BONSALL COMMUNITY SPONSOR GROUP
                Dedicated to enhancing and preserving a rural lifestyle


February 10, 2011


Department of Planning and Land Use
5201 Ruffin Road, Suite B
San Diego, CA  92123

RE:  Comments regarding NOTICE OF INTENT TO ADOPT A MITIGATED NEGATIVE DECLARATION (MND)  for 3300  04-016 (MUP), Log No. 04-02-011: DAI DANG MEDITATION CENTER

Attention:  Daniella Rosenberg

The following are the comments by the Bonsall Community Sponsor Group regarding the DAI DANG MEDITATION CENTER (MND).  We have also made comments on all of the very poorly written
“ studies” submitted to address and support CEQA findings in this MND for this project.  

Page 1.
Our comments will start with the MND item # 1:

The introduction statement of our the MND reflects the decision-making body’s independent judgment
and analysis, and; that the decision-making body has reviewed and considered the information contained in this MND… and that revisions in the project plans or proposals made by or agreed to by the project applicant would avoid the effects or mitigate the effects to a point where clearly no significant effects would occur; and on the basis of the whole record before the decision-making body
(including this MND) that there is no substantial evidence that the project as revised will have a significant effect on the environment. 

The Bonsall Community Sponsor Group will provide substantial evidence that the project needs to be revised as it does have a SIGNIFICANT IMPACT ON THE ENVIRONMENT.

Page 2.

BIOLOGY

All mitigation purchasing should remain within the community of Bonsall.

Page 3.  

3.  An open space easement over the land shall be dedicated to the County of San Diego or like
 Agency to the satisfaction of the Director of DPLU.  The land shall be protected in perpetuity.

Which document states open space easement and the acreage?  This information is omitted in all documents?  Please respond to this item.
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Page 4.

PLAN CONFORMANCE (GRADING):  

The submitted grading plan indicates that the Measurements taken of driveway contour lines at the inside edge of the driveway curves indicate a 25% driveway grade. The 25% driveway grade should be
specifically addressed in the MND. If driveway grade calculation is to be made along roadway 
centerline, specific acknowledgment should be provided by appropriate fire agencies and memorialized in the writing and provided to the Community Sponsor Group.

Page 5 & 6.

SITE PLAN IMPLEMENTATION: Intent:

The project shall result in 6.2% structural coverage of the project site….IN which study does this appear? What is the correct stated coverage?  This MND document and its supporting studies fail to conform with each other in stated percentage points, in this section.  More miss information to follow…..
Landscaping shall be in conformance with the conceptual landscape plans:  This landscape plan not only does not comply with the County of San Diego Water Efficient Landscape Design Manual and the Water Conservation in Landscaping Ordinance nor is it in conformance with the MND -  FRBF consulting FIRE PROTECTION PLAN.  
Please respond to the lack of coordination and compliance between the Conceptual Landscape Plan the Fire Protection Plan and the County of San Diego Water Conservation in Landscaping Ordinance and Water Efficient Landscape Design Manual. The lack of significant findings in the 30 ft to 100 ft buffer as stated in the MND. 
All signs and posts shall be in conformance with the Bonsall Design Guidelines… 
Please respond to why the project designs for these items was never submitted to the Bonsall Design Review Board for review and compliance.  The signs and posts on site plan do not comply with the community design guidelines. Nor do the lighting stands designed and shown.
The project shall be consistent with the existing zoning.  The steeple exceeds height limitation by 5 feet and is not consistent with existing zoning or structures.
The Bonsall Sponsor Group does not support this exception in the MUP.

As stated the number of monks taking residence at the Center will not exceed 30 at any one time….
In one study the number of monks taking residence is stated to be 50.  
Question:  The studies submitted for this MND public review appear to have so many glaring errors from one document to the next it appears that all studies should be
Corrected for conformance with each other and re-submitted with corrections.
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A maximum of 4 temporary uses are permitted at the site under section 6100-6108 of the County’s Zoning Ordinance.  
In the ORDER ON SETTLEMENT AND DISMISSAL dated August 15, 2005
Between the Vietnamese Buddhist Meditation Congregation, Inc: John Nguyen; LAP
Dang; Leha Ho; Thomas Van; Huy Le. and the County of San Diego, a Charter and Statutory County of the State of California.  The settlement order states the Vietnamese Buddhist Meditation Congregation may resume using the property for larger assembles five times per year.  Is the County supporting the court’s decision or establishing a new
settlement outside of the court system?
The center will operate from 9:00 A.M. to 6:00 P. M. on weekends and holidays with Visitors arriving as early as 7:00 a.m.
At the Bonsall Sponsor Group meeting of January 25, 2011 and again on February 1, 2011 Frank Hoang representing Dai Dang while on tape stated that they will open
      to visitors whatever time they arrive.  This is statement does not support what is 
     written in the studies or the MND.
 The MND states that visitors are allowed on week days from 9:00 A. M. and leave by 5:00 P. M.  What is the limit on visitors during the week as it states that the center is only open on the weekends and then states visitors are allowed on week days. What is the correct interruption of the hours of operation?  

Bullet points referencing the building materials finishes roofs of structures and signs and posts
have not been submitted to the Bonsall Design Review Board for conformance.  Documents submitted do not support the statements listed in this section of the MND.  

AESTHETICS

LANDSCAPE DOCUMENTATION PACKAGE:  Intent:  County staff states that aesthetic impacts are less than significant which does not comply with the Community Character/Visual Analysis. 
 The requirement description states the Landscape Plan shall be consistent with Conceptual Landscape Design Manual and the COSD Water conservation in Landscaping Ordinance,
The submitted Landscape Plan does not comply with the Conceptual Landscape Design Manual or the Fire Protection Plan.  Please change the plant call out and the site location of plants to comply with the 30 foot and 100 foot buffer and non preferred plant material for this high fire risk area. Plans are not consistent with each other.  Studies and plans
are very incomplete and show a lack of professionalism.
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Page 7

Items ( a, b, c, d, e, and f do not comply with the County of San Diego Conceptual Landscape Design Manual, the COSD Water Conservation in Landscaping Ordinance, and the Fire Protection Plan with the applicants submitted Landscape Plan.  The watering system/irrigation system was not submitted to the Bonsall Community Sponsor Group thereby creating another deficiency in this MND.

Page 8

CERTIFICATION OF INSTALLATION ACCORDING TO THE LANDSCAPE DOCUMENTATION PACKAGE:

In order to provide adequate Landscaping that will screen the project from public views and reduce aesthetic impacts to less than significant all of the: 

 County of San Diego Conceptual Landscape Design Manual, the COSD Water Conservation in Landscaping Ordinance, and the Fire Protection Plan must comply with each other in order to
not create another deficiency in this MND.  As all of the plans are not in compliance with each other County Ordinances as well the MND is deficient in assuming the screening will indeed be less than significant .

Page 9

STRUCTURE REMOVAL:  

In order to comply with the Major Use Permit and associated Site Plan when and why did County 
fail to not require a traffic construction plan establishing the roads that will be used during demolition and construction.  

	The Bonsall Sponsor Group requests a plan to determine the impacts ( time of day, roads used, 
            and traffic control to the Camino del Rey and Wrightwood Road.

FIRE PROTECTION PLAN
Items a, and b, as called out in this MND do not correspond to the Landscape Plan.  Planting is less than 30 ft and definitely does not comply with the vegetation management zone of 100 feet from all structures for a building over 250 sq ft. This is once again a major aesthetic impact and will be a Potentially Significant Impact please correct and re-submit to the Bonsall Community Sponsor Group.
As stated several times in this MND the trees that are called out in the Landscape Plan list cannot be planted within 100 sq. ft. of the structures thereby creating a SIGNIFICANT VISUAL IMPACT.  Once again the MND is deficient and this is a major deficiency as this is one of the corner stone’s in the MND of the projects minimal visual impact to the community.
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Page 10

ON-GOING FIRE PROTECTION 

Item g – A gate shall be installed at the entrance to Wrightwood Road and include the features as listed in the Fire Protection Plan.

This is a major issue in the community and has become a very significant as part of the project and should be addressed in much more depth in the MND and again in the Fire Protection Plan.
The Mitigated Negative Declaration fails to address the potential environmental impact of traffic accessing the facility through the currently dead end road Wrightwood Rd. (termed secondary access). Although the applicant has represented that Wrightwood Rd. would not be a primary means of access, they have been reticent on the topic of installation of a locked gate. In the present iteration there is nothing to prevent vehicles from accessing the facility, including construction traffic, through Wrightwood, thus it must be considered in the MND. The impact of a large number of vehicles (i.e. commercial traffic) along the currently quiet residential road are potentially significant, need specific study under the MND as traffic will have the potential to disrupt and degrade the Wrightwood Neighborhood. The Traffic Study as well as the Construction Traffic Study for the Project should specifically address these issues in accordance with CEQA guidelines.

Page 11
WATER QUALITY

Well Destruction does not include a construction traffic plan

 The Bonsall Sponsor Group requests a construction traffic plan to determine the impacts
 (time of day, roads used, and traffic control to the Camino del Rey and Wrightwood roads
during any demolition or construction on site).


