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OF 

DEVELOPMENT SERVICES DEPARTMENT 
Date of Notice: May 25, 2010 

PUBLIC NOTICE OF PREPARATION OF A 
DRAFT ENVIRONMENTAL IMPACT REPORT 

AND 
PUBLIC NOTICE OF AN ENVIRONMENTAL IMPACT REPORT 

SCOPING MEETING 
I.O. No. 24000155 

PUBLIC NOTICE: The City Of San Diego will be the Lead Agency and will prepare a draft Environmental 
Impact Report in compliance with the California Environmental Quality Act (CEQA). This Notice of 
Preparation of an Environmental Impact Report and Scoping Meeting was publicly noticed and distributed on 
May 25,2010. This notice was published in the SAN DIEGO DAILY TRANSCRIPT and placed on the City of 
San Diego website at the location noted below on May 25, 2010. City website: http://www.sandiego.gov/city­
clerk/ officialdoc s/notices/index. shtml. 

SCOPING MEETING: A scoping meeting will be held by the City of San Diego Land Development Review 
Division on June 9, 2010, from 6:00 to 8:00PM at the Carmel Valley Recreation Center, 3777 Townsgate 
Drive, San Diego, CA 92130-2584, (858) 552-1616. Verbal and written comments regarding the scope and 
alternatives of the proposed Environmental Impact Report will be accepted at the meeting. Written comments 
may also be sent to Holly Smit-Kicklighter, City of San Diego Development Services Center, 1222 First 
Avenue, MS 501, San Diego, CA 92101 ore-mailed to DSDEAS@sandiego.gov referencing the Project Name 
and Number in the subject line within 30 days of the receipt of this notice. Responsible agencies are requested 
to indicate their statutory responsibilities in connection with this project when responding. A draft 
Environmental Impact Report incorporating public input will then be prepared and distributed for public review 
and comment. 

PROJECT NAME: SAN DIEGO CORPORATE CENTER 

SCH NO.: PENDING 

COMMUNITY PLAN AREA: CARMEL VALLEY 

COUNCIL DISTRICT: 1 (LIGHTNER) 

PROJECT NO.: 193036 

SUBJECT: SAN DIEGO CORPORATE CENTER: Vesting Tentative Map, Planned Development Permit, 
Site Development Permit, Rezone from CVPD-EC to a new zone entitled CVPD- Mixed 
Use Center (MUC), Community Plan and Precise Plan Amendments, Easement 
Abandonment, and Right of Way Vacation to vacate a portion of Del Mar Heights Place for 
a phased mixed use development project on a 23.6 acres site that is currently graded and vacant. 
The site is located at 12910 Del Mar Heights Place, within the Carmel Valley Community Plan 
Area. The project would construct a mixed use development with a maximum of 2,044,200 
square feet of building area with approximately 1,143,200 square feet consisting of commercial 



retail and office, including parking; 150,000 square feet consisting of a 150 room hotel; and 
751,000 square feet consisting of 608 residential units. The project also would include public 
spaces, internal roadways, parking facilities, landscape, hardscape treatments, and utility 
improvements to support these uses. Applicant: Kilroy Realty Corporation 

RECOMMENDED FINDING: Pursuant to Section 15060(d) of the CEQA Guidelines, it appears that the 
proposed project could potentially result in significant environmental impacts in the following areas: Land Use, 
Transportation/Circulation/Parking, Visual Quality/Neighborhood Character, Noise, Air Quality, 
Energy, Green House Gas Emissions, Paleontological Resources, Biological Resources, Hydrology/Water 
Quality, Public Utilities (Solid Waste, Water and Sewer), Public Services and Facilities, Geologic 
Conditions, Health and Safety, and Historic Resources. 

AVAILABILITY IN ALTERNATIVE FORMAT: To request this Notice in alternative format, call the 
Development Services Department at (619) 446-5460 immediately to ensure availability. This information is 
also available in alternative formats for persons with disabilities. To request this Notice in alternative format, 
call (619) 446-5446 or (800) 735-2929 (TEXT TELEPHONE). 

ADDITIONAL INFORMATION: For information on environmental review and/or information regarding this 
project, contact Holly Smit-Kicklighter at (619) 446-5378. Supporting documents may be reviewed, or 
purchased for the cost of reproduction, at the Fifth floor of the Development Services Department. For 
information regarding public meetings/hearings on this project, contact Project Manager Renee Mezo (619) 
446-5001. This notice was published in the SAN DIEGO DAILY TRANSCRIPT, placed on the City of San 
Diego website http://www.sandiego.gov/city-clerk/officialdocs/notices/index.shtml and distributed on May 25, 
2010. 

Cecilia Gallardo, Assistant Deputy Director 
Development Services Department 

ATTACHMENTS: Figure 1 Regional Location Map 
Figure 2 Project Location 
Figure 3 Conceptual Site Plan 
Figure 4 Scoping Meeting Location Map 
Scoping Letter 

DISTRIBUTION: 

Federal Government 
U.S. Department of Housing and Urban Development (7) 
U.S. Environmental Protection Agency (19) 

State of California 
Department of Transportation, District 11 (31) 
California Integrated Waste Management Board (35) 
California Regional Water Quality Control Board: Region 9 (44) 
Air Resources Board (49) 
Native American Heritage Commission (56) 
Office of Planning and Research (57) 



California Energy Commission (59) 
California Dept of Parks and Recreation ( 4 7 4) 

County of San Diego 
Air Pollution Control District ( 65) 
County Water Authority (73) 

City of San Diego 
Mayor's Office (91) 
Councilmember Lightner, District 1 
Councilmember Falconer, District 2 
Councilmember Gloria, District 3 
Councilmember Young, District 4 
Councilmember DeMaio, District 5 
Councilmember Frye, District 6 
Councilmember Emerald, District 7 
Councilmember Hueso, District 8 
City Attorney's Office (MS 56 A) 
Park and Recreation Board (77) 
Fire and Life Safety Services (79) 
Library Department- Government Documents (81) 
Carmel Valley Branch Library 
Engineering and Capital Projects (86) 

Other Interested Agencies, Organizations, and Individuals 
San Diego Association of Governments (SANDA G) (108) 
San Diego Gas and Electric (114) 
Solana Beach School District 
San Dieguito Union High School District 
Carmel Valley Community Planning Board (358) 
City of Del Mar- Planning Department (359) 
Arroyo Sorrento Property Owners, Jill McCarty (360) 
Los Penasquitos Canyon Preserve Citizens Advisory Committee, Mr Geoffrey Smith (361) 
Del Mar Mesa Community Planning Board, Gary Levitt Chair (362) 
Carmel Valley Community Planning Group (350) 
Torrey Pines Community Planning Board, Dennis E. Ridz Chair (469) 
Torrey Pines Association ( 4 72) 
Crest Canyon Citizens Advisory Committee (475) 
Friends of Los Penasquitos Canyon Preserve (477) 
Milton Phegley, UCSD Campus Community Planner (478) 
Applicant: Kilroy Realty Corporation, 3611 Valley Centre Drive, Ste. 550, San Diego, CA 92130 
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May 25,2010 

Mr. Robert Little 
Kilroy Realty Corporation 
3611 Valley Centre Drive, Suite 550 
San Diego, California 92130 

Dear Mr. Little: 

SUBJECT: SCOPE OF WORK FOR AN ENVIRONMENTAL IMPACT REPORT FOR 
THE SAN DIEGO CORPORATE CENTER PROJECT, PROJECT NO. 
193036 

Pursuant to Section 15060 (d) of the California Environmental Quality Act (CEQA), the 
Environmental Analysis Section (BAS) of the City's Land Development Review (LDR) Division 
has conducted an Initial Study for the above-referenced project and has determined that the 
proposed project may have significant effects on the environment, and the preparation of a draft 
Environmental Impact Report (EIR) is required. 

The purpose of this letter is to identify the specific issues to be addressed in the EIR. The EIR 
should be prepared in accordance with the attached "City of San Diego Technical Report and 
Environmental Impact Report Guidelines" (Updated May 2005). A Notice of Preparation will be 
distributed to the Responsible Agencies and others who may have an interest in the project. 
Changes or additions to the scope of work may be required as a result of input received in 
response to the Scoping Meeting and Notice of Preparation. In addition, the project may be 
adjusted over time by the applicant and these changes would be disclosed in the EIR. 

Each section/issue area of the EIR should provide a descriptive analysis of the project followed 
by a comprehensive evaluation of issue area. should also include sufficient graphics 
and tables to provide a complete description of all major project features. Scoping meetings are 
required by Section 21083.9 (a) (2) for projects that may have or area-
wide environmental impacts. The City's environmental review staff has determined that this 
project meets this threshold. A scoping meeting will be scheduled. 

The project that will be the subject of EIR is briefly described as follows: 

Project Location: The 23.6-acre project site is located the Carmel Valley community within 
the City of San Diego, California. triangular shaped property is located at the southwestern 
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comer of the Del Mar Heights Road and El Camino Real intersection. High Bluff Drive is 
located directly west of the project site and Interstate 5 (I-5) is a quarter mile to the west of the 
project site and the Neurocrine Biosciences site is located along the southern border. The site is 
located in the North City West Community Plan, the North City West Development Unit 
Number Two Precise Plan, and Council District 1. The site was previously graded as a part of 
the North City West Development Unit 2 (i.e., Carmel Valley Employment Center) mass grading 
under Tentative Parcel Map (TPM) 86-0276, and was planned to be developed with employment 
center uses. Currently topography on the site ranges from approximately 217 feet above average 
mean sea level (AMSL) at the northwest comer and 175 AMSL at the southeast comer. 

Project Description: The San Diego Corporate Center project proposes several discretionary 
actions, including a Carmel Valley Community Plan Amendment to change the land use 
designation from Employment Center to Regional Commercial (Residential Permitted), a Carmel 
Valley Precise Plan Amendment to allow for the mixed-use project in the Employment Center, 
and a Carmel Valley Planned District Ordinance Amendment and Rezone from Carmel Valley 
Planned District- Employment Center (CVPD-EC) to a new zone, Carmel Valley Planned 
District Mixed Use Center (CVPD-MUC) which would be similar to the CC-5-5 Zone 
(Community Commercial 5-5) in the Municipal Code. 

Per the Municipal Code, Community Commercial allows a mix of heavy commercial and limited 
industrial uses and residential uses. Specifically, the CC-5-5 Zone is intended to accommodate 
development with a high intensity, pedestrian orientation. The proposed zone would change the 
Carmel Valley PDQ to add this type of CC Zone to the PDQ and would not add a new City-wide 
Zone. As stated, the CVPD-MUC Zone would be similar to the CC-5-5 with limited exceptions, 
such as building height, minimum lot size, and setbacks. Additional details regarding the 
proposed CVPD-MUC Zone are evolving and would be fully analyzed in the Environmental 
Impact Report. The greatest possible buildout per the applicable zones would be analyzed for 
all issue areas in the EIR. The project would also include a Vesting Tentative Map (VTM), 
Planned Development Permit (PDP), Site Development Permit (SDP), a street vacation, and 
easement abandonment. 

The proposed project would entail the phased construction of mixed-use development broken up 
into three Districts with a central main street on a 23.6-acre graded and vacant site (22.39 acre 
net project area). Overall development would consist of a maximum floor to area ratio (FAR) of 
1.98 which would be consistent with the CC-5-5 Zone which allows a maximum FAR of 2. The 
project FAR of 1.8 also includes parking structures as part of the gross floor area. 

Maximum development on-site would be a total of 2,044,200 square feet with approximately 
1,143,200 square feet of this area consisting of cotntnercial retail, office, and above ground 
parking area; 150,000 square feet consisting of a 150 room hotel; and 751,000 square feet 
consisting of 608 residential units. The latter two uses would contain subterranean parking 
which would not be included in the overall FAR. The project would also feature public spaces, 
internal roadways, parking facilities, landscape, hardscape treatments, and utility improvements 
to support the mixed use on site. 

Districts. The project would be comprised of three districts connected by a central Main Street, 
including the Community Plaza District, the Central East District, and the Western District. 
These districts would be further divided into Blocks A through E. The Districts would 
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correspond with the anticipated phases of project construction, with the Community Plaza 
District constructed in Phase 1, the Central East District would be constructed in Phase 2, and the 
Western District would be developed in Phase 3. 

The project would also feature a Main Street that would function as the central organizing and 
unifying element of the development. Main Street would be lined with a mixture of uses and 
public spaces along a landscaped parkway. Internal roadways and pedestrian/bicycle paths 
would connect with Main Street. 

The Community Plaza District would be located in the southern portion of the site between El 
Camino Real and the proposed internal Market and Main Streets. This District would be 
comprised of Blocks D and E, which would generally be separated by the proposed Second 
A venue, and would contain a mixture of commercial uses, offices, public spaces, and parking 
facilities. 

The Central East District would be located south of Del Mar Heights Road, north of proposed 
Main and Market Streets, east of the proposed Third A venue and west of El Camino Real. This 
District would include Blocks A and B, which would be separated by First Avenue. Proposed 
uses within this District would include retail, restaurants ancillary to a hotel, multi-family 
residential (townhomes), and parking facilities. 

The Western District would be located in the western portion of the site, south of Del Mar 
Heights Road, east of High Bluff Drive, and west of the proposed Third A venue. This District 
comprises Block C and would include primarily residential uses with some retail/restaurant 
amenity space and related open space areas. 

Development Summary. The project would be developed in phases driven by market conditions, 
proposed areas of these uses may vary per phase, but the total area of each use would not exceed 
the area or range of area for that use, or the overall project square footage of 2,044,200 with a 
FAR not to exceed 1.98. Specifically, the project proposes up to 1,143,200 square feet of 
commercial/retail, and office; a 150,000-square-foot, 150-room hotel, and 751,000 square feet 
for 608 multi-story, attached, residential units. 

Parking. The proposed project would provide a maximum total of 4,177 parking spaces 
throughout the site where 4,011 are required based on City shared parking requirements. Parking 
facilities would include underground garages beneath the site and multi-level, above ground 
parking structures. Shared parking would be provided in accordance with parking requirements 
in the Municipal Code. 

Circulation/ Access. Vehicular access to the project site would be provided from Del Mar 
Heights Road and El Camino Real. The proposed project includes two access roads, First 
A venue and Third A venue that would extend from Del Mar Heights Road, and one access road, 
Market Street, that would extend from El Camino Real. These three access points would be 
signalized and identified with signage and streetscaping. In addition, three access points from El 
Camino Real would be provided to driveways leading to on-site parking structures. Proposed 
internal roadways include First, Second and Third Avenues, Main Street, and Market Street. 
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Pedestrian circulation would be provided throughout the site by a network of sidewalks, 
pathways, plazas, and public spaces. These pedestrian facilities would provide convenient 
connections between the proposed uses within the project, and also would connect to existing 
sidewalks along Del Mar Heights Road and El Camino Real. In addition, an internal bicycle 
route would be provided along Third A venue, Main Street, First A venue, and Market Street. This 
bicycle route would connect to existing bicycle lanes along Del Mar Heights Road and El 
Camino Real. Bicycle racks also would be provided on site to support bicycle circulation. 

Landscape and Hardscape Treatments. The project would include landscape throughout the 
project site, including along the proposed roadways, plazas, courtyards, pedestrian walkways, 
and the site perimeter. Each district would be defined and unified through the use of landscape. 
Proposed hardscape treatments would include concrete or asphalt pavers, enhanced concrete 
finishes, and natural stone accents. Furnishings would include benches, seat-walls, planters, 
patio tables, chairs, decorative railings, bollards, tree grates, and trash receptacles. Hardscape 
treatments and furnishings in each district could vary, but would maintain a consistent, 
identifiable theme. Signage would also be provided at the project entries and within the site. 

Utilities. Utility services would be provided through construction of pipelines/extensions from 
existing utility infrastructure within surrounding roadways. Water service would be provided to 
the site by a new on-site 12-inch-diameter loop extending from an existing 16-inch-diameter 
water main in El Camino Real. Sewer service would be provided by connecting to the existing 
El Camino Real trunk sewer, which drains into the Carmel Valley trunk sewer and into Pump 
Station 65 adjacent to Sorrento Valley Road. Electrical, natural gas, and telecommunications 
services would be provided by connecting to existing infrastructure within Del Mar Heights 
Road and El Camino Real. The project site is served by an existing storm drain system in El 
Camino Real. Storm water flows would be collected and treated on-site in proposed storm drain 
facilities, and then directed to the existing facilities in El Camino Real. 

Project Phasing and Construction. The proposed project is anticipated to be developed in three 
phases. Phase 1 would include development of the Community Plaza District, Phase 2 would 
include the Central East District, and Phase 3 would include the Western District. Proposed 
roadways and parking facilities would be constructed commensurate with buildings to 
accommodate access and parking requirements per the City. 

