
SUBJECT: GRANTVILLE FOCUSED PLAN AMENDMENT: CITY COUNCIL APPROVAL OF AN 
AMENDMENT TO THE NAVAJO COMMUNITY PLAN, GENERAL PLAN AMENDMENT, AND 
UPDATE TO THE PUBLIC FACILITIES FINANCING PLAN (PFFP); ADOPTION OF A REZONE 
ORDINANCE TO IMPLEMENT THE COMMUNITY PLAN AND AMENDMENT TO THE CITY’S
LAND DEVELOPMENT CODE (LDC) GRANTVILLE COMMUNITY PLAN IMPLEMENTATION 
OVERLAY ZONE (CPIOZ). The Grantville Focused Planning Area (FPA) would be 
implemented through the adoption of four new Community Commercial (CC) zones (CC-2-
5, CC-3-6, CC-3-8, and CC-3-9). The application of these zones, together with the 
amendment of the Grantville CPIOZ, will serve as the implementation tools to achieve the
proposed land use amendments associated with the proposed FPA.    

The proposed FPA area covers two (2) Community Plan Implementation Overlay Zones 
(CPIOZ) described in the Navajo Community Plan: Grantville-CPIOZ-Type A, and part of 
the existing San Diego River Subdistrict – CPIOZ Type B.  The list of criteria for each 
CPIOZ has been included in the text of the amendment to the Navajo Community Plan; 
however, the Grantville CPIOZ-Type A area is the primary focus of the Community Plan 
Amendment for the Navajo Community Plan. The amended Grantville CPIOZ-Type A will 
promote mixed-use, transit-oriented development with pedestrian and bicycle orientation, 
and allow for increased density of up to 109 dwelling-units per acre, for a maximum total of 
approximately 4,594 dwelling units, in the area surrounding the existing Grantville Trolley 
Station when certain criteria are met.  Both areas will follow the CPIOZ guidance per Land 
Development Code Chapter 13, Article 2, Division 14. 

The Navajo PFFP Update reflects the community’s boundary, development assumptions at 
community build-out, a listing of capital improvements, and an updated fee schedule.  The
Development Impact Fees (DIFs) provide a funding source for public facilities projects in 
the Navajo Community and would be adopted in conjunction with the community plan 
amendment and certification of the PEIR. 

The Grantville FPA area is located within the Navajo Community Planning area west of 
Interstate 15 (I-15) and north of I-8; bounded by the Admiral Baker Golf Course to the north 
and the San Diego River to the west. The FPA area consists of approximately 280 acres and 
is comprised of commercial, office, industrial, public facility, park and open space uses 
immediately north of I-8 and located along both sides of Fairmount Avenue, Friars Road 
and Mission Gorge Road north to Zion Avenue. Figure 2-2 highlights the limits of the 
proposed FPA area. 
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Update 12/18/2014:  

Minor revisions have been made to the Final Environmental Impact Report (EIR) which are shown 
in a strikeout and underlined format. In accordance with California Environmental Quality Act 
(CEQA) Section 15073.5 (c)(4), the addition of new information that clarifies, amplifies, or makes 
insignificant modification does not require recirculation as there are no new impacts and no new 
mitigation identified. An environmental document need only be recirculated when there is 
identification of new significant environmental impact or the addition of a new mitigation measure 
required to avoid a significant environmental impact.

CONCLUSIONS: 

Based on the analysis conducted for the project described above, the City has prepared the following 
Environmental Impact Report (EIR) in accordance with the California Environmental Quality Act (CEQA) 
to inform public agency decision-makers and the public of the significant environmental effects that could 
result if the project is approved and implemented, identify possible ways to minimize the significant 
effects, and describe reasonable alternatives to the project (State CEQA Guidelines Section 15121).  As 
further described in the attached EIR, the City has determined that the project would have a significant 
environmental effect in the following areas(s):  Land Use (Noise Compatibility), Air Quality, Noise 
(Operational) and Transportation/Circulation. 

The proposed project would result in potentially significant but mitigable impacts to the following issue 
areas: Noise (Construction), Biological Resources, Hydrology/Water Quality, Historical Resources 
(Built Environment and Archaeological), Geologic Conditions, Paleontological Resources, Health 
and Safety, and Public Utilities (Solid Waste).  The proposed project’s impacts for the following issue 
areas were determined to be less than significant or no impact was identified: Greenhouse Gas Emissions, 
Paleontological Resources, Visual Quality/Neighborhood Character, Public Services and Facilities, 
Agricultural and Forest Resources, Mineral Resources, and Population and Housing. 

MITIGATION, MONITORING AND PROGRAM:

A series of mitigation measures are identified within each issue area discussion in Section 5.0 of the PEIR 
to reduce environmental impacts. The mitigation measures are also fully contained in Section 11.0, 
Mitigation Monitoring and Reporting Program of the EIR for the following issue areas:  Land Use,
Transportation/Circulation, Air Quality, Noise, Biological Resources, Hydrology/Water Quality, 
Historical Resources (Built Environment and Archaeological), Geologic Conditions, Paleontological 
Resources, Health and Safety, and Public Utilities. The attached Environmental Impact Report and 
Technical Appendices document the reasons to support the above Determination. 

RECOMMENDED ALTERNATIVES FOR REDUCING SIGNIFICANT UNMITIGATED IMPACTS
Based on the requirement that alternatives reduce significant impacts associated with the proposed project, 
the EIR considers the following Project Alternatives which are further detailed in the Executive Summary 
and Chapter 10 of the EIR: 

1. No Project (Adopted Community Plan) 
2. Reduced Density Alternative (<43 dwelling units [du]/acre) 
3. Reduced Density Alternative (<73 du/acre) 
4. Alternative Site Location
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Under CEQA Guideline Section 15126.6(e)(2), if the No Project Alternative is the environmentally 
superior alternative, the EIR must also identify which of the other alternatives is environmentally superior. 
The EIR identified the Reduced Density Alternative (<43 dwelling units [du]/acre) as the environmentally 
superior alternative because it would meet the Project objectives while further reducing and avoiding 
impacts associated with land use (noise), transportation/circulation, air quality and noise (operational) 
when compared to the Project.

PUBLIC REVIEW DISTRIBUTION:

Individuals, organizations, and agencies that received a copy or notice of the Draft EIR and were invited to 
comment on its accuracy and sufficiency is provided below.  Copies of the Draft EIR, the Mitigation 
Monitoring and Reporting Program and any technical appendices may be reviewed in the office of the 
Planning Department, or purchased for the cost of reproduction.

RESULTS OF PUBLIC REVIEW:  

(  ) No comments were received during the public input period. 

(  ) Comments were received but did not address the accuracy or completeness of the Draft 
Environmental Impact Report (EIR). No response is necessary and the letters are attached at the end 
of the EIR. 

( ) Comments addressing the accuracy or completeness of the Draft Environmental Impact Report 
(EIR) were received during the public input period. The letters and responses are located 
immediately after the EIR Distribution List. 

December 19, 2014  
  Tom Tomlinson, Interim Director Date of Draft Report

Planning Department 

 April 24, 2015            
Date of Final Report

Analysts: Rebecca Malone/Kurtis Steinert
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DISTRIBUTION OF DRAFT ENVIRONMENTAL IMPACT REPORT:

Copies of the Draft EIR were distributed to the following individuals, organizations, and agencies:

Federal Government:
Federal Aviation Administration (1)
U.S. Army Corps of Engineers (16) 
U.S. Environmental Protection Agency (19) 
U.S. Fish & Wildlife Service (23) 
U.S. Army Corps of Engineers (26) 

State of California
State Clearinghouse (46) 
California Department of Transportation Planning - CALTRANS (31) 
California Department of Fish & Wildlife (32)
Cal Recycle (35)
California Environmental Protection Agency (37A) 
Housing and Community Development Department (38) 
Department of Toxic Substance Control (39) 
Natural Resources Agency (43) 
Regional Water Quality Control Board: Region 9 (44) 
Department of Water Resources (45)
Air Resources Board (49) 
California Transportation Commission (51) 
State Water Resources Control Board (55) 
Native American Heritage Commission (56) 
California Energy Commission (59) 
California Highway Patrol (58)

County of San Diego
Air Pollution Control District (65)
County Water Authority (73) 
Department of Environmental Health Services (74) 
Department of Environmental Health Services – Hazardous Material (75)
Department of Environmental Health – Land and Water Quality Division (76) 

City of San Diego
Mayor’s Office (91)
Council President Lightner, District 1
Councilmember Zapf, District 2
Councilmember Gloria, District 3
Councilmember Cole, District 4
Councilmember Kersey, District 5
Councilmember Cates, District 6
Councilmember Sherman, District 7
Councilmember Alvarez, District 8
Councilmember Emerald, District 9
City Attorney's Office (MS 59) 
Planning Department 
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Tom Tomlinson, Interim Director 
Nancy Bragado, Deputy Director 
Brian Schoenfisch, Program Manager  
Myra Herrmann, Senior Environmental Planner 
Rebecca Malone, Associate Environmental Planner
Seth Litchney, Senior Planner 
Jenny An, Associate Planner
Kristy Forburger, Senior Planner, MSCP 
Jeff Harkness, Park Planning  
George Ghossain, Mobility Planning  
Kelley Stanco, Senior Planner – Historical Resources
Frank January, Facilities Financing 
Cathy Winterrowd  

Development Services Department
Louis Schultz, Engineering Review
Ann Gonzalves, Transportation Development  
Mehdi Rastakhiz, Water Review
Leonard Wilson, Wastewater Review  
Patrick Thomas, Geology Review 

Transportation & Storm Water Department 
 Ruth Kolb  

Linda Marabian
Public Utilities Department

Anne Sasaki
Nicole McGinnis  

Fire and Life Safety Services 
Larry Trame
Michelle Abella-Shon 

Police Department
Kevin Mayer

Park and Recreation Board (77) 
Library Department – Government Documents (81) 

Benjamin Branch Library (81D)
San Carlos Branch Library (81DD)

Park and Recreation Board (83) 
Park Development (93) 
Real Estates Assets (85)
Public Works Department 

James Nagelvoort
Carrie Purcell

Historic Resources Board (87) 
Wetland Advisory Board (91A) 
Park & Recreation Department 

Chris Zirkle
Community Forest Advisory Board (90) 
Lisa Wood, Environmental Services Department (93A) 
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OTHER AGENCIES
San Diego Association of Governments (108) 
San Diego County Regional Airport Authority (110) 
San Diego Transit Corporation (112) 
San Diego Gas & Electric (114) 
San Diego Unified School District (125) 
San Diego City Schools (132) 
San Diego Community College District (133)

ENVIRONMENTAL/BIOLOGICAL ORGANIZATIONS
Sierra Club, San Diego Chapter (165) 
San Diego Canyonlands (165A) 
San Diego Natural History Museum (166) 
San Diego Audubon Society (167) 
Mr. Jim Peugh (167A) 
Environmental Heath Coalition (169) 
California Native Plant Society (170) 
San Diego Coast & Baykeeper (173)
Endangered Habitats League (182/182A)

HISTORICAL AND ARCHAEOLOGICAL ASSOCIATIONS
South Coastal Information Center (210) 
San Diego History Center (211) 
San Diego Archaeological Center (212)
Save Our Heritage Organisation (214) 
San Diego County Archaeological Society (218) 

TRIBAL DISTRIBUTION
Carmen Lucas (206)
Ron Christman (215) 
Clint Linton (215B) 
Frank Brown (216) 
Campo Band of Mission Indians (217) 
Kumeyaay Cultural Heritage Preservation (223) 
Kumeyaay Cultural Repatriation Committee (225)
Native American Distribution – Public Notice Only (225A-S)
 Barona Group of Capitan Grande Band of Mission Indians
 Campo Band of Mission Indians 
 Ewiiaapaayp Band of Mission Indians 
 Inaja Band of Mission Indians  

Jamul Indian Village
 La Posta Band of Mission Indians 
 Manzanita Band of Mission Indians 
 Sycuan Band of Mission Indians 
 Viejas Group of Capitan Grande Band of Mission Indians 
 Mesa Grande Band of Mission Indians 
 San Pasqual Band of Mission Indians 

Ipai Nation of Santa Ysabel
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 La Jolla Band of Mission Indians 
 Pala Band of Mission Indians 
 Pauma Band of Mission Indians 

Pechanga Band of Mission Indians
 Rincon Band of Luiseno Indians 

San Luis Rey Band of Luiseno Indians
 Los Coyotes Band of Mission Indians 

CIVIC/PLANNING ORGANIZATIONS
Citizen’s Coordinate for Century III (179)
San Diego Chamber of Commerce (157)
Building Industry Association (158) 
Local 30 (191) 
League of Women Voters (192) 
Friends of Adobe Falls (335) 
Navajo Community Planners, Inc. (336) 
Navajo Community Service Center (337) 
San Carlos Area Council (338) 
San Diego River Conservancy (168)  
San Diego River Foundation/Coalition (164) 
Del Cerro Senior Social Club (339) 
Mission Trails Regional Park (341) 
Grantville Stakeholders Committee
Lynne Murray
Elise caster
Karen Ruggles
Jay Wilson
Brittany Ruggles
Rich Thesing 
Daron Teemsma
Patricia Butler, BRG Consulting (Environmental Consultant) 
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Grantville Focused Plan Amendment 

Final Programmatic Environmental Impact Report 
 
 

Errata 
 

 
Project Number 346289 

SCH NO. 2013111017 

 

For clarification, strikeout/underline has been used to identify changes in the final EIR when 

compared to the draft EIR,  

 

Additionally, the City of San Diego has incorporated project features into the project subsequent 

to the draft public review and before the finalization of the EIR. These features include 

corrections to the draft EIR. These corrections are all within the project area, as reflected in 

Chapter 4, History of Project Changes, and will not result in any new physical effects. 

 

Corrections: 

1) Chapter 3.0 of the draft EIR included Figure 3.4, a map of the proposed rezone of the 

entire proposed FPA project area. A small portion on the northernmost section of 

Grantville was erroneously labeled as being rezoned. The final EIR includes an amended 

Figure 3.4 that shows the proposed zones in the entire project area.  Figure 3.4 is now 

consistent with Figure 3.2.  Table 3.1 has also been amended to reflect the correct 

acreage of each proposed zone within the project area and also includes right of way 

information for greater accuracy. 

2) Section 5.12 has been updated to reflect the geological information for the proposed 

FPA. The project area has been reduced to be consistent with the Grantville CPIOZ Type-

A area as identified by ordinance. The project area does not include any low, medium, 

or high sensitivity geology formations. No mitigation per this project is required and there 

is no impact as a result of this project. As a result of this finding, previously proposed 

mitigation has been removed from the Executive Summary, Section 5.12 and the 

Mitigation Monitoring and Reporting Program. 
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3) Section 5.15 Public Facilities and the PFFP have been updated to reflect the removal of 

the joint use park, Monumentum (formally Cleveland) school. The land was sold and is no 

longer available for use as joint use park.  

4) 2.0 Environmental Setting, 5.7 Hydrology, and 5.8 Water Quality have been revised to 

include additional information regarding flooding at Alvarado Creek. 

5) Mapping for flooding and MHPA have been updated per Letter F. Figure 5.1-1 and Figure 

5.1-2 have been updated to reflect corrected information. 

6) Pages ES-16, 5.2-39, 11-9 have been updated to reflect the RTP 2050. 

7) Page 5.1-10 of the Final EIR has been amended to include the updated population 

forecast. 

8) Page 5.14-8 has been updated to reflect the correct enrollment and capacity for Henry 

High School. This update does not change the conclusions of the EIR. 

9) Table 5.2-5, Existing Freeway Segment Operations and Table 5.2-13a, Year 2030 with 

Existing Freeway Segment Operations have been updated with corrected headings. 

10) Section 5.2.4.3 Mitigation Framework-Mainline Freeways Segment Mitigation Measures 

has been updated to reflect the RTP 2050. 

11) Page 5.2-34 Transportation/Circulation has been updated to reflect CPIOZ A 

supplemental development regulations. 

12) Mitigation for Biological Resources (Section 5.6) impacts has been revised to address 

comments regarding the enforceability of the mitigation. Mitigation ratio tables were 

added to the Biological Resources Section and removed from the Land Use Section 

(Section 5.1). 

13) Mitigation Measures LU-1 and LU-2 have been removed because it was determined that 

these measures were redundant with respect to LU-3 (compliance with the MHPA 

Guidelines) and Mitigation Measure LU-3 has been renumbered to LU-1.   

14) Geologic units that are not part of the project area were removed from Section 5.11, 

Geologic Conditions. 

15) The statement, “The FPA significant traffic impact to this intersection would be fully 

implemented with the implementation of these mitigation measures,” was removed from 

Mitigation Measures T-1, T-3, T-4, T-5, T-6, and T-7. The statement, “The FPA significant 

traffic impact to this roadway segment would be fully implemented with the 

implementation of this mitigation measure,” was removed from Mitigation Measures T-11, 

T-12, T-13, T-14, T-15, T-19, and T-20. This change was made both in Section 5.2, 

Transportation/Circulation, and Chapter 11, Mitigation Monitoring and Reporting 

Program. 
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16) The statements, “When implemented, T-1, T-3, T-4, T-5, T-6, T-7, T-11, T-12, T-13, T-14, T-15, T-

19, and T-20 would mitigate the FPA impact to the relevant intersections and roadway 

segments. All of these improvements are included in the Navajo PFFP. However, these 

measures cannot feasibly be implemented at this time, since the degree of future 

impacts and applicability, feasibility, specific design, and success of future mitigation 

measures cannot be adequately known for each specific future project at the program 

level in such a manner as to avoid conflict with the goals and policies and objectives of 

the FPA, in particular those relating pedestrians, bicycles, and transit oriented 

development,” were added to Section 5.2.2.4. 

17) The statement, “Even with the mitigation measures identified above, the FPA significant 

traffic impact to this intersection would be significant and unavoidable,” was removed 

from Mitigation Measure T-2. This change was made both in Section 5.2, 

Transportation/Circulation, and Chapter 11, Mitigation Monitoring and Reporting 

Program. 

18) The statement, “Even with implementation of T-2, the FPA significant traffic impact to the 

Mission Gorge Road / Zion Avenue intersection would be significant and unavoidable,” 

was added to Section 5.2.2.4. 

19) The statements, “Even with the mitigation measure identified above, the FPA significant 

traffic impact to this roadway segment would be significant and unavoidable. This 

roadway segment is within the Mission Valley Community Planning Area, and this 

improvement project is not currently included in the Mission Valley PFFP. Even if the 

Mission Valley PFFP were amended and the Mission Valley Community Plan were 

updated, until the Mission Valley PFFP is fully funded, the traffic impact to this roadway 

segment would be significant and unmitigated,” were removed from Mitigation 

Measures T-8 and T-9. This change was made both in Section 5.2, 

Transportation/Circulation, and Chapter 11, Mitigation Monitoring and Reporting 

Program. 

20) The statement, “Even with implementation of T-8 and T-9, the FPA significant traffic 

impact to the roadway segments on Friars Road, from I-15 NB Ramps to Rancho Mission 

Road (T-8) and from Rancho Mission Road to Santo Road (T-9), would be significant and 

unavoidable. These roadway segments are within the Mission Valley Community Planning 

Area, and these improvement projects are not currently included in the Mission Valley 

PFFP. Even if the Mission Valley PFFP were amended and the Mission Valley Community 

Plan were updated, T-8 and T-9 cannot feasibly be implemented at this time, since the 

degree of future impacts and applicability, feasibility, specific design, and success of 
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future mitigation measures cannot be adequately known for each specific future project 

at the program level in such a manner as to avoid conflict with the goals and policies 

and objectives of the FPA, in particular those relating pedestrians, bicycles, and transit 

oriented development. Impacts would remain significant and unmitigated,” was added 

to Section 5.2.2.4. 

21) The statement, “Even with the mitigation measure identified above, the FPA significant 

traffic impact to this roadway segment would be significant and unavoidable,” was 

removed from Mitigation Measures T-16, T-17, and T-18. This change was made both in 

Section 5.2, Transportation/Circulation, and Chapter 11, Mitigation Monitoring and 

Reporting Program. 

22) The statements, “Even with implementation of T-16, T-17, and T-18, the FPA significant 

traffic impact to the roadway segments on Fairmont Avenue from Mission Gorge Road to 

Alvarado Canyon Road (T-16), from Alvarado Canyon Road to I-8 WB Ramps (T-17), and 

from I-8 WB Ramps to I-8 EB Ramps would be significant and unavoidable. T-16 through T-

18 would not fully mitigate the FPA’s significant impact to these roadway segments,” 

were added to Section 5.2.2.4. 

23) The statement, “would mitigate the FPA significant impact to San Diego Mission Road. 

However, widening of this roadway to a 4-Lane Collector would require bridge widening 

over the San Diego River. The widening of this roadway would impact the San Diego 

River, wetlands, biological resources, and may conflict with the San Diego River Park 

Master Plan. Therefore, widening of the San Diego Mission Road and bridge widening are 

not recommended. Therefore, The FPA significant traffic impact to this roadway segment 

would remain significant and unmitigated,” were removed from Mitigation Measure T-21. 

This change was made both in Section 5.2, Transportation/Circulation, and Chapter 11, 

Mitigation Monitoring and Reporting Program. 