SEPTIC UPGRADE: 

The Septic System described in the associated studies stated that it was designed to accommodate 330 people a week using a 7,000 gallon septic tank. Based on this information the item of major concern relating to this issue was not addressed in this documents or studies but should have been according to the CEQA and that is the neighboring residents impacts to their( wells) with this septic upgrade and the possible leakage if system fails
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Page 12

ACCESS ROAD IMPROVEMENTS:  

The Mitigated Negative Declaration fails to address the potential environmental impact of traffic accessing the facility through Wrightwood Rd (termed secondary access). Although the applicant has represented that Wrightwood Rd would not be a primary means of access, they have been reticent on the topic of installation of a locked gate. In the present iteration there is nothing to prevent vehicles
from accessing the facility, including construction traffic, through Wrightwood Lane, thus it must be considered in the MND. The impact of a large number of vehicles (i.e. commercial traffic) along the currently quiet residential road are potentially significant, need to specifically studied under the MND and have the potential to disrupt and degrade the Wrightwood Neighborhood. The Traffic Study for the Project and MND should specifically address the issue of traffic along Wrightwood Rd in accordance with CEQA guidelines.

Please delete boilerplate language on page 12 referencing approval by the Borrego Spring Fire Protection District this again represents the lack of professionalism and review by those submitting these documents.

Page 12 – 13

DRAINAGE AND STORMWATER MANAGEMENT
Initial comment: this document does not have any page numbers. Professional companies and governmental agencies insert page numbers in major planning and regulatory documents. Please do so in the future for all documents. This ensures that references to the document can be clearly identified by all parties.

These comments are in reference to the Drainage and Stormwater Management Study submitted with the MND.
	Comment #
	Page Reference
	Comment

	1
	Page 4 - STEP 1 Priority Development Project in any of these categories Table 1
	Commercial – greater than one acre should be checked. As described “…any thing other than heavy industrial or residential.”

	2
	Page 6 - TABLE 2: Project Specific Stormwater Analysis
	1. Brief description states the project proposes a “…Buddhist Meditation Center for 50 monks.” This number contradicts other planning documents. All discrepancies between planning documents will assume the number or value that will have a higher impact to the community.

	3
	Page 6 - TABLE 2: Project Specific Stormwater Analysis
	4. Soil analysis – “Erodibility could not be detected.” Erodibility can be assessed by soil type, slope and other factors. Please provide this information.

	4
	Page 6 - TABLE 2: Project Specific Stormwater Analysis
	7. LID Features – “the Site’s topography constrains the use of the larger LID features but we do proposes pervious paving and tree well bio-retention where feasible.” Please provide information what types of “larger” and smaller” LID features were researched and considered for the project and why they were denied for use.

	5
	Page 13 - Table 7: Project Pollutants of Concern
	Bacteria & Viruses – Anticipated should be checked (X) due to custom design of septic system to serve up to 1000 people in one day without evidence that this type of system has been proven successful. Also, for this category Surface Water Impairments should reference the Pacific Ocean Shoreline listing. Note: the lower 19 miles of the San Luis Rey (SLR) River are now listed for bacteria. This project could have significant impacts to watershed projects working toward elimination of bacteria in this section of the river if the proposed septic system fails to work properly.

	6
	Page 14 – STEP 5 Table 8: LID and Site Design 
	This is a minuscule number of LID strategies that could be implemented for a project of this magnitude. If the project needs to reduce its foot print size to accommodate more of these principles it should be done: If permeability of the soil is determined then you can better assess which LID practices can be implemented. See comment #3. At a minimum the stormwater management plan should include the following LID practices: curb cuts to landscape, swales, permeable pavements (not checked off in #5 under table 8 even though it is mentioned in narrative), cisterns and rain barrels, downspout to swale. 

	7
	Page 17 Source Control BMP descriptions.
	Plazas, sidewalks, and parking lots: last sentence references wash water being directed to sanitary sewer. This facility proposes an on-site sewage treatment system. Please change language to reflect proper disposable location.

	8
	Page 18: Project Source Control BMPs
	Storm drain inlets – remove reference under operational source control BMP …and periodically repaint…” Use tile markers that will not allow paint to flake and run down storm drain.

	9
	Page 18: Project Source Control BMPs
	Landscape/outside pesticide use; add information addressing fertilizer and herbicide application

	10
	Page 19: Project Source Control BMPs
	Refuse areas: dumpsters should also be labeled with “Keep Lids Closed” to prevent rain water from washing pollutants from inside dumpsters onto ground; implement and train employees of this practice. Refuse areas for larger facility are not called out on Source Control Exhibit (SW Map). Where will refuse areas be located (besides the residential refuse area)?

	11
	Page 19: Project Source Control BMPs
	Roofing, gutters and trim: gutters and downspouts should be directed to landscape, not to impervious surfaces.

	12
	Page 19: Project Source Control BMPs
	Plazas, sidewalks, and parking lots: last sentence references wash water being directed to sanitary sewer. This facility proposes an on-site sewage treatment system. Please change language to reflect proper disposable location.

	13
	Page 22:Refuse Areas
	The SW Map only shows residential trash receptacles indoor storage. This facility proposes up to 300-1000 people on weekends. Please identify where their trash will be deposited prior for servicing. If dumpsters or other receptacles are outdoors, show how the designated area will be covered. Graded, and paved to prevent run-on and show locations of berms to prevent runoff from the area. If to be inside, identify on SW Map.

	14
	Page 28 Misc. Drain or Wash Water
	The following should be checked if air conditioning is proposed for the project: Condensate drain lines may discharge to landscaped areas if the flow is small enough that runoff will not occur; Condensate drain lines may not discharge to the storm drain system.

	15
	Page 30: Table 12: Project LID and TC-BMPs
	Vegetated Swales (LID) is not checked. The SW Map calls out a vegetated Trapezoidal Rock lined Swale. This in itself sounds like an oxymoron. How can you have rocks in a swale AND have it vegetated. Please describe in detail this TCBMP. If it is to be vegetated (which is suggested) please check the appropriate box in Table 12 for vegetated Swale. Please correct the SW Plan if changes are made to this TCBMP.

	16
	Page 31: Table 12: Project LID and TC-BMPs
	Higher-rate Biofilters; Tree Pit Biofilters is checked in this table. In the SW Map it shows that the Tree Pits will carry water underground at which point there will be an underground detention discharge point. If the applicant is not familiar with the types of soils on site (See 
comment #3 above) please describe how you have determined that this type of TCBMP will be effective throughout this project.

	17
	Page 31 Stormwater Treatment Control and LID BMPs
	Feasibility analysis of TC BMPs: Description states that grass lawns and swales will be used for treatment. But these BMPs are not checked appropriately in other locations of the document. Make consistent (comments #11, #15). 

	18
	Page 31 Stormwater Treatment Control and LID BMPs
	Narrative states that Bacteria removal efficiencies are only rated low since bacteria are not anticipated. There is a problem with this statement. The septic since that can generate bacteria is proposed for the bottom of the site. If there is any failure to the system there is not an adequately sized TCBMP to take care of that failure prior to it discharging down Camino Del Rey and into Moosa Creek and then the San Luis Rey River.

	19
	Page 33: STEP 8 Operation and Maintenance (O&M); Table 13
	This table is not clear. Add more narrative as to what It means for O&M.

	20
	Page 5 of O & M Plan
	Change all references to “City” to County of San Diego since this project is not located in an incorporated city.
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CEQA Initial Study – Environmental Checklist Form

Page 2 

Brief Summary

This project does not address the Health Departments requirement of additional port-a-potty’s for
every additional 100 guest. Where in this document is this requirement addressed? Location on site and duration of port-a-potty’s, screening etc..

Page 4

These buildings will be connected with covered walkways, garden, courtyards, and landscaping…..
Once again 30 ft and 100 ft buffer has not been addressed both in the Landscaping Plan and the Fire  Protection Plan.

As these three buildings will be connected via covered pathways that are attached the building characteristics are visually read as one very large building as stated by Frank Hoang not three separate buildings as used in comparison to other structures in Bonsall.  

Page 5

There is no retail component proposed, however, the sale of eucalyptus is a retail component and is not considered as part of the traffic study for the retail facet of this project.  Once again this MND is deficient in its overall review of this project.

Operational Characteristics

Once again the time is not consistent with other documents submitted as well as other parts of this
MND.  Please provide the correct time of operation and correct all studies to read the same.

As this project has been and is currently being used as residential and agricultural use with all adjacent properties identified by the County as residential estate uses, with large lots the comparison of this
proposed 22,796 square feet two story building does not meet any of the comparable projects listed in this MND. CEQA requires comparison of structures to be within the community not elsewhere Either the project is three separate buildings without attaching pathways that do not read as one building or it is one connected structure.  Please identify as it cannot be both. CEQA requires comparison within the community not as shown in MND outside of Bonsall.
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Page 10

AESTHETICS

Aesthetic impacts based on the perceptions of a viewer is a significant impact for the adjacent property owners that will view the port-a-potties, AC, garbage area and equipment which has not been addressed in this MND. Locations of these items is not addressed and visual impact of said items by residents that are above the project site will be impacted as if viewing a commercial property not a comparable residential home. Please supply site plan and studies to address this issue.

Page 11

Landscape:

This entire paragraph is not addressed as the landscaping plan is not in compliance with the requirement description states the Landscape Plan shall be consistent with Conceptual Landscape Design Manual and the COSD Water conservation in Landscaping Ordinance,
                  or the Fire Protection Plan.
 