Approximately 23 acres of the 23.6-acre site would be graded. Site grading would require 
approximately 528,000 cubic yards of cut and approximately 25,000 cubic yards of fill, requiring 
export of approximately 503,000 cubic yards. The maximum cut depth would be 45 feet, which 
would be required for the construction of the underground parking garages. Manufactured slopes 
are proposed in the western and northern portions of the site and would have a maximum 
gradient of 2:1 with a maximum height of 17 feet. Retaining walls on-site would consist of 500 
linear feet with a maximum height of 14 feet. 

EIR FORMAT - THE KEY ELEMENTS 

Emphasis in the EIR must be on identifying feasible solutions to environmental problems. The 
objective is not to simply describe and document an impact, but to actively create and suggest 
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mitigation measures or project alternatives to substantially reduce significant adverse 
environmental impacts. The adequacy of the EIR will depend greatly on the thoroughness of this 
effort. 

The EIR must be written in an objective, clear, and concise manner, in plain language. Use 
graphics to replace extensive word descriptions and to assist in clarification. Conclusions must 
be supported with quantitative, as well as qualitative information, to the extent feasible. 

EIRCONTENT 

Prior to public review, EAS will prepare Conclusions to be attached at the front of the Draft EIR 
(DEIR), but these cannot be prepared until an approved draft has been submitted to the City. 
The EIR shall include a title page including the PTS number and the date of publication. The 
entire EIR must be left justified and shall include a table of contents and an executive summary 
of the following sections: 

1. INTRODUCTION 

Introduce the purpose of the project with a brief discussion of the intended use and purpose of 
the EIR. Discuss how the EIR may be used as the basis for subsequent approvals and/or 
subsequent environmental documents, as appropriate; and describe the parameters for such future 
use of the EIR. Describe and/or incorporate by reference any previously certified environmental 
documents that address the project site. 

2. ENVIRONMENTAL SETTING 

Describe the precise location of the project with an emphasis on the physical features of the site 
and the surrounding area and present it on a detailed topographic map and a regional map. 
Provide a local and regional description of the environmental setting of the project. Describe any 
upcoming changes to the area and any cumulative changes that may relate to the project site. 
Include the existing and planned land uses in the vicinity, on-and off-site resources, the 
community plan area land use designation(s), whether or not the project is located within the 
Multi-Habitat Planning Area (MHP A), existing zoning, all utility easements and any required 
maintenance access, and any overlay zones within this section. Provide a recent aerial photo of 
the site and surrounding uses, and clearly identify the project location. 

3. PROJECT DESCRIPTION 

Per CEQA Guideline Section 15124, discuss the goals and objectives and major features of the 
project. Describe all the discretionary actions involved in the project. List and explain the 
requirements for permits or approvals from federal, state, and local agencies. Describe the 
proposed project's components, including the commercial/retail, office, hotel, residential, 
parking, circulation, public space, landscaping, hardscape treatments, and utility improvements. 
Project phasing also should be discussed in this section. 
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4. HISTORY OF PROJECT CHANGES 

Chronicle the physical changes that have been made to the project in response to environmental 
concerns raised during the City's review of the project. 

5. ENVIRONMENTAL IMPACT ANALYSIS 

This section shall analyze those environmental categories having a potential for adverse 
environmental impacts, either because of the project's effect on the existing conditions, or the 
effect of existing conditions on the project. The draft EIR must include a complete discussion of 
the existing conditions, thresholds, impact analysis, significance, and mitigation for all the 
environmental issue sections. The EIR must represent the independent analysis of the Lead 
Agency. The City's current CEQA Significance Determination Thresholds (2007) are to be used 
to establish significant effect unless otherwise directed by the City. 

In general, the EIR should discuss all potential direct and indirect impacts associated with each 
environmental issue area listed below. These environmental issue areas are listed in order of 
anticipated magnitude of significance. Lastly, the EIR should summarize each required technical 
study or survey report within each respective issue section, and all requested technical reports 
must be included as the appendices to the EIR and summarized in the text of the document. 

In each environmental issue section, mitigation measures to avoid or substantially lessen impacts 
must be clearly identified and discussed. The ultimate outcome after mitigation should also be 
discussed (i.e., significant but mitigated, significant and unmitigated). If other potentially 
significant issue areas arise during detailed environmental investigation of the project, 
consultation with the Development Services Department is required to determine if these areas 
need to be added to the EIR. As supplementary information is required, the EIR may also need 
to be expanded. 

5.1 Land Use 

Issue 1: Would the project be inconsistent/conflict with the environmental goals, 
objectives, or guidelines of the Carmel Valley Community Plan or City of San Diego 
General Plan? 

Issue 2: Would the project be inconsistent/conflict with an adopted land use designation or 
intensity and indirect or secondary environmental impacts may occur? 

Issue 3: Would the project conflict with any applicable land use plan, policy, or regulation 
of an agency with jurisdiction over the project? 

As indicated under Project Description, the proposed project would include a community plan 
amendment, rezone, and precise plan amendment. The impacts of these land use changes must 
be addressed in the EIR. In addition, the EIR shall evaluate consistencies/ inconsistencies 
(including all deviations, variances, etc.) with local, state, and federal regulations (i.e., the City's 
General Plan [2008], Carmel Valley Community Plan, North City West Development Unit 
Number Two Precise Plan, and the City of San Diego Land Development Code. 
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The site is designated Employment Center by the Community Plan, and zoned as Carmel Valley 
Planned District (CVPD)-Employment Center. The site consists of a vacant lot with four graded 
pads. The project proposes to change the Community Plan designation to Regional Commercial 
(Residential Permitted) and rezone the site to a new zone that is proposed as part of this project 
application titled Carmel Valley Planned District-Mixed Use Center. Describe how the project is 
in conformance with these designations. If the project is found to be inconsistent with any 
adopted land use plans, would that inconsistency result in physical affects that could be 
considered significantly adverse? 

The proposed rezone is to a new zone (Carmel Valley Planned District- Mixed Use Center). In 
this case, the maximum build out limit is based on the CC-5-5 Zone with a FAR of 2. The new 
zone would vary from the CC-5-5 Zone with regard to building height, minimum lot size, and 
setbacks; though it may be determined that these exceptions would be project specific. This 
Project would also have a defined maximum build out of 2,044,200 square feet gross floor area 
or 836,000 square feet gross leasable area plus a 150-room hotel, and 608 residential units with a 
maximum FAR of 1.98. Any additional development above the proposed maximum evaluated in 
the EIR or exceptions not detailed in the EIR would require subsequent environmental review. 

The site is not located within or adjacent to any Multi-Habitat Planning area of the Multiple 
Species Conservation Program (MSCP), therefore no land use conflicts with the MSCP are 
anticipated. This shall be disclosed and discussed in the Land Use Section. 

5.2 Transportation/Circulation 

Issue 1. Would the project conflict with an applicable plan, ordinance or policy 
establishing measures of effectiveness for the performance of the circulation system, taking 
into account all modes of transportation including mass transit and non-motorized travel 
and relevant components of the circulation system, including but not limited to 
intersections, streets, highways and freeways, pedestrian and bicycle paths, and mass 
transit 

Issue 2. Would the project conflict with an applicable congestion management program, 
including, but not limited to level of service standards and travel demand measures, or 
other standards established by the county congestion management agency for designated 
roads or highways? 

Issue 3. Would the project result in a change in air traffic patterns, including either an 
increase in traffic levels or a change in location that results in substantial safety risks? 

Issue 4. Would the project substantially increase hazards due to a design feature (e.g., 
sharp curves or dangerous intersections) or incompatible uses (e.g., farm equipment)? 

Issue 5. Would the project result in inadequate emergency access? 
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Issue 6. Would the project conflict with adopted policies, plans, or programs regarding 
public transit, bicycle, or pedestrian facilities, or otherwise decrease the performance or 
safety of such facilities? 

The proposed project will increase traffic volumes and has the potential to result in direct and/or 
cumulative impacts on the surrounding local circulation network (segments and intersections) 
and adjacent I-5 freeway (freeway ramps and mainline). Therefore, a traffic study must be 
prepared for this project to the satisfaction of the City Engineer. 

Describe in this section any required modifications and/or improvements to the existing 
circulation system, including City streets, intersections, freeways, and interchanges. Discuss any 
potential traffic impacts on the Carmel Valley community, as well as adjacent communities (if 
applicable). Also, discuss how the mix of uses would affect the overall traffic generated by the 
project. Address cumulative traffic impacts, including any future development in the Carmel 
Valley community. Note the assumption of traffic conditions at build-out. Describe the parking 
proposal and the walkability and pedestrian connectivity of planned facilities within the project, 
both internally and externally. Describe the extent that the internal street pattern would circulate 
vehicles through site without utilizing external roadway system. Describe how any proposed 
pedestrian and bicycle access would connect with off-site circulation elements. 

The EIR shall present mitigation measures that are required to reduce or avoid impacts. Discuss 
if those measures will mitigate impacts to below a level of significance. If the project results in 
traffic impacts, which cannot be mitigated to below a level of significance, the Alternatives 
section of the EIR should include a project alternative that will avoid or further reduce traffic 
impacts. 

5.3 Visual Quality/Neighborhood Character 

Issue 1. Would the project have a substantial adverse effect on a scenic vista? 

Issue 2. Would the project substantially damage scenic resources, including but not limited 
to, trees, rock outcroppings, and historic buildings within a state scenic highway? 

Issue 3. Would the project substantially degrade the existing visual character or quality of 
the site and its surroundings? 

Issue 4. Would the project create a new source of substantial light or glare that would 
adversely affect day or nighttime views in the area? 

This section should evaluate grading associated with the project and potential change in the 
visual environment based on the proposed development. Provide an evaluation of the Visual 
Quality/Neighborhood Character (Aesthetics) impacts due to the proposed project. Describe the 
proposed structures in terms of building mass, bulk, height, and architecture. Describe or state 
how this complies or is allowed by the City's standards for the zone. Address visual impacts of 
the proposed project from public vantage points. Visibility of the site from public vantage points 
should be identified through a photo survey/inventory and/or simulations, and any changes in 
these views should be described. 
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Describe how the character of the surrounding area would be affected with development of the 
project. Describe any unifying theme proposed for the development area, and include a 
description of the proposed design guidelines. Would the project result in a homogenous style of 
architecture, or would varied architectural designs be encouraged? Also address any zone 
deviations (such as height) that could result in substantial impacts to the visual environment. 

If significant impacts to Visual Quality/Neighborhood Character are identified, mitigation 
measures and/or project alternatives that would reduce significant impacts to below a level of 
significance should be provided. Any and all such deviations/variances relating to visual 
quality/neighborhood character, and bulk and scale must be discussed in this section. 

5.4 Noise 

Issue 1: Would the project result or create a significant increase in the existing ambient 
noise levels? 

Issue 2: Would the project result in the exposure of people to noise levels which exceed the 
City's adopted noise ordinance or are incompatible with the City's Land Use- Noise 
Compatibility guidelines? 

Issue 3: Would the project cause exposure of people to current or future transportation 
noise levels which exceed standards established in the Transportation Element of the 
General Plan? 

Issue 4. Would the project result in a substantial temporary or periodic increase in 
ambient noise levels in the project vicinity above existing without the project? 

The proposed mixed-use development (which would include residences) would be required to 
provide outdoor amenities in the form of recreational areas, public open areas, or plazas and 
some, if not all, would be required to be accessible to the general public; therefore exterior noise 
attenuation may be required. Some building interiors may also be subject to Title 24 of the 
California Building Code and/or the City's Noise Ordinance, which could lead to the 
requirement of interior noise attenuation. The project site is currently subject to traffic noise 
from adjacent streets (Del Mar Heights Road, High Bluff Drive, and El Camino Real). The 
proposed project itself would also increase vehicular noise levels in the area which could result 
in a significant increase in noise levels affecting surrounding sensitive receivers. The site is not 
located within any Airport Influence Area, thus airport noise is not anticipated to affect the 
project. 

Prepare a noise study in accordance with the City's "Acoustical Report Guidelines." The report 
must assess the effects of existing and projected transportation noise levels on interior and 
required exterior usable areas. Where adverse impacts are identified, mitigation measures (i.e., 
setbacks, use of double-paned glass, noise walls/berms and other noise attenuation techniques) 
must be provided. Include graphics within the noise study, which show the existing, and future 
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noise levels of dB(A) and any increased noise levels over dB(A) in 5 dB(A) increments on the 
conceptual land use plan. 

The EIR should discuss how the project would conform to the City of San Diego Municipal 
Code Noise Abatement and Control Ordinance §59.5.01 and the General Plan. Additionally, 
construction noise may impact surrounding uses and the EIR should include a discussion 
regarding this potential impact. 

5.5 Air Quality 

Issue 1: Would the project conflict with or obstruct implementation of the applicable air 
quality plan? 

Issue 2: Would the project cause a violation of any air quality standard or contribute 
substantially to an existing or projected air quality violation? 

Issue 3: Would the project expose sensitive receptors to substantial pollutant 
concentrations? 

Issue 4: Would the project's construction activities exceed 100 pounds per day of 
Particulate Matter (dust)? 

Issue 5. Would the project result in a cumulatively considerable net increase of any criteria 
pollutant for which the project region is non-attainment under an applicable federal or 
state ambient air quality standard (including releasing emissions which exceed quantitative 
thresholds for ozone precursors)? 

Issue 6. Would the project create objectionable odors affecting a substantial number of 
people? 

The construction and operation phases of the project have potential to affect air quality. 
Construction can create short-term air quality impacts through equipment use, ground-disturbing 
activities, architectural coatings, and worker automotive trips. Air quality impacts resulting from 
the operation of the project would be primarily generated by increases in automotive trips. An 
air quality analysis must be prepared which discusses the project's impact on the ability to meet 
state, regional, and local air quality strategies/standards, as well as any health risks associated 
with construction. 

Describe the project's climatological setting within the San Diego i\ir Basin and the basin's 
current attainment levels for State and Federal Ambient Air Quality Standards. Discuss short­
and long-term and cumulative impacts on regional air quality, including construction and 
operational-related sources of air pollutants. Discuss the potential impacts from the increase in 
trips to the Regional Air Quality Standards, and the overall air quality impacts from such trips, 
and any proposed mitigation measures. Should the project result in a significant decrease in the 
levels of service of any roadway or intersection, address the potential degradation of air quality, 
which may result, including the possibility of "hot spots" within the area. Also include a 
discussion of potential dust generation during construction within this section of the document, 
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together with any proposed dust suppression measures that would avoid or lessen dust related 
impacts to sensitive receptors within the area. 

5.6 Energy 

Issue 1: Would the construction and operation of the proposed project result in the use of 
excessive amounts of electrical power? 

Issue 2: Would the proposed project result in the use of excessive amounts of fuel or other 
forms of energy (including natural gas, oil, etc.)? 

CEQA requires that potentially significant energy implications of a project shall be considered in 
an EIR to the extent relevant and applicable to the project. Particular emphasis on avoiding or 
reducing inefficient, wasteful, and unnecessary consumption of energy should be included in this 
section. Address the estimated energy use for the project and assess whether the project would 
generate a demand for energy (electricity and/or natural gas) that would exceed the planned 
capacity of the energy suppliers. A description of any energy and/or water saving project features 
should also be included in this section (cross reference with Green House Gas section as 
appropriate). Describe any proposed measures included as part of the project or required as 
mitigation measures directed at conserving energy and reducing energy consumption. Ensure 
this section addresses all issues described within Appendix F of the CEQA Guidelines. 

5. 7 Greenhouse Gas Emissions 

Issue 1. Would the project generate greenhouse gas emissions, either directly or 
indirectly, that may have a significant impact on the environment? 

Issue 2. Would the project conflict with an applicable plan, policy, or regulation 
adopted for the purpose of reducing emissions of greenhouse gases? 

This section shall present an overview of green house gases (GHG) including the most recent 
information regarding the current understanding of the mechanisms behind current conditions 
and trends, and the broad environmental issues related to global climate change. A discussion of 
current international and domestic legislation, plans, policies, and programs pertinent to global 
climate change shall also be included. Per General Plan direction, the EIR shall provide details 
of the project's sustainable features such as pedestrian access and orientation, sustainable design 
and building features, and others that meet criteria outlined in the Conservation Element of the 
General Plan. 

The EIR shall address the project's contribution to green house gases. A quantitative analysis 
addressing the project-generated greenhouse gas emissions, as applicable, shall be provided in a 
GHG emission study and summarized in the EIR. 

The City does not currently have adopted thresholds of significance for GHG emissions. The 
City is utilizing an interim threshold of 900 metric tons of GHG annually to determine a 
project's potentially significant impacts for GHG emissions. 
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Based on the scope of the project, GHG emissions resulting from both construction activities 
related to the project and on-going operation of the project must be analyzed. The analysis 
should include, but is not limited to, the five primary sources of GHG emissions: vehicular 
traffic, generation of electricity, natural gas consumption/combustion, solid waste generation, 
and water usage. The California Air Resources Board (CARB) has developed a year 2020 
"business-as-usual" forecast model which represents the GHG emissions that would be expected 
to occur without any GHG project reducing features or mitigation. To reduce potential impacts 
to below a level of significance, proposed projects must show a 30 percent reduction to the 2020 
business-as-usual model. 