24) The statements, “Implementation of T-21 would mitigate the FPA significant impact to 

San Diego Mission Road from Rancho Mission Road to Fairmont Avenue. However, 

widening of this roadway to a 4-Lane Collector would require bridge widening over the 

San Diego River. The widening of this roadway would impact the San Diego River, 

wetlands, biological resources, and would conflict with the San Diego River Park Master 

Plan. Therefore, widening of the San Diego Mission Road and bridge widening are not 

recommended, and the FPA significant traffic impact to this roadway segment would 

remain significant and unmitigated,” were added to Section 5.2.2.4. 

25) The statements, “would mitigate The FPA significant impact to Zion Avenue. Widening of 

this roadway would impact surrounding residential properties, community character and 
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on-street parking that is heavily utilized in this area. Therefore widening of this roadway 

segment is not recommended and The FPA significant traffic impact to this roadway 

segment would remain significant and unmitigated,” were removed from Mitigation 

Measure T-22. This change was made both in Section 5.2, Transportation/Circulation, and 

Chapter 11, Mitigation Monitoring and Reporting Program. 

26) The statements, “Implementation of T-22 would mitigate the FPA significant impact to 

Zion Avenue from Mission Gorge Road to Waring Road; however, widening this roadway 

would impact surrounding residential properties, community character and on-street 

parking that is heavily utilized in this area. Therefore, widening of this roadway segment is 

not recommended, and the FPA significant traffic impact to this roadway segment 

would remain significant and unmitigated,” were added to Section 5.2.2.4. 

27) The first paragraph of Section 5.2.2.4 was revised as follows: 

 

Table 5.2-10 summarizes the mitigation intersection analysis operations and Table 5.2-11 

summarizes the mitigated roadway improvement segment analysis operations for the 

Year 2030 with project scenario. With implementation of the recommended mitigations 

measures, the proposed FPA would improve the current intersection and street segment 

conditions; however, for the reasons outlined below, several mitigation measures are not 

feasible; therefore, traffic impacts to intersections and roadway segments in the Year 

2030 scenario with the implementation of the proposed FPA would be considered 

cumulatively significant and unmitigable.  

 

28) The statements, “San Diego Association of Governments (SANDAG) 2050 Revenue 

Constrained Regional Transportation Plan (RTP) proposes the” and “Project is expected 

to be built by Year 2020. This measure provides partial mitigation since it reduces the 

traffic demand on the freeway general purpose lane; however, even with this 

improvement, the FPA traffic impact to this roadway is significant,” were removed from T-

27 thru T-30. This change was made both in Section 5.2, Transportation/Circulation, and 

Chapter 11, Mitigation Monitoring and Reporting Program. 

29) The statements, “SANDAG 2050 Revenue Constraint RTP includes” and “Project is 

expected to be built by Year 2040. This measure provides partial mitigation since it 

improves freeway operation in the vicinity of the project; however, even with this 

improvement, the FPA traffic impact to this roadway segment is significant,” were 

removed from T-31 thru T-34. This change was made both in Section 5.2, 
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Transportation/Circulation, and Chapter 11, Mitigation Monitoring and Reporting 

Program. 

30) T-31 thru T-34 was revised as follows: 

 

Operational improvements, as described in the SANDAG Revenue Constrained 

RTP, along I-8 between I-15 and SR-125. This change was made both in Section 5.2, 

Transportation/Circulation, and Chapter 11, Mitigation Monitoring and Reporting 

Program. 

31) The statements, “Additional roadway improvements would also be necessary along Friars 

Road; however, this interchange is located within the Mission Valley Community Plan, 

and will be evaluated in more detail in the upcoming Mission Valley Community Plan 

Update. As a result, the FPA significant traffic impact to this intersection would remain 

significant and unmitigated,” were removed from T-35. This change was made both in 

Section 5.2, Transportation/Circulation, and Chapter 11, Mitigation Monitoring and 

Reporting Program. 

32) The statements, “It should be noted that this location is located within the Mission Valley 

Community Planning area where it will be evaluated in more detail in the upcoming 

Mission Valley Community Plan update. As a result, the FPA significant traffic impact to 

this intersection would remain significant and unmitigated,” have been removed from T-

36. This change was made both in Section 5.2, Transportation/Circulation, and Chapter 

11, Mitigation Monitoring and Reporting Program. 

33) The statements, “This measure provides partial mitigation since it improves freeway and 

local roadway operation in the vicinity of the project; however, even with this 

improvement, the FPA traffic impact to this roadway segment is significant,” have been 

removed from T-37. This change was made both in Section 5.2, 

Transportation/Circulation, and Chapter 11, Mitigation Monitoring and Reporting 

Program. 

34) The following discussion was added to Section 5.2.4.4: 

The SANDAG 2050 Revenue Constrained Regional Transportation Plan (RTP) includes 
projects to improve the performance of I-15 and I-8. However, even with implementation 
of T-27 through T-34, the FPA significant traffic impact to I-15 NB and SB from Aero Drive to 
I-8 and to I-8 EB and WB from I-15 to Waring Road would be significant and unavoidable.  
 
Even with implementation of T-36, the FPA significant impact to the Friars Road / I-15 SB 
Off-Ramps Intersection would be significant and unavoidable. This intersection is within 
the Mission Valley Community Planning Area, and this improvement is not currently 
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included in the Mission Valley PFFP. Additionally, there is some uncertainty related to the 
actual development and associated traffic impacts of the FPA that will materialize over 
time. Future development projects’ transportation studies would be able to more 
accurately identify potential transportation impacts and provide the mechanism to 
mitigate them through project-specific mitigation including, but not limited to, fair share 
contribution, transportation demand management measures, or a combination of these 
measures. As a result, the FPA’s significant traffic impact to this intersection would remain 
significant. 
 
Even with implementation of T-37, which is included in the Navajo PFFP, the FPA 
significant traffic impact to the Fairmont Avenue / Alvarado Canyon Road / I-8 WB Off-
Ramp / Camino Del Rio N. Intersection would be significant and unavoidable.  

 

35) Section 5.2.7 was revised as follows: 

The proposed FPA would result in cumulatively significant impacts at nine intersections, 
fifteen street segments, eight freeway segments, and one freeway ramp.  However, with 
implementation of the Mitigation Measures T-1 through T-7, T-11 through T-20 and T-23 
through T-37, would mitigate several of the cumulative impacts resulting from the 
proposed FPA would be reduced to a level less than significant, and in many cases, 
improve upon the existing traffic situation. However, some mitigation measures are not 
feasible; therefore, traffic impacts to intersections and roadway segments in the Year 
2030 scenario with the implementation of the proposed FPA would be considered until 
funding for the projects included in the PFFP is identified and available, traffic impacts 
from implementation of the FPA would remain cumulatively significant and unmitigable. 
Mitigation Measures T-23 through T-26, which require new development to include 
pedestrian, bicycle, and transit improvements, as well as a preparation of a TDM 
program to ensure compliance with the Navajo Community Plan Circulation Element, 
would reduces impacts from project trip generation to a less than significant level, 
regardless of funding availability. Since no hazards are expected, a less than significant 
impact has been identified for traffic hazards to motor vehicles, bicyclists, or pedestrians.  
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RESPONSE TO COMMENTS ON THE DRAFT EIR

The Draft Environmental Impact Report (Draft EIR) for the Grantville Focused Plan Amendment was 
distributed for public review on December 16, 2014, initiating a 60-day public review period ending on 
February 17, 2015. The document was made available online, at 3 public libraries throughout the City of 
San Diego, and at the City of San Diego’s Development Services Department. During the public review 
period, a total of 16 letters and emails were received before the close of the public comment period. After 
the close of the public comment period, 2 more letters were submitted. Pursuant to California 
Environmental Quality Act (CEQA) Guidelines §15088(a), “the lead agency shall evaluate comments on 
environmental issues received from persons who reviewed the Draft EIR and shall prepare a written 
response.” All comment letters received on the Grantville Focused Plan Amendment, including the letter 
received after the close of the public comment period, were evaluated for environmental issues, and 
written responses to comments on environmental issues were prepared.  

Table 1 provides a list of the comment letters received, including details on the agency, organization, or 
individual that submitted the letter and the date of the letter. This appendix presents written responses to 
comments on environmental issues raised in these letters. The written responses describe the disposition of 
significant environmental issues raised, as required by CEQA Guidelines §15088(c).

Table 1: List of Comment Letters on the Grantville Focused Plan Amendment

Letter No. Agency/Organization/Individual Letter Date Page #
A John Bennett 2/17/15 3
B Brian Caster and Other Property Owners (multiple) 2/17/15 5
C County of San Diego 2/17/15 18
D Brian Desrosiers and Other Residents (multiple) 2/17/15 19
E Four D Properties 2/17/15 22
F H.G. Fenton* 2/20/15 28
G Metropolitan Transit System 2/17/15 33
H Navajo Community Planning Group 2/12/15 36
I Pauma Band of Luiseno Indians 1/5/15 38
J Potter and Associates 1/27/15 39
K Ralph Richardson (1 of 2) 2/9/15 42
L Ralph Richardson (2 of 2) 2/13/15 44
M Marilyn Reed (1 of 2) 2/8/15 45
N Marilyn Reed/Allied Gardens Community Council (2 of 2) 2/8/15 51
O Kilian Roever* 2/18/15 55
P San Diego Association of Governments 2/17/15 56
Q San Diego Unified School District 12/29/14 61
R Patricia Vollmer 1/23/15 64
S California Department of Transportation 2/5/15 65
Notes:
* Letters F and O were received after the close of the public comment period. CEQA does not require a 
Lead Agency to respond to comments received after the close of the comment period; however, the City 
of San Diego has chosen to respond to all comments nonetheless.

For organizational purposes, each letter has been assigned letter identification as outlined in Table 1. Each 
comment letter is reproduced in its entirety and is aligned side-by-side with the response(s) to the letter. 
Where a commenter has provided multiple comments, each comment is indicated by a line bracket and 
an identifying number in the margin of the comment letter.
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Executive Summary

Grantville Focused Plan Amendment ES-1 May 2015
Final PEIR 

EXECUTIVE SUMMARY

ES.1  Project Description
The proposed Focus Plan Amendment (FPA) consists of four components: (1) a Community Plan 
Amendment (CPA) to the Navajo Community Plan; (2) including an amendment to the Community Plan 
Implementation Overlay Zone (CPIOZ) in the Navajo Community Plan; (3) the processing of rezones to 
implement the plan amendment; (3) the Community Plan Implementation Overlay Zone (CPIOZ); and, (4) 
an update to the Public Facilities Financing Plan (PFFP) for the Navajo planning area. The proposed CPA,
rezones, and CPIOZ would introduce mixed-use residential and commercial transit-oriented development
(TOD) to the Grantville neighborhood, which is currently comprised of predominately industrial and 
commercial uses.  The proposed FPA will set out the long-range vision and comprehensive policy 
framework for how Grantville could develop over the next 20 to 30 years.  The proposed FPA would provide 
policy direction for future development and has been guided by the citywide policy direction contained in 
the City of San Diego General Plan (2008). The focused plan amendment to the Navajo Community Plan-
Grantville CPIOZ section includes supplemental design regulations that set the vision and goal for future 
development in Grantville.

The proposed FPA was developed through a series of design charrettes and several years of monthly 
stakeholder meetings in the Navajo community. Initially, the Grantville area, referred to as Subarea A, was 
one of several subareas within the Navajo community considered for a land use plan amendment. Through 
the charrette process and extensive public meetings, several alternative land use scenarios were 
developed.  Ultimately, the City of San Diego decided to focus specifically on a smaller area within the 
Subarea A (hereby referred to as the proposed FPA area), and the Grantville Stakeholders Committee 
recommended Alternative D as the preferred land use scenario to be analyzed for the proposed FPA. 

The proposed FPA involves rezoning within the FPA area from predominately single-use industrial and 
commercial zones to mixed-use commercial and residential zones, which promote TOD. It is estimated that 
the floor area of commercial office land uses would increase by 536,200 square feet (sf), whereas strip 
commercial uses would decrease by 147,900 sf, resulting in a net increase of 388,300 sf of commercial land 
uses overall. Industrial development would be reduced from 1,393,500 sf to a new total of 250,000 sf. 
Residential dwelling units (DU) would increase from 101 up to a total of 8,376.

The proposed FPA would be implemented through the adoption of four new Community Commercial (CC) 
zones (CC-2-5, CC-3-6, CC-3-8, and CC-3-9)rezone of approximately 227 acres. The application of these 
zones, together with the adoption of a Community Plan Implementation Overlay Zone (CPIOZ), will serve as 
the implementation tools to achieve the proposed land use amendments associated with the proposed 
FPA.  The proposed CPIOZ will promote mixed-use, TOD with pedestrian and bicycle orientation, and allow 
for increased density of up to 109 dwelling-units per acre, for a maximum total of approximately 4,594 
dwelling units, in the area surrounding the existing Grantville Trolley Station, when certain criteria are met. 



Executive Summary

Grantville Focused Plan Amendment ES-2 May 2015
Final PEIR 

The list of criteria will be included in the text of the Navajo Community Plan as a focused amendment to 
the plan. 

ES.2  Project Location and Setting
The proposed FPA area is located in San Diego County, in the City of San Diego.  The City of San Diego is 
located adjacent to the United States International Border with Mexico and approximately 130 miles south 
of Los Angeles.  The proposed FPA area is an approximately 280-acre area comprised of commercial, 
office, industrial, public facility, park and open space uses located immediately north of Interstate 8 along 
both sides of Fairmount Avenue, Friars Road, and Mission Gorge Road to Zion Avenue.

The City of San Diego has adopted community plans that provide land use development guidelines for 
property within each community. The proposed FPA area is located within the Navajo Community Planning 
Area.  All future development activities within the proposed FPA would be required to comply with the
Navajo Community Plan, Community Plan Amendment, and the City’s Land Development Code. 

ES.3  Project Objectives 
In accordance with CEQA Guidelines Section 15124, this document identifies the following primary 
objectives that support the purpose of the project, assist the Lead Agency in developing a reasonable 
range of alternatives to be evaluated in the PEIR, and ultimately aid decision-makers in preparing findings 
and overriding considerations, if necessary.

• Promote planning, redesign, and development of areas which are underutilized;

• Promote TOD within walking distance to the Grantville Trolley Station, with a mix of residential, 
commercial, and industrial uses that would be designed for the pedestrians without excluding 
automobiles;

• Promote a Multi-Modal Transportation Strategy including walkable and bicycle-friendly streets, 
accessible and enhanced transit options, and comprehensive parking strategies throughout the 
community; 

Provide more market-rate and affordable housing opportunities consistent with a land use pattern 
that promotes infill development and socioeconomic equity;

• Provide an incentive for development within the Grantville Community Plan Implementation 
Overlay Zone (CPIOZ) by streamlining the permit processing requirements in order to ensure a less 
costly and time-intensive process; 

• Allow for the ability to reduce vehicle miles traveled and reduce associated air pollution and GHG 
emissions; 

• Conserve resource lands and open space; and, 

• Facilitate implementation of the San Diego River Park Master Plan. 
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ES.4 Summary of Significant Effects and Mitigation 
Measures that Reduce or Avoid the Significant 
Effects

Table ES-1, located at the end of this section, summarizes the results of the environmental analysis 
completed for each issue area for the proposed FPA.  Table ES-1 also includes mitigation measures to 
reduce and/or avoid the significant environmental effects, with a conclusion as to whether the impact has 
been mitigated to below a level of significance.  The mitigation measures listed in Table ES-1 are also 
discussed accordingly within each environmental issue area.

Based on the analysis and conclusions of the PEIR, implementation of the proposed FPA would result in 
significant and unavoidable impacts to the following issue areas: land use (related to noise), 
transportation/circulation, air quality, and noise (operational).  In addition, the proposed FPA would result in 
potentially significant but mitigable impacts to the following issue areas: noise (construction), biological 
resources, hydrology/water quality, historical resources (built environment and archaeological), geologic 
conditions, paleontological resources, health and safety, and public utilities (solid waste).  The proposed 
FPA’s impacts for all other issue areas were determined to be less than significant or no impact was 
identified.

ES.5  Areas of Controversy
Section 15123(b)(2) of the State CEQA Guidelines requires that areas of controversy known to the Lead 
Agency, including issues raised by agencies and the public, be identified in the Executive Summary 
chapter of the PEIR.  To determine the number, scope and extent of the environmental topics to be 
addressed in this Draft PEIR, the City prepared a Notice of Preparation (NOP) and circulated the NOP to 
interested public agencies, organizations, community groups and individuals in order to receive input on 
the proposed FPA.  The NOP was distributed on November 5, 2013 for a 30-day public review and comment 
period, and a public scoping meeting was held on November 19, 2013.  Public comments received on the 
NOP and comments from the scoping meeting reflect controversy related to several 
environmental issues to be discussed in the PEIR.  

Issues raised in response to the NOP prepared and circulated for this Draft PEIR focus around land use,
transportation/circulation, historical/cultural resources, and biological resource adjacency issues.  
Transportation/circulation issues were raised through written comments from the California Department of 
Transportation (Caltrans) and historical/cultural resource issues were raised through written comments from 
the San Diego County Archaeological Society, Inc. and the Native American Heritage Commission.  In 
addition to written comments received, the City of San Diego held a public scoping meeting where verbal 
comments were provided in regard to land use, transportation/circulation and biological resource issues. 
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ES.6 Issues to be Resolved by the Decision-Making 
Body

The issues to be resolved by the decision-making body (in this case the City) are those of if and how to 
mitigate the direct significant impacts created by implementation of the proposed FPA.  The City would 
decide if the significant unmitigable impacts can be reduced and if the significant impacts associated with
any of the following environmental issues analyzed in the PEIR have been fully mitigated below a level of 
significance:

Land Use

Transportation/Circulation

Air Quality and Odor

Greenhouse Gas Emissions

Noise

Biological Resources

Hydrology

Water Quality

Historical Resources

Visual Effects/Neighborhood Character

Geologic Conditions

Paleontological Resources

Health and Safety

Public Services and Facilities

Public Utilities

The City would also decide if the proposed FPA conforms to the applicable land use policies, such as those 
in the General Plan, and if deviations from these policies are justified and acceptable.  Lastly, the City 
would review the alternatives analyzed within the PEIR to determine whether the proposed FPA or an 
alternative might meet the key objectives of the project while reducing its environmental impact.
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ES.7  Project Alternatives
In order to fully evaluate the environmental effects of proposed projects, CEQA mandates that alternatives 
to the proposed project be analyzed.  Section 15126.6 of the CEQA Guidelines requires the discussion of “a 
range of reasonable alternatives to the project, or to the location of the project, which would feasibly 
attain most of the basic objectives of the project but would avoid or substantially lessen any of the 
significant effects of the project” even if the alternatives would impede the attainment of the project 
objectives to some degree. As discussed in Section 10.0, Alternatives, of this PEIR, the following alternatives 
were considered. 

ES.7.1 No Project Alternative (Adopted Community Plan)
The No Project Alternative (Adopted Community Plan) would allow development to proceed in 
accordance with the existing adopted Navajo Community Plan (City of San Diego,1982). The adopted 
plan has eleven elements that establish specific land use, transportation, and environmental quality 
proposals, together with an evaluation of the social and economic impacts resulting from those proposals. 
Recommendations are included in each element to provide the framework for development. 

Compared to the proposed FPA, the No Project Alternative would not avoid or substantially reduce the 
significant effects of the project with respect to transportation/circulation, air quality, or noise. The No 
Project Alternative would not meet a substantial portion of the proposed FPA’s objectives identified in 
Chapter 1.0 of this PEIR. Specifically, it would not accomplish, the smart growth principles through the 
provision of high-density and affordable residential units in an already urbanized location adjacent to 
existing public transportation, employment, and other public infrastructure and services. In addition, the No 
Project Alternative would not address the co-location of incompatible uses associated with heavy industrial 
uses near sensitive receptors. Selection of this alternative would allow industrial uses throughout the 
community, but at a cost to the community character and potential health of residents where 
incompatible uses are allowed to coexist. The No Project Alternative would not result in programs or 
processes that could incentivize development in the TOD area, such as the ministerial review and 
streamlined permitting. Finally, this alternative would not support a multi-modal transportation strategy.

ES.7.2 Reduced Density Alternative (<43 dwelling units/acre)
The Reduced Density Alternative (<43 du/acre) would reduce the density and intensity of development as 
compared to the proposed FPA by more than 60 percent. The distribution of land use would otherwise be 
consistent with the proposed FPA. This alternative would reduce project impacts associated with the 
intensity of uses. 

The Reduced Density Alternative (<43 du/acre) would not result in additional significant impacts beyond 
those previously identified for the FPA. Impacts to Transportation/Circulation, Air Quality, and Noise, would 
be incrementally less with the reduction in overall density of development.  However, the Reduced Density 
Alternative (<43 dwelling units/acre) would not meet all of the proposed FPA’s objectives. Fewer residential 
units would also reduce the number of new dwelling units available in the community.  The City of San 
Diego’s Regional Housing Needs Allocation calls for the City to develop 88,096 housing units by the year 
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2020.  This alternative would reduce potential housing development in the proposed FPA area by 37%, 
forcing the city to find other areas to accommodate more housing.

ES.7.3 Reduced Density Alternative (<73 dwelling units/acre)
The Reduced Density Alternative (<73 du/acre) would reduce the density and intensity of development 
compared to the proposed FPA by more than 30 percent. The distribution of land uses would otherwise be 
consistent with the proposed FPA. This alternative would slightly reduce project impacts associated with the 
intensity of uses, and any corresponding significant impacts that would result. 