Page 12

Item 5.

Public Roads:  The project does not propose realignment or widening of existing public roads.

 The Post Development Drainage Area Map depicts a proposed re-alignment of
Camino Del Rey. As of this date, no information regarding road realignment has
been provided to the Community Sponsor Group other than in the Post Development 
Drainage Area Map. The impacts of the proposed road re-alignment and any associated 
turn lanes should be specifically included in MND.  Once again a major deficient segment
 has been found in this less than acceptable MND. 
Recommendation of a left turn lane with a de-acceleration and acceleration lane was not included in this MND.  With these road issues not addressed in the MND as well as the omission of the County approved Community Trail Plan and the Bicycle Plan  once again this MND is deficient and this alone should require a new MND or an EIR for the visual and re-design impacts on the windy Community Plan protected road Camino Del Rey.
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Item 7.  

Architectural features and design:  

It is impossible to think that this building size and scale at 22, 986 additional square feet to this parcel could be similar to any other residential/agricultural uses in this area as Daniella Rosenberg stated on page 10.  The architectural design impacts the environment the viewshed and has no comparison to any structure within the Bonsall Community as required in CEQA.


Page 13

The final paragraph regarding Architectural features on page 13 has a glaring statement that substantiates the fact that this structure is not compared to single-family estate homes with agricultural uses and therefore does not have a local comparison but is referred to as a project with NO IMPACT.  Please correct to meet CEQA requirements on comparison.



Page 14

As stated in the former paragraph and as part of this paragraph as well as successive paragraphs in the Visual Impact Analysis dated December 20, 2010 states that NO SIGNIFICANT IMPACTS ON THE VISUAL QUALITY OF THE SITE AND ITS SURROUNDINGS have been found according to finding in CEQA. 

Not only the fact that the landscape plan has been used as an answer the screening issue the use of a visual simulation of the project after five years was used to create findings that the VISUAL IMPACT  would be of NO SIGNIFICANTS now the Fire Protection Plan requires that the landscape plan conform with County 30 ft and 100 ft buffer requirements
exposing the structures to the viewshed and the visual quality of the surroundings.
ALL BUT THREE PLANTS CALLED OUT IN THE LANDSCAPE PLAN are not on the approved County Plant List thus changing the VISUAL IMPACTS with a change in plants and the elimination of some plants in the 30ft and100ft buffer.  Once again this MND is deficient and requires a full EIR to address the VISUAL IMPACT not only in regard to the DEFICIENT simulations regarding the landscape plan but the Landscape Plan shall be consistent with Conceptual Landscape Design Manual and the COSD Water conservation in Landscaping Ordinance, and the Fire Protection Plan. Please address this issue.
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 In this MND the issue of VISUAL IMPACT has not addressed the impacts to the proposed project by the contiguous property owners.  This indicates that the comparison of existing residential viewshed impacts contiguous to this project have not been studied thus stating No Impact is less than accurate.
The last paragraph of this page states that the project has been designed in accordance with the Bonsall Community Design Guidelines.  We respectively disagree as the roofline, lights, height, scale, bulk , architecture, sign and plant screening do not meet the Bonsall Community Design Guidelines.  MND deficient once again and should be re-circulated or a complete EIR required. Page 17

Discussion/Explanation:

County of San Diego project manager Daniella Rosenberg determined that there would be NO SIGNIFICANT adverse impacts on the conversion of Prime Farmland, Unique Farmland without a cumulative impact study in the area of Prime Farmland, and Unique Farmland loss as part of the MND.  The rational that with an additional 22,796 sq. ft. plus driveway, parking lot, and hard surface added to the property that it would not change the existing environment appears to be unsupported based on fact.  Once again CEQA requires a cumulative study of loss of farmland parcel by parcel is required to meet the findings. Please provide.


The Department of Agriculture Weights and Measures does not read at “any aerial applications of pesticides have to stay 150 feet away from the property line” The Department of Agriculture Weights and Measures reads “ any aerial applications of pesticides of restricted material have to stay 150 feet away from a structure, school or organic farm” the rule is to read the label for application is based on what restricted material – pesticides are being used such as the more restrictive ABAMECTIN . How can staff use incorrect made up information to support a LESS THAN SIGNIFICANT IMPACT decision in the MND? Please contact the County of San Diego Agricultural Department for the correct information and correct.

Page 18

The statement that the proposed use would NOT SIGNIFICANTLY change the existing land uses in the area that could convert agricultural operations to a non-agricultural use cannot be part of the findings of this MND.  With each acre converted into structures the agricultural impact is SIGNIFICANTLY IMPACTED in Bonsall.  The cumulative impact of residential development proposed in Bonsall today if approved will reduce our agriculture by over 800 acres. One by one the impact is not significant, however, where in this MND is the cumulative study on the loss of agriculture. 
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Page 20

d)  This section was not marked as to the IMPACT is AIR QUALITY NOT IMPORTANT?
Omission is not acceptable for a MND.

Page 27, 28 & 29

Discussion/Explanation:

	Page 17 Source Control BMP descriptions.
	Plazas, sidewalks, and parking lots: last sentence references wash water being directed to sanitary sewer. This facility proposes an on-site sewage treatment system. Please change language to reflect proper disposable location.

	Page 18: Project Source Control BMPs
	Storm drain inlets – remove reference under operational source control BMP …and periodically repaint…” Use tile markers that will not allow paint to flake and run down storm drain.

	Page 18: Project Source Control BMPs
	Landscape/outside pesticide use; add information addressing fertilizer and herbicide application

	Page 19: Project Source Control BMPs
	Refuse areas: dumpsters should also be labeled with “Keep Lids Closed” to prevent rain water from washing pollutants from inside dumpsters onto ground; implement and train employees of this practice. Refuse areas for larger facility are not called out on Source Control Exhibit (SW Map). Where will refuse areas be located (besides the residential refuse area)?

	Page 19: Project Source Control BMPs
	Roofing, gutters and trim: gutters and downspouts should be directed to landscape, not to impervious surfaces.

	Page 19: Project Source Control BMPs
	Plazas, sidewalks, and parking lots: last sentence references wash water being directed to sanitary sewer. This facility proposes an on-site sewage treatment system. Please change language to reflect proper disposable location.

	Page 22:Refuse Areas
	The SW Map only shows residential trash receptacles indoor storage. This facility proposes up to 300-1000 people on weekends. Please identify where their trash will be deposited prior for servicing. If dumpsters or other receptacles are outdoors, show how the designated area will be covered. Graded, and paved to prevent run-on and show locations of berms to prevent runoff from the area. If to be inside, identify on SW Map.

	Page 28 Misc. Drain or Wash Water
	The following should be checked if air conditioning is proposed for the project: Condensate drain lines may discharge to landscaped areas if the flow is small enough that runoff will not occur; Condensate drain lines may not discharge to the storm drain system.

	Page 30: Table 12: Project LID and TC-BMPs
	Vegetated Swales (LID) is not checked. The SW Map calls out a vegetated Trapezoidal Rock lined Swale. This in itself sounds like an oxymoron. How can you have a rocks in a swale AND have it vegetated. Please describe in detail this TCBMP. If it is to be vegetated (which is suggested) please check the appropriate box in Table 12 for vegetated Swale. Please correct the SW Plan if changes are made to this TCBMP>

	Page 31: Table 12: Project LID and TC-BMPs
	Higher-rate Biofilters; Tree Pit Biofilters is checked in this table. In the SW Map it shows that the Tree Pits will carry water underground at which point there will be an underground detention discharge point. If the applicant is not familiar with the types of soils on site (See comment #3 above) please describe how you have determined that this type of TCBMP will be effective throughout this project.

	Page 31 Stormwater Treatment Control and LID BMPs
	Feasibility analysis of TC BMPs: Description states that grass lawns and swales will be used for treatment. But these BMPs are not checked appropriately in other locations of the document. Make consistent (comments #11, #15). 

	Page 31 Stormwater Treatment Control and LID BMPs
	Narrative states that Bacteria removal efficiencies are only rated low since bacteria are not anticipated. There is a problem with this statement. The septic since that can generate bacteria is proposed for the bottom of the site. If there is any failure to the system there is not an adequately sized TCBMP to take care of that failure prior to it discharging down Camino Del Rey and into Moosa Creek and then the San Luis Rey River.



Integrate the referenced material to the MND to provide correct information.
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Page 29

Discussion/Explanation:

The project proposes to discharge domestic waste to on-site wastewater systems (OSWS), also know as septic systems the study and data was not available for understanding the alternative septic system that would support 3,030 persons per week. Where is the information on the impact on wells in the area if contamination occurs.