5.8 Paleontological Resources 

Issue 1: Would the project result in the loss of significant paleontological resources? 

The EIR should include a paleontological resources discussion that identifies the underlying 
soils and formations and the likelihood of the project to uncover paleontological resources 
during grading activities. The EIR should identify the depth of cut (in feet) and amount of 
grading (in cubic yards) that would result from any grading activities. The City's thresholds for 
monitoring include grading depths of 10 feet or more and excavation of 1,000 or 2,000 cubic 
yards depending on the respective moderate or high sensitivity of the formational soils on-site. 
Monitoring may also be required depending on other site conditions such previous grading on­
site and depth of exposed formation(s). If the proposed development would impact fossil 
formations possessing moderate to high potential for significant resources, specific conditions 
(monitoring and curation) would be required to mitigate impacts to a level below significance. 

The project site is underlain by artificial fill and Torrey Sandstone. Torrey Sandstone has a 
high potential to contain fossils of scientific interest. Site grading would require 
approximately 528,000 cubic yards of cut to maximum depths of 45 feet on 23 acres of the 
23.6 acre site. Given that grading over the City's thresholds would occur in highly sensitive 
paleontological areas, monitoring would be required. The EIR would therefore contain a 
paleontological discussion and current City mitigation requirements would be required in the 
Mitigation Monitoring and Reporting Program (MMRP) Section. 

5.9 Biological Resources 

Issue 1: Would the project directly or indirectly impact any species identified as a 
candidate, sensitive, or special status species in the MSCP or other local or regional plans, 
policies or regulations, or by the California Department of Fish and Game (CDFG) or U.S. 
Fish and Wildlife Service (USFWS) 

The project site is not within or adjacent to the City's Multiple Species Conservation Program, 
Multi-Habitat Planning Area (MSCP/MHPA). Also, the project site is not located adjacent to 
native habitat or areas preserved as open space and the site does not contain habitat of biological 
value (Tier I, II, or III Habitats). However, the project site contains mature trees along its 
perimeter that may be suitable for raptor nesting. 
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The EIR shall address potential direct and indirect impacts to nesting raptors. If significant 
impacts are determined to occur, the project shall include mitigation that requires a pre­
construction nesting raptor survey if grading/construction would occur during the raptor 
breeding season. The mitigation shall indicate that if raptors are located within a potential direct 
or indirect impact area, then an impact avoidance plan shall be developed. 

5.10 Hydrology/Water Quality 

Issue 1: Would the project cause a substantial increase in impervious surfaces and 
associated increased runoff? 

Issue 2: Would the project cause substantial alteration to on- and off-site drainage 
patterns due to changes in runoff flow rates or volumes? 

Issue 3: Would the project result in an increase in pollutant discharge to receiving 
waters during construction or operation? 

Issue 4. Would the project violate any water quality standards or waste discharge 
requirements? 

Issue 5. Would the project substantially deplete groundwater supplies or interfere 
substantially with groundwater recharge such that there would be a net deficit in aquifer 
volume or a lowering of the local groundwater table level (e.g., the production rate of pre­
existing nearby wells would drop to a level which wouid not support existing land uses or 
planned uses for which permits have been granted)? 

Anticipated changes to existing drainage patterns and runoff volumes should be addressed in the 
EIR. A preliminary hydrology study must be provided and measures to protect on-site and 
downstream properties from increased erosion or siltation must be identified. 

Water Quality is affected by sedimentation caused by erosion, by urban run-off carrying 
contaminants, and by direct discharge of pollutants (point-source pollution). As land is 
developed or redeveloped, the impervious surfaces could send an increased volume of runoff 
containing oils, heavy metals, pesticides, fertilizers, and other contaminants (non-source 
pollution) into associated watersheds. Sedimentation can impede stream flow. Compliance with 
the City's Storm water Standards is generally considered to preclude water quality impacts. The 
Storm Water Standards are available online at: 

Discuss the project's effect on water quality within the project area and downstream. If the 
project requires treatment control Best Management Practices (BMPs), submit a Water Quality 
Technical Report (WQTR) consistent with the City's Storm Water Standards. The report must 
describe how source control and site design have been incorporated into the project, the selection 
and calculations regarding the numeric sizing treatment standards, BMP maintenance schedules 
and maintenance costs, and the responsible party for future maintenance and associated costs. 
The report must also address water quality, by describing the types of pollutants that would be 
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generated during post construction, the pollutants to be captured and treated by the BMPs. The 
findings in this report must be reflected within this section of the EIR. Based on the analysis and 
conclusions of the WQTR, the EIR shall disclose how the project would comply with local, 
state, and federal regulations and standards. 

Per the Water Quality Control Plan for the San Diego Basin, the project site is included in the 
Miramar Reservoir Hydrologic Area (No. 906.10) of the Pefiasquitos Hydrologic Unit (Basin 
No. 6). This section shall identify pollutants of concern for the watershed considering the 
federal CW A Section 303( d) impaired water listings, address potential impacts to the beneficial 
uses, and address if the project would cause impacts to water quality. Conformance with the 
National Pollutant Discharge Elimination System (NPDES) requirements shall be discussed. 

5.11 Public Utilities 

Issue 1: Would the proposed project result in the need for new systems or require 
substantial alterations to existing utilities including those necessary for water, sewer, storm 
drains, and solid waste disposal? If so, what physical impacts would result from the 
construction of these facilities? 

The EIR shall include a discussion of potential impacts to public utilities as a result of the 
project. Identify any conflicts with existing and planned infrastructure, evaluate any need for 
upgrading infrastructure and describe any impacts resulting from the construction of needed new 
facilities. 

Discuss the project's construction and operational effects on the City's ability to handle solid 
waste. According to Assembly Bill 939, the City of San Diego is required to divert at least 50 
percent of its solid waste from landfill disposal through source reduction, recycling, and 
composting by 2000. The proposed project meets the City's threshold of development of 40,000 
square feet or more and therefore a Waste Management Plan must be prepared by the applicant, 
approved by the City's Environmental Services Department, and summarized in the EIR. The 
Plan must address recycling and solid waste disposal, for demolition, construction, and post­
construction occupancy phases of the project. 

A Sewer and/or Water Study should be performed to determine if appropriate sewer/water 
facilities are available to serve the development. The analysis and conclusions of the studies 
shall be included in the EIR. 

As the project proposes more than 500 residential units, more than 250,000 square feet of 
commercial office uses, and includes a VTM application, a Water Supply Assessment (WSA) 
pursuant to CA Senate Bill (SB) 610 and a Water Supply Verification (WSV) pursuant to SB 
221 are required to be prepared. SB 221 applies to the Subdivision Map Act, requiring the 
verification that a proposed project has sufficient water supply available to serve it, and SB 610 
augments the CEQA process to definitively establish water availability. 

Senate Bills 610 and 221 require the evaluation of the availability of water to serve the proposed 
project for a 20-year planning horizon, including single and multiple dry years. The analysis and 
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conclusions of these reports must be summarized in the EIR. 

5.12 Public Services and Facilities/Recreation 

Issue 1: Would the proposed project result in the need for new or expanded public 
facilities, including fire protection, police protection, emergency medical, libraries, schools, 
and parks? If so, what physical impacts would result from the construction of these 
facilities? 

Issue 2. Would the project increase the use of existing neighborhood and regional parks or 
other recreational facilities such that substantial physical deterioration of the facility 
would occur or be accelerated? 

Issue 3. Does the project include recreational facilities or require the construction or 
expansion of recreational facilities, which might have an adverse physical effect on the 
environment? 

Discuss any intensification of land use on the property and if it would increase demand on 
existing and planned public services and facilities. Identify fire and police facilities in relation to 
the project site. Disclose the Fire and Police Department's current response time to the area. 
Discuss if the site currently receives six-minute response time for fire crews and equipment, 
eight-minute emergency services response time, and whether the Police Department's goal of a 
seven-minute response time for priority calls are currently able to be met on-site. Discuss if or 
how the project would alter any existing or planned response times to the site or surrounding 
service area. 

Since the project includes residential uses, it also could increase the demand for libraries, 
schools, and parks in the area. Discuss if the schools and parks are adequate to accommodate 
the increase in residences in the area. If facilities are not adequate, discuss the physical 
environmental impacts that could result. 

5.13 Geologic Conditions 

Issue 1: Would the project expose people or structures to geologic potential substantial 
adverse effects including the risk of loss of life, injury, or death due to hazards such as 
earthquakes, landslides, mudslides, ground failure, or similar hazards? 

Issue 2: Would the project result in a substantial increase in wind or water erosion of soils, 
either on or off the site? 

Issue 3: Would the project be located on a geologic unit or soil that is unstable or that 
would become unstable as a result of the project, and potentially result in an on- or off-site 
landslide, lateral spreading, subsidence, liquefaction, or collapse? 

The project is located in Hazard Zone 52, other level areas, gently sloping or steep terrain, 
favorable geologic structure, low risk. A geotechnical report, prepared in accordance with the 
City's Geotechnical Report Guidelines, is required to address the feasibility and suitability of the 
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entire site for the proposed development. The EIR should discuss the potential for either short­
or long-term erosion impacts to soils on-site. Geological constraints on the project site, 
including groundshaking, ground failure, landslides, erosion, and geologic instability should be 
addressed, as well as seismicity and seismic hazards created by faults present in the project site. 

5.14 Health and Safety 

Issue 1: Would the project re.sult in hazardous emissions or handle hazardous or acutely 
hazardous materials, substances, or waste within a quarter-mile of an existing or proposed 
school? 

Issue 2: Would the project be located on a site which is included on a list of hazardous 
materials sites complied pursuant to Government Code Section 65962.5 and, as a result, 
create a significant hazard to the public or environment and would the project expose 
people to potential health hazards? 

Issue 3: Would the project expose people to toxic substances? 

Issue 4: Would the project impair implementation of, or physically interfere with an 
adopted emergency response plan? 

The project site is located adjacent to industrial and research and development uses, some of 
which may routinely transport, use, store, and dispose of hazardous materials. The EIR shall 
identify known contamination sites within the project area and address the potential impact to 
residents and occupants of the proposed project. This section should also address any hazardous 
materials that could be utilized and/or stored on site. Please provide the types and quantities of 
hazardous materials along with the locations of storage areas on the plans. 

The EIR shall also discuss project effects on emergency routes and access within the project area 
during and after project construction. 

5.15 Historic Resources 

Issue 1: Would the project result in an alteration, including adverse physical or aesthetic 
effects and/or the destruction of a prehistoric or historic building (including an 
architecturally significant building), structure, object, or site? 

The project site is located within an area of high sensitivity for archaeological resources. The 
site has been graded under previous entitlements for Neurocrine Biosciences project. The EIR 
should summarize any previous cultural resources reports prepared for the project site and 
identify archaeological resources and any previous historic structures or sites associated with the 
site. As additional grading will occur with the project, discuss the potential that subsurface 
historic and/or prehistoric archaeological materials could be encountered. 

The EIR should discuss the grading that has occurred as part of the approved permits and 
whether that grading resulted in filling the site or cutting into native soils. Quantify the amount 
of additional grading that will occur and evaluate the potential that proposed grading will occur 
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in areas of previous fill and/or cut into areas of native soil where there is a potential to uncover 
subsurface resources. The EIR should include a requirement for archaeological monitoring for 
areas where new grading would occur in native soils. 

6. CUMULATIVE EFFECTS 

When this project is considered with other past, present, and reasonable foreseeable future 
projects in the project area, implementation could result in significant environmental changes, 
which are individually limited but cumulatively considerable. Therefore, in accordance with 
Section 15130 of the CEQA Guidelines, potential cumulative impacts must be discussed in a 
separate section of the EIR. 

Additionally, the Cumulative Impacts section must address the project's contribution to green 
house gases. Quantify the greenhouse gas emissions associated with the project and the extent to 
which that contribution is considered significant. Discuss current relevant legislation (AB32, 
SB97) and how the proposed project's air quality analysis conforms to state requirements. (This 
discussion may reference and summarize the detailed analysis presented in the Energy and 
Green House Gas sections of the EIR.) 

7. MITIGATION MEASURES 

Mitigation measures should be clearly identified and discussed. A Mitigation, Monitoring and 
Reporting Program (MMRP) for each issue area with significant impacts is mandatory and 
projected effectiveness must be assessed (i.e., all or some CEQA impacts would be reduced to 
below a level of significance, etc.). At a minimum, the MMRP should identify: 1) the 
department responsible for the monitoring; 2) the monitoring and reporting schedule; and 3) the 
completion requirements. In addition to separate issue area mitigation discussions, a 
consolidated, stand alone, verbatim, all issue area :N1MRP should also be included in the EIR in a 
separate section and a duplicate separate copy must also be provided to EAS. 

8. EFFECTS NOT FOUND TO BE SIGNIFICANT 

Provide a discussion of the environmental issue areas that were determined not to be significant 
and describe the reasons for this determination. For the San Diego Corporate Center project, 
these include Agriculture and Forestry Resources and Mineral Resources If issues related to 
these areas or other potentially significant issues areas arise during the detailed environmental 
investigation of the project, consultation with EAS is recommended to determine if subsequent 
issues area discussion needs to be added to the EIR. Additionally, as supplementary information 
is submitted (such as with the technical reports), the EIR may need to be expanded to include 
these or other additional use areas. 

9. NEW INFORMATION/PROJECT AMENDMENTS 

If the project description changes, and/or supplementary information becomes available, the EIR 
may need to be expanded to include additional issue areas. This must be determined in 
consultation with EAS staff. 
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10. MANDATORY DISCUSSION AREAS 

In accordance with CEQA Section 15126, the EIR must include a discussion of the following 
issue areas: 

A. Any significant environmental effects that cannot be avoided if the proposed project is 
implemented. Include impact threshold criteria used. Provide mitigation measures where 
appropriate; including triggers, details, responsible entities, and a monitoring and report 
schedule. Include a sentence on the significance of each impact area discussed, with effect of 
the proposed mitigation if appropriate. Do not include analysis in this sentence. 

B. Any significant irreversible environmental changes that would result from the 
implementation of the proposed project. 

C. Growth-inducing impacts of the proposed project. The Growth Inducement analysis should 
conclude: 1) how the project is directly and indirectly growth inducing (i.e., fostering 
economic or population growth by land use changes, construction of additional housing, 
etc.), and 2) if the subsequent consequences (i.e., impacts to existing infrastructure, 
requirement of new facilities, roadways, etc.) of the growth inducing project would create a 
significant and/or unavoidable impact, and provide for mitigation or avoidance. Address the 
potential for growth inducement through implementation of the proposed project; accelerated 
growth could further strain existing community facilities or encourage activities that could 
significantly affect the environment. This section need not conclude that growth-inducing 
impacts, if any, are significant unless the project would induce substantial growth or 
concentration of population that would lead to significant environmental impacts. 

11. ALTERNATIVES 

The EIR must place major attention on reasonable alternatives that avoid or mitigate the 
project's significant impacts. These alternatives should be identified and discussed in detail and 
should address all significant impacts. The alternatives analysis should be conducted in 
sufficient detail to clearly assess the relative level of impacts and feasibility. See Section 
155364 of the CEQA Guidelines for the CEQA definition of "feasible." 

Preceding the detailed alternatives analysis, provide a section entitled "Alternatives Considered 
but Rejected." This section should include a discussion of preliminary alternatives that were 
considered but not analyzed in detail. The reasons for rejection must be explained in detail and 
demonstrate to the public the analytical route followed in rejected certain alternatives. 

Per Planning Commission Direction, the proposed project and project alternatives should 
consider the ability of each alternative to meet the project objectives while reducing significant 
environmental impacts. The following alternatives at a minimum must be considered: 

A. No Project/Development Under Existing Plans 
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This alternative should describe proposals that would develop the site in accordance with 
existing zoning and/or existing land use plans. Describe any future development of the site that 
could occur. Discuss the environmental effects that could increase or decrease as a result of this 
alternative, such as land use, traffic, air quality, GHG, and noise. 

B. No Project/No Development 

This alternative would include no changes to the existing site conditions. The site would remain 
undeveloped and vacant. Describe any environmental effect changes that would occur if the site 
remained in its current state. 

C. Reduced Development Alternative 

If the traffic study shows a substantial increase in traffic volumes in the community as a result of 
build-out of the proposed project, a Reduced Development Alternative that reduces the overall 
traffic impacts should be presented with the Draft EIR. The Applicant should work with the 
City's EAS and Transportation Development staff to determine the development intensity that 
should be considered in this alternative. 

D. Reduced Use Development Alternative 

If the traffic study shows a substantial increase in traffic volumes in the community as a result of 
build-out of the proposed project, a Reduced Use Development Alternative that reduces the 
overall traffic impacts by eliminating one or more use type (i.e. residential and/or hotel use) 
should be presented with the Draft EIR. The Applicant should work with the City's EAS and 
Transportation Development staff to determine the uses that contribute the most to traffic 
volumes that should be considered in this alternative. 