The Reduced Density Alternative (<73 du/acre) would not result in additional significant impacts beyond 
those previously disclosed for the FPA. Impacts to Transportation/Circulation, Air Quality, and Noise, would 
be incrementally less with the reduction in overall density of development, see Table 10-1.  However, The 
Reduced Density Alternative (<73 du/acre) would not meet all of the proposed FPA’s objectives. 
Incrementally fewer residential units would reduce the number of new dwelling units available in the 
community. The City of San Diego’s Regional Housing Needs Allocation calls for the City to develop 88,096 
housing units by the year 2020.  This alternative would reduce potential housing development in the 
proposed FPA area by 11%, forcing the city to find other areas to accommodate more housing.

ES.7.4 Environmentally Superior Alternative 
CEQA Guidelines Section 15126.6(e)(2) requires that an EIR identify the environmentally superior alternative
based on an evaluation of the Plan and its alternatives.  If the No Project Alternative is the environmentally 
superior alternative, the EIR must identify an environmentally superior alternative from the other alternatives.

The Reduced Density (<43 du/acre) Alternative is identified as the Environmentally Superior Alternative, as it 
would reduce the proposed FPA's density and intensity by more than 60 percent.  This alternative would 
reduce the number of residential units by 3,038 units, and the amount of commercial use would be 
reduced by an estimated 41.01 acres, as compared to the proposed FPA. This reduction could result in 
smaller-scale, residential and commercial projects with less density. The reduced intensity under this 
alternative would also be expected to result in proportionate reductions in traffic and construction activity 
within the community by approximately 60.8 percent compared to the proposed FPA, thereby resulting in a 
reduction in impacts to community intersections, road segments, and parking supply.  However, similar to 
the proposed FPA, transportation/circulation impacts under the Reduced Density (<43 du/acre) Alternative 
would still be significant and unavoidable.

In addition, impacts associated with land use (noise), transportation/circulation, air quality, and noise 
(operational), would be incrementally less with the reduction in overall density of development but would 
not be reduced to below a level of significance and impacts would remain significant and unavoidable.  
Impacts for all other issue areas would be similar to the proposed FPA. While the Reduced Density (<43 
du/acre) Alternative would be the Environmentally Superior Alternative, this alternative would not meet all 
of the proposed FPA’s objectives. Fewer residential units would also reduce the number of new dwelling 
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units available in the community, thereby not fulfilling the project objective to produce an additional 3,038 
residential units in the Navajo community as compared to the proposed FPA.

The City of San Diego 2008 General Plan set goals for developing compact, mixed-use, walkable 
communities.   The City is also attempting to meet its Regional Housing Needs Allocation, which calls for the 
city to construct a significant number of housing units by 2020.  Grantville’s location provides an opportunity 
to develop a high quality community that can meet those goals.  While the Reduced Density (<43 du/acre) 
Alternative may be environmentally superior, its reduction in overall density does not allow the City to 
maximize the potential development for the site.  Only the proposed FPA would meet the City’s General 
Plan goals and create a walkable community with access to the San Diego River, the Grantville Trolley 
Station, and other amenities in the area.  
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1.0 Introduction
This Programmatic Environmental Impact Report (PEIR) for the proposed Focused Plan Amendment (FPA) to 
the Navajo Community Plan has been prepared by the City of San Diego (City) in compliance with the 
California Environmental Quality Act (CEQA) Statute (Public Resources Code, Section 21000 et seq.) and
Guidelines (California Code of Regulations, Title 14, Section 15000, et seq.), referred to as the CEQA 
Guidelines, and in accordance with the City’s Environmental Impact Report Guidelines (EIR Guidelines; City 
of San Diego, 2005) and Development Services Department’s California Environmental Quality Act 
Significance Determination Thresholds (Significance Determination Thresholds) (City of San Diego, 2011).

This PEIR evaluates the environmental effects associated with the (1) a Community Plan Amendment (CPA)
to the Navajo Community Plan; (2) including an amendment to the Community Plan Implementation 
Overlay Zone (CPIOZ) in the Navajo Community Plan; (3) the processing of rezones to implement the plan 
amendment; and, (4) an update to the Public Facilities Financing Plan (PFFP) for the Navajo planning 
area.(1) a Community Plan Amendment( CPA) to the Navajo Community Plan; (2) the processing of 
rezones to implement the plan amendment; (3) the Community Plan Implementation Overlay Zone 
(CPIOZ); and, (4) an update to the Public Facilities Financing Plan (PFFP) for the Navajo planning area.
Collectively these actions comprise the FPA. The CPA is guided by the framework and policy direction of 
the City of San Diego General Plan and reflects new citywide policies and programs. The CPA would 
provide detailed neighborhood-specific land use, development design guidelines, policies, and numerous 
other mobility and local guidelines, incentives, and programs in accordance with the goals stated in the 
General Plan.

As part of the proposed FPA, the City is proposing to rezone the proposed FPA area and provide a better 
framework for future development. The Navajo Community Plan currently includes Community Plan 
Implementation Overlay Zones (CPIOZs) for the proposed FPA area. The Community Plan Amendment 
would make development regulations consistent with citywide zoning classifications, encourage transit-
oriented development, and revitalize the Grantville neighborhood in accordance with the general goals 
stated in the General Plan. 

Discretionary actions by the City Council required to approve the proposed FPA are provided in Table 1-1
below.

Table 1-1: Discretionary Actions Required for Proposed FPA Approval
City of San Diego:
Certification of this PEIR
Adoption of the amended Navajo Community Plan and corresponding amendment of the General Plan
Approval of the rezoning to new Community Commercial zones and a Community Plan Implementation 
Overlay Zone (CPIOZ)
Approval of an update to the PFFP

Source: BRG Consulting, 2014.
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1.1 Purpose of the PEIR and Intended Uses

1.1.1  Purpose of the PEIR
As indicated in Section 15002 of the CEQA Guidelines, the purpose of this PEIR is to:

Inform governmental decision-makers and the public about the potential significant environmental 
effects of proposed activities;
Identify the ways that environmental damage can be avoided or significantly reduced;
Prevent significant, unavoidable damage to the environment by requiring changes in projects 
through the use of alternatives or mitigation measures when the governmental agency finds the 
changes to be feasible; and, 
Disclose to the public the reasons why the City Council can approve the project if significant 
environmental effects are involved.

1.1.2  Intended Uses of the PEIR
This PEIR is informational in nature and is intended for use by decision-makers, Responsible or Trustee 
Agencies as defined under CEQA, other interested agencies or jurisdictions, and the general public, in 
evaluating the potential environmental effects, mitigation measures, and alternatives of the proposed FPA. 
By recognizing the environmental impacts of the proposed FPA, decision-makers will have a better 
understanding of the physical and environmental changes that would accompany the approval of the 
proposed FPA. The PEIR includes recommended mitigation measures which, when implemented, would 
lessen project impacts and provide the City, the Lead Agency as defined in Article 4 of CEQA Guidelines 
(Sections 15050 to 15051), with ways to substantially lessen or avoid significant effects of the project on the 
environment, whenever feasible. Alternatives to the proposed FPA are presented to evaluate alternative 
development scenarios that would further reduce or avoid significant impacts associated with the project.

In accordance with the CEQA Guidelines, a PEIR may serve as the EIR for subsequent activities or 
implementing actions, including future development of public and private projects, to the extent it 
contemplates and adequately analyzes the potential environmental impacts of those subsequent projects. 
Implementing actions in the proposed FPA may include, but are not limited to: planned development 
permits, site development permits, conditional use permits, tentative subdivision maps, development 
agreements, formation of community facilities districts, and infrastructure improvement plans.

If in examining these future actions the City finds no new effects could occur, or no new mitigation 
measures would be required other than those analyzed and/or required in the PEIR, the City can approve 
the activity as being within the scope covered by this PEIR, and no new environmental documentation 
would be required. If additional analysis is required, it can be streamlined by tiering from this PEIR pursuant 
to CEQA Guidelines, Sections 15152, 15153, and 15168 (e.g., through preparation of a Mitigated Negative
Declaration, Addendum, or Focused EIR).
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1.2 EIR Legal Authority

1.2.1  Lead Agency
The City is the Lead Agency for the proposed FPA pursuant to Article 4 (Sections 15050 and 15051) of the 
CEQA Guidelines. The Lead Agency, as defined by CEQA Guidelines Section 15367, is the public agency, 
which has the principal responsibility and authority for carrying out or approving a project. 

Under CEQA (California Public Resources Code §21000 et seq.), as amended, and the CEQA Guidelines 
(Title 14 California Code of Regulations §15000 et seq.), as amended, if a lead agency determines that 
there is substantial evidence in light of the whole record that a project may have a significant effect on the 
environment, the agency must prepare an EIR (CEQA Guidelines §15064(a)(1)). The purpose of an EIR is to 
inform public agency decision makers and the public of the potentially significant environmental effects of 
a project, identify possible ways to minimize the significant effects, and describe reasonable alternatives to 
the project (CEQA Guidelines §15121(a)). This PEIR is an informational document for use by the City decision 
makers, responsible and trustee agencies, and members of the general public to evaluate the 
environmental effects of the proposed project. This document complies with all criteria, standards, and 
procedures of CEQA and the CEQA Guidelines. The public agency with the greatest responsibility for 
supervising or approving the project or the first public agency to make a discretionary decision to proceed 
with a proposed project should ordinarily act as the “Lead Agency” pursuant to CEQA Guidelines 
§15051(b)(1). The City is the Lead Agency for the proposed project evaluated in this PEIR.

On behalf of the Lead Agency, the City’s Development Services Department, Environmental Analysis 
Section, conducted a preliminary review of the proposed FPA and concluded an EIR was required. The 
analysis and findings in this document reflect the independent, impartial conclusions of the City. This PEIR 
will provide the basis for subsequent, project specific CEQA review of specific improvements as the City 
implements the FPA, and proposed mitigation measures, when taking specific actions necessary to 
achieve the goals of the City’s Navajo Community Plan.

1.2.2   Responsible and Trustee Agencies
State law requires that all EIRs be reviewed by Responsible and Trustee Agencies. A Responsible Agency, 
defined pursuant to State CEQA Guidelines Section 15381, includes all public agencies other than the Lead 
Agency which have discretionary approval power over the proposed project. A Trustee Agency is defined 
in Section 15386 of the CEQA Guidelines as a state agency having jurisdiction by law over natural resources 
affected by a project that are held in trust for the people of the State of California. Implementation of the 
proposed FPA would require subsequent actions or consultation from Responsible or Trustee Agencies. A 
brief description of some of the primary Responsible or Trustee Agencies that may have an interest in the 
proposed FPA is provided below.

U.S. Army Corps of Engineers (USACE): The USACE has jurisdiction over development in, or affecting, the 
navigable Waters of the U.S., pursuant to two federal laws: The Rivers and Harbors Act of 1889 and the 
Clean Water Act, as amended. A navigable water is generally defined by a blue line as plotted on a 
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United States Geological Survey (USGS) quadrangle map. Projects that include potential dredge or fill
impacts to Waters of the U.S. are subject to Section 404 of the Clean Water Act. Aggregate impacts to 
Waters of the U.S. (defined as direct fill or indirect effects of fill) greater than one-half acre require a permit. 
All permits issued by the USACE are subject to consultation and/or review by the U.S. Fish and Wildlife 
Service and the Environmental Protection Agency (USEPA). No permits from USACE are required at this
time; however, individual development projects under the proposed FPA may require review and/or 
permits in the future.

California Department of Transportation (Caltrans): The southern end of the proposed FPA area contains the 
Interstate 8 (I-8) corridor. No permits from Caltrans are required at this time; however, Caltrans approval
would be required for any encroachments or construction of facilities in a Caltrans right-of-way associated 
with any future projects.

California Department of Fish and Wildlife (CDFW): CDFW has the authority to reach an Agreement 
Regarding Proposed Stream or Lake Alteration (Streambed Alteration Agreement) with an agency or 
private party proposing to alter the bed, banks, or floor of any watercourse/stream, pursuant to Section 
1600 et. seq. of the State Fish and Game Code. The purpose of Code Sections 1600-1616 is to protect and 
conserve fish and wildlife resources that could be substantially adversely affected by a substantial diversion 
or obstruction of natural flow of, or substantial change or use of material from the bed, bank, or channel of, 
any river, stream, or lake. CDFW generally evaluates information gathered during preparation of the 
environmental documentation, and attempts to satisfy their permit concerns in these documents. No 
permits from CDFW are required at this time; however, individual development projects under the 
proposed FPA may require review and/or permits in the future.

San Diego County Air Pollution Control District (APCD): The County Board of Supervisors sits as the Board of 
the APCD, which is an agency that regulates sources of air pollution within the county. This is accomplished 
through monitoring, engineering, and compliance divisions within the APCD, designed to protect the 
public from the adverse impacts of polluted air. No permits from APCD are required at this time. The APCD 
would be responsible for issuing permits for construction and operation of future projects.

San Diego Regional Water Quality Control Board (RWQCB): The RWQCB regulates water quality through the 
Section 401 certification process and oversees the National Pollutant Discharge Elimination System (NPDES) 
Permit No. CA 0108758, which consists of wastewater discharge requirements. No permits from RWQCB are 
required at this time; however, individual development projects under the proposed FPA may require
review and/or permits in the future.

San Diego County Regional Airport Authority (Airport Authority): The Airport Authority operates the airports 
and oversees implementation of adopted plans for the region's air transportation needs. The Airport 
Authority also serves as San Diego County's Airport Land Use Commission, and is responsible for land use 
planning as it relates to public safety surrounding the region’s airports. As a responsible agency, the Airport 
Authority would review future development proposals within the proposed FPA area and make 
“consistency determinations” with the provisions and policies set forth in the San Diego International Airport 
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(SDIA) Airport Land Use Compatibility Plan (ALUCP). No permits from the Airport Authority are required at 
this time; however, future development projects within the proposed FPA would be subject to the Federal 
Aviation Administration (FAA) Noticing Area for San Diego International Airport (SDIA) and would be 
required to provide noticing in compliance with applicable federal regulations.

1.3 EIR Type, Scope, Content, and Format

1.3.1  Type of EIR
This Draft EIR (PTS No. 346289; SCH No. 2013111017) has been prepared as a programmatic environmental 
impact report (PEIR), as defined in Section 21158 of the CEQA Guidelines. This PEIR is intended to provide 
information to the City, public and quasi-public agencies and groups, and the general public regarding 
the potential environmental impacts, mitigation measures, and alternatives to the proposed project.
Section 15168 of the State CEQA Guidelines provides guidance on the use and scope of a PEIR, which 
generally “is an EIR which may be prepared on a series of actions that can be characterized as one larger 
project.” In accordance with CEQA, this PEIR examines the environmental impacts of the proposed FPA,
which is comprised of a series of actions. The combined actions can be characterized as one large project 
for the purpose of this study and is herein referred to as the “proposed FPA”. The PEIR focuses primarily on 
the physical changes in the environment that would result from adoption and implementation of the 
proposed FPA, including anticipated general impacts that could result during future construction and 
operation.

1.3.1.1 Environmental Review for Subsequent Projects
Implementation of the proposed FPA would require subsequent approval of public or private development 
proposals (referred to as “future development” in this PEIR) to carry out the land use plan and policies 
described in the FPA.  The process for accomplishing environmental review for individual future 
development projects would include preparation of an initial study through a checklist to screen for 
consistency with the proposed FPA and to determine whether potential impacts of the development were 
anticipated in the FPA PEIR analysis.  Depending on the conclusions of the initial study, a determination 
would be made as to whether the project is consistent and can rely on the PEIR, or if a Negative 
Declaration, Mitigated Negative Declaration, or Addendum, Supplemental or Focused EIR would be 
required for the project.

Pursuant to State CEQA Guidelines Section 15168(c), the certified PEIR would satisfy CEQA requirements for 
subsequent activities if all of the following conditions can be met:

Pursuant to Section 15162, no new effects could occur or no new mitigation measures would be 
required; and
All feasible mitigation measures or alternatives identified in the PEIR shall be incorporated. 
Subsequent activities could be found to be within the scope of the project described in the PEIR.
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Pursuant to State CEQA Guidelines Section 15162(a), when an EIR has been certified for a project, 
preparation of a subsequent EIR shall not be required for that project unless the lead agency determines 
that any of the following conditions apply:

Substantial changes are proposed in the project which will require major revisions of the previous EIR 
due to the involvement of new significant environmental effects or a substantial increase in the severity 
of previously identified significant effects; or
Substantial changes occur with respect to the circumstances under which the project is undertaken 
which will require major revisions of the previous EIR due to the involvement of new significant 
environmental effects or a substantial increase in the severity of previously identified significant effects; 
or
New information of substantial importance, which was not known and could not have been known 
with the exercise of reasonable diligence at the time the previous EIR was certified as complete, shows 
any of the following:
The project will have one or more significant effects not discussed in the previous EIR;

o Significant effects previously examined will be substantially more severe than shown in the 
previous EIR;

o Mitigation measures or alternatives previously found not to be feasible would in fact be 
feasible, and would substantially reduce one or more significant effects of the project, but the 
applicant declines to implement them;

o Mitigation measures or alternatives, which are considerably different from those analyzed in 
the previous EIR, would substantially reduce one or more significant effects on the 
environment, but the applicant declines to implement them.

In accordance with State CEQA Guidelines Section 15168(c), the City would conduct a review of project-
specific activities under the FPA.  Subsequent project-specific activities would be examined in the light of 
the PEIR to determine whether the PEIR adequately addresses the potential impacts associated with the 
subsequent activity or if preparation of an additional environmental review document would be required.  
Preparation of project-level technical studies may be required when certain conditions apply to project-
specific activities under the FPA, as described in this PEIR and Mitigation, Monitoring, and Reporting 
Program (MMRP).  Any required project-specific technical studies would be used to determine whether 
such activity is within the scope of the PEIR and whether the PEIR adequately describes the activity for the 
purposes of CEQA.

1.3.2  PEIR Scope and Content
The scope of analysis for this PEIR was determined by the City as a result of initial project review and 
consideration of comments received in response to the Notice of Preparation (NOP) circulated November 
5th, 2013, and a scoping meeting held on November 19th, 2013, at the Mission Trails Regional Park Visitor 
Center in San Diego, California. The NOP for this PEIR for the proposed FPA and associated discretionary 
actions, related letters received, and comments made during the scoping meeting are included as 
Appendix A of this PEIR. Through these scoping activities, the proposed FPA was determined to have the 
potential to result in significant environmental impacts to the following issue areas:  
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Land Use
Transportation/Circulation 
Air Quality and Odor
Greenhouse Gas Emissions
Noise
Biological Resources
Hydrology

Historical Resources
Visual Effects/Neighborhood Character
Geologic Conditions
Paleontological Resources
Health and Safety
Public Services and Facilities
Public Utilities

The intent of this PEIR is to determine whether implementation of the proposed FPA would have a significant
effect on the environment through analysis of all of the issues identified during the scoping process. The 
PEIR uses the existing conditions as a baseline for analysis of potential environmental effects. Each 
environmental issue area includes a description of the existing conditions and regulations relevant to each 
environmental topic; presentation of threshold(s) of significance for the particular issue area under 
evaluation based on the City’s Significance Determination Thresholds; identification of an issue statement; 
an assessment of any impacts associated with implementation of the proposed FPA according to each 
issue statement; a summary of the significance of any project impacts; and recommendations for 
mitigation measures and mitigation monitoring and reporting, as appropriate, for each significant impact.
Pursuant to CEQA Guidelines Section 15126, all phases, or in the case of this project, discretionary actions 
associated with the proposed FPA, are considered in this PEIR when evaluating its potential impacts on the 
environment, including the construction of future development and operational phases. Impacts are 
identified as direct or indirect, short-term or long-term, and assessed on a plan-to-ground basis. The plan-to-
ground analysis addresses the changes or impacts that would result from implementation of the proposed 
FPA compared to existing “ground” conditions.  The analysis also includes a comparison of impacts that 
would be associated with implementation of the proposed FPA compared to development in accordance 
with the current approved community plan (i.e., plan-to-plan). 

The PEIR includes mandatory CEQA discussion areas as follows: Chapter 6 presents a discussion of 
Significant Irreversible Environmental Changes, and Chapter 7 presents a discussion of Growth Inducement.
Chapter 8 presents a discussion of Cumulative Impacts based on issues that were found to be potentially 
cumulatively significant. Chapter 9, Effects Found Not to Be Significant, presents a brief discussion of the 
environmental effects of the project, which were evaluated as part of the initial scoping and review 
process and were found not to be potentially significant. Chapter 10 of this PEIR includes a discussion of 
Project Alternatives, which could avoid or reduce potentially significant environmental effects associated 
with implementation of the proposed FPA. Alternatives discussed in the PEIR include the No Project
(Adopted Community Plan) Alternative, and two Reduced Project Alternatives. For the purposes of this 
PEIR, the No Project Alternative would be the continued implementation of the adopted community plan 
with the same land uses as the existing environmental setting.
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1.3.3  PEIR Format

1.3.3.1  Organization
The format and order of contents of this PEIR follow the direction in the EIR Guidelines. A brief overview of 
the various chapters of this PEIR is provided below:

Executive Summary.  Provides a summary of the PEIR, a brief description of the proposed FPA, 
identification of areas of controversy, and inclusion of a summary table identifying significant impacts, 
proposed mitigation measures, and significance of impact after mitigation. A summary of the project 
alternatives and comparison of the potential impacts of the alternatives with those of the proposed 
FPA land use scenario is also provided.

