hustlers, yard hostlers, and yard tractors. The cargo
handling equipment is assumed to have a horsepower (hp) range of approximately 175 hp to 215 hp. For this Project,
based on the maximum square footage of building space permitted by the Project, on-site modeled operational
equipment includes a total of 36 Tierdi or better diesel fueled forklifts (forklifts and pallet jacks) and 1 Tier4i or better
diesel fueled yard tractors operating at 8 hours a day for 365 days of the year.

For additional details see Appendix A, Air Quality and Greenhouse Gas Emissions CalEEMod Output Files, of
Appendix B to this EIR.

Construction Health Risk Analysis

An HRA was performed to assess the impact of construction on sensitive receptors proximate to the Project site.
This report includes an HRA associated with emissions from construction of the proposed Project based on the
methodologies prescribed in the Office of Environmental Health Hazard Assessment (OEHHA) document, Air Toxics Hot
Spots Program Risk Assessment Guidelines - Guidance Manual for Preparation of Health Risk Assessments (OEHHA
Guidelines) (OEHHA 2015). To implement the OEHHA Guidelines based on proposed project information, the SDAPCD
has developed a three-tiered approach where each successive tier is progressively more refined, with fewer conservative
assumptions. The SDAPCD document, Supplemental Guidelines for Submission of Air Toxics “Hot Spots” Program Health
Risk Assessments (SDAPCD 2022a), provides guidance with which to perform HRAs within the SDAB.

Health effects from carcinogenic air toxics are usually described in terms of cancer risk. The SDAPCD recommends
a carcinogenic (cancer) risk threshold of 10 in one million. Additionally, some TACs increase non-cancer health risk
due to long-term (chronic) exposures. The Chronic Hazard Index is the sum of the individual substance chronic
hazard indices for all TACs affecting the same target organ system. The SDAPCD recommends a Chronic Hazard
Index significance threshold of one (project increment). The exhaust from diesel engines is a complex mixture of
gases, vapors, and particles, many of which are known human carcinogens. DPM has established cancer risk
factors and relative exposure values for long-term chronic health hazard impacts. No short-term, acute relative
exposure level has been established for DPM; therefore, acute impacts of DPM are not addressed in this
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assessment. The HRA for the Project evaluated the risk to existing off-site residents from diesel emissions from
exhaust from on-site construction equipment and diesel haul and vendor trucks.

The dispersion modeling of DPM was performed using the American Meteorological Society/EPA Regulatory Model
(AERMOD), which is the model SDAPCD requires for atmospheric dispersion of emissions. AERMOD is a steady-
state Gaussian plume model that incorporates air dispersion based on planetary boundary layer turbulence
structure and scaling concepts, including treatment of surface and elevated sources, building downwash, and
simple and complex terrain (EPA 2021). For the Project, AERMOD was run with all sources emitting unit emissions
(one gram per second) to obtain the “X/Q” values. X/Q is a dispersion factor that is the average effluent
concentration normalized by source strength and is used as a way to simplify the representation of emissions from
many sources. The X/Q values of ground-level concentrations were determined for construction emissions using
AERMOD and the maximum concentrations determined for the one-hour and period-averaging periods. Principal
parameters of this modeling are presented in Table 4.2-7.

Table 4.2-7. AERMOD Principal Parameters

Meteorological Data | The latest three-year meteorological data (2019-2021) for the Lexington Elementary
School Station were obtained from SDAPCD as the recommended meteorological
station and input to AERMOD.

Terrain The elevation of the modeled site is about 100 meters above sea level. Digital

Characteristics elevation model files were imported into AERMOD so that complex terrain features
were evaluated as appropriate.

Elevation Data Digital elevation data were imported into AERMOD, and elevations were assigned to the

emission sources and receptors. Digital elevation data were obtained through AERMOD
View in the U.S. Geological Survey’s National Elevation Dataset format with a 10-meter

resolution.
Emission Sources Air dispersion modeling of DPM from construction equipment was conducted using
and Release emissions estimated using CalEEMod, assuming emissions would occur eight hours per
Parameters day, five days per week. Vendor and hauling trips were modified to account only for

emissions occurring within 1,000 ft of the Project site. The Project area was modeled
as a series of adjacent line-volume sources.

Source Release The source release height was assumed to be 3.4 meters with plume height and width
Characterizations of 6.8 and 8.6 meters per volume source.

Notes: AERMOD = American Meteorological Society/EPA Regulatory Model; SDAPCD = San Diego Air Pollution Control District; DPM =
diesel particulate matter; CalEEMod = California Emissions Estimator Model.
See Appendix B of this EIR for additional information.

Dispersion model plot files from AERMOD were then imported into CARB’s Hotspots Analysis Reporting Program
(HARP) Version 2 (Version 22118) to determine health risk, which requires peak one-hour emission rates and
annual emission rates for all pollutants for each modeling source. For the residential health risk, the HRA assumes
exposure would start in the third trimester of pregnancy for a duration of 15 months.