If through the environmental analysis process, other alternatives become apparent which would 
mitigate potentially significant impacts; these alternatives must be discussed with EAS staff 
prior to including them in the EIR. It is important to emphasize that the alternatives section of 
the EIR should constitute a major part of the report. The timely processing of the environmental 
review will likely be dependent on the thoroughness of effort exhibited in the alternatives 
analysis. 

12. REFERENCES 

Material must be reasonably accessible. Use the most up-to-date possible and reference source 
document. 

13. INDIVIDUALS AND AGENCIES CONSULTED 

List those consulted in preparation of Draft EIR. Seek out parties who would normally 
be expected to be a responsible agency or an interest in the project. 
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14. CERTIFICATION PAGE 

Include City and Consulting staff members, titles and affiliations. 

15. APPENDICES 

Include the Scoping Meeting, NOP, and responses to the Scoping Meeting and Notice (Scoping 
Meeting verbal transcript). Include all accepted technical studies. 

Prior to starting work on the EIR, it is recommended that we meet with your staff to discuss this 
proposed scope of work and the environmental review process. Please contact Holly Smit­
Kicklighter, Environmental Planner, at (619) 446-5378, if you have any questions regarding the 
CEQA analysis; or Renee Mezo, Project Manager at (619) 446-5001, for general questions 
regarding the proposed project. 

Sincerely, 

Cecilia Gallardo, AICP 
Assistant Deputy Director 
Development Services Department 



STATE OF CALIFORNIA 

GOVERNOR'S OFFICE of PLANNING AND RESEARCH 
STATE CLEARINGHOUSE AND PLANNING UNIT 

ARNOLD SCHWARZENEGGER 
GOVERNOR 

May 26,2010 

To: Reviewing Agencies 

Re: San Diego Corporate Center 
SCH# 20 I 005 1 073 

Notice of Preparation 

CYNTHIA BRYANT 
DIRECTOR 

Attached for your review and comment is the Notice of Preparation (NOP) for the San Diego Corporate Center draft 
EIJvironmental Impact Report (EIR). 

Responsible agencies must transmit their conunents on the scope and content of the NOP, focusing on specific 
information related to their own statutory responsibility, witltin 30 days of receipt of the N OP from the Lead 
Agency. This is a courtesy notice provided by the State Clearinghouse with a reminder for you to comment in a 
timely manner. We encourage other agencies to also respond to this notice and express their concerns early in the 
environmental review process. -

Please direct your cornn1ents to: 

Holly IGcklighter 
City of San Diego, Developnient Services 
1222 First Avenue, MS-501 
San Diego, CA 92101 

wi th a copy to tJJe State Clearinghouse in the Office of Planning and Research. Please refer to the SCH number 
noted above in all correspondence concerning this project. 

If you have any questions about the environmental document review process, please call the State Clearinghouse at 
(916) 445-0613. 

Sincerely, 

cv---t: 
Scott Morgan 
Acting Director 

Attaclunents 
cc: Lead Agency 

1400 lOth Street P.O. Box 3044 Sacramento, California 95812-3044 
(916) 445-0613 FAX (916) 323-3018 www.opr.ca.gov 
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Wayne Donaldson Steve Shaffer CEQA Coordinator Division of Financial Assistance Lahontan Region (6) 

Dept of Parks & Recreation 
Dept of Food and Agriculture Housing Policy Division 0 0 0 State. Water Resources Control 

RWQCB 6V 
Environmental Stewardship Depart. of General Services· Lahontan Region (6) 
Section Public School Construction Board Victorville Branch Office 

l 0 Dept. of Transportation Student Intern, 401 Water Quality 

0 California Department of Dept. of General Services Certification Unit RWQCB7 
Resources, Recycling & Anna Garbeff 0 Division of Water Quality Colorado River Basin Region (7) 
Recovery Environmental Services Section Caltrans, District 1 0 0 Sue O'Leary 0 Rex Jackman State Water Resouces Control Board RWQCB 8 

l Dept. of Public Health 0 Steven Herrera Santa Ana Region (8) 
S.F. Bay Conservation & Bridgette Binning Caitrans, District 2 Division of Water Rights • Dev't.. Comm. Dept. of Health/Drinking Water Marcelino Gonzalez 0 RWQCB 9 
Steve McAdam 0 Dept. of Toxic Substances Control San Diego Region (9) 

• 
Independent 

Caltrans, District 3 CEQA Traci<ing Center 
Dept. of Water Resources Bruce de Terra 

0 Resources Agency Commissions, Boards 0 Caitrans, District 4 
Department of Pesticide Regulation 

Nadell Gayou 0 CEQA Coordinator 
Delta Protection Commission Usa Carboni 

] 
Linda Flack 0 0 Other 

0 Caltrans, District 5 

Conservancy Cal EMA (Emergency David Murray 
Management Agency) 0 Dennis Castrillo Caltrans, District 6 

sh and Game 0 Michael Navarro 

] Governor's Office of Planning 0 Depart. of Fish & Game & Research Cal trans, District 7 Last Updated on 03/24/10 
Scott Flint State Clearinghouse Elmer Alvarez 
Environmental Services Division 

l Fish & Game Region 1 
Donald Koch 



STATE OF CALIEOB!!IIA 

NATIVE AMERICAN HERITAGE COMMISSION 
915 CAPITOL MALL, ROOM 364 
SACRAMENTO, CA 95814 
(916) 653-6251 
Fax (916) 657-5390 
Web Sit e. vtWWA1J!]ll;.cn,gQI1 
e-mail: ds_nahc@pacbell.net 

Ms. Holly Smit-Kicklighter, Analyst 

May 628 2010 

AOJQJd Schwarzenegger Go vecnor 

CITY OF SAN DIEGO DEVELOPMENT SERVICES DEPARTMENT 
1222 First Avenue, MS 501 
San Diego, CA 92101 

Re: SCH# Pending: City of San Diego Project No. 193036 CEQA Notice of Preparation (NOP) 
for a draft Environmental Impact Report (DEIR) for the SAN DIEGO CORPORATE CENTER 
Project, a Phased Muxed-Use Development on 23.6 acres: located in the Carmel Valey 
Community Plan Area: San Diego County, California 

Dear Ms. Smit-Kicklighter: 

The Native American Heritage Commission (NAHC) is the state 'trustee agency' 
pursuant to Public Resources Code §21 070 for the protection and preservation of California's 
Native American Cultural Resources .. (Also see Environmental Protection Information Center v. 
Johnson (1985) 170 Cal App. :fd 604). The California Environmental Quality Act (CEQA- CA 
Public Resources Code §21 000-21177, amended in 2009) requires that any project that causes 
a substantial adverse change in the· significance of an historical resource, that includes 
archaeological resources, is a 'significant effect' requiring the preparation of .an Environmental 
Impact Report (EIR) per the California Code of Regulations §15064.5(b)(c )(f) CEQA 
guidelines). Section 15382 of the CEQA Guidelines defines a significant impact on the 
environment as "a substantial , or potentially substantial, adverse change in any of physical 
conditions within an area affected by the proposed project, including ... objects of historic or 
aesthetic significance." In order to comply with this provision, the lead agency is required to 
assess whether the project will have an adverse impact on these resources within the 'area of 
potential effect (APE), and if so, to mitigate that effect. To adequately assess the project-related 
impacts on historical resources, the Commission recommends the following. 

The Native American Heritage Commission did perform a Sacred Lands File (SLF) 
search in the NAHC SLF Inventory, established by the Legislature pursuant to Public 
Resources Code §5097.94(a) and Native American Cultural resources were not 
identified within the APE identified for the project. Early consultation with Native 
American tribes in your area is the best way to avoid unanticipated discoveries once a 
project is underway. Enclosed are the names of the nearest tribes and interested Native 
American individuals that the NAHC recommends as 'consulting parties,' for this purpose, 
that may have knowledge of the religious and cultural significance of the historic properties 
in the project area (e.g. APE). We recommend that you contact persons on the attached 
list of Native American contacts. A Native American Tribe or Tribal Elder may be the only 
source of information about a cultural resource.. Also, the NAHC recommends that a 
Native American Monitor o~ Native American culturally knowledgeable person be employed 
whenever a professional archaeologist is employed during the 'Initial Study' and in other 
phases of the environmental planning processes .. Furthermore we suggest that you 
contact the California Historic Resources Information System (CHRIS) at the Office of 



Historic Preservation (OHP) Coordinator's office (at (916) 653-7278, for referral to the 
nearest OHP Information Center of which there are 11. 

· Consultation with tribes and interested Native American tribes and interested 
Native American individuals, as consulting parties, on the NAHC list ,should be conducted 
in compliance with the requirements of federal NEPA (42 U.S.C. 4321-43351) and Section 
106 and 4(f) of federal NHPA (16 U.S.C. 470 [f)]et se), 36 CFR Part 800.3, the President's 
Council on Environmental Quality (CSQ; 42 U.S. C. 4371 et seq.) and NAGPRA (25 U.S. C. 
3001-3013), as appropriate. The 1992 Secretary of the Interior's Standards for the 
Treatment of Historic Properties were revised so that they could be applied to all historic 
resource types included in the National Register of Historic Places and including cultural 
landscapes. 

Lead agencies should consider avoidance, as defined in Section 15370 of the 
California Environmental Quality Act (CEQA) when significant cultural resources could be 
affected by a project. Also, Public Resources Code Section 5097.98 and Health & Safety 
Code Section 7050.5 provide for provisions for accidentally discovered archeological 
resources during construction and mandate the processes to be followed in the event of an 
accidental discovery of any human remains in a project location other than a 'dedicated 
cemetery. Discussion of these should be included in your environmental documents, as 
appropriate. 

The authority for the SLF record search of the NAHC Sacred Lands Inventory, 
established by the California Legislature, is California Public Resources Code §5097.94(a) 
and is exempt from theCA Public Records Act (c.f. California Government Code 
§6254.1 0). The results of the SLF search are confidential. However, Native Americans on 
the attached contact list are not prohibited from and may wish to reveal the nature of 
identified cultural resources/historic properties. Confidentiality of "historic properties of 
religious and cultural significance' may also be protected the under Section 304 of the 
NHPA or at the Secretary of the Interior' discretion if not eligible for listing on the National 
Register of Historic Places. The Secretary may also be advised by the federal Indian 
Religious Freedom Act (cf. 42 U.S.C, 1996) in issuing a decision on whether or not to 
disclose items of religious and/or cultural significance identified in or near the APE and 
possibly threatened by proposed project activity. 

CEQA Guidelines, Section 15064.5(d) requires the lead agency to work with the Native 
Americans identified by this Commission if the initial Study identifies the presence or likely 
presence of Native American human remains within the APE. CEQA Guidelines provide for 
agreements with Native American, identified by the NAHC, to assure the appropriate and 
dignified treatment of Native American human remains and any associated grave liens. 
Although tribal consultation under the California Environmental Quality Act (CEQA; CA 
Public Resources Code Section 21000- 21177) is 'advisory' rather than mandated, the 
NAHC does request 'lead agencies' to work with tribes and interested Native American 
individuals as 'consulting parties,' on the list provided by the NAHC in order that cultural 
resources will be protected. However, the 2006 SB 1059 the state enabling legislation to the 
Federal Energy Policy Act of 2005, does mandate tribal consultation for the 'electric 
transmission corridors. This is codified in the California Public Resources Code, Chapter 
4.3, and §25330 to Division 15, requires consultation with California Native American tribes, 
and identifies both federally recognized and non-federally recognized on a list maintained by 
the NAHC 



Health and Safety Code §7050.5, Public Resources Code §5097.98 and Sec. §15064.5 (d) 
of the California Code of Regulations (CEQA Guidelines) mandate procedures to be followed, 
including that construction or excavation be stopped in the event of an accidental discovery of 
any human remains in a location other than a dedicated cemetery until the county coroner or 
medical examiner can determine whether the remains are those of a Native American. . Note 
that §7052 of the Health & Safety Code states that disturbance of Native American cemeteries 
is a felony. 

Again, Lead agencies should consider avoidance, as defined in §15370 of the California 
Code of Regulations (CEQA Guidelines), when significant cultural resources are discovered 
during the course of project planning and implementation 

Please feel free to contact me at (916) 653-6251 if you have any questions. 

Attachment: List of Native American Contacts 

Cc: State Clearinghouse 



Native American Contacts 
May 28, 2010 

San Diego County 

Barona Group of the Capitan Grande 
Edwin Romero, Chairperson 
1 095 Barona Road Diegueno 
Lakeside , CA 92040 
sue@ barona-nsn .gov 
(619) 443-6612 
61 9-443-0681 

Ewiiaapaayp Tribal Office 
Robert Pinto, Chairperson 

Santa Ysabel Band of Diegueno Indians 
Johnny Hernandez, Spokesman 
PO Box 130 Diegueno 
Santa Ysabel, CA 92070 
brandietaylor@yahoo.com 

(760) 765-0845 
(760) 765-0320 Fax 

Sycuan Band of the Kumeyaay Nation 
Danny Tucker, Chairperson 

4054 Willows Road Diegueno/Kumeyaay 5459 Sycuan Road Diegueno/Kumeyaay 
Alpine , CA 91901 

wmicklin@ leaning rock. net 
(619) 445-6315 - voice 
(619) 445-9126 -fax 

La Posta Band of Mission Indians 
Gwendolyn Parada, Chairperson 
PO Box 1120 Diegueno/Kumeyaay 
Boulevard , CA 91905 
(619) 478-2113 
619-478-2125 

San Pasqual Band of Mission Indians 
Allen E. Lawson, Chairperson 
PO Box 365 Diegueno 
Valley Center, CA 92082 

(760) 749-3200 
(760) 7 49-3876 Fax 

This list Is current only as of the date of this document. 

El Cajon , CA 92021 
ssilva@sycuan-nsn.gov 

619 445-2613 
619 445-1927 Fax 

Viejas Band of Mission Indians 
Bobby L. Barrett, Chairperson 
PO Box 908 Diegueno/Kumeyaay 
Alpine , CA 91903 
jrothauff@viejas-nsn.gov 
(619) 445-3810 
(619) 445-5337 Fax 

Kumeyaay Cultural Historic Committee 
Ron Christman 
56 Viejas Grade Road Diegueno/Kumeyaay 
Alpine , CA 92001 

(619) 445-0385 

Distribution of this list does not relieve any person of statutory responsibility as defined In Section 7050.5 of the Health and 
Safety Code, Section 5097.94 of the Public Resources Code and Section 5097.98 of the Public Resources Code. Also, 
federal National Environmental Polley Act (NEPA), National Historic Preservation Act, Section 106 and fed 
eral NAGPAA. And 36 CFR Part 800.3. 

This list Is only applicable for contacting local Native Americans with regard to cultural resources for the proposed 
San Diego Corporate Center Project, a City of San Diego Project No. 193036; located on 23.6-acres at 12910 Del Mar 
Heights Place with the Carmel Valley Community Plan; Project Involves a maximum of 2,044,200 square feet of Building 



Native American Contacts 
May 28, 2010 

Jamul Indian Village 
Kenneth Meza, Chairperson 

San Diego County 

P.O. Box 612 · Diegueno/Kumeyaay 
Jamul , CA 91935 
jamulrez@sctdv.net 
(619) 669-4785 
(619) 669-48178- Fax 

Mesa Grande Band of Mission Indians 
Mark Romero, Chairperson 
P.O Box 270 Diegueno 
Santa Ysabel. CA 92070 
mesagrandeband@msn.com 
(760) 782-3818 
(760) 782-9092 Fax 

Kumeyaay Cultural Heritage Preservation 
Paul Cuero 
36190 Church Road, Suite 5 Diegueno/ Kumeyaay 

Campo , CA 91906 
chairman@campo-nsn.gov 
(619) 478-9046 
(619) 478-9505 
(619) 478-5818 Fax 

Kwaaymii Laguna Band of Mission Indians 
Carmen Lucas 
P.O. Box 775 Diegueno-
Pine Valley , CA 91962 
(619) 709-4207 

This list Is current only as of the date of this document. 

Inaja Band of Mission Indians 
Rebecca Osuna, Spokesperson 
2005 S. Escondido Blvd. Diegueno 
Escondido , CA 92025 
(760) 737-7628 
(760) 747-8568 Fax 

Kumeyaay Cultural Repatriation Committee 
Steve Banegas, Spokesperson 
1 095 Baron a Road Diegueno/Kumeyaay 
Lakeside , CA 92040 
(619) 742-5587 
(619) 443-0681 FAX 

San Pasqua! Band of Indians 
Kristie Orosco, Environmental Coordinator 
P.O. Box 365 Luiseno 
Valley Center. CA 92082 Diegueno 
council @sanpasqualtribe.org 
(760) 7 49-3200 
(760) 749-3876 Fax 

Ewiiaapaayp Tribal Office 
Will Micklin, Executive Director 
4054 Willows Road Diegueno/Kumeyaay 
Alpine , CA 91901 

wmicklin@ leaning rock. net 
(619) 445-6315- voice 
(619) 445-9126 - fax 

Distribution of this list does not relieve any person of statutory responsibility as defined In Section 7050.5 of the Health and 
Safety Code, Section 5097.94 of the Public Resources Code and Section 5097.98 of the Public Resources Code. Also, 
federal National Environmental Polley Act (NEPA), National Historic Preservation Act, Section 106 and fed 
era I NAGPRA. And 36 CFR Part 800.3. 