Chapter 1, Introduction. Contains an overview of the legal authority, purpose, and intended uses of the 
PEIR, as well as its scope and content. It also provides a discussion of the CEQA environmental review 
process, including public involvement.

Chapter 2, Environmental Setting. Provides a description of the proposed FPA’s regional context, 
location, and existing physical characteristics and land use within the proposed FPA area. An overview 
of available public infrastructure and services, as well as relationship to relevant plans, is also provided 
in this chapter.

Chapter 3, Project Description. Provides a detailed discussion of the proposed FPA including 
background, components, and objectives. A comparison of the land use designations and area 
associated with each designation is included in this chapter to highlight the differences between the 
existing plan and proposed FPA. A discussion of the discretionary actions required to implement the 
proposed FPA is also included.

Chapter 4, History of Project Changes. Provides a summary of the origin and subsequent revisions of the 
proposed FPA throughout the life of the project.

Chapter 5, Environmental Analysis. Provides a detailed evaluation of potential environmental impacts 
associated with the proposed FPA for several environmental and land use issues. Chapter 5 begins with 
the issue of land use, followed by the remaining issues in order of significance. The analysis of each 
issue begins with a discussion of the existing conditions, a statement of specific thresholds used to 
determine significance of impacts, followed by an evaluation of potential impacts and identification of 
specific mitigation measures to avoid or reduce any significant impacts. Where mitigation measures 
are required, a statement regarding the significance of the impact after mitigation is provided.

Chapter 6, Significant Irreversible Environmental Changes. Provides a summary of any significant and 
unavoidable impacts associated with implementation of the proposed FPA.

Chapter 7, Growth Inducement. Evaluates the potential influence the proposed FPA may have on 
economic or population growth within the proposed FPA area as well as the region, either directly or 
indirectly. 

Chapter 8, Cumulative Impacts. Provides an analysis of the impacts of the proposed FPA considered in 
combination with other planned and future development in the region.
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Chapter 9, Effects Found Not to Be Significant. Identifies all of the issues determined in the scoping and 
preliminary environmental review process to be not significant and briefly summarizes the basis for 
these determinations.

Chapter 10, Alternatives.  Provides a description of alternatives to the proposed FPA, including a No 
Project (Adopted Community Plan) Alternative, and two Reduced Project Alternatives. 

Chapter 11, Mitigation Monitoring and Reporting Program. Documents all the mitigation measures 
identified in the PEIR.

Chapter 12, References Cited. Lists all of the reference materials cited in the PEIR.

Chapter 13, Certification. Certifies that the independent analysis and determinations made in the PEIR 
are pursuant to the San Diego Land Development Code Section 128.0103.

1.3.3.2  Technical Appendices
Technical reports, used as a basis for much of the environmental analysis in the PEIR, have been 
summarized in the PEIR, and are included as appendices to this PEIR. The technical reports prepared for the 
project and their location in the PEIR are listed in the table of contents.

The technical appendices are available for review at the City Development Services Department located 
at 1222 First Avenue, San Diego, California, 92101, and on the website for the Grantville Focused Plan 
Amendment (http://www.sandiego.gov/planning/community/cpu/grantvillemasterplan/index.shtml) 

1.3.3.3  Incorporation by Reference
As permitted by CEQA Guidelines Section 15150, this PEIR has referenced several technical studies and 
reports. Information from these documents has been briefly summarized in this PEIR, and their relationship to 
this PEIR described. These documents are included in Chapter 13, References Cited, and are hereby 
incorporated by reference, and are available for review at the City Development Services Department, 
located at 1222 First Avenue, San Diego, California, 92101. 

• City of San Diego General Plan (City of San Diego 2008a)
• City of San Diego Program Environmental Impact Report for the General Plan (Final PEIR) (City of San 

Diego 2007b)
• City of San Diego Municipal Code (City of San Diego 2008b) 
• City of San Diego Navajo Community Plan, as amended (City of San Diego 1982) 

1.4 PEIR Process
The City, as Lead Agency, is responsible for the preparation and review of this PEIR. The PEIR review process 
occurs in three basic stages. The first stage is the Notice of Preparation (NOP), which provides the 
opportunity for the public to comment about what should be addressed in the Draft PEIR.  The second 
stage is review of the Draft EIR, which offers the public the opportunity to comment on the document.  The
third stage is completion of the Final PEIR, which addresses comments on the Draft PEIR and is presented to 
the decision-makers for their consideration prior to approving the proposed FPA. 
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1.4.1  Notice of Preparation
The CEQA Guidelines §15082, provides guidance for the issuance of a Notice of Preparation (NOP), stating:

“Immediately after deciding that an environmental impact report is required for a project, 
the lead agency shall send to the Office of Planning and Research and each responsible 
and trustee agency a notice of preparation stating that an environmental impact report 
will be prepared.”

The City issued a NOP for the preparation of a PEIR analyzing the FPA, for a 30-day public review from 
November 5, 2013, to December 5, 2013.  The public review and comment period meets the 30-day 
requirement for commenting under CEQA Guidelines §150829(b). 

The NOP was delivered to city, county, and state and federal agencies, other public agencies, and various 
interested private organizations and individuals. The NOP included a description of the project, location of 
the project area, the components of the FPA under review, and any probable environmental effects of the 
proposed FPA.

CEQA Guidelines §15082(c)(1) requires that, “for projects of statewide, regional or area wide significance 
pursuant to §15206, the lead agency shall conduct at least one scoping meeting.”  A scoping meeting was 
held by the City on Tuesday November 19, 2013 from 6:00 to 8:00 p.m. at the Mission Trails Regional Park 
Visitor Center. At the scheduled meeting, members of the public were invited to ask questions regarding 
the proposed project and environmental review process, and to comment in writing on the scope and 
content of the PEIR.  

The City received comments submitted in person, U.S. mail and via e-mail. All written comments received 
during the extended review period for the NOP, as well as those received beyond the official close of 
public comment (December 5, 2013), were considered by the Lead Agency in preparation of this PEIR. 
Appendix A of this PEIR contains copies of the Scoping Meeting notices along with the written comments 
received on the project. While not required under CEQA, the City did consider verbal comments made at 
the Scoping meeting, which can be found in the transcripts for these meetings, also contained in Appendix 
A.  

1.4.2  Draft PEIR
The Draft PEIR is distributed to the public and interested and affected agencies for a review period of 60
days for the purpose of providing comments “on the sufficiency of the document in identifying and 
analyzing the possible impacts on the environment and ways in which the significant effects of the project 
might be avoided and mitigated” (Section 15204, CEQA Guidelines). In accordance with Sections 15085
and 15087 (a) (1) of the CEQA Guidelines, upon completion of the Draft PEIR a Notice of Completion will 
be filed with the State Office of Planning and Research and Notice of Availability of the Draft PEIR issued in 
the San Diego Union Tribune, a newspaper of general circulation in the area.
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The Draft PEIR and all related technical studies are available for review during the public review period at 
the offices of the City Development Services: Advanced Planning and Engineering Division, located at 1222 
First Avenue, Fourth and Fifth Floors, San Diego, California 92101, and on the website for the Grantville 
Focused Plan Amendment: 

http://www.sandiego.gov/planning/community/cpu/grantvillemasterplan/index.shtml

Copies of the Draft PEIR are also available at the public libraries in the city, as listed in Table 1-2: 

Table 1-2: List of Libraries for Distribution of Draft PEIR
Branch Name Location

Allied Gardens/Benjamin Library 5188 Zion Ave, San Diego, CA 92120

Mission Valley Library 2123 Fenton Parkway, San Diego, CA 92108

Tierrasanta Library 4985 La Cuenta Dr., San Diego, CA 92124

1.4.3  Final PEIR
Comments addressing the scope and adequacy of the environmental analysis are being solicited during 
the Draft PEIR public review. Following the end of the public review period, the City, as Lead Agency, will 
provide written responses to comments received on the Draft PEIR per CEQA Guidelines Section 15088. All 
comments and responses will be considered in the review of the PEIR. Detailed responses to the comments
received during public review, a Mitigation Monitoring and Reporting Program (MMRP), Findings of Fact, 
and a Statement of Overriding Considerations for impacts identified in the Draft PEIR as significant and 
unmitigable, will be prepared and compiled as part of the PEIR finalization process. The culmination of this 
process is public hearings by the Planning Commission and the City Council.  The Planning Commission will 
consider and review the PEIR when making its recommendation to the City Council regarding approval of 
the proposed FPA. At the public hearing where the City Council determines whether to approve the 
proposed FPA and associated actions, the Council will determine whether to certify the Final PEIR as being 
complete and in accordance with CEQA. The Final PEIR will be available for public review at least 14 days 
before the public hearing in order to provide the public the opportunity to review the written responses to 
their comment letters.
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2.0 ENVIRONMENTAL SETTING

2.1 Regional Context 
The Navajo community planning area of San Diego is approximately 8,000 acres in size and is located in 
the easterly portion of the City of San Diego. It includes the community areas of Allied Gardens, Del Cerro, 
Grantville and San Carlos. It is bounded on the north by Mission Gorge, on the east by the cities of El Cajon 
and La Mesa, on the south by Interstate 8 (I-8) and on the west by the San Diego River channel. These 
areas are accessible by major streets and freeways (See Figure 2-1).  

2.2 Project Location
The proposed Focused Plan Amendment (FPA) area is located west of Interstate 15 (I-15) and north of I-8. 
The proposed FPA is bounded by the Admiral Baker Golf Course to the north and the San Diego River to the
west. The proposed FPA area consists of approximately 280 acres and is comprised of commercial, office, 
industrial, public facility, park and open space uses immediately north of I-8 and located along both sides 
of Fairmount Avenue, Friars Road and Mission Gorge Road north to Zion Avenue. Figure 2-2 highlights the 
limits of the proposed FPA area.

2.3  Existing Physical Characteristics

The environmental setting of the proposed FPA is briefly described below. Section 5.0 of this PEIR provides 
additional, more specific information relating to the proposed FPA’s current environmental and regulatory 
setting pertaining to: land use, transportation, air quality, greenhouse gas emissions, noise, biological 
resources, hydrology, water quality, historical resources, visual effects and neighborhood character, 
geological conditions, paleontological resources, health and safety, public services and facilities, and 
public utilities.
  

2.3.1 Physiography
The community is characterized by a wide variety of natural features typical of many other San Diego 
areas, including flat mesas, steep canyons, and rolling hills. The proposed FPA area is a low point with a 
gradual climb in elevation to reach Friars Road. The proposed FPA area has been previously developed 
and is primarily covered by impervious surfaces.

2.3.1 On-site Land Use
The existing development in the proposed FPA area includes older commercial and industrial uses with a 
smaller mix of office/professional, public/institutional uses, and parks. The proposed FPA area is generally 
characterized by underutilized land and buildings, incompatible land uses, parcels of irregular sizes and 
forms which hinder development, limit parking, and provide inadequate vehicle access. 
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Restaurants, automotive sales, and maintenance businesses tend to dominate Mission Gorge Road 
frontage.  Industrial uses are more common along Fairmount Avenue near the San Diego River, where 
there is less vehicular through-traffic. Institutional uses include the Kaiser Permanente Foundation Hospital 
on Zion Avenue, and the Kaiser Permanente Medical Office Facilities and Ophthalmology Laboratory 
located one-quarter mile southwest on Vandever Avenue.  Open space areas include portions of the San 
Diego River and river valley on the west side of the proposed FPA area between Friars Road and San Diego 
Mission Road; however, this land is privately owned and there are currently no trailheads, parking lots, or 
other officially-established access points to this land. The Federally-owned San Diego Naval Base Admiral 
Baker Golf Course, which includes an RV Park and picnic area, is located north of Friars Road and west of 
Mission Gorge Road, adjacent to the San Diego River.

2.3.2 Transportation/Circulation
The existing average daily traffic on the major roadways within the proposed FPA area ranges from 
approximately 35,560 to 54,410 average daily trips (ADT) along Friars Road, approximately 17,710 to 37,470 
ADT along Mission Gorge Road, approximately 5,490 to 47,690 ADT along Fairmount Avenue, approximately 
5,600 ADT along Vandever Avenue, approximately 5,100 ADT along Twain Avenue, approximately 5,620 to 
7,680 ADT along San Diego Mission Road, and approximately 16,360 ADT along Waring Road.  Bus service is 
provided along certain portions of the proposed FRA area’s roadways, including MTS Routes 13, 40, and 81.  
Many Navajo Community residents are transit-dependent and use the bus for transportation to work (35-87
percent) and transportation to school (36-54 percent). Because of the community’s proximity to San Diego 
State University and Grossmont College, the percentage of riders using public transit for the home to school 
trips exceeds the citywide average. The San Diego Trolley’s Green Line traverses the southern portion of the 
proposed FPA area, connecting Mission Valley to the west with San Diego State University to the east. The 
Green Line has a stop at the Grantville Station, located just north of I-8 and east of Mission Gorge Road. The 
existing public transit is underutilized by the commercial and industrial uses.  

2.3.3 Air Quality and Odor
The proposed FPA area is located within the San Diego Air Pollution Control District (SDAPCD) of the San 
Diego Air Basin (SDAB), which includes 11 monitoring stations throughout the District.  The climate of the
SDAPCD is strongly influenced by its proximity to the Pacific Ocean and the location of the semi-permanent 
high-pressure cells in the northeastern Pacific.  With a Mediterranean-type climate, the proposed FPA area 
is characterized by warm, dry summers and cool winters with occasional rainy periods.  The moderating 
effect of the ocean regulates the coastal temperature to ranges of 58°F to 71°F. Daytime temperatures are 
much warmer in nearby valleys in the summer and nights are noticeably cooler in the winter.

San Diego County is listed as a federal non-attainment area for ozone (8-hour), and a state non-attainment 
area for ozone (1-hour and 8-hour standards), PM10, and PM2.5.  Non-attainment status for the SDAPCD is a 
result of several factors, primarily the naturally adverse meteorological conditions that limit the dispersion 
and diffusion of pollutants (surface and subsidence inversions); the limited capacity of the local airshed to 
eliminate pollutants from the air; and, the number, type, and density of emission sources within the San 
Diego Air Basin.  The closest SDAPCD air quality monitoring station to the proposed FPA area is the Kearny 
Villa Road station.  In the proposed FPA area, both the federal and state ozone standards were exceeded 
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at the Kearny Villa Road station during 2011 and 2012.  The PM2.5 concentration exceeded the state 
standards on one occasion in January 2012.

2.3.4 Greenhouse Gas Emissions
Greenhouse Gases (GHGs) are gases that absorb and re-emit infrared radiation in the atmosphere. GHGs 
such as water vapor and carbon dioxide are abundant in the earth’s atmosphere. Over the years, as 
human activities resulted in burning fossil fuels, stored carbon has been released into the air in the form of 
Carbon Dioxide (CO2), and to a much lesser extent Carbon Monoxide (CO). It is believed that other 
greenhouse gases such as Methane (CH4), and Nitrous Oxide (NO) contribute to planetary heating.  
According to “The Impacts of Sea-Level Rise on the California Coast,” prepared by the California Climate 
Change Center (CCCC), climate change has the potential to induce substantial sea level rise in the 
coming century. Higher temperatures, which are conducive to air pollution formation, could worsen air 
quality in California. Climate change may increase the concentration of ground-level ozone, but the 
magnitude of the effect, and therefore its indirect effects, are uncertain. If higher temperatures are 
accompanied by drier conditions, the potential for large wildfires could increase, which would further 
worsen air quality.  

Uses in the proposed FPA area generate the following GHGs of concern: Carbon Dioxide (CO2), Methane 
(CH4), and Nitrous Oxide (N2O). However, international, federal, state, and local regulations have been 
developed to reduce the amount of GHGs emitted with new construction.  

2.3.5 Noise
The primary existing noise sources in the proposed FPA area are transportation and stationary sources. The 
most common source of transportation noise in the proposed FPA area is motor vehicle (e.g., automobiles, 
buses, trucks, and motorcycles) operation along the arterial roadways. These include San Diego Mission 
Road, Fairmount Avenue, Mission Gorge Road, Friars Road, Mission Gorge Place, Alvarado Canyon Road 
and Waring Road. Interstate 8 is located generally along the southern boundary of the proposed FPA area. 
Motor vehicle noise is characterized by a high number of individual events which often create a sustained 
noise level. Motor vehicle noise is the primary concern associated with the proposed project, because the 
project would replace existing office, commercial and industrial uses, which are less sensitive to traffic 
noise, with mixed use residential along the primary road corridors referenced above. Transportation noise 
sources also include light rail traffic along the San Diego Trolley Green Line and at the Grantville Transit 
Station.  Stationary noise sources include industrial and commercial operations. 

2.3.6 Biological Resources
A majority of the proposed FPA area is developed and devoid of sensitive or native biological resources.  
However, the proposed FPA area includes portions of the San Diego River, a regionally significant biological 
resource.  A total of 11 vegetation communities have been delineated within the proposed FPA area, with
most of the native communities occurring within the San Diego River area.  Vegetation communities 
include Diegan Coastal Sage Scrub, Disturbed Land, Freshwater Marsh, Giant Reed, Jurisdictional 
Streambed, Non-Native Grassland, Open Water, Ornamental, Riparian Forest, Southern Riparian Scrub, and 
Urban/Developed.  Riparian Forest occupies approximately 26.0 acres of the proposed FPA area, primarily 
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along the San Diego River. Southern Riparian Scrub occupies approximately 1.9 acres, Freshwater Marsh 
occupies approximately 1.4 acres, and Open Water occupies approximately 11.0 acres. The proposed FPA 
area supports limited native floral diversity throughout much of the area because the majority of the 
proposed FPA area is Urban/Developed.  Nevertheless, several sensitive species have the potential to 
occur in the proposed FPA area, including the federally listed endangered Least Bell’s Vireo, threatened 
Coastal California Gnatcatcher and CDFW sensitive Cooper’s Hawk and Rufous-crowned Sparrow.  
Portions of the proposed FPA area are located within and adjacent to the City’s MSCP Multi-Habitat 
Planning Area (MHPA).  The MSCP identifies the San Diego River corridor as a Core Biological Habitat 
Linkage between the Pacific Ocean and Mission Trails Regional Park.

2.3.7 Hydrology
The San Diego River is the primary hydrologic feature within the proposed FPA area.  The San Diego River 
generally forms the western boundary of the proposed FPA area as it flows from the north through the 
Navajo Community into Mission Valley.  The San Diego River originates in the mountains northwest of the 
historic town of Julian and runs southwestward through an unincorporated, largely uninhabited area of San 
Diego County before entering El Capitan Reservoir.  Downstream of El Capitan Reservoir, the river flows 
westward through the Cities of Santee and San Diego and past Famosa Slough to the San Diego River 
Estuary.  The river discharges into the Pacific Ocean just south of the jettied entrance of Mission Bay in the 
community of Ocean Beach.  The majority of the runoff from the proposed FPA area flows into the San 
Diego River.  Alvarado Canyon Creek traverses the southern portion of the proposed FPA area, and is a 
tributary to the San Diego River. According to the Federal Emergency Management Agency (FEMA) Flood 
Insurance Rate Maps (FIRM), the low-lying areas near the San Diego River and Alvarado Creek are within 
100- and 500-year floodplains.  The potential for significant flooding for parcels located near the San Diego 
River and Alvarado Creek is high.

The central and northerly portions of the proposed FPA area currently slope to the west toward the San 
Diego River, while the southerly portion of the FPA area slopes towards Alvarado Creek, which runs through 
this portion of the project area.  The existing network of streets and storm drain systems discharges runoff 
from landing these areas to the respective watercourses at several outlet points.  

The proposed FPA area is located within the Mission San Diego Hydrologic Subarea, within the Lower San 
Diego Hydrologic Area and the Mission San Diego Hydrologic Subarea (907.11).  The proposed FPA area 
drains to the Alvarado Creek hydrologic basin, and the San Diego River basin.  The San Diego River makes 
up the northwesterly and westerly boundaries of proposed FPA area.  The northerly and westerly portions of 
the proposed FPA area drain to the San Diego River through surface flow and storm drain systems. These 
storm drain systems convey runoff from the adjacent residential area to the east through the proposed FPA 
area to the San Diego River.  

The hydrologic setting consists of approximately 213 acres of hardscape and 65 acres of softscape, within a 
basin area of approximately 280 acres, which means the impervious surfaces encompass approximately 
76% of the proposed FPA area.  The existing runoff coefficient is 0.78.  
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2.3.8 Water Quality
The San Diego River and Pacific Ocean at the San Diego River Outlet have the following 303(d) listed 
impairments: Fecal Coliform, Low Dissolved Oxygen (DO), Phosphorus, Total Dissolved Solids (TDS), and 
Indicator Bacteria.  However, the State of California has not identified any total maximum daily loads 
(TMDLs) for the pollutants to any of the receiving waters from the proposed FPA area. The hydrologic unit 
contains several beneficial uses, which are described in detail in Section 5.8 of this PEIR.  