Page 39 

HYDROLOGY AND WATER QUALITY

Comments on Hydrology and Hydraulics
Study dated 12-29-2009

1) The time of concentration (Tc) values utilized in the hydrology study are not reflective of realistic conditions, and overestimate time of concentration, thus underestimating intensity and resulting Q (discharge). This general criticism is most evident at basin D2 were at time of concentration of 7.99 min. has been utilized for the paved area which slopes that 18%. The value utilized suggests it
would take nearly 8 minutes for a rain drop, falling at the top of sub-area to flow to the bottom of sub-area, specifically 8 minutes to flow over the surface of the paved road which slopes at a 18% grade. The applicant should specifically address the issue of Time of Concentration in accordance with the County Hydrology Manual (Overland flow) and modify associated discharge volumes in both reports and the MND.
2) Runoff coefficients ( C ) utilized in the report are unrealistic for the project. As an example, a runoff coefficient of .58 has been utilized for drainage sub area (D5).  This drainage area involves the development of native ground to new rooftops and associated flat work, which obviously would result in a significant increase in the runoff coefficient (percent of water running off of area) from the pre-developed state. The value of (.58) utilized for basin (D5) is from table 3.1, and is a generic value utilized for Medium Density Residential in a type B soil type. Utilizing values for commercial/industrial, which is representative of the development type in the sub area being considered (arguably still too low), result in a runoff coefficient of .84, which would result in a significant increase in the calculated discharge from the site over that represented in the report. The current runoff coefficients utilized for the proposed development underestimate discharge and thereby do not adequately consider the environmental impacts of Hydrology & Hydraulics. The MND should specifically address the issue of runoff coefficients, revise them to reflect site development and re-calculate associated discharge.
3) As part of the hydrology study, a precise grading plan showing all proposed gutter and area drain systems should be provided. Failure to evaluate the site in consideration of precise grade facilities (i.e. pipes which result in lower Tc values) would not allow for an accurate characterization of site runoff 
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impacts or allow for a realistic design of filtration or containment systems. Failure to consider the
impacts of precise grade systems can significantly underestimate discharge and associated environmental impacts.
4) The drainage area outfall (P-1) concentrates runoff on the property to the West.   The project site in its current configuration sheet flows across the property line in a non-concentrated sheet flow. The specific impact of water concentration, erosion and hillside stability on the neighboring property to the west should be evaluated. 
5) Once realistic discharge values have been determined (comments 1&2), the capacity of the Flow Guard Filtration Systems to filter, and detention systems to contain, should be quantitatively evaluated in accordance with applicable Federal (Clean Water Act), SWQCB, County requirements, including aspects of Hydro modification.
6) A point of concentrated discharge is proposed at drainage outfall area (N) immediately above Camino Del Rey. This creates a concentrated runoff condition atop a slope were currently there is no storm drain facility. The proposed runoff will be down a slope into the public right-of-way. In its current condition, runoff from the site is non-concentrated sheet flow generally to the South East. The proposed drainage conditions create a potential impact to the public road, pedestrians and
public right-of-way. This condition should be specifically addressed in the MND.
7) The Post Development Drainage Area Map depicts a proposed re-alignment of Camino Del Rey. As of this date, no information regarding road realignment has been provided to the Community Sponsor Group. The impacts of the proposed road re-alignment and any associated turn lanes should be specifically included in the MND
8) The plan proposes a detention basin cut into a steep hillside. Details for the basin were not provided (i.e. lined or unlined). A basin specific Geotechnical Analysis and hillside stability analysis have not been conducted. The MND should specifically include the potential environmental impacts of 1) the detention basin failure and 2) the detention basin impact on the immediately downhill septic system.
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BONSALL COMMUNITY PLAN REVIEW COMMENTS:



COMMUNITY  CHARACTER   GOAL  (BCPp.3) Preserve and enhance the rural character of Bonsall through the protection of agriculture, estate lots, ridgelines and community natural resources.
      -  Large 7,664 two story Meditation Hall is out of character with the single family residences surrounding the site.  Additionally, the roof line will adversely impact the view and scenic vistas of some of the adjacent neighbors.
     -  The Revised Conceptual Plan does not mitigate the view of the roof from surrounding neighbors and the style of the roof itself is inconsistent with the rural character of surrounding homes.
      - The total square footage of the new construction (22,796) will add three buildings to the existing structures.  This combined with covered walkways will create a "compound" or campus-like appearance which is completely out of character for the residential/equestrian community.  
   
2.  The proposed traffic impact associated with the weekend attendance of 300 people and over 1,000 people four times a year for special events is inconsistent with the BCP.

CIRCULATION   GOAL  (BCPp.18) …[P]rovide a safe, balanced transportation system which includes automobile, bicycle, equestrian, pedestrian and mass transit.
     -  Disruption of normal traffic flow and frequent bicycle traffic along Camino Del Rey posses a safety hazard on both weekends and during special events.  
     -  The fact that the MUP does not discuss the use of buses during special events is troubling.  The traffic plan for entry, exit, and parking of buses should be thoroughly outlined in the MUP.  It is inherently inconsistent to study the traffic impact associated with this project and ignore this topic.

3.   The MUP does not adequately discuss the placement and use of portable toilets.     
     
 SEWER AND WATER FACILITIES  GOAL (BCPp.28) Secure available wastewater treatment and disposal capacity in appropriate locations.
     -  The location and placement of portable toilets for use during special events is not discussed it the MUP.  
      -  The stated intent to locate vehicular parking on or near the septic system is of concern and should be addressed in the MUP.  There is no mention of shielding or any protective barrier to prevent POL spills and leakage into the leach field.
  
4.  The MUP imposes a requirement for the project to have a secondary access at Wrightwood road for emergency purposes only.
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FIRE PROTECTION AND EMERGENCY SERVICES (BCPp.24) Fire protection services are among the most vital and basic community needs.  
     -  The MUP does not address the possibility that Wrightwood Road will become nothing more than a secondary access for both pedestrian and vehicular traffic into the project location.  If this occurs, it will pose a traffic and safety hazard for this area and potentially hamper fire fighting capabilities.

Page 51

AESTHETICS

Community Character was the basses of the previous MND under project planner Bill Stocks employee of the County of San Diego.  The current MND used Aesthetics and not the Community Character in the Bonsall Community Plan for the LESS THAN SIGNIFICENT IMPACT findings.

Using the words project will “sit flush against the hillside” is less than honest.
“Proposed landscaping will effectively buffer any potential visual impacts”. With the Landscape Plan in conflict with County Ordinances, Project Fire Protection Plan plus additional studies how does this “effectively buffer ANY potential visual impacts”.
Concentrated landscaping along the southeast perimeter of the property, to conceal the 
      proposed overflow parking area from traffic on Camino Del Rey. This project will need to 
      be redesigned as DPW will require de-acceleration on Camino Del Rey only mentioned in 
      one study and a left turn lane into the project.  MND is deficient as it did not show the 
     realignment, Trails Plan and Bicycle Plan easement.  This is a major issue and was not
      apparently to be considered during this MND. This is a MAJOR ISSUE AND A RE-
     SUBMITTAL OF THE MND IS REQUIRED TO ADDRESS THIS CHANGE IN OUR 
     COMMUNITY PLAN
 The Mitigated Negative Declaration fails to address the potential environmental impact of traffic accessing the facility through Wrightwood Rd (termed secondary access). Although the applicant has represented that Wrightwood Rd would not be a primary means of access, they have been reticent on the topic of installation of a locked gate. In the present iteration there is nothing to prevent vehicles from accessing the facility, including construction traffic, through Wrightwood Lane, thus it must be considered in the MND. The impact of a large number of vehicles (i.e. commercial traffic) along the currently quiet residential roads are potentially significant, need to specifically studied under the MND and have the potential to disrupt and degrade the Wrightwood Neighborhood. The Traffic Study for the Project and MND should specifically address the issue of traffic along Wrightwood Rd in accordance with CEQA guidelines. Please address items 1 – 4 and respond to the Bonsall Community Sponsor Group.




Page 19
                        

Page 52, 53 and 54

All reference to the Bonsall Community Plan in Policies and Recommendations, density, ridgelines,
project site comparison, existing character review for consistency with the Bonsall Community Design Guidelines.  Architectural Character with height, bulk and scale of each of the individual new building in comparable to estate residences in the area site planning, design and building materials are all deleted out of this MND.  Why is all design of scale, bulk, coverage and density eliminated from this re-circulation of the Dai Dang MND?  These issues were never agreed upon nor were changes
submitted to the Bonsall Community Sponsor Group for comment at any time.  Please provide
answer to this question for Bonsall Sponsor Group.

Page 59

The design of roof mounted mechanical equipment will also be screened from view.  Even though
This was deleted from the current MND none of the mechanical equipment is shown on the site plan or any other document for review. Once again omission of important material for the review is part of CEQA. The Noise Study submitted to Bonsall Sponsor Group stated that there would be no AC.  Please provide requested answer and document for review.

Page 61

Discussion/Explanation:

The project is a facility for religious assembly and meditation…. In this MND statements have been made that contradict the stated use of special events of 4 times per year based on the MUP approval or the Court Order on Statement and Dismissal which states 5 times per year. Which is allowed under the MUP 4 or 5 events a year as the cost to the tax payers and time required by the Sheriff’s Department has not be adequately addressed in this MND.  Please provide cost for each event.

Page 62.

Noise Ordinance Section 36-404 

Statements that Visitors generally arrive at the facility on weekends and holidays for a one-hour meditation period is a very misleading statement.  Visitors not only arrive on weekends but week days as stated within this MND and supportive material. They are to leave the property by 5:00 PM during the week without a start time being stated.  The visitors on the week end arrive as early as 6:00 A.M. participate in the meditation period of one hour, lunch and a Q & A with the headmaster.  This is much more than the misleading statement of a one hour service and then leave. 