This list Is only applicable for contacting local Native Americans with regard to cultural resources for the proposed 
San Diego Corporate Center Project, a City of San Diego Project No. 193036; located on 23.6-acres at 12910 Del Mar 
Heights Place with the Carmel Valley Community Plan; Project Involves a maximum of 2,044,200 square feet of Building 



Native American Contacts 
May 28, 2010 

San Diego County 

Ewiiaapaayp Tribal Office 
Michael Garcia, Vice Chairperson 
4054 Willows Road Diegueno/Kumeyaay 
Alpine , CA 91901 

michaelg@ leaningrock. net 
(619) 445-6315- voice 
(619) 445-9126 - fax 

Clint Linton 
P.O. Box 507 
Santa Ysabel, CA 92070 
(760) 803-5694 
cjlinton73@aol.com 

Diegueno/Kumeyaay 

Campo Kumeyaay Nation 
Monique LaChappa, Chairwoman 
36190 Church Road Diegueno/Kumeyaay 
Campo , CA 91906 
(619) 478-9046 

Manzanita Band of the Kumeyaay Nation 
Leroy J. Elliott, Chairperson 
P.O. Box 1302 Diegueno/Kumeyaay 
Boulevard , CA 91905 
(619) 766-4930 

This list Is current only as of the date of this document. 

Kumeyaay Diegueno Land Conservancy 
M. Louis Guassac, Executive Director 
P.O. Box 1992 Diegueno/Kumeyaay 
Alpine , CA 91903 
(619) 852-8430 
guassacl@ one box. com 

Distribution of this list does not relieve any person of statutory responsibility as defined In Section 7050.5 of the Health and 
Safety Code, Section 5097.94 of the Public Resources Code and Section 5097.98 of the Public Resources Code. Also, 
federal National Environmental Polley Act (NEPA), National Historic Preservation Act, Section 106 and fed 
era I NAGPRA. And 36 CFR Part 800.3. 

This list Is only applicable for contacting local Native Americans with regard to cultural resources for the proposed 
San Diego Corporate Center Project, a City of San Diego Project No. 193036; located on 23.6-acres at 12910 Del Mar 
Heights Place w ith the Carmel Valley Community Plan; Project Involves a maximum of 2,044,200 square feet of Building 
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Torrey Pines Community Planning Board 

Project Review Committee 
 

BOARD MEMBERS: Dennis E. Ridz, Chair, dennisridz@hotmail.com ; Patti Ashton; Richard 
Caterina; Roy Davis; Greg Heinzinger; Norman Ratner, Michael Yanicelli, Cathy Kenton 
 
PUBLIC MEMBERS: Bob Lewis; Dan Jensvold; Diana Scheffler,  
 
To: Cecilia Gallardo, Assistant Deputy Director, Development Services for the City of San Diego 
 
June 7, 2010 
 
Subject: San Diego Corporate Center – Project No.: 193036   
 
 
The Torrey Pines Community Board’s Project Review Committee (PRC), as an Interested 
Agency, would like to take the opportunity to respond to the public notice of an Environmental 
Impact Report Scoping Meeting to be held on June 9, 2010. As a Interested Agency, we believe it 
is our obligation to provide feedback, observation, and critical analysis to the City of San Diego 
on Land Use issues that impact the Torrey Pines Community and citizens of San Diego’s First 
District. 
 
The PRC held a public forum to discuss the Scoping Document provided to the Torrey Pines 
Community Planning Board (TPCPB).  Furthermore, Section B – Transit First, of the City of San 
Diego General Plan has been reviewed in connection with the concept of “Transit Supportive City 
Land Use Planning” and the 2030 Regional Transit Plan (RPT).  The stated Goal of the Transit 
First section of the General Plan  “is to reduce dependence on the automobile”.   
 
As a practical matter, the PRC believes that the cumulative traffic impacts foreseen by the 
development of the San Diego Corporate Center will cause severe congestion along Del Mar 
Height Road and El Camino Real and radiate outward to impact I-5 and State Route 56.  Recent 
transit ventures such as the MTS bus route along Del Mar Heights Road were abandoned and the 
Carmel Valley Transit Center on Townsgate Drive never became operational. This project does 
not support or “reduce dependence on the automobile” but provides for 4,177 parking space. The 
PRC finds this project unacceptable until such time as a city mass transit plan(s) are in place, 
funded and operational.  Until such time as the City in collaboration with other agencies, such 
as SANDAG, moves from the long range-planning phase to the real world application of the 
Regional Transit Vision, this project cannot be supported. 
 
 Under Section 5.2 Transportation/Circulation, Issue 6 of the Draft Environmental Impact Report, 
the PRC would suggest that as Alternatives are developed, they include the following: 
1. A 15-20 % reduction of parking spaces or elimination of around 800 parking spots. 
2. Establishment of a secure off-site employee parking area and a corporate funded Shuttle Bus 

system to run during peak employment hours. 
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3. For corporate individual’s unwilling to carpool or use the shuttle system, the establishment of 
a parking pricing policy or consideration of parking as a taxable employee benefit. 

4. Provide a linkage between the proposed Transit Center at Pacific Highlands Ranch and the 
San Diego Corporate Center. 

5. Elimination of the 150-room hotel until such time as the mandatory water rationing in San 
Diego is lifted. 

6. Inclusion of SANDAG’s  commissioned report from Parsons Brinckerhoff for the 2050      
Regional  Transportation Plan entitled Lessons Learned from Peer Regions. One of the 
Overarching Themes relates to “Parking requirements in transit‐supportive communities are 
reduced.”  The Brinckerhoff report on page 28 states that “Abundant and inexpensive 
parking have proven to be key deterrents to transit use.” 

 
We are providing our comments so they may be included as part of the public 
testimony.  The Torrey Pines Community Planning Board intends to respond to the DEIR 
when it is issued and is willing to assist the City during its Scoping phase. 
 
 
 
Dennis E. Ridz, Chair of the Torrey Pines Community Planning Board 

Member of the SANDAG Shareholders Working Group on the 2050   
Regional Transportation Plan 

 
CC: Councilmember Sherri Lightner, District 1 
       Chairwoman Pam Slater‐Price, San Diego County Board of Supervisors 
       Senator Christine Kehoe, Thirty‐Ninth Senate District 
 
 
 
 
   
 
 



Comments on the Proposed 
San Diego Corporate Center Project 

A public seeping meeting is being held to give the public and interested parties an opportunity to 
submit comments regarding the potential environmental impacts of the proposed project. This 
information will be used to develop the scope and content of the proposed Environmental 
Impact Report (EIR) for the project to be described at the meeting. 

Name Signature 

Attach additional sheets if necessary. Written comments do not need to use this form. 

Comments on the San Diego Corporate Center Project must be received by June 24, 2010. 
Comments may be submitted in person at the June 9, 2010 public seeping meeting or mailed using this 
form. 



STATE OF CAL!FORNlr\ BUSINESS T RANSPO RTr\TIQN AND HOUSING AGENCY 

DEPARTMENT OF TRANSPORTATION 
DISTRICT II 
4050 Taylor St., MS 240 
SAN DIEGO, CA 92110 
PHONE (6 I 9) 688-6960 
FAX (6 I 9) 688-4299 
TIY 1-800-735-2929 

June 24, 2010 

Ms. Holly Kicklighter 
City of San Diego Development Services 
1222 First Avenue, MS 501 
San Diego, CA 92101 

Dear Ms. Kicklighter: 

ARNOLD SC HWAHZENEGGER Goven10r 

Flex your power! 
Be energy efficient! 

11-SD-5 
PM 34.13 

NOP SCH 2010051073 

The California Department of Transportation (Caltrans) appreciates the opportunity to have 
reviewed the Notice ofPreparation (NOP) SCH 2010051073 for the San Diego Corporate Center 
project located near the Interstate 5 (I-5) and Del Mar Heights Road. Cal trans has the following 
conunents: 

A traffic impact study is necessary to detennine this proposed project's near-tern1 and long-term 
impacts to the State facilities- existing and proposed- and to propose appropriate mitigation 
measures. The study should use as a guideline the Caltrans Guide for the Preparation of Traffic 
Impact Studies. Minimum contents ofthe traffic impact study are listed in Appendix "A" of the 
TIS guide. 

The LOS for operating State highway facilities is based upon Measures of Effectiveness (MOE) 
identified in the Highway Capacity Manual (HCM). Caltrans endeavors to maintain a target LOS 
at the transition between LOS "C" and LOS "D" on State highway facilities; however, Caltrans 
acknowledges that this may not always be feasible and recommends that the lead agency consult 
with Cal trans to detennine the appropriate target LOS. If an existing State highway facility is 
operating at less than this target LOS, the existing MOE should be maintained. In general, the 
region-wide goal for an acceptable LOS on all freeways, roadway segments, and intersections is 
"D". For undeveloped or not densely developed locations, the goal may be to achieve LOS "C". 

All State-owned signalized intersections affected by this project should be analyzed using the 
intersecting lane vehicle (ILV) procedure from the Caltrans Highway Design Manual, Topic 406, 
page 400-21. 

All freeway entrance and exit ramps where a proposed project will add a significant number of 
peak-hour trips that may cause any traffic queues to exceed storage capacities should be 
analyzed. If ramp metering is to occur, a ramp queue analysis for all nearby Cal trans metered on­
ramps is required to identify the delay to motorists using the on-ramps and the storage necessary 
to accommodate the queuing. The effects of ramp metering should be analyzed in the traffic 

· study. For metered freeway ramps, LOS does not apply. However, ramp meter delays above 15 
minutes are considered excessive. 

"Caltra r1 s improves mobility across Cali(om ia" 



Ms. Holly Kicklighter 
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Page 2 

The data used in the TIS should not be more than 2 years old. 

Caltrans endeavors that any direct and cumulative impacts to the State highway system be 
eliminated or reduced to a level of insignificance pursuant to the Califomia Environmental 
Quality Act (CEQA) and National Enviromnental Policy Act (NEP A) standards. 

Mitigation measures to State facilities should be included in the traffic impact analysis. 
Mitigation identified in the traffic study, subsequent enviromnental documents, and mitigation 
monitoring reports, should be coordinated with Caltrans to identify and implement the 
appropriate mitigation. Tllis includes the actual implementation and collection of any "fair 
share" monies, as well as the appropriate timing of the mitigation. Mitigation improvements 
should be compatible with Caltrans concepts. 

The lead agency should monitor impacts to insure that roadway segments and intersections 
remain at an acceptable Level of Service (LOS). Should the LOS reach unacceptable levels, the 
lead agency should delay the issuance of building permits for any project until the appropriate 
impact mitigation is implemented. 

Mitigation conditioned as part of a local agency's development approval for improvements to 
State facilities can be implemented either through a Cooperative Agreement between Caltrans 
and the lead agency, or by the project proponent entering into an agreement directly with CaltTans 
for the mitigation. When that occurs, Caltrans will negotiate and execute a Traffic Mitigation 
Agreement. 

Any work performed within Caltrans right-of-way (R/W) will require discretionary review and 
approval by Caltrans and an encroachment pe1mit will be required for any work within the 
Caltrans' R/W prior to construction. Current policy allows Highway Improvement Projects 
costing $1 million or less to follow the Caltrans Encroachment Permit process. Highway 
Improvement Projects costing greater than $1 million but less than $3 million would be allowed 
to follow a streamlined project development process similar to the Caltrans Encroachment Permit 
process. In order to detennine the appropriate pennit processing of projects funded by others, it 
is recommended that the concept and project approval for work to be done on the State Highway 
System be evaluated through the completion of a Pennit Engineering Evaluation Report (PEER). 
A PEER should always be prepared, regardless of the cost of improvements, when new operating 
improvements are consh·ucted by the permittee that become part of the State Highway System. 
These include, but are not limited to, signalization, channelization, tum pockets, widening, 
realignment, public road com1ections, and bike paths and lanes. After approval of the PEER and 
necessary application and supporting documentation an encroachment pennit can be issued. 

Highway Improvement Projects greater than $3 million, or considered complex projects, would 
be required to adhere to the full Project Development Process (e.g. Project Initiation Documents, 
Project Study Reports and Cooperative Agreements). A Caltrans District responsible unit will 
be notified and a project manager will be assigned to coordinate the project approval. 

"Co/trans improL·es mobility across Califomia" 
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In order to expedite the process for projects sponsored by a local agency or private developer, it 
is recommended a PEER be prepared and included in the Lead Agency's CEQA document. This 
will help expedite the Caltrans Encroachment Permit Review process. The PEER document 
forn1s and procedures can be found in the Caltrans Project Development Procedures Manual 
(PDPM). http://www.dot.ca.gov/hq/oppd/pdpm/pdpmn.htm 
http://www.dot.ca.gov/hq/traffops/developserv/pern1its/pdf/forn1s/PEER_(TR-0112).pdf 

As part of the encroachment permit process, the applicant must provide an approved final 
environmental document including the California Environmental Quality Act (CEQA) 
determination addressing any environmental impacts within the Caltrans' R/W, and any 
corresponding teclmical studies. If these materials are not included with the encroachment permit 
application, the applicant will be required to acquire and provide these to Caltrans before the 
permit application will be accepted. Identification of avoidance and/or mitigation measures will 
be a condition of the encroaclUllent permit approval as well as procurement of any necessary 
regulatory and resource agency pennits. Encroachment permit submittals that are incomplete can 
result in significant delays in pennit approval. 

Noise 
Air Quality 
Hazardous Materials 
Community Impacts 
Visual/Aesthetic Impacts (including any removal of vegetation or trees) 
Biological Resources 
Cultural Resources 
Water Quality 
Agricultural/Farn1land Impacts 

Improvement plans for construction within State Highway R1W must include the appropriate 
engineering information consistent with the State code and signed and stamped by a professional 
engineer registered in the State of California. Cal trans Permit Manual contains a listing of 
typical infonnation required for project plans. All design and constmction must be in 
conformance with the Americans with Disabilities Act (ADA) requirements. 

Additional inforn1ation regarding encroac!Ullent pennits may be obtained by contacting the 
Caltrans Pennits Office at (619) 688-6158. Early coordination with Caltrans is strongly advised 
for all encroachment pern1its. 

CEQA requires, under Public Resources Code (PRC) Section 21081.6, the adoption of reporting 
or monitoring programs when public agencies include environmental impact mitigation as a 
condition of project approval. Reporting or monitming takes place after project approval to 
ensure implementation of the project in accordance with the mitigation adopted during the 
CEQA review process. According to PRC Section 21081.6, when a project has impacts that are 
of statewide, regional, or area-wide significance, a reporting or monitoring program shall be 
submitted to the Department of Transportation (Caltrans). Attached are Caltrans guidelines for 

"Caltran .~ improFcs mobility across California" 
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the submittal of reporting or monitoring programs. Please submit the attached information to the 
Caltrans Inter-Governmental Review/Development Review contact following project approval. 

If you have any questions or require further infonnation, please do not hesitate to contact Trent 
Clark at (619) 688-3140. 

Sincerely, 

(J}vWJ-(ct/vJ 1J~A~ 
1\ I:LJ)uJ .J-0l-

~ ~ (} . ] ACOB M. ARMSTRONG, Chief 
Development Review Branch 

"Caltrans improt:cs mobility across Californ ia" 
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Holly Smit-Kicklighter 
Associate Planner 
City of San Diego Development Services 
Department 
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.501 West Broadway I 19th llonr I San Diego, CA 921 01 -3.591:1 

619·338-6500 office I 6 19-234-381.5 /u~ I www.sheppardmuilin.com 

John E. Ponder 
Writers Direct Line.: 619-338-6646 
jponder@sheppardmullin.com 

Our File Number: iSBK-151316 

Re: Notice of Preparation for the Draft Environmental Impact Report for the 
San Diego Coroorate Center (Project No. 193036) 

Dear Ms. Srnit-Kicklighter: 

On behalf of our client, Donahue Schriber, Inc., owner of the Del Mar Highlands 
Town Center, we appreciate the opportunity to respond to the Notice of Preparation of a Draft 
Environmental Impact Report for the San Diego Corporate Center project (dated May 25, 201 0). 
The Notice of Preparation ("NOP") announces that the City of San Diego will be the lead agency 
for preparation of an Environmental. Impact Report ("EIR") in connection with a proposed 
mixed-use development project located at 12910 Del Mar Heights Place in the Carmel Valley 
community of the City (the "Project"). The ElR is intended to satisfy the requirements of the 
California Environmental Quality Act ("CEQA"). 

Since the inception of the Del Mar Highlands Town Center more than 20 years 
ago, we have strived to be a good neighbor to the community. Our foremost goal is to ensure 
that Carmel Valley remains a comprehensively planned, community with a high guality oflife. 
We have been monitoring the Project closely for over a year and to that end, we submit this letter 
offering constructive comments that could be used to improve the EIR. 