2.3.9 Historical Resources
No historic resources have been identified in the proposed FPA that represent historical themes and periods 
of this area of San Diego.  No property types that reflect the Mission San Diego de Alcala period (1769-
1887) are extant in the proposed FPA area.  No extant resources were identified in the proposed FPA area 
that represent the Early Community Development period (1887-1888).  Residential, commercial, and 
industrial Agricultural Community Development (1887-1953) properties were identified in the proposed FPA 
area. Two residential buildings constructed before 1954 remain in the proposed FPA area. Three 
commercial buildings constructed before 1954 remain in the proposed FPA area.  One industrial building 
constructed before 1954 remains in the proposed FPA area. Four properties were identified that have the 
potential to reflect the Commercial, Industrial, Manufacturing Development (1954-1973) theme and period.  
Five residential buildings constructed between 1954 and 1973 remain in the proposed FPA area.  None 
sufficiently represent the suburban residential tract development typical of Grantville’s Commercial, 
Industrial, and Manufacturing Development period, and all possess low or moderate integrity.  None are 
likely eligible.  Four commercial buildings retain high integrity and have the potential to be eligible.  No 
industrial buildings of this time period reflect high integrity and therefore are not likely eligible. One 
institutional building remains but possesses low integrity and therefore, is not likely eligible.   Overall, five 
parcels within the proposed FPA area are recommended for future evaluation as potential eligible historic 
resources.

The proposed FPA area is largely developed, and ground surface visibility is poor across the proposed FPA 
area.  No archaeological resources have been previously recorded within the proposed FPA area, and no 
archaeological resources were identified during the current survey. 

2.3.10 Visual Effects/Neighborhood Character
The proposed FPA area is situated in the eastern portion of the City of San Diego, in the Navajo Community 
Plan area. The City of San Diego has adopted a Community Plan which provides guidelines related to land 
use and development (as further described below in Section 5.10.1.2).  The proposed FPA area is part of 
the Grantville Community, which is included in the larger 8,000-acre Navajo Community.  Grantville is a 
major employment center located within the western portion of the Navajo community.  

The proposed FPA area is generally urban in character. The existing development within the proposed FPA 
area includes commercial, office, industrial-related structures, residential, public and institutional facilities, 
parks, open space, and vacant land, but is mostly commercial and industrial in nature.  The residential uses 
are minimal but include single-family and multi-family structures. Although the area includes the Grantville 
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Trolley Station, the proposed FPA area is not pedestrian or bicycle friendly; therefore, most views would 
occur from vehicles and public transit.  The open space areas within the proposed FPA area include the 
San Diego River, a portion of Mission Trails Regional Park, and Alvarado Canyon to the southeast.  

The Navajo Community Plan does not include any officially designated scenic viewpoints or landmarks. 
Public views towards the above mentioned scenic resources are minimal and scattered throughout the 
community. Since the community does not exhibit pedestrian-oriented design features and the 
commercial and industrial development occurs in a one- to two-story horizontal configuration along the 
landscape of the area, most public views towards scenic resources are blocked by industrial development.  
Overall, public views towards scenic resources are minimal in the proposed FPA area. 

2.3.11 Geologic Conditions 
The proposed FPA area is situated in the coastal foothill section of the Peninsular Ranges Geomorphic 
Province of Southern California. The Peninsular Ranges encompasses an area that extends approximately 
900 miles from the Transverse Ranges and the Los Angeles Basin south to the southern tip of Baja California.  
The province varies in width from approximately 30 to 100 miles.  In general, the province consists of rugged 
mountains underlain by Jurassic metavolcanic and metasedimentary rocks, and Cretaceous igneous rocks 
of the southern California batholith.  The Peninsular Ranges Province is traversed by a group of sub-parallel 
faults and fault zones trending roughly northwest.  Several of these faults are considered active.  The 
Elsinore, San Jacinto and San Andreas faults are active fault systems located northeast of the proposed 
FPA area. The Rose Canyon, Coronado Bank, San Diego Trough, and San Clemente faults are active faults 
located west of the proposed FPA area.  Major tectonic activity associated with these and other faults 
within the regional tectonic framework consists primarily of right-lateral, strike-slip movement.

2.3.12 Paleontological Resources 
Paleontological resources represent a limited, nonrenewable, and impact-sensitive scientific and 
educational resource.  Paleontological resources (i.e., fossils) are the remains and/or traces of prehistoric
plant and animal life exclusive of man.  Fossil remains such as bones, teeth, shells, and leaves are found in 
the geologic deposits (rock formations) where they were originally buried.  Paleontological resources 
include not only the actual fossil remains, but also the collecting localities, and the geologic formations 
containing those localities. 

The proposed FPA area is in the Coastal Plain region of the Peninsular Ranges Geomorphic Province, and 
contains several rock formations.  This province is underlain by a sequence of marine and non-marine 
sedimentary rock units that record portions of the last 140 million years of earth history.  Over this period of 
time, the relationship of land and sea has fluctuated drastically, such that today there are ancient marine 
rocks preserved up to elevations of about 900 feet above mean sea level (AMSL).  Geologic deposits and 
formations in the proposed FPA areaNavajo Community Plan area include alluvium, river/stream terrace 
deposits, Mission Valley Formation, Stadium Conglomerate, and Friars Formation.  Of the formations within 
the proposed FPA area, the Mission Valley Formation, Stadium Conglomerate, and Friars Formation have a 
high sensitivity rating for paleontological resources. there are no geologic formations with a high or 
moderate sensitivity rating for paleontological resources.
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2.3.13 Health and Safety
Portions of the proposed FPA area to the north, west, and southeast are located within a Very High Fire 
Hazard Severity Zone (VHFHSZ) as designated by the City of San Diego Fire-Rescue Department.  In 
addition, an environmental database search including federal, state and local databases revealed that a 
number of facilities within the proposed FPA area were listed on unauthorized hazardous materials release 
databases.  In general, the unauthorized release facilities are located along major streets within the 
proposed FPA area, including Friars Road, Mission Gorge Road, and Fairmount Avenue.  Some of the 
unauthorized release cases remain open with regulatory agencies, generally indicating that impacts to soil 
and/or groundwater have not been assessed, and/or that remedial activities are ongoing.  Based on a 
review of the regulatory databases, impacts to soil and groundwater have been documented at multiple 
properties within the proposed FPA area.

There are also a number of commonly encountered environmental conditions found in developed areas 
similar to the proposed FPA area, including aerially-deposited lead, treated wood, asbestos-containing 
materials, polychlorinated biphenyl-containing materials, lead-based paint, and other miscellaneous 
hazardous materials.

The locations of potential sensitive receptors to hazardous materials/waste impacts are located within the 
proposed FPA area.  Schools, daycare, and/or education-related facilities noted in the proposed FPA area 
include Little Sprouts Academy, Dehesa Charter School, Mission Nazarene Child Care, Academy of 
Learning Preschool, Junior Achievement of San Diego, and Gold N Child Care Services.  National University,
Nazareth School, and Stein Education Center are located in the vicinity of the proposed FPA area, beyond 
the proposed FPA area boundaries.  Hospitals in the proposed FPA area include Kaiser Permanente 
Foundation Hospital, located south of Zion Avenue and West Crawford Street, and the Kaiser Permanente 
Medical Facility located at 4405 Vandever Avenue between Fairmount Avenue and Mission Gorge Road.
  

2.3.14 Public Services and Facilities
Existing public services and facilities include police, fire-rescue, libraries, parks and recreational facilities, 
and schools that serve the residents and businesses within the proposed FPA area and surrounding 
communities.  The following is a brief description of the existing public services and facilities.  

2.3.14.1  Police Services
The San Diego Police Department (SDPD) provides police services including patrol, traffic, investigative, 
records, laboratory, and support services to the City of San Diego (City of San Diego 2008a). The 2013 
citywide staffing ratio for sworn police officer to population is 1.48 officers per 1,000 residents.  The proposed 
FPA area is currently patrolled by Beat 321 in the Grantville neighborhood in the Eastern Division of the 
SDPD.  The Eastern Division currently serves a population of 155,892 people and encompasses a total of 
approximately 47.1 square miles.  The Eastern Division Police Substation houses approximately 108 sworn 
officers, and is located approximately 1.86 miles northwest of the proposed FPA area at 9225 Aero Drive, in 
the Serra Mesa community. Additional resources (such as SWAT, canine units, etc.) respond to the Eastern 
Division as needed. 
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2.3.14.2 Fire/Life Protection
The proposed FPA area is located within the service area of the City of San Diego Fire-Rescue Department
(SDFD).  The SDFD serves a total area of approximately 331 square miles, 17 miles of coastline extending 
three miles offshore, and population of approximately 1,337,000 people (City of San Diego Fire-Rescue, 
2013).   The SDFD has a current total of 47 fire stations and 9 permanent lifeguard stations, and employs 
1,339 uniformed personnel and 161 civilian personnel for a total of 1,300 personnel. Three SDFD fire stations 
are located within the vicinity of the proposed FPA and would provide fire and emergency services to the 
FPA area:

Station 31 located at 6002 Camino Rico

Station 45 located at 9449 Friars Road

Station 17 located at 4206 Chamoune Avenue
Fire Station 31 is the primary responding unit for the proposed FPA area and serves Grantville/Del Cerro and
its surrounding areas.  Station 31 is located approximately 1.14 miles east from the proposed FPA area.  In 
addition, Engine 31’s district is 6.30 square miles.  This station includes a fire engine, a paramedic unit, and a 
medic rescue rig.  

2.3.14.3  Libraries
The proposed FPA area is currently served by two City of San Diego Public Library branch libraries, each 
within the two-mile service area identified in the City of San Diego’s CEQA Significance Thresholds. The 
Allied Gardens/Benjamin Library is a 3,875 square foot facility located at 5188 Zion Avenue, approximately 
0.73 miles east from the proposed FPA.  Based on the 15,000 square foot requirement of the General Plan, 
the Allied Gardens/Benjamin Library is severely deficient in dedicated library space. Also, the Mission Valley 
Library is a 20,000 square foot facility constructed in 2002, located at 2123 Fenton Parkway, approximately 
1.30 miles west of the proposed FPA.  The Mission Valley Library and the proposed FPA are directly linked by 
the trolley line.

2.3.14.4  Parks/Recreational Facilities
The City of San Diego has over 38,930 acres of park and open space lands that offer a diverse range of 
recreational opportunities.  Parks can improve the quality of life by assisting in maintaining physical well-
being. Parks can also provide other benefits, including visual relief from urban development, passive 
recreational opportunities, and healthy activities for youth.  

There are only two population-based parks located within the half-mile, and one and one-half mile service 
area for neighborhood and community parks, respectively.  The Grantville Neighborhood Park, located on 
Vandever Avenue, is approximately 2.66 acres and includes an open play lawn, a tiny-tots play area, and 
picnic facilities.  Allied Gardens Community Park and Recreation Center, located adjacent to Lewis Middle 
School, is approximately 13.4 acres and includes a 9,186 square foot recreation center and swimming pool. 
In addition, it includes an additional 4.8 acres of turfed athletic fields located on the Lewis Middle School 
campus that are usable by the community through a school/City joint-use agreement.  Resource based 
parks in the Navajo Community include Mission Trails Regional Park and the San Diego River Park.
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2.3.14.5 Schools
The proposed FPA area is located within two separate attendance boundaries of the San Diego Unified 
School District (SDUSD).  Portions of the proposed FPA west of Mission Gorge Road are located within an 
Optional Area attendance boundary, while portions of the proposed FPA east of Mission Gorge Road are 
located within a typical single school attendance boundary. There are six SDUSD schools that serve the 
proposed FPA area, including two elementary schools, two middle schools, and two high schools.  The six 
schools that serve the proposed FPA area include Juarez Elementary, Foster Elementary, Lewis Middle, Taft 
Middle, Patrick Henry High, and Kearny High School Educational Complex.  Students located in the 
proposed FPA area west of Mission Gorge Road may choose any of the listed schools (the preference 
among existing students is for Foster, Lewis, and Henry).  Students located in the proposed FPA area east of 
Mission Gorge Road are assigned only to Foster, Lewis, and Patrick Henry.  

2.3.15 Public Utilities

2.3.15.1  Water
The City of San Diego Public Utilities Department (PUD) Water Branch provides potable and reclaimed 
water service to the proposed FPA area and the rest of the 1.3 million residents of the City.  The PUD 
oversees a municipal water system that includes more than 3,300 miles of distribution pipeline, nine 
reservoirs with a total capacity of 415,000 acre-feet (AF), and an average of 200 million gallons of water 
delivered daily to customers.  The City’s PUD purchases up to 90 percent of its water from the San Diego 
County Water Authority (Water Authority), which itself purchases most of its water from the Metropolitan 
Water District (MWD).  While the PUD imports the majority of its water, it also relies on local surface water, 
recycled water, and water conservation.

The City’s water system consists primarily of nine raw water storage facilities with over 408,000 AF of storage 
capacity, three water treatment plants, 28 treated water storage facilities, and more than 3,294 miles of 
transmission and distribution lines. The local surface raw water storage facilities are connected directly or 
indirectly to the City’s water treatment operations, located at the Otay Water Treatment Plant, Alvarado 
Water Treatment Plant, and Miramar Water Treatment Plant.  These three water treatment plants have a 
total combined rated capacity of 294.4 million gallons per day (MGD).  

2.3.15.2  Sewer/Wastewater
The City’s PUD provides wastewater collection, treatment, and disposal services to the proposed FPA area 
and the rest of the San Diego region through its Metropolitan Sewerage System, serving a population of 
approximately 2.2 million residents in a 450 square mile service area.  An average of 180 million gallons of 
wastewater is treated every day.  The City of San Diego also operates and maintains the approximately 
3,000-mile Municipal Sewerage Collection System for the collection and conveyance of wastewater from 
residences and businesses in the City.  Wastewater is conveyed to the North City Reclamation Plant, the 
Point Loma Wastewater Treatment Plant, and the South Bay Water Reclamation Plant.  Treated effluent is 
discharged into the Pacific Ocean through two ocean outfalls, one at Point Loma and the other north of 
the International Border with Mexico.
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The Navajo community is bounded by two major trunk sewers, which serve the communities in the El Cajon 
Valley and the City of La Mesa, as well as the Navajo community and adjacent communities.  One large 
trunk sewer is located in Mission Gorge and the other is located in Alvarado Canyon.  These two major trunk 
sewers are capable of serving a combined population of 300,000 people and related services.

2.3.15.3  Stormwater
Municipalities in San Diego County collect and discharge stormwater and urban runoff containing 
pollutants through their storm water conveyance systems.  The San Diego Regional Water Quality Control 
Board (RWQCB) issued the required National Pollutant Discharge Elimination System (NPDES) permit to local 
jurisdictions, including the City of San Diego, which requires the implementation of programs to reduce 
pollutants in stormwater and urban runoff.  The City of San Diego regulates stormwater discharge through 
the Storm Water Division of the Transportation and Storm Water Department.

2.3.15.4  Solid Waste
Solid waste disposal in the proposed FPA area is provided by the combined services of the City of San 
Diego’s Environmental Services Department (ESD) and private contractors.  The City provides refuse, 
recycling, and yard waste collection and disposal services to some residents under the People’s Ordinance 
(Municipal Code Section 66.0127). The City provides free solid waste collection services to primarily single-
family homes, and some multi-family and commercial/business customers through General Fund monies.  
Most multi-family residences are not served and are required to fund and contract directly with private 
haulers for trash and recycling collection.  Solid waste generated in the City is primarily taken to three 
landfills.  The majority of waste that is not diverted to beneficial use is disposed at the Miramar Landfill, 
which is expected to be in operation through 2022 at current waste disposal rates.  The remaining waste 
goes to other landfills, including the Otay Landfill or Sycamore Landfill.  

2.3.15.5 Electricity and Natural Gas
Electrical power and natural gas service for the proposed FPA area is provided by the San Diego Gas and 
Electric Company (SDG&E), which is the primary provider throughout the San Diego metropolitan area.  
Energy that is provided throughout California, including the proposed FPA area, is generated by numerous 
power plants that are located within and outside the State.  Electricity and natural gas is supplied via the 
electric grid and transmission lines.

There are two electric transmission lines and one gas transmission line within the limits of the Navajo 
Community.  At present, no additional electric transmission lines or electric substations are planned for the 
area.  If additional transmission capacity were required, the existing lines typically would be reconducted 
within the existing easements.  
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3.0 PROJECT DESCRIPTION

3.1 Introduction
The City of San Diego has adopted community plans that provide additional development guidelines for
each community and the proposed FPA is located within the Navajo Community Planning Area. The
proposed FPA will set out the long-range vision and comprehensive policy framework for how Grantville
could develop over the next 20 to 30 years through a Community Plan Amendment to the Navajo
Community Plan. The proposed FPA will provide policy direction for future development and has been
guided by the citywide policy direction contained in the City of San Diego General Plan (2008).  

The proposed FPA was developed through a series of design charrettes and several years of monthly
stakeholder meetings in the Navajo community. This area was one of several subareas considered for a 
land use plan amendment. Through an extensive community outreach process, several alternative land
use scenarios were developed. Ultimately, the City of San Diego decided to focus specifically on the

Grantville neighborhood. The
Grantville Stakeholders
Committee recommended
Alternative D as the preferred
land use scenario to be
analyzed for the proposed FPA.  

The proposed FPA consists of
four components: (1) a
Community Plan Amendment
(CPA) to the Navajo
Community Plan; (2) including
an amendment to the
Community Plan
Implementation Overlay Zone
(CPIOZ) in the Navajo
Community Plan; (3) the
processing of rezones to
implement the plan
amendment; and, (4) an
update to the Public Facilities
Financing Plan (PFFP) for the
Navajo planning area. The
focused plan amendment to
the Navajo Community Plan –
Grantville CPIOZ section

Existing San Diego River
Subdistrict CPIOZ-Type B 

Existing Grantville
CPIOZ–TYPE A
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includes supplemental design regulations that set the vision and goals for development in Grantville. (1) an
amendment to the Navajo Community Plan; (2) the processing of rezones to implement the plan
amendment; (3) a Community Plan Implementation Overlay Zone (CPIOZ) amendment; and, (4) an
update to the Public Facilities Financing Plan (PFFP) for the Navajo community.  

The proposed FPA would be implemented through through the adoption of four new Community
Commercial (CC) zones (CC-2-5, CC-3-6, CC-3-8, and CC-3-9) the rezone of approximately 227 acres. The
application of these zones, together with the amendment of the Grantville CPIOZ, will serve as the
implementation tools to achieve the proposed land use amendments associated with the proposed FPA.
The amended CPIOZ will promote mixed-use, transit-oriented development with pedestrian and bicycle
orientation, and allow for increased density of up to 109 dwelling-units per acre, for a maximum total of
approximately up to 4,594 dwelling units, in the area surrounding the existing Grantville Trolley Station when
certain criteria are met. The list of criteria will be included in the text of the Navajo Community Plan as a
focused amendment to the plan The Navajo Community Plan – Grantville CPIOZ Section includes
Supplemental Design Regulations (SDR) that identify criteria for any development project in the FPA area.  

The proposed FPA area covers two CPIOZ described in the Navajo Community Plan: Grantville-CPIOZ-Type
A and part of the existing San Diego River Subdistrict – CPIOZ Type B.  The list of criteria will be included in 
the text of the Navajo Community Plan as a focused amendment to the plan; however, the Grantville
CPIOZ-Type A area is the primary focus of the Community Plan Amendment for the Navajo Community
Plan. The amended Grantville CPIOZ-Type A will promote mixed-use, transit-oriented development with
pedestrian and bicycle orientation, and allow for increased density of up to 109 dwelling-units per acre, for
a maximum total of approximately up to 4,594 dwelling units, in the area surrounding the existing Grantville
Trolley Station when certain criteria are met.  Both areas will follow the CPIOZ guidance per Land
Development Code Chapter 13, Article 2, Division 14. 

3.2 Project Objectives
In accordance with CEQA Guidelines Section 15124, this document identifies the following primary
objectives that support the purpose of the project, assist the Lead Agency in developing a reasonable
range of alternatives to be evaluated in the EIR, and ultimately aid decision-makers in preparing findings 
and overriding considerations, if necessary.

• Promote planning, redesign, and development of areas which are underutilized; 

• Promote Transit Oriented Development (TOD) within walking distance to the Grantville Trolley 
Station, with a mix of residential, commercial, and industrial uses that would be designed for the
pedestrians without excluding automobiles; 

• Promote a multi-modal transportation strategy including walkable and bicycle-friendly streets,
accessible and enhanced transit options, and comprehensive parking strategies throughout the
community; 

• Provide more market-rate and affordable housing opportunities consistent with a land use pattern
that promotes infill development and socioeconomic equity; 
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• Provide an incentive for development within the Grantville CPIOZ by streamlining the permit
processing requirements in order to ensure a less costly and time-intensive process;  

• Allow for the ability to reduce vehicle miles traveled and reduce associated air pollution and GHG
emissions;  

• Conserve resource lands and open space; and,  

• Facilitate implementation of the San Diego River Park Master Plan.  

3.3 Project Components
Implementation of the proposed FPA would consist of four project components, which are discussed in 
detail below: (1) a Community Plan Amendment (CPA) to the Navajo Community Plan; (2) including an
amendment to the Community Plan Implementation Overlay Zone (CPIOZ) in the Navajo Community Plan;
(3) the processing of rezones to implement the plan amendment; and, (4) an update to the Public Facilities
Financing Plan (PFFP) for the Navajo planning area.(1) an amendment to the Navajo Community Plan; (2)
the processing of rezones to implement the amendment; (3) a Community Plan Implementation Overlay
Zone (CPIOZ) amendment; and, (4) an update to the Public Facilities Financing Plan (PFFP) for the Navajo
community. 