Within this statement it says that no mechanical equipment is being proposed as part of this project?  No heat and no air conditioning?  Why does this statement conflict with the statement that all mechanical equipment will be camouflaged in the roof.   Which statement is true???? Again the MND is incomplete and misleading.
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Page 62

Noise levels were not studied for the gearing of the Buses going up and down the 20% grade driveway this was omitted in the MND and is a MAJOR SIGNIFICANT IMPACT to the neighbors.
Please refer to previous information about the driveway grade at 25%.  Provide information to the Bonsall Sponsor Group regarding the grade and the study requested.

Page 63

Within the Noise Ordinance and this MND the time of construction operations was listed as 7 AM. and 7PM. However, the MND does not state date of operation, construction traffic plan length of time construction will be anticipated.  Will construction be over within months, or years? This was not
included in the MND and is a MAJOR SIGIFICANT IMPACT to the NEIGHBORS and the COMMUNITY.

Page 67

POPULATION AND HOUSING

NO IMPACT: - Within this statement where it states new or extended infrastructure or public facilities: Camino Del Rey is stated within the supportive documents and stated before to be realigned with turn lanes.  This is far from NO IMPACT on this INFRASTURCTURE. Provide realignment documents to the Bonsall Community Sponsor Group.

Page 69

TRANSPORTATION AND TRAFFIC

The Mitigated Negative Declaration fails to address the potential environmental impact of traffic 
accessing the facility through Wrightwood Rd (termed secondary access). Although the applicant has represented that Wrightwood Rd would not be a primary means of access, they have been reticent on the topic of installation of a locked gate. In the present iteration there is nothing to prevent vehicles
from accessing the facility, including construction traffic, through Wrightwood Lane, thus it must be considered in the MND. The impact of a large number of vehicles (i.e. commercial traffic) along the currently quiet residential road are potentially significant, need to specifically studied under the MND and have the potential to disrupt and degrade the Wrightwood Neighborhood. The
Traffic Study for the Project and MND should specifically address the issue of traffic along Wrightwood Rd in accordance with CEQA guidelines.  Please provide studies to the Bonsall Sponsor Group to meet CEQA requirement.
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CIRCULATION   GOAL  (BCPp.18) …[P]rovide a safe, balanced transportation system which includes automobile, bicycle, equestrian, pedestrian and mass transit.
     -  Disruption of normal traffic flow and frequent bicycle traffic along Camino Del Rey posses a safety hazard on both weekends and during special events.  
     -  The fact that the MUP does not discuss the use of buses during special events is troubling.  The traffic plan for entry, exit, and parking of buses should be thoroughly outlined in the MUP.  It is inherently inconsistent to study the traffic impact associated with this project and ignore this topic
CEQA – Negative Declaration information:
						
“Negative declaration” means a written statement by the lead agency briefly describing the reasons that a proposed project, not exempt from CEQA, will not have a significant effect on the environment and therefore does not require the preparation of an EIR.  The contents of a negative declaration are described in Section 1507.1

15183  -  Projects Consistent with a Community Plan, General Plan, or Zoning

CEQA mandates that projects which are consistent with the development density established by existing zoning, community plan, or general plan policies for which ….the balance of this
Information from A – I  are based on the finding that the development policies or standards will substantially mitigate that environment effect apply only within the zoning district in which the lead agency is relying.  Which are not limited to:

Parking ordinances,
Public access requirements
Grading ordinances
Hillside development ordinances
View protection ordinances

Items 1 – 5 have not been addressed adequately in this MND as we have listed item by item in the last
21 pages.

The second paragraph that starts with…The project would not exceed level of service standards or conflict with travel demand measures because of the limited number of trips generated from the project.  With 300 visitors per week end as stated in the MND plus the daily traffic not included in the traffic studies plus the Special Events of 1,000   4 or 5 (yet to be addressed) times a year the impact is hardly NO IMPACT to the community. This project has not addressed the Community Trails, or County of San Diego Bicycle Transportation Plan that is called out for Camino Del Rey as part of this project MND.  Please address these issues and forward to the Bonsall Sponsor Group deficiency’s in this MND.
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Page 73

UTILITIES AND SERVICE SYSTEMS

Discussion/Explanation:

The septic system is sized for 30 full time occupants (although previous statements indicate that 50 full time occupants will be present) and 300 visitors plus 4 volunteer workers per month will be using the system. 
						
The discussion/explanation does not include the impact on the system with busses or cars parking on top of the system.  As septic systems are not allowed to have paving over the leach lines the degradation of the system with buses and cars parking and leaking into the leach lines failure would occur over time.  Once it fails and flows over Camino Del Rey into Moosa Creek the contamination will impact the San Louis Rey River.  This impact was not assessed in the MND and is a deficiency and requires review.  Please provide parking on leach lines and gas or car contaminates on the degradation of the septic system information to the Bonsall Sponsor Group. As the size of this
system has been noted by the Rainbow Water District to have a high failure rate we need more
information.  We are currently requesting the Director of Environmental Health review and comment on this special project.

The plan proposes a detention basin cut into a steep hillside. Details for the basin were not provided (i.e. lined or unlined). A basin specific Geotechnical Analysis and hillside stability analysis have not been conducted. The MND should specifically include the potential environmental impacts of 1) the detention basin failure and 2) the detention basin impact on the immediately downhill septic system.
Plazas, sidewalks, and parking lots: last sentence references wash water being directed to sanitary sewer. This facility proposes an on-site sewage treatment system. Please change language to reflect proper disposable location. This is hardly a less than significant impact and requires further studies please provide to the Bonsall Sponsor Group.

Page 77

As a result of this evaluation there were determined to be potentially significant cumulative effects related to Biology, Agricultural Land and Traffic

The list of past, present and future projects that were considered and evaluated as part of this Initial Study were not all in the Community of Bonsall as required by CEQA. CEQA requires the evaluation to be re-submitted with that information or another MND to be re-circulated or a complete EIR.  This is a POTENTIALLY SIGNIFICANT  IMPACT THAT WAS NOT ADDRESSED. Please provide requested information.
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Page 1

REVIEW FOR APPLICABILITY OF/COMPLIANCE WITH ORDINANCES/POLICIES

STORMWATER ORDINANCE (WOP)

	1. Brief description states the project proposes a “…Buddhist Meditation Center for 50 monks.” This number contradicts other planning documents. All discrepancies between planning documents will assume the number or value that will have a higher impact to the community.

	4. Soil analysis – “Erodibility could not be detected.” Erodibility can be assessed by soil type, slope and other factors. Please provide this information.

	7. LID Features – “the Site’s topography constrains the use of the larger LID features but we do proposes pervious paving and tree well bio-retention where feasible.” Please provide information what types of “larger” and smaller” LID features were researched and considered for the project and why they were denied for use.



Page 4

The project is subject to the construction equipment section within the County Noise Ordinance, however, the time of day, days of the week and construction traffic plan is not included.
Please provide this information.

THE FOLLOWING ARE RESPONSES TO THE ACCOMPANING STUDIES

      FIRE PROTECTION PLAN – LETTER REPORT

This Fire Protection Plan is incomplete as it does not answer the driveway grading issues
measurements taken of driveway contour lines at the inside edge of the driveway curves indicate a 25% driveway grade.  The 25% driveway grade should be specifically addressed in the MND and is omitted in this Fire Protection Plan.  If driveway grade calculation is to be made along roadway centerline, specific acknowledgment should be provided by appropriate fire agencies and memorialized in the writing. Please provide correction to the Bonsall Sponsor Group.

Flammable Vegetation – Page 3

Conceptual Landscape Plan does not show the required 30 ft and 100 ft fire clearing required by the Fire Protection Plan.  Please refer to page 6 item 6 of this plan with the Fuel Management Zone listing the requirement to maintain all structures over 250 square feet in size with a minimum 100 ft buffer
Plant list provided does not comply with the County of San Diego Conceptual Landscape Design Manual, the COSD Water Conservation in Landscaping Ordinance, and the Fire Protection Plan must comply with each other in order to not create another deficiency in this MND.  As all but three plants called out in the plans are not in compliance the MND is deficient. Provide corrected plant list and new Landscape Plan to the Bonsall Sponsor Group.
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  PRELIMINARY NOISE STUDY 

In the EXECUTIVE SUMMARY of this study in the third paragraph states that the project does not create a direct impact of more than 3.0 dBA CNEL on any roadway segment and therefore, the project’s direct and cumulative contributions to off-site roadway noise increases will not cause any significant impacts to any existing or future noise to sensitive land uses.
 This study is deficient as it does not assess the noise of buses on Sunday’s and the Special Events Days with 300 to 1,000 people being transported up the driveway and the noise of gearing to meet the current grade driveway measurements which were taken off of the driveway contour lines at the inside edge of the driveway curves indicate a 25% driveway grade.  The 25% driveway grade specifically needs to be addressed in the MND and a noise study must be included addressing buses and fire trucks gearing up to beyond 20% grade. Provide studies to the Bonsall Sponsor Group.

Introduction of this study does not state the same information regarding the project as in the MND and in any of the other studies.  It referrers to having accommodations for 30 guests at any one time, that the project is three new main buildings, and 81 on- site parking spaces. How can the information be 
so out dated as it was created 5/26/10.  Correct study if it is to be part of the MND resources. This study does not calculate the cumulative impact on the light collector Camino Del Rey after build out. 