Our primary concern is that the Project's massive density, at over 2 million square 
feet on a constrained, 23.6-acre site, is inconsistent with Carmel Valley's primacy planning 
objective of providing a balanced community. The Project's proposed land use change will result 
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in significant impacts on the community's circulation system which was not planned. designed or 
constructed to accommodate traffic generated from a project of this magnitude. 

In addition to traffic, potential environmental impacts that may arise due to the 
incompatibility of the proposed project with surrounding uses include economic decay, visual 
quality, noise and air quality. 

We look forward to continuing this cooperative dialogue with the City throughout 
the preparation of the EIR to ensure that the Project does not adversely impact Carmel Valley's 
high quality of life and distinctive community character. 

I. General Comments 

A. The Project's Massive Size and Density May Cause Economic Decay 

CEQA requires an analysis of the Project's potential to cause economic and urban decay. 
Changes to the physical environment caused by a project's economic effects are an indirect effect 
that must be analyzed in an EIR impact if they are significant.1 The Project would include a very 
large amount of retail and office square footage in an area already served by substantial retail and 
office. The City should prepare an Economic Impact and Urban Decay Analysis to identify 
potential ad verse impacts. 

The project description in the NOP is inadequate because it states that the Project has 
1, 143,200 square feet of retaiVcommercial,2 but does not distinguish between the uses or specify 
gross leasable area. Gross leasable area is relevant to the assessment of environmental impacts 
such as traffic and urban decay, and is necessary to determine the retail classification of the 
Project. Because the NOP does not set forth this information, the Project could be classified as 
anything from a "community shopping center" to a "superregional center. "3 

The Project could result in economic pressures to nearby and distant retail and office 
properties, potentially causing those users to go out of business, wbich could lead to deterioration 
and blight conditions resulting from vacant buildings and neglect. The City's Community and 
Economic Development Department has concluded that certain retail centers have the potential 
to cause urban blight.4 Moreover, elimination of the Employment Center land use designation 

1 14 Cal . Code Regs. §~15064(e), 15131(a). 
2 NOP, at p. 3. 
3 See International Council of Shopping Centers, Shopping Center Definitions, at 

bttp://www.icsc.org/srch/lib/SCDefinitions99.pdf (defming "community center" as 100,000-350,000 s.f., 
" regional center" as 400,000-800.000 s.f., and "superregional center'' as over 800,000 s.f.) 

4 Fiscal and Economic Impacts ofLarge Retail Establishments, City of San Diego Community and Economic 
Development Department, August 2004. 



l-i lilil'I'AJIO ~lilLIAN lli( 'HTEfl & HAMP'mN 1.1.1' 

Holly Smit-Kicklighter 
June 24, 2010 
Page3 

and construction of new residential units could exacerbate the current decay resulting from 
unoccupied housing, partially-constructed developments, and foreclosed homes. Likewise, the 
construction of additional office and commercial square footage could compound the existing 
decay resulting from the high commercial office vacancy in Carmel Valley and surrounding 
areas. 

To fully analyze these potential economic decay and urban blight impacts, the City 
should prepare an Economic Impact and Urban Decay Analysis·. It should evaluate whether the 
Project would draw away business from existing retail centers thereby increasing vacancy and 
deterioration, strain the existing street network, discourage pedestrian travel, and otherwise 
aggravate traffic congestion and undermine the usability of existing retail centers 

The NOP's omission of economic and urban decay as a potentially significant impact 
appears to summarily dismiss the possibility of urban decay, despite the ongoing artd severe 
economic crisis which has imposed enormous financial constraints on retail, office, and 
residential users and despite the Project's proposal to drastically exceed the densities proposed in 
tl1e applicable land use plans. Please ensure that the ETR fully complies with CEQA's 
requirement to artalyze potentially significant impacts to urban decay resulting from economic 
pressure. Please commission an Economic Impact and Urban Decay Analysis to assess the 
Project ' s impacts to economic and urban decay. 

B. The EIR Must Fully Address Cumulative Impacts ofthe Project 

The EIR must analyze both the Project's direct and cumulative impacts.5 Failing to do so 
would constitute a form of''piecemealing" which would violate CEQA.6 "Under CEQA, the 
agency must consider the cumulative environmental effects of its action before a project gains 
irreversible momentum., 7 The cumulative impacts analysis should also consider the impacts of 
past projects. 8 Numerous projects within the Catmel Valley vicinity have already been 
constructed, approved, or are currently pending, which considered cumulatively, may have 
substantial environmental impacts. Such projects include the Pacific Highlands Ranch project, 
Del Mar Fairgrounds M.aster Plan, University Town Center Revitalization Project, and Black 
Mountain Ranch North Village project, in addition to the approved 150,000 square foot 
expansion of the Del Mar Highlands Town Center. 

5 14 Cal. Code Regs. §~ I.S 126.2(a), 15130. 
6 See Orinda Ass 'n v. Bd. of Supervisors (1986) 182 Cal.App.3d 1145, 1171; see also Las Virgenes Homeowners 

Federation, Inc. v. County of Los Angeles ( 1986) 177 CaLApp.3d 300, 306. 

7 City nf Antioch v. City Counsel (1986) 187 Cal.App.3d 1325. 1333. 

8 See Environmental Protection & Information Center v. Califomia Dept. of Forestry and Fire Protection (2008) 44 
Cal .4th 459, 523. 
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The Project may not avoid its fair share of mitigation by improperly relying on mitigation 
measures from approved projects. Several approved projects in the community have provided 
mitigation measures to offset full impacts from their entitlements, yet have not fully built out. 
The Project cannot reduce its legally required mitigation by using mitigation measures from 
approved projects to offset its environmental impacts. 

C. The EJR's Study Area Should Be Broadly Defined So As to Fully Consider All 
p·otentia1ly Significant Impacts from Construction of a ''Superregional Centeru or 
"Regional Center" 

The EIR's study area should be broadly defined because the large size of the Project is 
likely to draw traffic from far outside the immediate Carmel Valley community and would thus 
potentially result in environmental impacts to more distant areas. The NOP indicates that the 
Project will consist of approximately 2,044,200 square feet of which 1,143,200 square feet is 
proposed for retail/office use, but does not differentiate between the uses or define the gross 
leasable area.9 Disclosure of the gross leasable area is important for a full understanding of the 
project and to determine th·e traffic trip generation rate for the project's land uses. If the details 
of the Project reveal that it is a superregional center, it would primarily draw customers from 
between 5 and 25 miles away. 10 If the gross leasable area square footage of the Project defined it 
as a "regional center," it would attract most of its customers from a distance of.between 5 and 15 
miles away. 11 

Because most of the customers, employees, and hotel guests may be drawn to the Project 
from a considerable distance, the EIR' s study area should consider a broad area to ensure that all 
potentially significant environmental impacts, such as traffic, air quality, and land use, are 
analyzed in accordance with CEQA. For the same reason, the cumulative impacts ·analysis 
should also include projects from a broad study area. Because of the large size of the 
retail/office component of the Project, a narrowly-drawn study area would misleadingly present 
diminished environmental impacts to the public and decision-makers. 

9 
NOP, at p. J . 

10 See Intem&tional Council of Shopping Centers, Shopping Center Definitions, at 
http://www .icsc.org/ srchllib/SCDefinitions99 .pdf. 

lJ Jtl. 
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D. The EIR Should Fully Analyze the Project's Indirect and Displacement Impacts 

CEQA requires lead agencies to consider indirect impacts from a project. 12 "Direct and 
indirect significant effects of the project on the environment shall be clearly identified and 
described, giving due consideration to both the short-term and long-term effects." 13 An indirect 
environmental impact is a change in the physical environment that is not immediately related to 
the project but that is caused indirectly by the project, occurs later in time, or is farther removed 
in distance than direct effects. 14 Additionally, CEQA requires analysis of whether a lead 
agency's action results in the displacement of development to other areas. 15 

There are several potentially significant indirect or displacement impacts that should be 
fully analyzed in the EIR. For example, the Project could foster economic or population growth, 
which could encourage activities that have a significant effect on the environment, either 
individually or cumulatively. In addition, the Project could draw retail customers from great 
distances, thus indirectly causing increased greenhouse gas emissions and exacerbating air 
quality impacts. Changing the zoning designation from Carmel Valley Planned District­
Employment Center ("CVPD-EC") to Carmel Valley Planned District-Mixed Use Center 
("CVPD-MUC") could displace a commercial or industrial use that will then be sited in another 
location, with corresponding adverse environmental impacts in that area. 

The CEQA Guidelines, Appendix G, provides a list of issues that should be considered in 
preparation of an EIR, which includes ''population and housing."16 The EIR should analyze 
whether the additional retail and office uses would induce substantial population growth, or 
whether eliminating the employment/industrial designation and diverting jobs to other locations 
would displace substantial population gtowth to those other areas.17 Further, decreasing the job 
base in the City could have significant adverse fiscal, socioeconomic~ and physical impacts, and 
the Project could have a significant impact on affordable housing. The EIR should fully analyze 
these potential impacts. 

12 Stanislaus Audubon Soc'y, Inc. v County a_( Stanislaus (1995) 33 Cal.App.4th 144 (EJR required for golf course 
project because adverse impacts woul<;l result indirectly from later residential development that might be 
attracted to area by development of golf course). 

13 14 Cal Code Regs § 15l26.2(a). 
14 14 Cal Code Regs §§ l5064(d)(2). l5358(a)(2). 

15 Muzzy Ranch Co. v. Solano County Airport Land Use Comm'n (2007) 41 Cal.4th 372, 383. 

Ill 14 Cal. Code Regs.~ 15000 et seq, Appendix G, §XU. 

17 ld. at § XII. 
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E. The EIR Should Not Improperly Defer Analysis of Environmental Impacts 

Moreover, to satisfy the infonnational requirements ofCEQA, 18 the EIR must analyze all 
reasonably foreseeable impacts. 19 Failing to analyze reasonable foreseeable impacts eviscerates 
one of CEQ A's prime purposes, to have, "at the earliest feasible time, project sponsors . .. 
incorporate environmental considerations into project conceptualization, design, and planning."20 

By failing to distinguish between retail and office uses and identify the amount of development 
for those uses,21 and by failing to fully describe the proposed CVPD-MUC designation',22 the 
NOP appears to avoid analysis of reasonably foreseeable impacts. This mistake should not be 
made in the EIR. Instead, the EIR ·should provide more specific infonnation identifying the 
particular land uses and zoning changes proposed by the Project. 

Moreover, analysis of indirect and displacement impacts should not be deferred. Jfthe 
EJR does not consider the potentially significant impacts induced by, or indirectly caused by, 
approval of the Project, the EIR would impermissibly segment the whole of the project. 23 Here, 
the NOP did not specifically identtfy the amount of residential and other development that would 
inevitably tesult from approval the Project, nor did it specify even the most basic characteristics 
of the Project such as the amount of retail or office or the nature of the proposed land use 
designation. The EIR must provide more specific infonnation regarding the reasonably 
foreseeable development that would occur as a consequence of adopting the Project. The EIR 
cannot defer analysis of potentially significant environmental impacts until some future date or 
event. "By deferring environmentaf assessment to a future date, the conditiohs run counter to 
that policy of CEQA which requires environmental review at the earliest feasible stage in the 
planning process."24 

18 It i$ noteworthy that when the informational requirements of CEQA are not complied with, an agency fails to 
proceed in a ''manner required by law," and has therefore abused its discretion. (Pub. Resources Code, § 
21168 .5; see also County of Amador \1, ElDorado County Water Agency (1999) 76 Cal.App.4th 1428.) 

19 14 Cal. Code Regs. § 15064(d); see also City C?f Antioch, supra, I 87 Cal.App.3d 1325. 
20 14 Cal. Code Regs.§ 15004(b)(l). 
21 See NOP, at p. 2. 
2~ Id. 

23 See Laurel Heights Improvement Assoc. v. Regents of the Univ. o.fCalifomia (1988) 47 Ca1.3cl376, 391 fn. 2. 
2~ Sundstrom v. County of Mendocino (1988) 202 Cai.App.3d 296, 308; see also Bozung, supra, 13 Cal .3d at p. 282; 

see also MI. Sutro Defense Committee v. Regents of the Univ. C?f Cal. (I 978) 77 Cal.App.3d 20, 34 (noting 
that environmental problems should be considered at a point in the planning process «where general 
flexibility remains''). 



!'HP.I'l'AIW Mlfl .LrN Rll'lfi'El< & I'IA~Wl'ONU,JI 

Holly Smit-Kickligbter 
June 24, 2010 
Page 7 

II. Specific Comments 

A. Land Use 

In the description of discretionary approvals, the NOP lists a Carmel Va1ley Community 
Plan ("Community Plan") amendment and Carmel Valley Precise Plan25 ("Precise Plan") 
amendment but does not list a General Plan amendment, implying that the Project is fully 
consistent with the General Plan. CEQA requires the discussion of the Project's consistency 
with existing plans and land uses. Please analyze the Project's consistency with aU existing land 
use plans including, but not limited to, the General Plan, Community Plan, and Precise Plan. 

The Carmel Valley Community Plan and the Precise Plan envision employment and 
industrial uses on the Project site. These plans carefully located the various components of 
housing, commercial, and employment in an orderly fashion and was the result of extensive 
research into the physical, social, and economic elements of Carmel Valley.26 Please analyze the 
impacts of the Project 's change in use on these thoughtfully developed plans. The Community 
Plan encourages less density to foster distinctiveness ofthe community, outside of conunwuty 
centers.27 The Community Plan also states that employment centers, such as the Cannel Valley 
Employment Center where the Project is sited, ''will give residents an opportunity to choose a 
realistic alternative to the 7sJ>ical commuting burden fostered by urban sprawl" by providing 
nearby employment areas. 8 Yet, the NOP indicates that the Project will replace the 
"Employment Center" designation with a "Mixed Use Center" designation and adds 608 
residential units.29 This would skew the jobs/housing balance that was carefully planned for 
Canuel Valley. Moreover, the Project proposes to eliminate the employment/industrial 
designation of the site, which is in conflict with the Community Plan's description of the Project 
site as "an industrial-office park which emphasizes the area as a unique and permanent 
feature ... "30 The ETR must consider whether the Project would be consistent with the existing 
Community Plan. 

The EIR's land use analysis should also consider the "transformation" impacts caused by 
the Project.31 This analysis must address the direct, indirect, and cumulative impacts caused by 

H North City West Employment Center Precise Plan: Development Unit Number 2 (' 'Precise Plan"). 

26 Precise Plan, at Preface p. B. 

27 Community Plan, at p. 6; see also p. 86 (map depicting Project site as outside of town center). 

18 !d. at p. 7. 
29 NOP. at p. 2. 
3° Community PI~ at p. 88-90. 
31 14 Cal. Code Regs. § 15355(b); see also Environmental Protection Center v. Johnson ( 1985) 170 Cal.App.3d 604, 

624-25. 
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adding residential and retail to an area that has been designated for industrial and offic.e uses. 
Because the Project would eliminate the current employment/industrial designation, the General 
Plan requires an analysis of whether the property could still feasibly support industrial. uses.32 

There are potentially significant land use and other environmental impacts resulting from the 
Project's transformational aspects that should be evaluated in the EIR. 

Please address a11 impacts of the Project on the General Plan including addressing section 
EP-L-2, which states: {'Prepare a Community-and Economic Benefit Assessment (CEBA) 
process focusing on economic and fiscal impact iofon'natiort for significant community plan 
amendments involving land use or intensity revisions. A determination of whether a CEBA is 
required for community plan amendments will be made when the community plan is initiated." 33 

The Project appears to be a significant land use and intensity revision as defined in the General 
Plan, requiring preparation of a CEBA. 

The NOP states that the EIR should describe how it is in conformance with the new 
Regional Commercial and CVPD-MUC designations.34 It also states that the proposed CVPD­
MUC designation would be similar to the Community Commercial .5-5 ("CC-5-5") zone, but 
with certain deviations. ~5 Please describe these deviations in the EIR. 

Please also analyze the Project's impacts on existing and proposed nearby land uses. The 
EIR should analyze whether the project physically divides an established business communi\Y by 
locating substantial retail and residential development in an industrial and commercial area. 3 

The Project site is located within the Carmel Valley Employment Center, and the proposed land 
uses could potentially conflict with the surrounding uses. The EIR should evaluate whether the 
Project would result in the intrusion of sensitive receptors into areas designated for commercial 
and industrial operations, which could limit the ability of nearby industrial uses to expand.37 

Additionally, the Land Use section of the NOP fails to mention whether the EIR will 
analyze conformity with California's landmark planning law, SB 375.38 It requires that 
SA.NDAG prepare a " Sustainable Communities Strategy,n which must .encourage development 
that reduces GHG emissions. Although the Project is dense and compact, i t appears to be 
automobile-oriented and aimed at drawing customers from distant areas, which would have an 

32 General Plan, at.p. EP-8 to EP-9. 

33 I d. at p. EP-36. 

~4 NOP, at p. 7. 