3.3.1 Community Plan Amendment
In order to implement the proposed FPA changes to the Navajo Community Plan, the Plan must be formally 
amended. To process the amendment, it was reviewed by the Navajo Community Planning Group with a 
recommendation to the Planning Commission regarding approval; approved by the Planning Commission;
and, subsequently, approved by the San Diego City Council.  

The Community Plan Amendment specifically focuses on the physical area shown in Figure 3-1 as Existing
Grantville CPIOZ-Type A. The specific properties that are shown within the Grantville CPIOZ-Type A 
boundary are currently identified as CPIOZ-Type A under the current Navajo Community Plan. The
Community Plan Amendment provides the community’s vision for Grantville, policies, and 28 supplemental
design regulations that focus on encouraging TOD which will minimize an over-reliance on automobiles
and emphasize pedestrian orientation and proximity to public transit. The supplemental development
regulations reinforce the concept of an interconnection between development projects and the
surrounding public transit system through significant physical and functional integration of project
components, site design, and the provision of pedestrian and bicycle infrastructure.  As development and
redevelopment occur, the Community Plan Amendment envisions an elaborate pedestrian and bicycle
circulation network linking new mixed-use development to the existing Grantville Trolley Station. The draft
Community Plan Amendment can be found at the following web address:  

http://www.sandiego.gov/planning/community/cpu/grantvillemasterplan/index.shtml  
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3.3.2 Community Plan Implementation Overlay Zones (CPIOZ)

The second part of the proposed FPA is the implementation of the Community Plan Amendment through
the CPIOZ process. Within the proposed FPA, there is both existing CPIOZ Type-A and CPIOZ Type-B areas
under the current Navajo Community Plan. These boundaries are not changing. The purpose of a CPIOZ
overlay is to provide supplemental development regulations that are tailored to specific sites within
community plan areas of the City. The intent of these regulations is to ensure that development proposals
are reviewed for consistency with the use and development criteria that have been adopted. Projects will
be processed as either ministerial (CPIOZ Type A) or discretionary (CPIOZ Type B) actions, based on their
consistency with the CPIOZ. Future development on properties located within the CPIOZ-A shall be
consistent with the the base zone regulations and any supplemental regulations per the community plan. If
consistent with both these criteria, future development projects can be processed ministerially (Type A).
Development on parcels within the CPIOZ Type A that are not consistent with the community plan or base
zone regulations will be processed as a CPIOZ Type B discretionary permit. Applications for a CPIOZ Type B
Permit shall meet the purpose and intent of the regulations of the underlying zone and the community
plan.  Compliance and exceptions from these regulations may be granted in accordance with the
procedures of the Land Development Code Chapter 13, Article 2, and Division 14.

The focus of this CPIOZ section is to specifically address the CPIOZ implementation associated with the
Community Plan Amendment for the Grantville CPIOZ-Type A area. The Community Plan Amendment
specifically addresses the Grantville CPIOZ-Type A area by providing a vision, policies, and supplemental
design guidelines. The supplemental design regulations for the CPIOZ-A area are necessary to accomplish
the Transit-Oriented Development vision for Grantville and will ultimately become part of the Navajo
Community Plan. The Grantville CPIOZ will define the vision and identify key design regulations to
implement that vision. The San Diego River Subdistrict CPIOZ-Type B does not receive any changes under
this Community Plan Amendment and stays consistent with the vision, policies, and any supplemental
design guidelines identified under the 1982 Navajo Community Plan.

The CPIOZ does not exempt a project from complying with the permitting requirements found in Chapter
12, Article 6 of the Municipal Code. This includes projects that require a Planned Development Permit
(PDP), Site Development Permit (SDP), Conditional Use Permit (CUP), Neighborhood Use Permit,
Neighborhood Development Permit, limited uses, variances, or projects involving environmentally sensitive
lands (ESL).  

The implementation of the Grantvillle CPIOZ-A overlay promotes mixed-use, transit-oriented development
with pedestrian and bicycle connectivity. The Grantville CPIOZ-A focuses on creating pedestrian five
minute timed walking area that provide attractive commercial amenities in a desirable residential
neighborhood that is directly connected to public transportation in the form the bus and the Grantville
Trolley Station.  

The CPIOZ includes supplemental development regulations, which would reinforce the concept of an
interconnection between development projects and the surrounding public transit system through
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significant physical and functional integration of project components, site design, and the provision of
pedestrian and bicycle infrastructure. As development and redevelopment occurs over time within the
proposed FPA area, the FPA envisions an elaborate pedestrians and bicycle circulation network linking new
mixed-use developments to the existing Grantville Trolley Station.

3.3.23  Rezoning 
The Community Plan Amendment includes zoning changes as a result of the community’s desire to see
revitalization in Grantville. In order to achieve this vision, the current zoning is changed in the proposed FPA
area. The proposed FPA area has primarily light industrial and commercial uses, but this area is primed for
neighborhood revitalization and a more lively mix of uses better suited to residents and the Navajo
Community. In order to achieve this vision, the following zoning changes will be implemented.
The proposed FPA will be implemented through the adoption of five four new zones, Community

Commercial zones (CC-2-5, CC-3-6, CC-3-8,
and CC-3-9) and Residential-Multiple Unit (RM-
3-7). The application of these zones, together
with the Community Plan Amendment and
CPIOZ process, will serve as the
implementation tools to achieve the
neighborhood vision associated with the
proposed FPA.

One of the key zoning changes for the
proposed FPA area is highlighted in Figure 3-2 
at right. The yellow area is currently zoned as
Open Space Floodplain (OF-1-1) and is being
rezoned as Residential Multiple Unit (RM-3-7).
This area is currently developed, has extensive
impervious surfaces, and is in the Grantville
CPIOZ-Type A area. The blue area is currently
zoned as Industrial (IL-3-1) and is being rezoned
as Open Space Floodplain (OF 1-1). It is 
adjacent to the San Diego River, is not
currently developed, and is within the San
Diego River Subdistrict area.

Aside from the areas highlighted in Figure 3-2, the rezones are related to use, intensity of use, and focus on
multi-modal access. All the zoning areas have previously been developed. The proposed FPA rezones the
existing Agricultural-Residential (AR-1-1) to Residential-Multiple Unit (RM3-7).  The Commercial-Visitor (CV-1-
1), Community-Commercial (CC-4-2), and Industrial-Light (IL-2-1, IL-3-1) are rezoned to Community
Commercial (CC-2-5, CC-3-6, CC-3-8, CC-3-9) and Residential-Multiple Unit (RM-3-7). The mixed-use
residential zones included in the proposed FPA will increase the area’s capacity to meet the growing
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population needs at all income levels with market-rate and affordable housing. The City of San Diego
General Plan Housing Element (2013) provides policy direction to designate land for a variety of residential
densities in areas in the vicinity of transit centers through the community plan update process. This
proposed FPA encourages resource efficient development by clustering activities and services to establish
a balance of housing, jobs, shopping, and recreation around the Grantville Transit Station. Table  3-1 gives
the acreage of the existing and proposed zones within the proposed FPA and highlights the percentage
each existing zone occupied and the percentage that each new zone will occupy. Figure 3-3 depicts the 
existing zoning and Figure 3-4 depicts the proposed zoning.
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Table 3-1 
Acreage of Existing and Proposed Zones in the Project Area

Category Zoning
Acres

(Existing)
% of

Community
Acres

(Proposed)
% of

Community

Agricultural-Residential AR-1-1 3.01 1.3% 0 0.0%

Community Commercial

CC-1-3 3.22 1.4% 0 0.0%

CC-2-5 0 0.0% 30.39 13.4%

CC-3-6 0 0.0% 20.13 8.9%

CC-3-8 0 0.0% 63.37 27.9%

CC-3-9 0 0.0% 34.02 15.0%

CC-4-2 8.28 3.6% 0 0.0%

Commercial-Visitor CV-1-1 1.75 0.8% 0 0.0%

Industrial-Light
IL-2-1 8.16 3.6% 0 0.0%

IL-3-1 154.07 67.9% 0 0.0%

Open Space-Floodplain OF-1-1 7.21 3.2% 9.45 4.2%

Residential-Multiple Unit RM-3-7 0 0.0% 28.34 12.5%

Right of Way 41.3 18.2% 41.3 18.2%

227 100.00% 227 100.00% 227

Source: City of San Diego, 2014 2015;  

Within the proposed FPA area, 96 82% of the proposed FPA area will be rezoned.   With implementation of
the proposed rezoning, 4.2 8% would be zoned as Open Space–Floodplain,  65 80% of the proposed FPA
would be zoned Community Commercial, and approximately 12% would be zoned Residential-Multiple Unit
(RM-3-7). Table 3-2 provides a description of the new zones proposed for the rezoning. Community
Commercial zones, CC-2-5, CC-3-6, CC-3-8, and CC-3-9, are not currently recognized zoning designations
in the municipal code but are tentatively scheduled for adoption to the Municipal Code by Spring 2015,
contingent upon approval by the City Council. Adoption of these new proposed zones is not included as a 
component of this proposed FPA. Once the zones are adopted in the Municipal Code, the proposed FPA
will adopt the zones in Grantville.(Adoption of the proposed zones will be completed by a separate action)
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Table 3-2 
New Zones Proposed

Zone Description Characteristics

RM-3-7 Multi-Unit Residential with Limited
Commercial

• Allows residential density range of 30-43 du/ac
• Pedestrian orientation

CC-2-5* Community Commercial with no
Residential

• High-intensity community-serving commercial
• Residential prohibited
• Pedestrian orientation

CC-3-6* Community Commercial with
Medium/High Density Residential

• Allows residential density range of 30-43 du/ac
• Pedestrian orientation
• Heavy commercial

CC-3-8* Community Commercial with High
Density Residential

• Allows residential density range of 44-73 du/ac
• Pedestrian orientation

CC-3-9* Community Commercial with High
Density Residential

• Allows residential density range of 44-109 du/ac
• Pedestrian orientation
• Trolley station orientation

Source: City of San Diego, 2014. *Zone not yet adopted to the Municipal Code.

Over time, development in accordance with the proposed zones would reduce the number and severity
of incompatible uses within the community. In addition, implementation of future projects consistent with
the proposed zoning is expected to facilitate creation of a transit-oriented development that will allow for
healthier, pedestrian and bicycle friendly, mixed use development with close proximity to the Grantville
Trolley Station.
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3.3.3 Community Plan Implementation Overlay Zones (CPIOZ)

The purpose of a CPIOZ overlay is to provide supplemental development regulations that are tailored to
specific sites within community plan areas of the City. The intent of these regulations is to ensure that
development proposals are reviewed for consistency with the use and development criteria that have
been adopted. Projects will be processed as either ministerial (CPIOZ Type A) or discretionary (CPIOZ Type
B) actions, based on their consistency with the CPIOZ. Future development on properties located within the
CPIOZ-A shall be consistent with the the base zone regulations and any supplemental regulations per the
community plan. If consistent with both these criteria, future development projects can be processed
ministerially (Type A). Development on parcels within the CPIOZ Type A that are not consistent with the
community plan or base zone regulations will be processed as a CPIOZ Type B permit. Applications for a
CPIOZ Type B Permit shall meet the purpose and intent of the regulations of the underlying zone and the
community plan.  Compliance and exceptions from these regulations may be granted in accordance with
the procedures of the Land Development Code Chapter 13, Article 2, and Division 14.

The CPIOZ does not supersede exempt a project from complying with the permitting requirements found in
Chapter 12, Article 6 of the Municipal Code. This includes projects that require a Planned Development
Permit (PDP), Site Development Permit (SDP), Conditional Use Permit (CUP), Neighborhood Use Permit,
Neighborhood Development Permit, limited uses, variances, or projects involving environmentally sensitive
lands (ESL).  

The third part of the proposed FPA is the implementation of the Community Plan Amendment through the
CPIOZ process. Within the proposed FPA, there is both existing CPIOZ Type-A and CPIOZ Type-B areas under
the current Navajo Community Plan. These boundaries are not changing. The focus of this CPIOZ section is
to specifically address the CPIOZ implementation associated with the Community Plan Amendment for the
Grantville CPIOZ-Type A area. The Community Plan Amendment specifically addresses the Grantville
CPIOZ-Type A area by providing a vision, policies, and supplemental design guidelines. The supplemental
design regulations for the CPIOZ-A area are necessary to accomplish the Transit-Oriented Development
vision for Grantville and will ultimately become part of the Navajo Community Plan. The Grantville CPIOZ
will define the vision and identify key design regulations to implement that vision. The San Diego River
Subdistrict CPIOZ-Type B does not receive any changes under this Community Plan Amendment and stays
consistent with the vision, policies, and any supplemental design guidelines identified under the 1982
Navajo Community Plan.

The implementation of the Grantvillle CPIOZ-A overlay promotes mixed-use, transit-oriented development
with pedestrian and bicycle connectivity. The Grantville CPIOZ-A focuses creating pedestrian walking
sheds that provide attractive commercial amenities in a desirable residential neighborhood that is directly
connected to public transportation in the form the bus and the Grantville Trolley Station.  

The CPIOZ includes supplemental development regulations, which would reinforce the concept of an
interconnection between development projects and the surrounding public transit system through
significant physical and functional integration of project components, site design, and the provision of
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pedestrian and bicycle infrastructure. As development and redevelopment occurs over time within the
proposed FPA area, the FPA envisions an elaborate pedestrians and bicycle circulation network linking new
mixed-use developments to the existing Grantville Trolley Station.  

3.3.4  Public Facilities Financing Plan Update
The City of San Diego maintains a Public Facilities Financing Plan (PFFP) for the Navajo Community Planning
Area, which will be updated concurrently with the proposed FPA. The PFFP includes the community’s 
boundary, a summary of the community’s existing public facilities and future needs, a financing strategy, a 
Development Impact Fee (DIF) determination, and impact fee schedule. The DIF incorporates community
build-out assumptions and cost assumptions for the proposed community-serving facilities. DIFs are
collected to mitigate the impact of new development through provision of a portion of the financing
needed for these identified public facilities and to maintain existing levels of service for the community. The
PFFP sets forth the major public facilities needs specific to the Navajo community with respect to
transportation (i.e., streets, storm drains, traffic signals), libraries, park and recreation facilities, and fire
stations. The amendment to the Navajo PFFP is to assure that public facility demands are adjusted to
account for changes in future land use that will result from the proposed increase in residential density in 
the Grantville neighborhood. The PFFP amendment is proposed for adoption concurrently with the
proposed amendment to the Navajo Community Plan and certification of the PEIR.  Future decisions as to
prioritization of improvements will be made based on community input, need, and available funding.

3.4  Development Potential
To estimate environmental effects of the proposed FPA, land development expected to occur in the
proposed FPA area over the next 30 years has been estimated based on currently adopted Community
Plan land uses, and also with consideration of current and projected market trends related to various
development types in the City. Table 3-3 provides floor area estimates of the existing development of
commercial and industrial uses within the proposed FPA area and the estimated increase in development
potential anticipated as a result of implementation of the proposed FPA. Assuming development of
currently vacant parcels and redevelopment of existing developed parcels according to the proposed
land uses, a shift in the type and intensity of development is anticipated to occur in the proposed FPA area
over the next 30 years.

TABLE 3-3 
Commercial and Industrial Development Potential  

Land Use Floor Area (Existing) Floor Area (Proposed
Change)

Floor Area (Proposed
New Total)

Commercial Office 390,000 sf +536,200 sf 926,500 sf

Strip Commercial 622,300 sf -147,900 sf 474,400 sf

Commercial (Total) 1,012,600 sf +388,300 sf 1,400,900 sf

Industrial (Total) 1,393,500 sf -1,143,500 sf 250,000 sf
Source: City of San Diego, 2014.
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It is estimated that the floor area of commercial office land uses would increase by 536,200 square feet (sf),
whereas strip commercial uses would decrease by 147,900 sf, resulting in a net increase of 388,300 sf of
commercial land uses overall. Industrial development would be reduced from 1,393,500 sf to a new total of
250,000 sf. Residential dwelling units (DU) would increase from 101 to a total of 8,376.

Existing land use was quantified through a comprehensive land use survey of the proposed FPA area of
existing land use type and building development on each individual parcel of the proposed FPA area.  The
development estimates provided in Table 3-3 are subject to variation because of the range of options
available for many sites, the long development period being considered (i.e., 30 years), and the inability to
predict new market forces that may decide development potential over the life of the Community Plan.
The estimates are based on current and projected market trends related to various development types in
the City.  Generally, a Floor Area Ratio (FAR) range between .34 and .40 is assumed for most non-residential
uses.  It should be noted that existing land use regulations in the proposed FPA area allow an FAR up to 2.0;
however, the application of the .34 to .40 range is considered a more realistic estimate of future growth
based on land use and infrastructure (e.g., roadway) capacities in the proposed FPA area. Figure 3-5 6
depicts the existing land uses within the proposed FPA area, Figure 3-6 7 depicts the current Navajo
Community Plan’s planned land use, and Figure 3-87 depicts the FPA’s proposed land use.  

3.5 Summary of Proposed FPA Actions
Discretionary actions are those actions taken by an agency that call for the exercise of judgment in
deciding whether to conditionally approve, deny or delay a project. As discussed in Chapter 1.0,
Introduction, the following discretionary approvals by the City of San Diego comprise the project analyzed
within this PEIR, and referred to herein as the “proposed FPA”:  

• Certification of this PEIRFEIR

• Focused Plan Amendment to the Navajo Community Plan and corresponding amendment of the
General Plan

• Rezoning

• Community Implementation Overlay Zone Amendment

• Navajo Public Facility Financing Plan (PFFP) Update
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The Planning Commission will review the discretionary actions listed above associated with the proposed
FPA and provide a recommendation to the City Council, who will consider and make a decision on the
proposed FPA and associated discretionary actions.

3.6 Administration of Proposed FPA
Plan implementation would require subsequent approval of public or private development proposals
(referred to as “future development” in this PEIR) through both ministerial and discretionary reviews to carry
out the land use plan and policies in the proposed FPA. These subsequent activities may be public (i.e.,
road/streetscape improvements, parks, public facilities) or private projects, and are referred to as future
development or future projects in the text of the PEIR.  

A non-inclusive list of discretionary actions that may be required for future implementing activities is
provided in Table 3-4.

Table 3-4 
Potential Future Discretionary Actions Under the Proposed FPA

City of San Diego:
• Tentative Maps
• Planned Development Permits‡

• Site Development Permits‡

• Establishment of Public Facilities Financing Mechanisms
• Conditional Use Permits
• Neighborhood Use Permits
•  Street Vacations, Release of Irrevocable Offers of Dedication, and

Dedications  
• Water and sewer infrastructure and road improvements

State of California Actions:
• Caltrans Encroachment Permits  
• Section 1602/1603 Streambed Alteration Agreement  
• Water Quality Certification Determination for Compliance with Section 401

Federal Actions:
• U.S. Army Corps of Engineers Section 404 Permit  
• USFWS Section 7 or 10 (a)

Other Agencies’
• SDG&E/Public Utilities Commission approval of powerline relocations or

undergrounding
NOTE: Projects within the designated boundaries of the Grantville CPIOZ as depicted in Figure 3-5 and
consistent with the proposed FPA land use and designated zoning will require ministerial approval only.
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4.0 HISTORY OF PROJECT CHANGES
The proposed FPA was developed through a series of design charrettes and several years of monthly 
stakeholder meetings in the Navajo community. Initially, the Grantville area, referred to as Subarea A, was 
one of several subareas within the Navajo community considered for a land use plan amendment.  
Through the charrette process and extensive public meetings, several alternative land use scenarios were 
developed in 2009 and 2010. Ultimately, at the September 2010 workshop, the City of San Diego with 
community input, decided to focus specifically on Subarea A (hereby referred to as the proposed FPA 
area), and three alternative land use scenarios were identified, and referred to as Alternative D, Alternative 
EF, and Alternative G.    
  
Through an extensive public meeting process and preliminary analysis of the three land use alternatives, 
the Grantville Stakeholders Committee (GSC) selected Alternative D as the CEQA project to be analyzed in 
this PEIR at the January 10, 2011 GSC meeting.  A description of this alternative is provided in Chapter 3.0 
Project Description of this PEIR.  Additional alternatives that would reduce significant environmental impacts 
are identified and addressed in Chapter 11.0 of this PEIR.

On November 5, 2013, the City of San Diego released a Public Notice of Preparation (NOP) for a Draft 
Environmental Impact Report and Notice of an Environmental Scoping Meeting for the proposed FPA 
(Appendix A).  The NOP described the project as the following:

The project location, referred to as “Subarea A”, is located within the former Grantville 
Redevelopment Project Area, located in the eastern portion of the City of San Diego in San Diego 
County. The City of San Diego is located adjacent to the United States International Border with 
Mexico and approximately 130 miles south of Los Angeles.  The proposed FPA area is an 
approximately 379-acre area comprised of commercial, office, industrial, public facility, park and 
open space uses located immediately north of Interstate 8 along both sides of Fairmount Avenue, 
Friars Road and Mission Gorge Road north to Zion Avenue (including several parcels north of Zion 
Avenue).  The southeast portion of the proposed FPA area also includes the first seven parcels on 
the southern side of Adobe Falls Road (starting at Waring Road). Subarea A was formerly 
addressed by the Program EIR for the Grantville Redevelopment Project (March 2005, SCH# 
2004071122) prepared for the City of San Diego Redevelopment Agency.