The study tables are inconsistent with direct impact assessment. If found to be part of the basis of the MND provide new study and re-circulate another MND or EIR with correct information.
Provide new study to Bonsall Sponsor Group.

Page 22

The hours of operation within this study are inconsistent from one paragraph to the next.  What are the hours of operation that are associated with this project? Look at hours in Noise Study for example.

VISUAL IMPACT ANALYSIS

Chapter 2 title page 

2.2   PROPOSED PROJECT

Once again the studies do not support each other this one also states accommodations will be provided for approximately 30 guests at any one time.  Is this project a hotel or a monastery?  Other documents state that 50 monks will be on site.  Provide the correct information in the MND or have studies corrected and re-submitted to the Bonsall Sponsor Group.
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2.2.1  GRADING

The following grade changes must be made in the study and included in the MND.

Measurements taken of driveway contour lines at the inside edge of the driveway curves indicate a 
25% driveway grade.  The 25% driveway grade should be specifically addressed in the MND.  
If driveway grade calculation is to be made along roadway centerline, specific acknowledgment 
should be provided. Include the Re-alignment of Camino Del Rey. Provide corrections and re-
alignment information to the Bonsall Sponsor Group for further review.

Page 2-4

2.2.2   PROJECT OPERATION

Once again the hours of operation are not consistent not only from paragraph to paragraph but page to 
page within this study correct and provide information to Bonsall Community Sponsor Group.

Page 2-5

2.3.1   PROJECT SETTING

In paragraph three the sentence starting with “In addition” the County of San Diego Conceptual 
Landscape Design Manual, the COSD Water Conservation in Landscaping Ordinance, and the Fire 
Protection Plan must comply with each other in order to not create another deficiency in this MND
Correct this and re-submit to the Bonsall Community Sponsor Group.

2.3.2   SURROUNDING LAND USE

Correct this study with at least the acreage that is associated with this project.  It is not 11 acres and 
with that acreage used as a surrounding land use the comparison made is not valid.  Correct 
acreage is 8.9 acres.  These studies are extremely unprofessional from page to page and study to 
study.  If County Staff is using these documents to make findings for the MND all studies should be 
re-submitted and information corrected.

Page 2-6

Within this study the comparisons of the adjacent properties and their acreage is not correct and the 
statements regarding agricultural uses does not make any basis for comparison to cover this parcel with 
over 33,000 square feet of building plus parking lots, walkways and patios.  The rational needs to be 
defined with direct comparison to another single structure of 22,796 sq ft. in Bonsall of the same 
acreage as required in CEQA. Provide comparison property list to the Bonsall Sponsor Group
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Page 3-2

This study continues to state the surrounding land use as small-scale agricultural to large scale agricultural uses within the area of the subject property.  Once again the size, scale and bulk of this proposed project is not in scale with the surrounding land use.  The MND and study have used CEQA
Guidelines defining “environment” to include “objects of aesthetic significance or the thresholds of significance to assess potential impacts resulting from this proposed project.

Impacts to visual resources will be considered significant if any of the following occur:

Introduction of features that would detract from or contrast with the existing visual
Character and/or quality of a neighborhood, community or localized area by conflicting with important visual elements or the quality of the area (such as theme, style, setbacks, density, size, massing, coverage, scale color, architecture, building materials, etc.) or by being consistent with applicable design guidelines:
Substantial obstruction, interruption, or detraction from a  valued and/or panoramic vista from a public road, a trail within and adopted County or State trail system, a scenic vista or highway or a recreational area;

The CEQA guidelines defining “environment” include theme of the size, massing, coverage of acreage, scale, architecture and consideration of inconsistency with applicable design guidelines. None of these issues were evaluated as part of the impact in this MND.

This MND is deficient in that it did not include these resources as mentioned in studies and required by CEQA for a full evaluation of the project.  Correct and re-submit MND.

Page 3.3

Consultants describe the project as setting on top of an existing slope with views of the site from several residences to the north and northwest of the project.  This is a substantial detraction from their existing viewshed.  Views from the homes located to the east of the project site are not totally blocked by existing orchards.  To state that homes in this price range would be supportive to have in their viewshed blocked or impacted by the size, massing, scale, and architecture of this linked structure and have a staff person state that they were not impacted did not view the project site from any of these properties to state that this structure would be LESS THAN SIGNIFICANT is an impossibly arrogant assumption without viewing from the adjacent property owners sites. 
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 As Dai Dang has been photographed parking buses without permission on the equestrian facilities property they are indeed in the viewshed and need to be considered as being impacted.  The owners are currently starting the process of developing of their property into a residential development that would be directly impacted.  This project was not included in the overall assessment in both the traffic study cumulative numbers nor as an impacted neighbor which is less than 300 feet not ¼ mile.  Property owner has informed the Sponsor Group that he has not been notified by the County of this project impact to his proposed development.

This MND has omitted so many elements that are required by the CEQA evaluation that it needs to be re-submitted for public review.


Page 3-4

Figure 9 of Photo Simulation description states that the proposed project has been divided into three separate buildings with varied architectural facades…..WHERE IS THE SITE PLAN showing
the varied architectural facades as that has not been presented or reviewed as part of the Community Plan or the Design Review Board Guidelines.  Once again omission of material requires re-submittal of the MND with requested material provided.  The buildings appear in a liner fashion to be one structure and has been stated as the design feature. Please provide plan to the Bonsall Sponsor Group.

Page 3-5

Figures 9 and 12 states that the project shares many architectural and landscaping characteristics how can a 22,796 square foot two story building that does not meet our architectural guidelines ( Spanish in design with tile roofs share characteristics with  single family  residents in the area.  The photo simulation were not supportive of this statement.  As the photos were taken from across the canyon with a wide angle lenses none of the properties appear to be as large as the proposed site.  This photographic technique does not support the CEQA “ Environmental Evaluation” of the MND.  At best this is most disingenuous and is less than useful while compromising the MND evaluation. Please re-evaluate and re-submit to the Bonsall Sponsor Group.

3-6

The first paragraph states the Following construction, the red rooftops of the proposed structures would be SOMEWHAT visible from the roadway; however, this feature is consistent with the architectural character of surrounding development.  As the architectural color rendering with all of the call outs has not been submitted to the Bonsall Community Sponsor Group since 2004 we do not support a project 
that has not submitted any new “Plans” since 2006 and those were not acceptable and not within
the architectural guidelines of Bonsall. Re-submit new rendering to the Bonsall Sponsor Group.



						Page 28





Paragraph two on this page Landscaping Screening with the stated projects proposed growth after five years the following assessment will need to be re-submitted as the growth will not appear within 100 feet of the building creating a dramatic change in the screening proposed.
If evaluation of any element within the MND based on the project being screened with landscaping the MND should be re-submitted and re-circulated. Please re-submit to the Bonsall Sponsor Group a new Landscape Plan with proposed screening with the 100 ft buffer required in the Fire Protection Plan.

Page 3-7

CHANGE IN VISUAL FEATURES

The adverse change according to the significance threshold is Impacts to visual resources being considered significant if any of the following occur:

Introduction of features that would detract from or contrast with the existing visual
Character and/or quality of a neighborhood, community or localized area by conflicting with important visual elements or the quality of the area (such as theme, style, setbacks, density, size, massing, coverage, scale color, architecture, building materials, etc.) or by being consistent with applicable design guidelines: 
These features were omitted as part of the Change In Visual Features and the features that
did not apply were used as a finding for less than significant finding. Please provide corrected impacts to visual resources to the Bonsall Sponsor Group for review.

Page 3-8

IMPACTS TO A VALUED OR PANORAMIC VISTA

In the last paragraph the statement that this site is not visible from a trail within the County’s or the State’s trailway system is:
NOT CORRECT  the approved San Diego County trail system is in the road right away in front of the project site and will require easement for the trails improvement.  Therefore the result will be considered a POTENTIALLY SIGNIFICANT IMPACT AND THE RE-CIRCULATED MND
needs to reflect evaluate this change as it travels along the entire property line. Please correct the MND and re-submit site and grading plan with changes to the Bonsall Sponsor Group.
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Bonsall Community Sponsor Group Comments on…

Comments on Hydrology and Hydraulics 	Study dated 12-29-2009 

1)	The time of concentration (Tc) values utilized in the hydrology study are not reflective of realistic conditions,  and overestimate time of concentration,  thus underestimating intensity and resulting Q (discharge).  This general criticism  is most evident at basin D2 were at time of concentration of 7.99 min. has been utilized for the paved area which slopes that 18%.  The value utilized suggests it would take nearly 8 minutes for a rain drop, falling at the top of sub-area to flow to the bottom of sub-area, specifically 8 minutes to flow over the surface of the paved road which slopes at a 18% grade.  The applicant should specifically address the issue of Time of Concentration in accordance with the County Hydrology Manual (Overland flow) and modify associated discharge volumes in both reports and the MND. 

2)	Runoff coefficients ( C ) utilized in the report are unrealistic for the project.  As an example,  a  runoff coefficient of .58 has been utilized for drainage sub area (D5). This drainage area involves the development of native ground to new rooftops and associated flat work,  which obviously would result in a significant increase in the runoff coefficient (percent of water running off of area)  from the pre-developed state. The value of (.58) utilized for basin (D5) is from table 3.1,  and is a generic value utilized for Medium Density Residential in a type B soil type.  Utilizing values for commercial/industrial, which is representative of the development type in the sub area being considered (arguably still too low), result in a runoff coefficient of .84, which would result in a significant increase in the calculated discharge from the site over that represented in the report.    The current  runoff coefficients utilized for the proposed development underestimate discharge and thereby do not adequately consider the environmental impacts of Hydrology & Hydraulics.   The MND should specifically address the issue of runoff coefficients, revise them to reflect site development  and re-calculate associated discharge.