Operational Health Risk Assessment

CARB’s Air Quality and Land Use Handbook: A Community Health Perspective encourages consideration of the
health impacts of distribution centers that accommodate more than 100 trucks per day on sensitive receptors sited
within 1,000 feet from the source in the land use decision-making process (CARB 2005). For the operational health
risk, the operation year 2025 was assumed consistent with completion of Project construction. Emissions from the
operation of the Project include truck trips, and truck idling emissions and emissions from the routing maintenance
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of the onsite emergency fire-water pump engine. For risk assessment purposes, PM1o in diesel exhaust is
considered DPM, originating mainly from trucks traveling on site and off site and truck idling located at the loading
docks. Truck travel and idling emission rates were obtained from CARB’s EMFAC2021. Emission factors
representing the vehicle mix and emissions for 2025 were used to estimate emissions associated with operation
of the Project. Truck idling would be limited to 5 minutes in accordance with CARB’s adopted Airborne Toxic Control
Measure; however, truck idling was conservatively assumed to idle for 15 minutes.* Therefore, the analysis
conservatively overestimates DPM emissions from idling. All deliveries would occur Monday through Sunday.

Conservatively, a 2025 EMFAC2021 run was conducted and a constant 2025 emission factor data set was used
for the entire duration of the analysis (i.e., 30 years). Use of the 2025 emission factors would overstate potential
impacts since this approach does not include reductions in emissions due to fleet turnover or cleaner technology
with lower emissions. The truck travel DPM emissions were calculated by applying the exhaust PM1o emission factor
from EMFAC2021 and the total truck trip number over the length of the distance traveled. In addition, the on-site
truck idling exhaust emissions were calculated by applying the idle exhaust PM1o emission factor from EMFAC2021
and total truck trip over the total idling time (i.e., 15 minutes).

The dispersion modeling was performed to estimate emissions at proximate receptors using AERMOD (Version
13.0.0). The truck traffic was modeled as a line of adjacent volume sources with a trip distribution consistent with
the traffic analysis including 90 percent (%) truck trips to and from Highway 52 to the Project site via Highway 67
and 10% of truck trips traveling to and from north of the Project site via Highway 67. Truck idling was modeled as
line volume sources.

As previously described, health effects from carcinogenic air toxics are usually described in terms of cancer risk.
The SDAPCD recommends a carcinogenic (cancer) risk threshold of 10 in one million. Some TACs increase
noncancer health risk due to long-term (chronic) exposures. A hazard index less than one (1.0) means that adverse
health effects are not expected. Within this analysis, noncarcinogenic exposures of less than 1.0 are considered
less than significant. The exhaust from diesel engines is a complex mixture of gases, vapors, and particles, many
of which are known human carcinogens. DPM has established cancer risk factors and relative exposure values for
long-term chronic health hazard impacts. No short-term, acute relative exposure values are established and
regulated and are therefore not addressed in this assessment.

Dudek evaluated the Project’s potential cancer and noncancer health impacts using exposure periods appropriate
to evaluate long-term emission increases (third trimester of pregnancy to 30 years). Emissions dispersion of DPM
was modeled using AERMOD, then cancer risk and noncancer health impacts subsequently using the CARB HARP2
(ADMRT, Version 22118). The health risk results were then compared to SDAPCD thresholds to assess Project
significance. Principal parameters of this modeling are presented in Table 4.2-8.

Table 4.2-8. Operational Health Risk Assessment American Meteorological
Society/U.S. Environmental Protection Agency Regulatory Model Operational
Principal Parameters

Meteorological The latest three-year meteorological data (2019-2021) for the Lexington Elementary
Data School Station were obtained from SDAPCD as the recommended meteorological station
and input to AERMOD.

4 Although the Project is required to comply with CARB’s idling limit of 5 minutes, on-site idling emissions was estimated for 15
minutes of truck idling, which would take into account on-site idling while the trucks are waiting to pull up to the loading dock,
idling at the loading dock, and idling during check-in and check-out.
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Table 4.2-8. Operational Health Risk Assessment American Meteorological
Society/U.S. Environmental Protection Agency Regulatory Model Operational
Principal Parameters

Parameter Details

Terrain The elevation of the modeled site is about 100 meters above sea level. Digital elevation
Characteristics model files were imported into AERMOD so that complex terrain features were evaluated
as appropriate. Digital elevation data were imported into AERMOD, and elevations were
assigned to the emission sources and receptors. Digital elevation data were obtained
through AERMOD View in the U.S. Geological Survey’s National Elevation Dataset format
with a 10-meter resolution.

Emission Sources | Air dispersion modeling of off-site and on-site truck travel and were conducted using
and Release emissions generated using EMFAC2021. Truck idling equipment emissions were estimated
Parameters using EMFAC2021.

Source Release Off-site and on-site truck travel were modeled as a line of adjacent volume sources, with a
Characterizations | release height of 3.4 meters, a plume height of 6.8 meters, and a plume width of 13.4
meters. The truck idling emissions were modeled as a line of adjacent volume sources with
a plume height of 8 meters, plume width of 8.6 meters, and release height of 4 meters.
Emergency Fire-Water Pump Engine was modeled as a point source exiting the warehouse
roof, with stack height of 55 feet and stack diameter of 8 inches.

Source: See Appendix B of this EIR.
Note: AERMOD = American Meteorological Society/Environmental Protection Agency Regulatory Model

Combined Construction and Operational Health Risk Assessment

While the SDAPCD does not specifically recommend a combined construction and operational HRA, the analysis is
provided for informational purposes. The combined HRA analysis adds each common receptor impacts of
construction and operation together to form a combined impact. The operational health risk analysis begins after
construction HRA at approximately 15 months and concludes at a combined 30 years.

4.2.4 Impacts Analysis

A. Would the Project conflict with or obstruct implementation of the applicable air quality plan?

Less-than-Significant Impact. As stated in Section 4