35 /d. at p . 2. 
36 See 14 Cal. Code Regs. § I 5000 et seq, Appendix G, § IX( a). 
37 General Plan! at p. EP-8 to EP-9. 
38 NOP at p. 6-7. 
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adverse impact on GHG emissions. 'Moreover, the legislative intent of SB 375 is to integrate 
housing and transportation planning; yet the NOP omits discussion of transit connectivity to the 
Project, which includes housing. Please ensure that the EIR fully analyzes the Project's 
consistency with the Sustainable Communities Strategy and fully complies with SB 375. 

B. Transportation/Circulation/Parking 

The NOP states. that the Project wiJl increase traffic volumes and has the potential to 
result in direct or cumulative local circulation network and the 1-5 freeway.39 Please ensure that 
the EIR fully analyze these impacts, as well as impacts to mass transit and parking. 

The NOP does not discuss the Project's integr~tion with the mass transit network, despite 
the requirements of the applicable land use plans to reduce automobile dependence. The General 
Plan encourages the use of mass transit for compact~ mixed-use communities such as the 
Project.40 In addition, the Precise Plan states: 

"A convenient system of public transportation serving the Industrial-Office Park 
is necessary if the goal of a balanced transportation network and therefore reduced 
automotive traffic is to be achieved." 41 

Moreover, the Community Plan states: 

"Although it is acknowledged that the automobile will play an important part in 
providing transportation needs for [Carmel Valley], the major emphasis of the 
circulation element is to p:rovide an alternative mode of transportation in order to 
implement a balanced circulation system."42 

The Project could potentially increase dependency on the automobile, thus having a 
deleterious effect on air quality .and surrounding neighborhoods. Additionally, the EIR should 
analyze the impact of the reconstruction of Del Mar Heights Road to provide two traffic signals 
and the shifting of the median and lanes to accommodate dual left tum lanes on the community 
and existing business in the area. Please also consider the use of traffic calming features and the 
impact on surrounding streets caused by direct access of circulation into the Project's parking 
structures. 

·'
9 Jd. at p. 8. 

40 GeneraJ Plan, at SF-3 to SF-S. 
41 Precise Plan, at p. 17. 

42 Community Plan, at p. 99. 
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Because residential uses are incompatible with industrial uses, tl1e Project's EIR needs to 
analyze the increased hazards posed to both industrial trucking and residential traffic by siting 
residential in an area with industrial uses. Trucks making deliveries or taking away hazardous 
materials for disposal, for example, are not accustomed to conducting such operations in areas 
frequented by residential traffic. Residential drivers are also not accustomed to accommodating 
the needs of trucks. The potential for accidents to occur involving a truck serving a commercial 
or industrial facility, as well as the severity of the accident, is increased by the introduction of 
residential uses to the area. 

The NOP does not specify a minimum number of parking spaces proposed.43 The Project 
must provide appropriate parking for employees, residents, shoppers, and hotel guests. 
Inadequate parking has the potential to impact transportation and circulation, so the EIR should 
fully analyze these impacts. 

C. Visual Quality/Neighborhood Character 

We request that the EIR discuss the implications of altering the existing character of the 
business area by introducing retail and residential development. Please also discuss whether the 
height of the proposed buildings adjacent to low-rise buildings would degrade the quality of the 
skyline, and obscure views of Carmel Valley's signature landforms. In addition, the EIR should 
discuss the visual impacts from the Project's parking structures on neighboring public 
viewpoints. 

The existing office and industrial character of the surrounding properties is not sensitive 
to light and glare. The Project would, however, bring residents to the area. who could be affected 
by the existing light and glare generated by the surrounding properties. The EIR must discuss 
whether residents would be disturbed by the existing light and glare. 

The NOP states that the Project will include signage at three access points,44 yet 
discussion of signage is absent from the NOP's description of visual quality impacts.45 Please 
ensure that the EIR analyzes impacts of the proposed signage on community character, in 
accordance with the General Plan' s requirement to design signs to minimize visual impacts and 
complement the character of the setting.46 Please incorporate visual simulations of all potentially 
significant visual quality impacts ill the EIR. 

43 NOP at p. 3, 

44 Id. 
45 /d. at p. 8-9. 
40 General Plan, at UD-A. l4, 
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D. Air Quality 

The EIR should fully analyze emissions resulting from construction and increased traffic. 
Exhaust emissions from diesel trucks have been identified as toxic air contaminants by the 
California Air Resources Board and are of particular concern. The ETR should include a health/ 
risk assessment for diesel particulates, including PM 10 and PM2.S· 

The NOP notes that the Neurocrine Biosciences site is located immediately south of the 
project.47 Also, a school is located near the Project site, which is a sensitive receptor. We 
request that the EIR thoroughly analyze whether and to what extent the nearby industrial and 
commercial users emit pollutants that could be potentially hannful, distasteful or cause other 
concerns to future residents of the Project, including sensitive receptors such as children. 

E. Health and Safety 

The EIR should carefully consider the impacts of the Project on public health, safety, and 
welfare, including hazards and hazardous materials. The Project is located near industrial and 
commercial uses which could potentially expose Project residents, hotel guests, and shoppers to 
health and safety hazards. Located near the Project are both the Neurocrine Biosciences site and 
a school, which is a sensitive receptor. 48 The ElR should include a health risk assessment that 
analyzes the potential risk oflocating residents near existing industrial and commercial uses. 

F. Noise 

In accordance with the General Plan, please address the noise impacts on the adjacent 
properties as well as internal to the ProJect such as truck, restaurant, or bar noises on the 
residential uses and surrounding area.4 We also request that the EIR evaluate the mixed use 
impacts of noise loading areas and hours of use for certain types of uses and the spatial 
separation between industrial and residential land uses, as is required by the General Plan. 5° The 
ErR must also analyze the relative amount of Project-generated traffic noise compared with 
eJtisting cumulative traffic noise. 51 To reduce significant impacts, the Project should incorporate 
feasible mitigation measures such as a sound walJ to screen the Project's residential uses from 
the noise on Del Mar Heights Road. 

'17 NOP, at p. 2. 
48 NOP, at p. 2. 
49 General Plan, at p . NE-6, NE- 15. 

50 Id. at NE-15 to NE-16. 
51 Dos Angeles Unified Sell. Dist. v City of Los Angeles ( 1997) 58 Cal.App'.4th l 019. (An EIR's discussion of noise 

impacts was madequate for failure to evaluate whether the additional traffic noise should be considered 
significant in light of the serious existing noise problem). 
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G. Alternatives Analysis 

The alternatives analysis must fulfill CEQ A's mandate to examine a ''reasonable ran~e" 
of alternatives aimed at avoiding or reducing the significant impacts of the proposed project. 2 

Please ensure that the EIR does not improperly constrain the range of alternatives by eliminating 
options that would provide substantial reductions in the impacts of the Project. For example, the 
EIR should consider alternative locations for the Project which would substantially lessen the 
Project's impacts. 53 This is particularly warranted because the Project proposes to amend the 
Community Plan and Precise Plan, and the City should evaluate alternative locations in order to 
fully consider other planning options.54 Thus, the EIR should analyze whether a compact, dense, 
mixed-use community may be better located in areas with existing mass transit, or whether 
expansion of existing neighboring uses would have fewer environmental impacts. The 
Community Plan requires the careful consideration of"locations that can most readily 
accommodate and support realistic future alternative modes of transit other than the 
automobile."55 When analyzing the Project's alternative locations, the EIR should evaluate a 
broad study area, because the Project is likely to draw from locations far outside Carmel Valley. 

III. Conclusion 

Thank you for the opportunity to comment on the NOP. We respectfully request 
that you ~eview each of these concerns in the EIR and ensure that the Project's impacts do not 
degrade Carmel Valley's high quality of life and distinctive community character. Donahue 
Schriber plans to stay involved throughout the Project's planning process to ensure the impacts 
to the community are thoroughly analyzed, the business of its tenants and center is conducted, 
and the concerns discussed in this letter are addressed. 

52 14 Cal. Code Regs.§ 15126.6. 
53 Pub. Res. Code § 21001 (g); see also See Laurel Heights Improvement A.vs'n v Regents ofUniv. of Cal. (1988) 4 7 

Cal.3d 376, 403 (noting that EIR, which stated that no feasible alternative sites were available for 
relocation of university facilities other than site it owned, did not assess possibility of expanding or 
remodeling other facilities or possibility of purchasing or le!lsing other facilities). 

54 See Citizens of Goleta Valley v Board q(Supervisors (1988) 197 Cai.App.3d 1167, 1179. 
5~ Co.mmun.ity Plan, at p. 7. 
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On behalf of Donahue Schriber, Inc., we look forward to discussing these issues 
with you further. Please do not hesitate to contact us if you require infonnation regarding the 
nature and scope of our comments. 

Sincerely, 

John E. Ponder 

for SHEPPARD, MULLIN, RICHTER & HAMPTON LLP 
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July 2, 2010 

CARMEL VALLEY COMMUNITY PLANNING BOARD 
c/o Pardee Homes 

Attn: Allen Kashani, CVCPB Secretary 
6025 Edgewood Bend Court 

San Diego, CA 92130 
PH: 858/794-2571/ Fax: 858/794-2599 

Cecilia Gallardo, AICP, Assistant Deputy Director 
Holly Smit-Kicklighter, Planner 
Development Services Department 
City of San Diego 
1222 First Ave., MS 501 
San Diego, CA, 92101 

Subject: Comments on the Scope of Environmental Review for a Draft Environmental 
Impact Report for: 

"San Diego Corporate Center (Kilroy Realty Corp.) Project No. 193036: 
Vesting Tentative Map: Planned Development Permit: Site Development 
Permit: Rezone from CVPD-EC to a new Zone entitled CVPD-Mixed Use 
Center: Community Plan and Precise Plan Amendments. Easement 
Abandonment. and ROW Vacation for a mixed use development on 23.6 acres 
at 1291 0 Del Mar Heights Place. 

Dear Ms. Gallardo and Ms. Smit-Kicklighter: 

As the elected representatives of this community, we submit the following detailed 
recommendations on the scope of environmental review for this major community plan 
amendment proposal. This is the last major commercial parcel in Carmel Valley and the 
largest single development either proposed initially or proposed as a land use 
amendment. The CEQA environmental review process should, therefore, be exhaustive 
in terms of potentially significant impacts on: 

{1) Land Use; 
(2) Transportation/Circulation/Parking; 
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(3) Visual Quality/Neighborhood Character; 
(4) Noise; 
(5) Air Quality; 
(6) Hydrology/Water Quality; 
(7) Public Services and Facilities/Recreation ; 

as well as the other CEQA issues cited in the May 25, 2010 "Public Notice of 
Preparation (NOP) of a (DEIR)" for this proposal. 

Land Use Amendments Proposed 

Under "Project Description", the NOP lists the required amendments to the Carmel 
Valley Community Plan and the Neighborhood 2 Precise Plan in order "to change the 
land use designation from Employment Center to Regional Commercial (Residential 
Permitted), a Carmel Valley Precise Plan Amendment to allow for the mixed-use project 
in the Employment Center, and a Carmel Valley Planned District Ordinance Amendment 
and Rezone from Carmel Valley Planned District- Employment Center (CVPD-EC) to a 
new zone, Carmel Valley Planned District - Mixed Use Center (CVPD-MUC) which 
would be similar to the CC-5-5 Zone (Community Commercial 5-5) in the Municipal 
Code ... with limited exceptions, such as building height, minimum lot size and setbacks." 

The DEIR should fully explain why "Regional Commercial" is the appropriate land use 
designation, why CC-5-5, which allows "a mix of heavy commercial and limited industrial 
uses and residential uses" is the appropriate zone, and why the apparent mismatch 
between the "Regional" land use designation and the "Community" zone. If this is a 
regional amenity, why not use a regional zone? If this is a community amenity, why not 
use a community land use designation? 

Further, the "Regional Commercial" land use designation would allow for "big box" retail 
and other uses not allowed in community designations. The DEIR should fully analyze 
the range of land uses contemplated by that designation, not just the potential impacts 
of this proposal. 

The DEIR should describe all feasible other General Plan options for this proposal -
"Neighborhood Village", "Community Village 1

\ etc. - and analyze the merits of each 
option, including the merits of "Regional Commercial" for this site and its locale. 

All potential uses in a new "CVPD-MUC" mixed use zone should be thoroughly 
explained and analyzed, including which uses the applicant seeks to build. As 
"additional details regarding the proposed CVPD-MUC Zone are evolving", we assume 
that the DEIR will describe the final details of this zone as it applies generally and to 
Carmel Valley. 

Finally, the exact zoning district to be applied should be fully described and reviewed 
again, and, if changed, should be included in the DEIR for analysis. 
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5.1 Land Use 

The "North City West Community Plan" (1975) emphasized .. master planned 
development". That is, each element of the plan was described as coordinating with all 
other elements so that office and retail would not negatively impact homes and schools 
and that shopping was not scattered throughout the community in a random manner: 

" ... commercial development must be designed and constructed as part of an 
overall planned commercial development. Through this action the relationship of 
all individual commercial uses, parking, landscaping and pedestrian pathway 
systems can be coordinated, rather than become a collection of stores and shops 
located in a random manner". (Carmel Valley Community Plan, "Commercial 
Elemenf', p. 80) 

The Precise Plan for N 2, 'The Employment Center" was clearly designated as a series 
of office campuses, with restrictions on height, design, setbacks, parking and general 
architectural character (although this particular site has no height restrictions). 
Importantly, retail was limited to the "Del Mar Highlands Town Center", to the "Piazza 
Carmel", and to "Neighborhood Commercial" (small retail within each residential 
neighborhood), with limited Town Center use allowable in the proposed development 
area (such as restaurants). 

The NOP affirms that the DEIR will address inconsistencies and conflicts with "the 
environmental goals, objectives, or guidelines of the Carmel Valley Community Plan" as 
well as with the adopted land use designation or intensity of these plans. (p. 6) 

The DEIR should cite the many instances in the Carmel Valley Community Plan in which 
the "coordination of all elements of the plan" was the basic planning principle of Carmel 
Valley. A change in use of this magnitude, from basic Commercial/Office to "Regional 
Commercial", must be examined, not only in terms of intensity of land use or impacts on 
immediately surrounding uses, but also in terms of the impact on all community 
facilities. Given the potential regional draw of the project, the DEIR should extensively 
evaluate impacts on the surrounding communities, as well. 

The Community Plan, when submitted for City Council approval, contained strong 
language against uncoordinated zoning and development: 

"Implementation Techniques---LAND USE 

In order to accomplish the goals and objectives of the [Carmel Valley] Community 
Plan, future urbanization must attain the desired development quality indicated by 
the goal statements ... [Ordinances to be developed to achieve this] include the 
zoning, subdivision, planned development and grading ordinances ... most 
developments tend to adapt to the minimum standards ... " (p. 120) 

This Community Plan was to assure that "Development within [Carmel Valley] ... rise 
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above these minimum standards" so that: 

"It is recommended that zoning and planned development ordinances be used 
together as a single tool in place of the normal zoning and subdivision map 
process." (p. 120) 

Importantly, in a statement discouraging massive grading, the element emphasizes 
"higher standards of development" regarding lot yield in general : 

"The result of utilizing minimum land development standards is reflected in typical 
repetitive standardized lot and street patterns with massive land displacement, 
cutting ... in order to produce a greater lot yield." (p. 120) 

Similarly, the Precise Plan for Neighborhood 2 makes it very clear that retaining the 
natural topography is essential: 

"The grading of lots is unique to this type of development. Each lot will be graded 
into multiple pads with only 1 0' to 15' grade differential between pads. This will 
create a rolling natural feel to the land forms and encourage multi-level structures 
that will have a more refined scale than typical industrial parks. The grading will 
be minimal for a project of this scale and will echo existing land forms." (p. 2) 

The proposed MUG/Regional Commercial project is the largest and most significant 
land use change proposed in Carmel Valley. The DEIR should analyze the 
inconsistencies in zoning, uses, and size of this development with the overall planning 
principles of the community plan and with the specific guidelines of the commercial 
element which thoroughly conveys the balanced coordination of commercial/office with 
retail and residential uses. 

Impacts on community character should be analyzed. The proposed overall 
development is 2,044,200 Sq. Ft. on 23.6 acres, for a a floor area ratio (F.A.R.) of 1.98. 
Comparisons of this density with other shopping centers would be useful. For example, 
from our calculations, the proposed retail and office development alone (this does not 
include the 751 ,000 sq. ft. of residential , 150,000 sq. ft. of hotel, or 300,000 sq. ft. of 
parking garage) would be approximately 836,000 sq. ft. on 23.6 acres (35,423 sq. ft. per 
acre). For comparison, the Del Mar Highlands Town Center (DMHTC) has approximately 
270,000 sq. ft. of retail/office on 27.65 ac. (9,765 sq. ft./acre). Similarly, the regional 
UTC has 1,065,000 SF of retail space on 79 acres (13,481 sq. ft./acre) . The proposed 
retail & office development has 4 times the density of DMHTC and 2.6 times the density 
of UTC. If the other uses are included, the proposed project would be 9 times the 
density of DMHTC. Additional comparisons should include the Del Mar Plaza, although 
it is not surrounded by residences and it is in a strictly urban setting. 