3)……As part of the hydrology study,  a precise grading plan showing all proposed gutter and 
           area drain systems should be provided. Failure to evaluate the site in consideration of 
           precise grade facilities (i.e. pipes which result in lower Tc values)  would not allow for  
           an accurate characterization of site runoff impacts or allow for a realistic design of 
           filtration or containment systems.  Failure to consider the impacts of precise grade 
           systems can significantly underestimate discharge and associated environmental 
           impacts. 
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4).      The drainage area outfall (P-1) concentrates runoff on the property to the West.  The 
           project site in its current configuration sheet flows across the property line in a non-
           concentrated sheet flow.  The specific impact of water concentration, erosion and 
           hillside stability on the neighboring property to the west should be evaluated.

5)	Once realistic discharge values have been determined (comments 1&2), the capacity of the Flow Guard Filtration Systems to filter,  and detention systems to contain,  should be quantitatively evaluated in accordance with applicable Federal (Clean Water Act), SWQCB,  County requirements, including aspects of Hydro modification.    

6)	A point of concentrated discharge is proposed at drainage outfall area (N) immediately above Camino Del Rey.  This creates a concentrated runoff condition atop a slope were currently there is no storm drain facility.  The proposed runoff will be down a slope into the public right-of-way.    In its current condition,  runoff from the site is non-concentrated sheet flow generally to the South East.  The proposed drainage conditions create a potential impact to the public road, pedestrians and public right-of-way.  This  condition should be specifically addressed in the MND.

7)	The Post Development Drainage Area Map depicts a proposed re-alignment of Camino Del Rey.   As of this date,  no information regarding road realignment has been provided to the Community Sponsor Group.  The impacts of the proposed road re-alignment and any associated turn lanes should be specifically included in the MND  

8)	The plan proposes a detention basin cut into a steep hillside.  Details for the basin were not provided (i.e. lined or unlined).  A basin specific Geotechnical Analysis and hillside stability analysis have not been conducted.   The MND should specifically  include the potential environmental impacts of 1) the detention basin failure and 2) the detention basin impact on the immediately downhill septic system.

9)	Measurements taken of driveway contour lines at the inside edge of the driveway curves indicate a 25% driveway grade.  The 25% driveway grade should be specifically addressed in the MND.  If driveway grade calculation is to be made along roadway centerline, specific acknowledgment should be provided by appropriate fire agencies and memorialized in the writing and provided to the Community Sponsor Group. 
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Comments on Stormwater Study
Major Stormwater Management Plan for Dai Dang Meditation Center
PO4-016, Log No. 04-02-011
APN: 127-460-14
Date: 6/9/10 Last revision

Initial comment: this document does not have any page numbers. Professional companies and governmental agencies insert page numbers in major planning and regulatory documents. Please do so in the future for all documents. This ensures that references to the document can be clearly identified by all parties.

Since there are no page numbers in this document, page references below are based on Page 1 being the Table of Contents. 

	Comment #
	Page Reference
	Comment

	1
	Page 4 - STEP 1 Priority Development Project in any of these categories Table 1
	Commercial – greater than one acre should be checked. As described “…any thing other than heavy industrial or residential.”

	2
	Page 6 - TABLE 2: Project Specific Stormwater Analysis
	1. Brief description states the project proposes a “…Buddhist Meditation Center for 50 monks.” This number contradicts other planning documents. All discrepancies between planning documents will assume the number or value that will have a higher impact to the community.

	3
	Page 6 - TABLE 2: Project Specific Stormwater Analysis
	4. Soil analysis – “Erodibility could not be detected.” Erodibility can be assessed by soil type, slope and other factors. Please provide this information.

	4
	Page 6 - TABLE 2: Project Specific Stormwater Analysis
	7. LID Features – “the Site’s topography constrains the use of the larger LID features but we do proposes pervious paving and tree well bio-retention where feasible.” Please provide information what types of “larger” and smaller” LID features were researched and considered for the project and why they were denied for use.

	5
	Page 13 - Table 7: Project Pollutants of Concern
	Bacteria & Viruses – Anticipated should be checked (X) due to custom design of septic system to serve up to 1000 people in one day without ev8idence that this type of system has been proven successful. Also, for this category Surface Water Impairments should reference the Pacific Ocean Shoreline listing. Note: the lower 19 miles of the San Luis Rey (SLR) River are now listed for bacteria. This project could have significant impacts to watershed projects working toward elimination of bacteria in this section of the river if the proposed septic system fails to work properly.

	6
	Page 14 – STEP 5 Table 8: LID and Site Design 
	This is a minuscule number of LID strategies that could be implemented for a project of this magnitude. If the project needs to reduce its foot print size to accommodate more of these principles it should be done: If permeability of the soil is determined then you can better assess which LID practices can be implemented. See comment #3. At a minimum the stormwater management plan should include the following LID practices: curb cuts to landscape, swales, permeable pavements (not checked off in #5 under table 8 even though it is mentioned in narrative), cisterns and rain barrels, downspout to swale. 

	7
	Page 17 Source Control BMP descriptions.
	Plazas, sidewalks, and parking lots: last sentence references wash water being directed to sanitary sewer. This facility proposes an on-site sewage treatment system. Please change language to reflect proper disposable location.

	8
	Page 18: Project Source Control BMPs
	Storm drain inlets – remove reference under operational source control BMP …and periodically repaint…” Use tile markers that will not allow paint to flake and run down storm drain.

	9
	Page 18: Project Source Control BMPs
	Landscape/outside pesticide use; add information addressing fertilizer and herbicide application

	10
	Page 19: Project Source Control BMPs
	Refuse areas: dumpsters should also be labeled with “Keep Lids Closed” to prevent rain water from washing pollutants from inside dumpsters onto ground; implement and train employees of this practice. Refuse areas for larger facility are not called out on Source Control Exhibit (SW Map). Where will refuse areas be located (besides the residential refuse area)?

	11
	Page 19: Project Source Control BMPs
	Roofing, gutters and trim: gutters and downspouts should be directed to landscape, not to impervious surfaces.

	12
	Page 19: Project Source Control BMPs
	Plazas, sidewalks, and parking lots: last sentence references wash water being directed to sanitary sewer. This facility proposes an on-site sewage treatment system. Please change language to reflect proper disposable location.

	13
	Page 22:Refuse Areas
	The SW Map only shows residential trash receptacles indoor storage. This facility proposes up to 300-1000 people on weekends. Please identify where their trash will be deposited prior for servicing. If dumpsters or other receptacles are outdoors, show how the designated area will be covered. Graded, and paved to prevent run-on and show locations of berms to prevent runoff from the area. If to be inside, identify on SW Map.

	14
	Page 28 Misc. Drain or Wash Water
	The following should be checked if air conditioning is proposed for the project: Condensate drain lines may discharge to landscaped areas if the flow is small enough that runoff will not occur; Condensate drain lines may not discharge to the storm drain system.

	15
	Page 30: Table 12: Project LID and TC-BMPs
	Vegetated Swales (LID) is not checked. The SW Map calls out a vegetated Trapezoidal Rock lined Swale. This in itself sounds like an oxymoron. How can you have a rocks in a swale AND have it vegetated. Please describe in detail this TCBMP. If it is to be vegetated (which is suggested) please check the appropriate box in Table 12 for vegetated Swale. Please correct the SW Plan if changes are made to this TCBMP>

	16
	Page 31: Table 12: Project LID and TC-BMPs
	Higher-rate Biofilters; Tree Pit Biofilters is checked in this table. In the SW Map it shows that the Tree Pits will carry water underground at which point there will be an underground detention discharge point. If the applicant is not familiar with the types of soils on site (See comment #3 above) please describe how you have determined that this type of TCBMP will be effective throughout this project.

	17
	Page 31 Stormwater Treatment Control and LID BMPs
	Feasibility analysis of TC BMPs: Description states that grass lawns and swales will be used for treatment. But these BMPs are not checked appropriately in other locations of the document. Make consistent (comments #11, #15). 

	18
	Page 31 Stormwater Treatment Control and LID BMPs
	Narrative states that Bacteria removal efficiencies are only rated low since bacteria are not anticipated. There is a problem with this statement. The septic since that can generate bacteria is proposed for the bottom of the site. If there is any failure to the system there is not an adequately sized TCBMP to take care of that failure prior to it discharging down Camino Del Rey and into Moosa Creek and then the San Luis Rey River.

	19
	Page 33: STEP 8 Operation and Maintenance (O&M); Table 13
	This table is not clear. Add more narrative as to what It means for O&M.

	20
	Page 5 of O & M Plan
	Change all references to “City” to County of San Diego since this project is not located in an incorporated city.




GENERAL COMMENTS FROM SPONSOR GROUP MEMBERS


PROJECT:  DAI DANG MEDITATION CENTER.  3300 04-016 (MUP), LOG. NO. 04-02-011

1.  The overall size and scope of the project is inconsistent with the community character goal set forth in the Bonsall Community Plan (hereinafter, BCP).