The proposed FPA does not affect the entire “Subarea A,” 379-acre area described above.  The proposed 
FPA components (community plan amendment, CPIOZ, rezone, CPIOZ, and PFFP, referenced in the NOP as 
the Navajo Facilities Finance Plan), only affect an approximately 280 acre area entirely within the Navajo 
Community Plan. For the Program EIR, the project description and boundary maps have been revised to 
only include the affected area. The components of the proposed FPA described in the NOP remain 
unchanged.  However, the appendices were completed with the broader “Subarea A” boundary.
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Figure 4-1 (top) highlights the project location 
that was released with the NOP per the 
November 5, 2013. Figure 4-2 (bottom) shows 
the updated project location, referred to as 
the proposed FPA area for this Program EIR.

As previously stated, the project boundary 
was adjusted to focus on areas of change. 

Chapter 3.0 of the draft EIR included Figure 
3.4, a map of the proposed rezone of the 
entire proposed FPA project area. A small 
portion on the northernmost section of 
Grantville was erroneously labeled as being 
rezoned. The final EIR includes an amended 
Figure 3.4 that shows the proposed zones in 
the entire project area.  Figure 3.4 is now 
consistent with Figure 3.2.  Table 3.1 has also 
been amended to reflect the correct 
acreage of each proposed zone within the 
project area.

 

4-1

4-2
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5.0 Environmental Impact Analysis
The following sections contain an analysis of the potential environmental impacts that may occur as a 
result of the implementation of the proposed FPA.  The analysis of environmental subject areas detailed in 
the following sections include those that were identified by the City through preliminary review, and in 
response to the NOP, as potentially significant.

Fifteen environmental issues are addressed in the following sections in accordance with Appendix G of the 
CEQA Guidelines and the City’s EIR Guidelines. Each issue analysis section is formatted to include a 
summary of existing conditions, including the regulatory context, the criteria for the determination of 
impact significance, evaluation of potential project impacts, a mitigation framework, significance after 
mitigation for impacts identified as significant, and a conclusion.  
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5.1 Land Use
This section of the EIR discusses the existing land use and the consistency of the proposed FPA with 
applicable plans and regulations. 

5.1.1 Existing Conditions
Existing land uses within and around the proposed FPA area are characterized in the context of the City of 
San Diego General Plan, the Navajo Community Plan, the City of San Diego Municipal Code, as well as 
other adopted plans and policies. 

As shown on Figure 3-5, existing land uses within the proposed FPA area include a mix of commercial, 
office, industrial, multi-family residential, hospital, public facility, park and open space uses. Adjacent land 
uses include the San Diego River open space and Admiral Baker Golf Course to the west and north; single-
family and multi-family residential, a public park, and school to the east; and single-family residential 
neighborhoods atop the open space canyon walls across the Interstate 8 corridor to the south.  

5.1.1.1 Regulatory Setting 
There are numerous laws, regulations, plans, policies, programs, codes, and ordinances that regulate land 
use development within the San Diego region.  There are several existing local plans applicable to the 
proposed FPA and development of future projects.  The following provides a discussion of the applicable 
plans and development regulations, including the City of San Diego General Plan, Navajo Community 
Plan, City of San Diego Multiple Species Conservation Program (MSCP) Subarea Plan, San Diego River Park 
Master Plan, Montgomery Field Airport Land Use Compatibility Plan (ALUCP), and SANDAG Regional 
Comprehensive Plan. 

A. City of San Diego General Plan
As required by State planning and zoning law, the City has developed a “comprehensive, long-term plan 
for the physical development of the City, and of any land outside its boundaries which bears relation to its 
planning” (State of California, 2000).  For the City of San Diego, this plan is known as the General Plan (City 
of San Diego, 2008).  The General Plan consists of development policies, in the form of Findings, Goals, 
Guidelines, Standards, and Recommendations for a variety of land use elements.  The General Plan also 
references a series of community plans, which are intended to provide more area-specific guidance on 
development in the communities of San Diego.  As depicted on Figure 3-7 of this EIR, the General Plan’s 
planned land use designations for the proposed FPA area include Mixed Use, Arterial Commercial, 
Neighborhood Shopping Center, Multifamily Residential, Single Family Detached, Light Industry – General, 
Open Space, and Hospital.

B. City of San Diego Land Development Code
Zoning for property located in the City of San Diego is governed by the City’s Land Development Code 
(LDC). Chapter 13, Article 2, Division 14 of the code identifies areas within adopted community plans that 
require supplemental development regulations or processing of a development permit, called a 
Community Plan Implementation Overlay Zone or CPIOZ. Zoning within these areas is identified within the 
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adopted community plan, and along with supplemental design regulations. have been incorporated by 
ordinance into this overlay zone. A rezone ordinance is required to modify the zoning within a CPIOZ area.,
a community plan amendment is required. The CPIOZ is further described in the Community Plan and will 
be administered once the rezone is adopted.

The FPA area is completely within the CPOIZ of the Navajo Community Plan. As shown on Figure 3-2, 
existing zoning within the proposed FPA and CPOIZ area includes Commercial, Industrial, Residential, Open 
Space, and Agricultural-Residential.  Generally, the southern portion of the proposed FPA area along 
Fairmount Avenue, the southern end of Mission Gorge Road, and north of Alvarado Canyon Road is zoned 
Industrial-Light.  Closer to the northern portion of the proposed FPA area, along Mission Gorge Road and 
Friars Road, there is Commercial-Community zoning. At the far eastern end of the proposed FPA area, near 
Waring Road, there are areas zoned Commercial-Office, Commercial-Visitor, Residential Single-Family, 
Residential Multi-Family, and Open Space-Parks.  Portions of the western boundary of the proposed FPA 
area along the San Diego River corridor are zoned Open Space-Floodplain.

C. Navajo Community Plan
The proposed FPA area is located within the City of San Diego’s Navajo Community Planning Area, as 
shown on Figure 3-1 of this EIR.  The Navajo area, encompassing approximately 14 square miles, lies roughly 
north of Interstate 8, northwest of the city of La Mesa, west of the cities of El Cajon and Santee, and 
southeast of the San Diego River. In addition to Grantville, the Navajo area includes the communities of 
Allied Gardens, Del Cerro, and San Carlos. 

A wide variety of land uses are represented in the western portion of the Navajo community, including 
detached and attached residential in Allied Gardens, and some significant commercial and light industrial 
centers in Grantville, situated along both sides of Mission Gorge Road. The central and eastern portions of 
the Navajo community are primarily residential in character in the Del Cerro and San Carlos 
neighborhoods. Pockets of neighborhood and community-serving commercial are situated at the 
intersections of major transportation corridors, such as Navajo Road at the intersections of Jackson Drive 
and Lake Murray Boulevard.

As shown on Figure 3-6 of this EIR, the Navajo Community Plan currently designates all of the proposed FPA 
area as industrial, commercial, mixed use, and open space. The southern end of the proposed FPA area, 
south of San Diego Mission Road/Twain Avenue, and to the east along Mission Gorge Place, is mostly 
designated industrial. There are also industrial uses designated north of Vandever Avenue between 
Fairmount Avenue and Mission Gorge Road. The Navajo Community Plan designates commercial uses near 
the intersection of Friars Road and Zion Avenue, in addition to along the east side of Mission Gorge Road, 
and at the northeast corner of the intersection of Fairmount Avenue and Alvarado Canyon Road. Mixed-
use is designated for the block south of Vandever Avenue and north of Twain Avenue, between Fairmount 
Avenue and Mission Gorge Road. Open space uses are designated for the San Diego River at the western 
edge of the proposed FPA area, north of San Diego Mission Road.
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The primary goal of the Navajo Community Plan is to “retain the residential character of the area” while 
providing basic services which enhance the day-to-day lives of its residents, such as police and fire 
protection and open space amenities.  The plan recognizes the delicate balance between the community 
and the San Diego River.  Much of the community’s urban runoff during storm events is conveyed to the 
river and the occasional flooding of the river impacts future land use planning in the floodplain.  The plan 
calls for a continuous trail along the San Diego River, and states that all structures within 150 feet of the 100-
year floodway shall provide at least one pedestrian access path to the main trail. 

The City of San Diego Parks and Recreation Department indicates that the Navajo Community Planning 
Area currently has an “active recreation” park acreage deficit of nearly 21 acres, which is projected to 
reach almost 27 acres by the year 2030.

The Navajo Community Plan was adopted by the City Council on July 29, 1982, with the Grantville 
Amendment adopted on April 4, 1989.

D. City of San Diego Multiple Species Conservation Program/Multi-Habitat Planning Area
The City of San Diego MSCP Subarea Plan was prepared pursuant to the general outline developed by the 
USFWS and CDFW to meet the requirements of the California Natural Communities Conservation Plan Act 
of 1992.  The San Diego County MSCP is a comprehensive habitat conservation planning program that 
addresses multiple species habitat needs and the preservation of native vegetation communities in the San 
Diego Region.  As such, the MSCP Subarea Plan serves as the adopted Habitat Conservation Plan for the 
City.  The Subarea Plan is consistent with the County MSCP plan and qualifies as a standalone document to 
implement the City’s portion of the MSCP preserve (City of San Diego, 1997).

The City of San Diego MHPA was developed by the City in cooperation with USFWS and CDFW, property 
owners, developers, and environmental groups.  The Preserve Design Criteria contained in the County 
MSCP plan and the City Council adopted criteria for the creation of the MHPA were used as guides in the 
development of the City’s MHPA.  The MHPA delineates core biological resources areas and corridors 
targeted for conservation.  Within the MHPA, limited development may occur (City of San Diego, 1997).

In several peripheral areas in the Program Area, particularly at its western boundary along the San Diego 
River, the proposed FPA area contains and is adjacent to MHPA land, although no developed land is 
included or proposed to be included in the MHPA.  This urban habitat area contributes to the MSCP by 
providing habitat for native species, shelter and forage for migrating species, and linkages between 
biological core areas capable of supporting a diverse range of native species.  The location of MHPA land 
relative to the project site is shown in Figure 5.1-1. 

In addition, any development adjacent to the MHPA must comply with the MHPA land use adjacency 
guidelines, which are summarized as follows:

• Drainage – All new and proposed parking lots and developed areas in and adjacent to the 
preserve must not drain directly into the MHPA.  All developed and paved areas must prevent the 
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release of toxins, chemicals, petroleum products, exotic plant materials and other elements that 
might degrade or harm the natural environment or ecosystem processes within the MHPA.

• Toxics – Land uses, such as recreation and agriculture, that use chemicals or generate by-products 
such as manure, that are potentially toxic or impactive to wildlife, sensitive species, habitat, or 
water quality need to incorporate measures to reduce impacts caused by the application and/or 
drainage of such materials into the MHPA.

• Lighting – Lighting of all developed areas adjacent to the MHPA should be directed away from the 
MHPA.  Where necessary, development should provide adequate shielding with non-invasive plant 
materials (preferably native), berming, and/or other methods to protect the MHPA and sensitive 
species from night lighting.

• Noise – Uses in or adjacent to the MHPA should be designed to minimize noise impacts.  Berms or 
walls should be constructed adjacent to commercial areas, recreational areas, and any other use 
that may introduce noises that could impact or interfere with wildlife utilization of the MHPA. 
Excessively noisy uses or activities adjacent to breeding areas must incorporate noise reduction 
measures and be curtailed during the breeding season of sensitive species.

• Barriers – New development adjacent to the MHPA may be required to provide barriers (e.g., non-
invasive vegetation, rocks/boulders, fences, walls, and/or signage) along the MHPA boundaries to 
direct public access to appropriate locations and reduce domestic animal predation.

• Invasives – No invasive non-native plant species shall be introduced into areas adjacent to the 
MHPA.

• Brush Management – New residential development located adjacent to and topographically 
above the MHPA (e.g., along canyon edges) must be set back from slope edges to incorporate 
Zone 1 brush management areas on the development pad and outside of the MHPA.  Vegetation 
clearing shall be done consistent with City standards and shall avoid/minimize impacts to covered 
species to the maximum extent possible.  For all new development, regardless of the ownership, 
the brush management in the Zone 2 area will be the responsibility of the homeowners association 
or other private party.  For existing and approved projects, the brush management zones, 
standards and locations, and clearing techniques will not change from those required under 
existing regulations.

• Grading/Land Development – Manufactured slopes associated with site development shall be 
included within the development footprint for projects within or adjacent to the MHPA.

E. San Diego River Park Master Plan
The San Diego River Park Master Plan (City of San Diego, 2013) is a policy document that provides 
recommendations and guidelines to be considered in concert with land use decisions along the San Diego 
River.  The goal of the plan is to create a continuous river park linking all 17.5 miles of the river within the 
City, and ultimately from its headwaters near Julian to the Pacific Ocean.

The plan divides the San Diego River into six segments, or reaches, that are based on topographic 
characteristics and river conditions.  The six reaches include the Estuary (Pacific Ocean to I-5), the Lower 
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Valley (I-5 to I-15), the Confluence (I-15 to Friars Road Bridge), the Upper Valley (Friars Road Bridge to 
Mission Trails Regional Park), and the Plateau (east of Mission Trails to the City of Santee). The reaches of the 
San Diego River within the proposed FPA area are the Confluence and Upper Valley Reach.

Each of the six reaches has its own distinct set of policy recommendations for development within the River 
Corridor Area and the River Influence Area. The Master Plan defines the River Corridor Area as all areas 
within 35 feet of the 100-year floodway (as defined by the Federal Emergency Management Agency 
[FEMA], as shown on Figure 5.1-2), and defines the River Confluence Area as areas within 200 feet of the 
River Corridor Area.  The Master Plan recommendations describe general and specific strategies for 
addressing the ecological health of the river, facilitating human recreational use, use as an amenity for 
economic development, and how to reorient development toward the river to create value and provide 
identity for the San Diego River Park.

The Confluence reach is the area between I-15 and Friars Road Bridge, and includes the point where 
Alvarado Creek joins the San Diego River at the southwest corner of the proposed FPA area.  Closer to the 
northern portion of the proposed FPA area, the reach is partially enclosed by a steep canyon wall on the 
west side of the river and industrial uses to the east.  Encroaching development on the east and I-8 to the 
south further emphasize the sense of enclosure.  The river corridor is also constrained by a series of old 
gravel mine ponds below the Friars Road bridge that impede the normal hydrologic activities of the river 
system.  In this area, extensive exotic vegetation infestation is present both in the ponds and in the river. 

The Upper Valley reach extends from the Friars Road bridge north to the western boundary of Mission Trails 
Regional Park, and includes the area located north of the Friars Road bridge, including a small portion of
Admiral Baker Golf Course along the west bank of the San Diego River.

The Upper Valley is characterized by three hydrologic conditions: 1) the gravel extraction mine bordering 
Mission Trails Regional Park has channelized the river and disrupted habitat continuity through and across 
the mine site; 2) the river corridor through the mine site is infested with exotic plant species; and, 3) the river 
channel is interrupted by a series of ponds that obstruct the natural sediment transport processes of the 
stream.  

F. Montgomery Field Airport Land Use Compatibility Plan
The Montgomery Field ALUCP contains four principal compatibility concerns: noise (exposure to aircraft 
noise), safety (land use factors that affect safety both for people on the ground and occupants of aircraft), 
airspace protection (protection of airport airspace), and overflight (annoyance or other general concerns 
related to aircraft overflights). The proposed FPA area is located 2.25 miles from Montgomery Field, and is 
located entirely within Review Area 2 of Montgomery Field’s Airport Influence Area (AIA).  The proposed 
FPA area is located 5.5 miles from the San Diego International Airport (SDIA), but is not located within its 
AIA. 

The Montgomery Field AIA is defined as "the area in which current or future airport-related noise, overflight, 
safety, or airspace protection factors may significantly affect land uses or necessitate restrictions on those
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uses." To facilitate implementation and reduce unnecessary referrals of projects to the Airport Land Use 
Commission (ALUC), the AIA is divided into Review Area 1 and Review Area 2. 

Review Area 2 consists of locations beyond Review Area 1 but within the airspace protection and/or 
overflight areas depicted on the associated maps in the Montgomery Field ALUCP. Limits on the heights of 
structures, particularly in areas of high terrain, are the only restrictions on land uses within Review Area 2. 
The additional function of this area is to define where various mechanisms to alert prospective property 
owners about the nearby airport are appropriate. Within Review Area 2, only land use actions for which the
height of objects is an issue are subject to ALUC review.

The Montgomery Field ALUCP requires compliance with Federal Aviation Regulation (FAR) Part 77, Objects 
Affecting Navigable Airspace. These regulations require that the FAA (Federal Aviation Administration) be 
notified of any proposed structure which could affect the navigable airspace around an airport. 
According to FAR Part 77, this includes any proposed construction that would exceed 200 feet above 
ground level, or any proposed construction within 20,000 feet of an airport which exceeds a 100:1 surface 
from any point on the runway (FAA, 2012). Any future development within the proposed FPA area would 
be reviewed for compliance with FAR Part 77.

G. SANDAG Regional Comprehensive Plan  
The Regional Comprehensive Plan (RCP), prepared by the San Diego Association of Governments 
(SANDAG), is the strategic planning framework for the San Diego region.  The scope of the RCP extends 
beyond the borders of San Diego County and considers planning and growth underway in Imperial, 
Orange and Riverside Counties, as well as in Baja California, Mexico.  The policy recommendations 
contained in the RCP were heavily influenced by principles of sustainability and smart growth.  A major 
emphasis of the RCP is to improve connections between land use and transportation.  As such, the RCP 
identifies “Smart Growth Opportunity Areas” where compact, mixed-use, pedestrian-oriented 
development either exists now, is currently planned, or has the potential of future incorporation into local 
land use plans.  SANDAG and local agencies designated the “Smart Growth Opportunity Areas” on a 
“Smart Growth Concept Map,” which is being used as a planning tool to communicate with local 
jurisdictions and infrastructure providers about where smart growth should happen (SANDAG, 2004).

H. Historical Resources Regulations
The purpose of the City’s Historical Resources Regulations (HRR) (LDC Sections 143.0201 through 143.0280) is 
to protect, preserve, and, where damaged, restore the historical resources of San Diego. Historical 
resources include historical buildings, historical structures or historical objects, important archaeological 
sites, historical districts, historical landscapes, and traditional cultural properties (TCPs). These regulations are 
intended to protect historical resources quality, and to protect the educational, cultural, economic, and 
general welfare of the public, while maintaining sound historical preservation principles and the rights of 
property owners.  

As discussed in Section 5.9 of this PEIR, Historical Resources, several known historical resources exist within 
the CPU area. 
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5.1.2  Significance Determination Thresholds
According to the City of San Diego’s CEQA Significance Determination Thresholds, a significant impact with 
regard to land use would occur if the proposed FPA would result in:

Inconsistency/conflict with the environmental goals, objectives, or guidelines of a community or 
general plan;

Inconsistency/conflict with an adopted land use designation or intensity and indirect or secondary 
environmental impacts occur;

Substantial incompatibility with an adopted plan;

Development or conversion of general plan or community plan designated open space or prime 
farmland to a more intensive land use;

Incompatible uses as defined in an airport land use plan or inconsistency with an airport’s 
Comprehensive Land Use Plan (ACLUP) as adopted by the Airport Land Use Commission (ALUC);

Inconsistency/conflict with adopted environmental plans for an area; and/or, 

Significantly increase the base flood elevation for upstream properties, or construct in a Special 
Flood Hazard Area (SFHA) or floodplain/wetland buffer zone.

Addressed below are the key environmental issue areas that have been identified for the proposed FPA by 
the City as a result of the initial project review and consideration of comments received in response to the 
Notice of Preparation (NOP) (Appendix A).

5.1.3 Issue 1: Consistency with Adopted Plans

Issue 1: Would the proposed FPA conflict with any adopted goals, objectives, and 
recommendations of the City of San Diego General Plan, the Multiple Species 
Conservation Program (MSCP), the San Diego River Park Master Plan, the Navajo 
Community Plan, or any other applicable land use plan?

5.1.3.1 Impact Analysis
Section 3.0 – Project Description of this EIR describes the proposed development potential of the FPA, 
which includes proposed land use designation changes and new zoning.  The potential conflicts with the 
implementation of the proposed FPA and the stated goals, objectives and recommendations of 
applicable land use plans are addressed on a plan-by-plan basis, as follows.

A. City of San Diego General Plan  
The proposed FPA is intended to implement General Plan policies in the proposed FPA area through the 
provision of community-specific recommendations that would further citywide goals and policies, address 
community needs, and guide zoning. The General Plan contains policies to guide future growth and 
development into sustainable development patterns while emphasizing the diversity of San Diego’s
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distinctive communities.  The General Plan promotes the City of Villages strategy through mixed-use villages 
connected by high-quality transit.

The General Plan identifies Grantville as part of a Subregional Employment Area.  According to Appendix 
C, EP-3:

The Morena and Grantville areas originally developed with industrial uses, but most of the industrial 
uses have relocated to the northern part of the City because of their inability to compete 
effectively with commercial uses for land and buildings in these areas and the changing needs of 
modern industrial businesses for larger more efficient industrial buildings. Despite the fact that these 
two areas have been historically designated for industrial uses, they have become largely 
commercialized and no new industrial uses are likely to occur here. In both Morena and Grantville, 
residential uses are appropriate in targeted locations. The application of more refined community 
plan land use designations can assist in separating potentially incompatible uses.