Depending on the space provided for meetings and convention use, the proposed hotel 
could have a significant impact on the community character, hosting large events and 
requiring significant courtesy transportation. Planned meeting and convention square 
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footage should be fully disclosed and compared to other local hotels, such as the 
Marriott Del Mar (in Carmel Valley.) The proposed height is uncharacteristic of this area 
of Carmel Valley. The SANDAG guide to vehicular generation rates should be 
researched for hotel categories and matched to the applicant's stated purposes for the 
hotel. 

Specific uses proposed should be examined for potential impacts on community 
character. For instance, the applicant has indicated that it plans a specialty market such 
as "Trader Joe's", and the available renderings show this market building to be much 
larger than nearby "Jimbo's" in the Town Center, and Henry's in Solana Beach. There is 
no obvious adjacent parking for this market. The DEIR should contain comparisons of 
the proposal with these existing markets, showing the size of each facility and parking 
requirements. 

Another analysis that would be useful is to cite the total retail depicted in the original 
community plan and to compare it with the existing and already entitled retail and with 
the square footage and acreage of this proposal. 

A fair analysis of the center, however, also should include any beneficial facilities or 
services to residents of the proposed 608 dwelling units. For example, if play areas for 
children (tot-lots) and pets (off-leash areas) are included, this should be analyzed as to 
the extent the impact on existing parks and other community facilities could be 
mitigated. 

Summary: The DEIR should analyze the proposal not as just an incremental change in 
land use intensity but as a major land use change from simple Commercial/Office to a 
regionally drawing intensification of uses and size. Further, it should be analyzed in 
terms of the community plan's emphasis on coordinated development, i.e. , the entire 
community was "master planned" so that large retail was sited only for the two major 
retail sites- the "Town Center" and "Piazza Carmel". 

5.2 Transportation/Circulation Parking 

The "Town Center Precise Plan Criteria" further emphasizes comprehensive planning as 
the basis of this community: 

"Illustrate the complete circulation system including local streets and access, 
mass transit and further indicate how the system will relate to the total [Carmel 
Valley] circulation system." (p. 134) 

In essence, the community plan "Transportation Element" says 'design the complete 
circulation system so that it works, given the planned uses throughout the community': 
"The basic purpose of the circulation system is to provide each member of the 
community with maximum opportunity for access to goods, services and activities .. . " (p. 
100) 
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In order to provide answers to the questions posed in the NOP regarding traffic impacts 
of this proposal, many levels of analysis of past, present, and future traffic throughout 
the community must be used: 

1. Compare the original community plan traffic estimates on all surrounding roadways 
(Del Mar Heights Rd. both east and west of 1-5; El Camino Real throughout the 
community; etc.) given the original buildout projections and uses to the actual additional 
traffic from those projects completed today. Then, compare those scenarios to : 

(a) the actual additional traffic from those projects completed today, and 
(b) a scenario in which all of current entitlements (including any additional 

entitlement available to the Del Mar Highlands Town Center) are built out, and 
(c) the total entitled development if this project were to be built, both from the 

existing baseline and with all local entitlements built out. 

The added traffic of a proposal of th is magnitude could, potentially, impact all of Carmel 
Valley. The "regional commercial" center should, indeed, be looked at as a regional 
issue with both intended and unintended consequences. How the entire circulation 
system traffic would fare if this project were to be built should be clearly depicted. Traffic 
both entering Carmel Valley from the 1-5 alternate/Carmel Mountain Rd . exit to the 
south, from 1-5 north heading into or through Carmel Valley, and traffic entering from the 
north on El Camino Real should be given the same thorough analysis as that of traffic 
adjacent to the site. 

In a comprehensive analysis of traffic in Carmel Valley, traffic from the 1-15 corridor and 
from build out entitlements in Pacific Highlands Ranch should be included. At present, 
excessive traffic in the peak hours along both SR-56 and Del Mar Heights Rd . heading 
west (AM) and east (PM) on these roads builds up so that drivers meander through 
neighborhood streets just to advance to exits that will get them to their destination 
sooner. These poor levels of service conditions must be described, both in today's 
conditions and in the future, if this proposal were to go forward, as the increase in traffic 
burden on the originally planned streets makes it all the more critical to perform a 
comprehensive traffic analysis. 

2. Address historical traffic counts of recent years to correlate actual traffic with the 
actual occupancy of the existing commercial buildings. This is a critical component of 
forecasting future levels of traffic our roads must service. Specifically, compare the 
traffic along El Camino Real and Del Mar Heights Rd. in late 2007 (when the office 
occupancy in the Employment Center was at its peak) : 

(a) with late 2009 (when office occupancy declined by around 480,000 Sq. ft.), and 
(b) with June 2010 (or appropriately later data, if available) when office occupancy 

has increased by approximately 112,000 sq. ft. 

It is imperative to relate the historical differences at peak hours when the levels of 
service were inadequate for the office occupancy at that time to demonstrate the 
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sensitivity of the carrying capacity of major thoroughfares precipitated by relatively small 
changes in occupancy. 

3. Thoroughly project traffic impacts from this proposal, realistically considering traffic 
from outside the community, as well as traffic generated by hotel, office, cinema, and 
other events and uses. Once projections are done, relate the past and present traffic 
conditions to projections of this project. 

4. Include in the analysis any future entitlements throughout Carmel Valley, such as the 
200,000-300,000 additional sq. ft. of the Town Center, the hotel site on El Camino Real 
and Valley Center Rd. , etc. 

5. The traffic study should take a new approach to understanding how inadequate levels 
of service on the major roadways and freeways directly impact neighborhood streets: for 
example, SR-56 at peak hours is a failed roadway with queues onto 1-5 (AM) or from 1-5 
onto SR-56 (PM) so that drivers are exiting either major roadway prior to their exits and 
carving through neighborhood streets to get back on the freeway at a more desirable 
location. In the morning, SR-56 traffic from the 1-15 corridor exits before Carmel Valley, 
meanders through neighborhood streets to get to Del Mar Heights Rd., and finally to 1-5 
south, all to avoid the stretch of SR-56 within Carmel Valley. The reverse is true in the 
evening with cars going out of their way to return to SR-56 much farther east. 

The same is true of 1-5 N. traffic in which cars exit the freeway onto Del Mar Heights Rd. 
and then head north onto El Camino Real in order to get farther north on 1-5 at Via de Ia 
Valle. 

The study should consider the trip generation from this proposal in a worst-case 
scenario so that uses (hotel, office, residential , retail) in a project of this size can be 
evaluated regarding varying traffic scenarios. 

6. The DEIR should not consider in its impacts analysis the mitigation of traffic by 
provision of mass transit or alternate modes of transportation. There is no longer mass 
transit planned or existing in the community. There is no funding for the full six lanes of 
SR-56 with a bus lane in the center. The transit center on El Camino Real has never 
been realized. The community plan assumed that 30% of the workers in the 
Employment Center would live in Carmel Valley and that has never been proved and 
probably cannot be. The proposal should stand on its own: whatever traffic impacts it 
could bring on community roads and major roadways should be reviewed without these 
phantom mitigations. 

7. Environmental review also should cover any traffic reduction resulting from having 
this center within walking distance from homes north and south of Del Mar Heights Rd. 
and east of El Camino Real. A central community 11Space" with additional restaurants 
and facilities for residents could reduce traffic in the community. 

8. Parking ratios should be explained, especially since the applicant has stated that 
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"shared parking" formulas will be used. For example, parking for office workers will be 
used later in the day/evening for retail, cinema, restaurant, etc. customers. The DEIR 
should examine carefully how realistic assumptions of shared parking are and it should 
include realistic data of regional traffic from regional users. We would like to be assured: 

(1) that overall parking is sufficient for this locale and these uses, and 
(2) that paid parking in commercial/retail lots or restrictive parking in residential lots 

will not force visitors to the center to seek parking on neighborhood streets or in 
the parking lots of the Del Mar Highlands Town Center, which already is 
underparked. 

5.3 Visual Quality/Neighborhood Character. 

The depiction of the visual character of the proposed development should not only 
include architectural renderings which tend to present viewpoints from the most 
glamorous angles, but should show street level photos of the existing site from El 
Camino Real and Del Mar Heights Rd. with scaled renderings of the proposed buildings 
superimposed on the photos. Views from the residential units along Del Mar Heights Rd. 
and El Camino Real are also important, and these existing residents are likely to be 
most impacted by changes in the community character. In particular, views from 
adjacent, elevated units should show how mechanical facilities on the roofs of the 
proposed new development are screened and hidden from view. 

Issue 3: "Would the project substantially degrade the existing visual character or quality 
of the site and its surroundings?" is the most appropriate issue to explore in this setting 
because there are no scenic vistas on the site or scenic natural resources. 

Many of the immediate 11Surroundings11 of the site are retail or Commercial/Office; 
however, massing of 1 a-story office buildings and a hotel could cause a general view 
disturbance to these workers and shoppers since the Del Mar Highlands Town Center 
and the High Bluff Dr. "Employment Center" buildings are, for the most part, half this 
height. The Neighborhood 2 Precise Plan specifically discusses siting structures to 
maintain view corridors. 

Even when entitled to larger heights, most buildings were presented to the community 
with 3 or 4 stories in order to gain community support. 

For many residences immediately adjacent to the site the addition of three buildings, 10 
floors each massed together, would present a substantial view change. The setting 
along Del Mar Heights Rd. , High Bluff Dr., and El Camino Real was designed to be 
consistent with the low-key and well-landscaped "parkway" goal of the community plan. 
The roadway experience here was designed to prevent the experience of UTC drivers 
who are towered over by tall , monolithic apartment and office buildings. Decreasing 
heights near the roadways and increasing landscape buffers could soften the impact of 
this massive development. 
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We would like to see comparative renderings of the proposed 608 residential units and 
those of lower heights in order to evaluate the potential view impacts and to study 
alternatives. It would also be helpful to compare the number, size, and scale of these 
units to nearby multi-family developments (Pell Place, Signature Point, etc.). 

The DEIR should explain if the building heights presented are at the current grade- from 
"approximately 217 teet above average mean sea level (AMSL) ... to ... 175 AMSL, or if 
they are presented with till and therefore even higher. 

Building heights, mass, bulk, and architecture also should be fully explored given the 
proposed development of 2,000,000 sq. ft. on just 23.6 acres. Tall buildings on this site 
would be viewable from several public vantage points, nearby roads and walking paths, 
and to several schools to the east. 

Construction on this site would be viewable from several public vantage points, nearby 
roads and walking paths, and to several schools to the east. The DEIR should 
specifically address construction impacts (visual and noise) on the surrounding areas, 
and show how the developer will minimize these impacts. 

The CVCPB supports energy conservation and alternative energy generation. It the 
building plans tor this proposal include significant solar electric generating equipment, 
please evaluate all rooftop treatments for potential view impacts on all surrounding 
uses. The precise plan requires that "The equipment associated with energy related 
design, i.e. , solar collectors, etc. , must be incorporated as an integral part of the 
architectural design." 

Lighting from three 1 0-story edifices should be analyzed because this site is surrounded 
by residences and by nearby public spaces. Lighting for the DMHTC already has 
affected the character of Carmel Valley because some tenants have used neon fixtures, 
which are not allowed in the "Carmel Valley Signage Guidelines". Attempts with the city 
to remedy this have failed throughout the years. A major "Regional Commercial" center 
such as the proposal could significantly increase the illumination factor of this area to 
the extent that it would change a community designed for 'mostly residential but with 
ancillary commercial uses' to a full-scaled UTC-Iike development. 

The DEIR should reference the "Carmel Valley Signage Guidelines" so that applicant is 
fully aware of the special restrictions regarding size, placement, illumination, etc. in this 
City Council-approved document. 

5.4 Noise 

Issue 4 asks: "Would the project result in a substantial temporary or periodic increase in 
ambient noise levels in the project vicinity above existing without the project" or in the 
"existing ambient noise levels?" (Issue 1) 

The DEIR should rely heavily on the transportation/circulation/parking CEQA review for 
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estimates of noise levels. Anticipated stop-and-go traffic on roads leading into this 
project area, queuing, potential traffic impasses throughout the project area (and 
beyond, especially at AM and PM traffic levels) and at the occurrence of special events 
nearby (the County Fair, Polo Field events, etc.) 

5.5 Air Quality 

We anticipate that the DEIR will follow the procedure of most San Diego development 
environmental reviews by summarizing that 'San Diego is a non-compliant city for The 
Clean Air Act but that this is a cumulative impact that is beyond the scope of this 
proposal and its review'. However, we hope that reviewers will isolate this proposal and 
try to ascertain how traffic will be impacted by it and what additional air quality impacts 
can be deduced. 

5.10 Hydrology/Water Quality 

San Diego is in a critical water shortage crisis. It is our understanding that the State has 
mandated that water usage should be a major element of analysis of any new 
development proposal. The DEIR should fully explain to the public all local, state, and 
federal policies that guide development in this situation. What is the anticipated water 
usage of a development of this dimension? Water usage should be the key factor 
analyzed. 

The NOP's emphasis on 11best management practices11 of water runoff is disappointing. 
Emphasis on pollutants is important---a commercial/retail project of this size is certainly 
suspect of surfactant pollution---however; we would like City staff to analyze the 
proposal in terms of water usage, as well , as required by California Senate Bills 610 and 
221. 

5.12 Public Services and Facilities/Recreation 

Issue 1 asks if the proposed project would 11result in the need for new or expanded 
public facilities, including fire protection, police protection, emergency medical, libraries, 
schools, and parks. 11 Issue 2 asks about the impact on existing neighborhood parks. 
Finally, Issue 3 asks if the project includes on-site recreational facilities. 

This section is an important avenue of environmental review for Carmel Valley, whose 
parks and playing fields are heavily used by youth and adult sports teams throughout 
the immediate region. School fields are not adequate in number and size to support the 
many school uses, and the sheer number of recreational and club team sports has 
caused an overloading on all fields in both neighborhood and community parks. 

The DEIR should analyze the impact of the residential component of this proposal on 
local parks as well as describe any on-site recreational facilities (picnic areas for 
workers and residents; tot lots; etc.) needed to supplement existing parks, both active 
and passive. Especially important to this analysis would be to estimate the additional 
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youth users generated by the new units, and their impact on the needs of local sports 
groups and park facilities. If the additional load on youth sports exceeds the capacity of 
the existing facilities, alternatives should be studied. These alternatives should include 
making the residential units "adult living", or supplementing the available sports fields 
with on-site facilities (possibly joint use with office or hotel operations.) 

Alternatives 

In addition to a "No Project" alternative, alternatives which would reduce impacts in the 
above key CEQA categories should be seriously considered: 

1. An alternative which includes mixed-use retail (restaurants, play areas, 
entertainment) on a smaller scale and without the three large structures (the 1 a­
story office towers and the 1 0-story hotel.) 

2. An alternative which is compliant with the community plan designation of 
Commercial/Office (51 0,000 sq. ft.) 

3. A reduced development alternative which includes retail, some housing, 
restaurants, and entertainment. 

Each of these alternatives should be evaluated in each CEQA category so that the 
public and decisionmakers can adequately compare each alternative's potential impacts 
and benefits to the community. Reduced development alternatives should be well 
explored, with traffic analyses of each highlighted. 

Conclusion 

The "North City West (Carmel Valley) Community Plan" was controversial in its 
passage, with many nearby communities and even City staff and elected officials 
concerned about the densities proposed on natural hills and valleys. Even so, the 
community was "master planned" so that development would occur with predictability. 
The plan has been amended to relocate schools away from power lines, to allow varying 
uses in some office buildings, to preserve open space, and to, generally, improve uses 
within some neighborhoods. However, no proposal this massive and inconsistent with 
all plans for Carmel Valley has been presented. 

We are concerned that this proposed large-scale change, from simple 
Commercial/Office use to that of a Regional, mixed-use development will be planned on 
a local level rather than on a community level. The Draft EIR should take a "big picture" 
look at how this action diverges from the "master planned development", which is the 
cornerstone of the building of this community. 

A key to the success of the DEIR will be how it addresses the proposal and its 
alternatives in terms of how they "meet the project objectives while reducing significant 
environmental impacts" (NOP p. 18), per Planning Commission request. Will significant 
impacts be the focus or will achieving project objectives be emphasized? 
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Finally, we urge you to consider the entire community and surrounding areas, not just 
the proposal's immediate environs, in considering impacts. 

Sincerely, 

el Valley Community Planning Board 

cc: Councilwoman Sherri Lightner 
Senior Planner, Bernie Turgeon 
State Senator Christine Kehoe, Thirty-Ninth Senate District 
Supervisor Pam Slater-Price, San Diego County Third District 
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