COMMUNITY CHARACTER   GOAL  (BCPp.3) Preserve and enhance the rural character of Bonsall through the protection of agriculture, estate lots, ridgelines and community natural resources.
      -  Large 7,664 two story Meditation Hall is out of character with the single family residences surrounding the site.  Additionally, the roof line will adversely impact the view and scenic vistas of some of the adjacent neighbors.
     -  The Revised Conceptual Plan does not mitigate the view of the roof from surrounding neighbors and the style of the roof itself is inconsistent with the rural character of surrounding homes.
      - The total square footage of the new construction (22,796) will add three buildings to the existing structures.  This combined with covered walkways will create a "compound" or campus-like appearance which is completely out of character for the residential/equestrian community.  
   
2.  The proposed traffic impact associated with the weekend attendance of 300 people and over 1,000 people four times a year for special events is inconsistent with the BCP.

CIRCULATION   GOAL  (BCPp.18) …[P]rovide a safe, balanced transportation system which includes automobile, bicycle, equestrian, pedestrian and mass transit.
     -  Disruption of normal traffic flow and frequent bicycle traffic along Camino Del Rey posses a safety hazard on both weekends and during special events.  
     -  The fact that the MND does not discuss the use of buses during special events is troubling.  The traffic plan for entry, exit, and parking of buses should be thoroughly outlined in the MND.  It is inherently inconsistent to study the traffic impact associated with this project and ignore this topic.
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3.   The MND does not adequately discuss the placement and use of portable toilets.     
     
 SEWER AND WATER FACILITIES  GOAL (BCPp.28) Secure available wastewater treatment and disposal capacity in appropriate locations.
     -  The location and placement of portable toilets for use during special events is not discussed it the MND.  
      -  The stated intent to locate vehicular parking on or near the septic system is of concern and should be addressed in the MND.  There is no mention of shielding or any protective barrier to prevent POL spills and leakage into the leach field.
  
4.  The MND imposes a requirement for the project to have a secondary access at Wrightwood road for emergency purposes only how is that documented?

FIRE PROTECTION AND EMERGENCY SERVICES (BCPp.24) Fire protection services are among the most vital and basic community needs.  
     -  The MND does not address the possibility that Wrightwood road will become nothing more than a secondary access for both pedestrian and vehicular traffic into the project location.  If this occurs, it will pose a traffic and safety hazard for this area and potentially hamper fire fighting capabilities.

ADDITIONAL COMMENTS


Comments on: 3300 04-016 (MUP), LOG NO. 04-02-011; DAI DANG MEDITATION     CENTER. Request for the adoption a Mitigated MUP with a Negative Declaration.

New York has a problem with a Mosque at ground zero. Bonsall has a proposal for a Global Buddhist Temple at its center. Both installations are similar and ill advised. Given the proclivities of this Country for religious freedom both projects may be possible, but at the same time the proponents of both show extremely bad manners in pushing their proposals forward. The majority of the residents of Bonsall particularly those that live in close proximity to the proposed enhanced installation are adamantly against it. Why does a religion that espouses peace, tranquility, and meditation want to upset surrounding residents with an installation that will sully their property values, impinge upon their domestic tranquility, and trash the community they live in? Why do the proponents want to incur future resident hostility and uncooperativeness? This does not make sense. There are many areas where they could locate without the attendant problems they are now causing in Bonsall, and with the huge expansion that they now crave will exacerbate this hostility to most certainly unreasonable proportions. This installation is so far out of community character that it is ridiculous to even consider!
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In the scenario caused by this project one has to wonder why the property rights of the existing residents are not considered? Many located in areas that surround this proposed mega installation because of the ambience of the area. The property was originally zoned A-70. It was , therefore, implied that nothing too objectionable could or would happen there. The residents felt safe; they felt that the area would develop around them in the manner that was in evidence when they bought their property. Alas, this has not happened. Buddhists bought the property in 2001 and are now advocating an expansion at the present location, a Global Buddhist Mediation Center where 300 or more parishioners will congregate weekly, and people possibly in excess of a thousand may descend upon the site possibly four to seven times a year. This is crazy! Again, where are the rights of the existing resident to live in a moderate state of tranquility? Does government not care about the existing residents, and their living accommodations? Apparently not! This is a pretty sad conclusion that government cares more about the interloper than it does about the existing residents. Some have already moved because of the threat imposed by this project. More would probably like to do so, but with a bad economy this is not feasible.

It is impossible to comment on all aspects of the proposed negative declaration and mitigated (supposedly) major use permit as such discussion would fill a book. The intent here will, therefore, be to hit a couple of high points. One of the things noted in the proposed major use permit is that weekend services will be limited to 300 people. Question: who is going to count the people? What is the penalty if 301 people are on site? Will there be a penalty fine? This is symptomatic of the problem of major use permits, the conditions expressed by same are not enforced, and more than frequently abused by non-adherence. I would surmise that the operation at the Global Meditation Center will and has little intention of adhering to the regulations that will be imposed by a major use permit; it will be mostly impossible to do so because of the nature of the “religious” operation taking place there. The history of the Center is not good in compliance with county ordinances on matters of sanitation and food service. It is felt that past history is the best indicator of what a group will do in accommodating the compliance issue; past history has not exhibited good adherence to ordinances; a bad conclusion thus can be easily drawn. Also, of great concern are the so called yearly events that will be allowed there four to seven times a year. This site is labeled as a global installation for this particular Buddhist sect as such how many people will descend upon Bonsall at these stated times. I have seen one thousand people stated as a norm, but a count of more can easily be expected as their sect possibly grows. Bluntly put, Bonsall infrastructure cannot accommodate this kind of influx. It is an imposition that Bonsall does not want, need, nor can handle. What does the term “global” truly mean? Are these folks proposing a mini Vatican for their sect? If so the magnitude of the expansion is more clearly focused. It is not a land use that is compatible with Bonsall.
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Reviewing the environmental report for the site is most interesting only two items are listed as potentially problematic, Transportation/Traffic and Biological Resources, the remaining sixteen items are graded as having less than significant impact. I would suggest that the phrase “less than significant impact” is a very subjective phrase. What is significant or insignificant to a mindless bureaucrat or a consultant paid to declare environmental factors not germane to a project differ greatly from what the surrounding residents and other citizens of the area would state as regards Aesthetics, Land Use & Planning, Population & Housing, Public Services, Utilities & Service, Noise, etc. Why are not affected residents and citizens allowed an input into these subjective and stilted report conclusions and results?

It is not my intention to site specific numbers as to square footage or cubic yards of material to be graded etc. to be entailed in the mass enhancement of this project. Such things are adequately cited in the mountain of paperwork emanating around this project. The main areas of concern that the Bonsall Sponsor Group has now and has had in the past revolve around traffic, adequate parking, adequate septic system design, size of buildings not being appropriate for the site, design and scope of project not being in keeping with the community character of Bonsall, topography of site not being really amenable for proposed usage, site (8.94 acres) not being large enough to accommodate projected usage.

Being that this project is not in keeping with what most of the residents would want or accept for their community. It is simple conclusion that the Negative Declaration should not be approved, nor should the project be allowed to proceed.

COMMENTS BY THE CHAIR

After reviewing the August 2007 Community Character Analysis I request staff inform the Bonsall Community Sponsor Group information on the following:

 The San Diego County Zoning Ordinance requires special requirements that include parking standards, where will the volume of cars and buses park within the community?.
Questions regarding the Thresholds of Significance
How is staff now evaluating projects Consistent with a Community Plan, General Plan, or   Zoning if Community Character is not considered? Visual Analysis Only?
CEQA mandates that projects which are consistent with the development density established 
  by existing zoning, community plan, or general plan policies for which ….the balance of this
  information: 
      Parking ordinances,
      Public access requirements
      Grading ordinances
      Hillside development ordinances
View protection ordinances
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How have you address all of these issues in this MND?
                        
When did the County eliminate harmony in scale, bulk, and coverage as a MND point of
evaluation? It appeared in the August 2007 Community Character Analysis.

 With the County of San Diego Environmental Health Department requiring additional port a potties as part  a condition of this project for the Special Events five times a year.  Title 6, Division 5, Section 65.107 of this code. Where will the port a potties be placed on site and how will they be screened from the neighbors?

What is the weight limit for trucks on Wrightwood Rd? Weight limit on Camino del Rey is posted.

Dai Dang has offered to provide liability insurance for the construction traffic that uses
Wrightwood during construction.  Could you please clarify if Wrightwood Road will be used during construction or can the project be conditioned to not allow Wrightwood Road to be used.

As the approved County of San Diego Bicycle Transportation Plan includes Camino Del Rey
with site improvements required based on the development of the property both the County Trail system and the Bicycle Plan will need additional easement for the required improvements.
Could you send a copy of the alignment changes with turn pockets and de-acceleration data for the Bonsall Sponsor Group to review.  

As having read the instruction on evaluation of environmental impacts I was amazed with the glaring mistakes in the studies maps and omission of correct data being evaluated in the MND.
This is more a statement of fact than a question requiring an answer.  We are more than
concerned about the lack of quality produced by the consultants in relationship to this
project.


Sincerely,

Margarette Morgan, Chair
Bonsall Community Sponsor Group
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