The proposed FPA will organize the transition of the community as described above by allowing mixed-use, 
residential, and commercial projects in the area.

The City of San Diego Housing Element, adopted by the City and certified by the California Department of 
Housing and Community Development in 2013, serves as a policy guide to address the comprehensive 
housing needs of the City of San Diego. The San Diego Association of Governments (SANDAG) has 
forecasted that by 2030, the City of San Diego could have a total population of approximately 1,689,000 
people, which is a 29 percent increase from 2010. The Regional Housing Needs Allocation (RHNA) for the 
SANDAG region, adopted by the SANDAG Board in 2011, determined the City of San Diego’s regional 
share goal for the 11-year period, January 1, 2010 – December 31, 2020, to be 88,096 housing units.

Table 5.1-1 provides an analysis of the proposed FPA’s consistency with applicable City of San Diego 
General Plan recommendations.

TABLE 5.1-1: General Plan Consistency Analysis
A. Mobility Element
Goals: An attractive and convenient transit 
system that is the first choice of travel for many of 
the trips made in the City. Increased transit 
ridership. 

Consistent – The proposed FPA includes a Community Plan 
Implementation Overlay Zone (CPIOZ) designed to encourage 
transit-oriented development located near the Grantville Transit 
Station. This would make public transit an easier and more 
convenient option for Grantville commuters, and increase public 
transit ridership citywide.

B. Public Facilities, Services and Safety Element
Goal: Implementation of financing strategies to 
address existing and future public facility needs 
citywide.

Consistent – As discussed in Section 5.14 (Public Services and 
Facilities), the proposed FPA includes an update to the Navajo 
Public Facilities Financing Plan (PFFP). The update will assure that 
public facility demandspublic facilities are adjusted to account 
for changes in future land use anticipated with project 
implementation. The PFFP update will include the mandatory 
payment of Development Impact Fees (DIFs), required as 
conditions of approval on a project-specific basis.
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TABLE 5.1-1:  (cont’d) General Plan Consistency Analysis  
Goals: Protection of public health and safety 
through abated structural hazards and mitigated 
risks posed by seismic conditions.  Development 
that avoids inappropriate land uses in identified 
seismic risk areas.

Consistent – As discussed in EIR Section 5.5 (Geology), any future 
development projects within the proposed FPA area would be 
required to comply with all City structural engineering standards 
and the California Building Code, and would not be located 
within a seismic risk area.

C. Recreation Element
Goals: Provision of an inter-connected park and 
open space system that is integrated into and 
accessible to the community. Preserve, protect, 
and enrich natural, cultural, and historic resources 
that serve as recreation facilities.

Consistent – As discussed in Section 5.14 (Public Services and 
Facilities), the proposed FPA includes an update to the Navajo 
Public Facilities Financing Plan (PFFP). The update will assure that 
public facilities public facility demands are adjusted to account 
for changes in future land use anticipated with project 
implementation. The PFFP update will include the mandatory 
payment of Development Impact Fees (DIFs), required as 
conditions of approval on a project-specific basis. 
Implementation of the proposed FPA would not impact the 
existing park, river conservancy areas, and open space system. 
No changes to any recreation facilities are proposed, and existing 
facilities would continue to be preserved. 

Goal: An open space and resource-based park 
system that provides for the preservation and 
management of natural resources, enhancement 
of outdoor recreation opportunities, and protection 
of the public health and safety.

Consistent – The proposed FPA involves no net loss of land 
designated as open space within the proposed FPA area, and 
provides for facilitation of the San Diego River Park Master Plan 
elements within the FPA area.  

D. Conservation Element
Climate Change and Sustainable Development
Goal: Reduce the City’s carbon footprint by 
improving energy efficiency, increasing use of 
alternative modes of transportation, employing 
sustainable planning and design techniques, and 
providing environmentally sound waste 
management.

Consistent – As discussed in EIR Section 5.4 (Greenhouse Gas 
Emissions), any future development projects within the proposed 
FPA would be required to comply with all City and State GHG 
thresholds by reducing their potential construction-related and 
operational greenhouse gas emissions to below a level of 
significance. The Community Plan identifies specific submittal 
requirements for the proposed FPA area. See Grantville Section in 
the Navajo Community Plan.

Urban Runoff Management
Goal: Protection and restoration of water 
bodies, including reservoirs, coastal waters, creeks, 
bays, and wetlands.  

Consistent – As discussed in EIR Section 5.8 (Water Quality), any 
future development projects within the proposed FPA would be 
required to comply with the Construction Permits (Chapter 12 
Article 9 Division 1) and requirements of the 2013 Municipal
Separate Storm Sewer System (MS4) Permit issued by the San 
Diego Regional Water Quality Control Board. General 
Construction Permit, the Municipal Stormwater Permit and the City 
of San Diego Stormwater Standards Manual to reduce any 
potential impacts to water quality to below a level of significance.  

Air Quality
Goals: Regional air quality which meets state 
and federal standards. Reduction in greenhouse 
gas emissions effecting climate change.

Consistent – As discussed in EIR Sections 5.3 (Air Quality) and 5.4 
(GHG), any future development projects within the proposed FPA 
would be required to comply with regional air quality standards 
and City greenhouse gas standards by reducing potential 
emissions to below a level of significance. The Community Plan 
identifies specific submittal requirements for the proposed FPA 
area. See Grantville Section in the Navajo Community Plan.

Biological Diversity
Goal: Preservation of healthy, biologically
diverse regional ecosystems and conservation of 
endangered, threatened, and key sensitive species 
and their habitats.

Consistent – As discussed in EIR Section 5.6 (Biological Resources), 
any future development projects within the proposed FPA would 
be consistent with this goal by avoiding impacts to the extent 
practicable, minimizing unavoidable impacts, and mitigating any 
impacts that cannot be avoided or minimized. This is addressed 
per the City of San Diego’s ESL requirements.
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TABLE 5.1-1:  (cont’d)General Plan Consistency Analysis
Wetlands
Goal: Preservation of San Diego’s rich 
biodiversity and heritage through the protection 
and restoration of wetland resources. Preservation 
of all existing wetland habitat in San Diego through 
a “no net loss” approach.

Consistent – As discussed in EIR Section 5.6 (Biological Resources), 
any future development projects within the proposed FPA would 
result in less than significant impacts to any existing wetland 
habitat with the implementation of Mitigation Measures BR-1
through BR-6 5 and the associated mitigation elements identified 
in Section 5.6.9.  In addition, future development projects within 
the proposed FPA would be required to provide an adequate 
buffer area between the development and wetlands associated 
with all wetlands/waters of the US located abutting the planning 
area such as the San Diego River and Alvarado Creek. This is 
addressed per the City of San Diego’s ESL requirements.

E. Noise Element
Goal: Minimal exposure of residential and other 
noise-sensitive land uses to excessive commercial, 
industrial, and mixed-use related noise.

Not Consistent – As discussed in EIR Section 5.5 (Noise), build-out 
under the proposed FPA could potentially result in the exposure of 
noise-sensitive land uses to predicted future noise levels that 
exceed those established in the General Plan or the SDMC. With 
implementation of Mitigation Measures N-1 through N-6, the 
significance of these impacts would be reduced; however, 
impacts would not be reduced to a level less than significant. 
Therefore, noise impacts to sensitive receptors would remain 
significant and unmitigable.

F. Historic Preservation Element
Goals: Identification and preservation of the City’s 
important historical resources. Integration of historic 
preservation planning in the larger planning 
process.

Consistent – As discussed in EIR Section 5.9 (Historical Resources), 
five buildings within the proposed FPA area have been identified 
as potentially eligible for designation as a historical resource.
There is also potential for archaeological resources to exist within 
the FPA area. Therefore, future development projects 
implemented in accordance with the proposed FPA may result in 
potentially significant impacts to these resources. However, future 
development would be consistent with this goal by identifying 
existing and eligible historical resources, avoiding impacts to the 
extent practicable, minimizing unavoidable impacts, and 
mitigating any impacts that cannot be avoided or minimized
through HR-1 and HR-2.

G. Urban Design Element
Goal: A pattern and scale of development that 
provides visual diversity, choice of lifestyle, 
opportunities for social interaction, and that 
respects desirable community character and 
context. 

Consistent – Implementation of the proposed FPA would 
introduce new mixed-use residential and commercial zones that 
would provide increased visual diversity, and new residential and 
commercial opportunities.

Goal: Vibrant, mixed-use main streets that serve as 
neighborhood destinations, community resources, 
and conduits to the regional transit system. 
Attractive and functional commercial corridors 
which link communities and provide goods and 
services.

Consistent – Implementation of the proposed FPA would 
encourage the transformation of Mission Gorge Road and 
Fairmount Avenue from low-density industrial areas to livelier, 
more appealing mixed-use areas.

H. Economic Prosperity Element
Goal: Commercial development which uses land 
efficiently, offers flexibility to changing resident and 
business shopping needs, and improves 
environmental quality.

Consistent – Implementation of the proposed FPA would increase 
density within the proposed mixed-use commercial zones, which 
would encourage a greater volume of commercial activity and 
provide residents pedestrian-oriented opportunities for 
neighborhood shopping.

Goal: A city where new employment growth is 
encouraged in the existing regional center and 
subregional employment areas connected by 
transit to minimize the economic, social, and 
environmental costs of growth.

Consistent – The General Plan has identified Grantville as a 
subregional employment area. Most of the industrial uses have 
relocated to the northern part of the City because of their inability 
to compete effectively with commercial uses for land and 
buildings in these areas and the changing needs of modern 
industrial businesses for larger more efficient industrial buildings. 
Implementation of the proposed FPA would encourage a wider 
variety of commercial uses at a higher density, thereby promoting 
new employment growth within the project area.
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H. Economic Prosperity Element Cont’d
Goal: A city which redevelops and revitalizes areas 
which were blighted, to a condition of social, 
economic, and physical vitality consistent with 
community plans.

Consistent – Implementation of the proposed FPA would 
encourage future development in areas which are blighted 
consistent with community plans. 

Source:  City of San Diego, 2013; BRG Consulting, Inc. 2013

B. City of San Diego Land Development Code
Existing zoning for the CPIOZ area reflects the land use designations of the CPIOZ within the adopted 
Navajo Community Plan upon which it is based. The FPA would introduce higher density residential and 
commercial land use designations not currently reflected in the existing CPIOZ. As part of the FPA process, 
the City would rescind amend the existing CPIOZ that currently serves as the FPA area’s zoning regulations 
and replace it with a new CPIOZ that contains both new and existing zones that would to allow for 
implementation of the new land use designations proposed by the FPA. The amended new or modified 
zones that would be adopted within the CPOIZ includes rezoning changing the existing Agricultural-
Residential (AR-1-1), Commercial-Visitor (CV-1-1), Community-Commercial (CC-4-2), and Industrial-Light (IL-
2-1, IL-3-1) to Community Commercial (CC-2-5, CC-3-6, CC-3-8, CC-3-9) and Residential-Multiple Unit (RM-3-
7). A description of the proposed land uses and allowed densities are included in Table 3-2.

Rezoning would encourage Application of existing, new, or modified zones would accommodate existing
development that conforms to the future vision for development within the FPA area, encourage new 
development projects that are consistent with community goals and character, and implement mixed-use 
development consistent with the General Plan goals and policies. In addition, the proposed zone changes 
to the Agricultural-Residential (AR-1-1) area will not convert any existing prime farmland to a more intensive 
use.

Two small areas that are currently zoned as Open Space-Floodplain (OF-1-1) will be rezoned to Community-
Commercial (CC-2-5 and CC-3-6). These areas currently do not conform to the adopted zoning in the 

I. Housing Element
Goal: Ensure the provision of sufficient housing for 
all income groups to accommodate San Diego’s 
anticipated share of regional growth over the next 
housing element cycle, 2013 - 2020, in a manner 
consistent with the development pattern of the 
Sustainable Communities Strategy, that will help 
meet regional GHG targets by improving 
transportation and land use coordination and 
jobs/housing balance, creating more transit-
oriented, compact and walkable communities, 
providing more housing capacity for all income 
levels, and protecting resource areas.

Consistent – The proposed FPA increases the amount of housing 
allowed in Grantville from an existing 101 units to a total of 8,376 
units. The proposed FPA will promote Transit Oriented 
Development within walking distance to the Grantville Trolley 
Station, with a mix of residential, commercial, and industrial uses 
that would be designed for the pedestrians without excluding 
automobiles and allow for the ability to reduce vehicle miles 
traveled and reduce associated air pollution and GHG emissions. 

Goal: Streamline the entitlement and permitting 
process for new residential development by 
minimizing governmental constraints in the 
development, improvement, and maintenance of 
housing without compromising the quality of 
governmental review or the city’s responsibility to 
ensure development takes place in a sustainable 
manner.

Consistent - The Community Plan Implementation Overlay Zone 
(CPIOZ) provides supplemental development regulations and 
guidelines that are tailored to specific sites within community plan 
areas of the City. The intent of these regulations is to ensure that 
development proposals are reviewed for consistency with the use 
and development criteria that have been adopted. Future 
development on properties located within the CPIOZ that is 
consistent with the community plan, the base zone regulations, 
and these supplemental regulations will be processed ministerially, 
in accordance with the procedures of the CPIOZ.
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current CPIOZ and are currently used for commercial and industrial purposes. The rezoning new designation
of these properties will encourage new development that meets the objectives of the Community Plan for 
the Grantville CPIOZ area. through the updated CPIOZ will be consistent with the new zoning designation 
of the adjacent properties. In addition, the area where these properties are located is part of CPIOZ-B, 
which requires any project to go through a discretionary process for development. CPIOZ B areas have not 
changed and these areas are subject to supplemental design regulation to implement needed setbacks 
and frontage requirements due to their adjacency to the San Diego River Park. 

C. Navajo Community Plan  
Table 5.1-2 provides an analysis of the proposed FPA’s consistency with applicable objectives and 
development guidelines from the Navajo Community Plan.

TABLE 5.1-2: 
Navajo Community Plan Consistency Analysis

A. Residential
Objective: Promote a healthy environment by careful 
planning and sensitive development of well-defined, 
balanced and distinct communities which encompass a 
variety of residential density patterns and housing types.

Consistent – Implementation of the proposed FPA would 
allow for residential uses within the proposed Community 
Commercial zones CC-3-6, CC-3-8, and CC-3-9, and 
Multifamily Residential zone RM-3-7.

Objective: Prevent and/or limit development in proposed 
open space areas which serve to enhance community 
identity – steep slopes and canyons, floodplains, and areas 
with unique views and vistas.

Consistent – The proposed FPA involves no changes to 
any existing or planned open space land.

B. Commercial
Objective: Restrict retail development to areas designed for 
commercial and mixed use; limit commercial office and 
service uses in the industrially designated areas to those that 
are accessory to industrial uses.

Consistent – Implementation of the proposed FPA would 
allow for commercial uses within the proposed 
Community Commercial zones CC-3-6, CC-3-8, and CC-
3-9, and Multifamily Residential zone RM-3-7.

Proposal: Any rezones for new commercial center 
development and redevelopment should require processing 
in accordance with Planned Development Permit 
regulations to ensure comprehensive review of the center 
and its compatibility with adjacent development.

Consistent – Implementation of the proposed FPA would 
not directly result in any specific commercial center 
development. However, any commercial center 
development within the proposed FPA would be 
processed in accordance with Planned Development 
Permit regulations.

C. Industrial
Objective: Ensure that the appearance and effects of 
industrial uses are compatible with the character of the 
surrounding residential and commercial areas and the 
sensitive resources of the San Diego River.

Consistent – Implementation of the proposed FPA would 
encourage industrial uses in the southwest corner of the 
proposed FPA area, west of Fairmount Avenue and 
south of San Diego Mission Road. This would reduce any 
potential incompatibility between adjacent industrial 
and residential or commercial uses that currently exist 
within and surrounding the proposed FPA area.   In 
addition consolidating industrial uses and isolating them 
to a designated corner of the proposed FPA area would 
also help to reduce overall adjacency impacts with 
incompatible industrial uses. 

D. Mixed-Use
Objective: Promote walkability and a neighborhood 
environment by the integration of employment, residential, 
and regional and subregional commercial uses.

Consistent – Implementation of the proposed FPA would 
promote walkability and a neighborhood environment 
through the adoption of mixed-use Community 
Commercial and Multifamily Residential zones, which 
integrate employment, residential, and commercial 
uses.

Objective: Promote higher residential densities in the mixed- Consistent – Implementation of the proposed FPA would 
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use areas. increase the residential density ranges in mixed-use 
areas to between 30-43 dwelling units per acre (du/ac) 
for zones RM-3-7 and CC-3-6, between 44-73 du/ac for 
CC-3-8, and between 44-109 du/ac for CC-3-9.

E. San Diego River Park Subdistrict
Objectives: Restore and maintain a healthy river system; 
unify fragmented lands and habitats; create a connected 
continuum; reveal the river valley history; reorient 
development toward the river to create value and 
opportunities for people to embrace the river.

Consistent – Implementation of the proposed FPA would 
not impact the existing park and open space system. No 
changes to any recreation facilities are proposed, and 
existing facilities would continue to be preserved. The 
proposed FPA involves no net loss of land currently used 
as open space.

Proposal: Coordinate with the redevelopment of Grantville 
to identify potential land for public parks and open space 
through land acquisition or open space easements.

Consistent – Implementation of the proposed FPA would 
not impact the existing park and open space system. No 
changes to any recreation facilities are proposed, and 
existing facilities would continue to be preserved. The 
proposed FPA involves no net loss of land currently used 
as open space.

F. Open Space Retention and Utilization
Objectives: Preserve, improve and reconstruct the wetlands 
and riparian habitat areas in and along both sides of the San 
Diego River. Enhance and maintain the aesthetic and 
recreational qualities of the San Diego River corridor as part 
of the open space system.

Consistent – Implementation of the proposed FPA would 
not impact the existing park and open space system. 
The proposed FPA involves no net loss of land currently 
used as open space.  In addition, implementation of the 
proposed FPA would be required to be consistent with 
the San Diego River Park Master Plan.  

G. Parks and Recreation
Objective: Develop sufficient and convenient parks and 
recreation facilities to serve the existing and future 
population of the community. Develop pedestrian and 
bikeway linkages between open space, neighborhood and 
community parks and other recreation and activity centers.

Consistent – Implementation of the proposed FPA would 
not impact any existing parks. No changes to any 
recreation facilities are proposed, and existing facilities 
would continue to be preserved. The proposed FPA 
involves no net loss of land currently used as open 
space.  In addition, implementation of the proposed FPA 
would be required to be consistent with the San Diego 
River Park Master Plan.  

H. Public Schools
Objective: Assure that educational facilities are constructed 
and maintained to serve the population of the community 
and that they conform to the current board of education 
policies.

Consistent – As discussed in EIR Section 5.14 (Public 
Services and Facilities), implementation of the proposed 
FPA would require the eventual construction of new 
schools in order to accommodate the addition of up to 
8,275 additional dwelling units in the proposed FPA area.

I. Other Community Facilities
Objective: Assure that a high level of all public services is 
reached and maintained by adhering to standards set forth 
in the progress guide and general plan as a minimum.

Consistent – As discussed in EIR Section 5.14 (Public 
Services and Facilities), implementation of the proposed 
FPA would require that a high level of all public services 
is reached and maintained by adhering to standards set 
forth in the General Plan.

J. Circulation
Objective: Encourage use of the integrated bus/Light Rail 
Transit system to maximize the benefits of the transportation 
system and its ability to efficiently move people and goods.

Consistent – The proposed FPA is designed to encourage 
use of public transit, including bus and light rail, by 
concentrating population nearer to the Grantville Transit 
Station. This would be achieved by allowing a greater 
residential density range and a wider variety of 
commercial uses for development around the station.

Source:  City of San Diego, 2013; BRG Consulting, Inc. 2013
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D. City of San Diego Multiple Species Conservation Program Subarea Plan  
In Section 1.4.3 of the MSCP Subarea Plan, the Land Use Adjacency Guidelines state that land uses 
adjacent to the MHPA will be managed to ensure minimal impacts to the MHPA. Table 5.1-3 lists the 
adjacency guidelines that the MSCP Subarea Plan states shall be addressed in order to minimize impacts 
and maintain the function of the MHPA.  

E. San Diego River Park Master Plan  
The San Diego River Park Master Plan contains policy recommendations that are categorized as either 
General (for the entire River Park Area) or Specific (for a particular reach such as the Confluence or Upper 
Valley).

Table 5.1-3: 
City of San Diego MSCP Subarea Plan – Consistency Analysis

Recommendation Project Consistency
Drainage – All new and proposed parking lots and developed areas in 
and adjacent to the preserve must not drain directly into the MHPA.  All 
developed and paved areas must prevent the release of toxins, 
chemicals, petroleum products, exotic plant materials and other 
elements that might degrade or harm the natural environment or 
ecosystem processes within the MHPA. This can be accomplished using 
a variety of methods including natural detention basins, grass swales or
mechanical trapping devices. These systems should be maintained 
approximately once a year, or as often as needed, to ensure proper 
functioning. Maintenance should include dredging out sediments if 
needed, removing exotic plant materials, and adding chemical-
neutralizing compounds (e.g., clay compounds) when necessary and 
appropriate.

Consistent – Implementation of the 
proposed FPA would not directly result in any 
specific development activities that could 
impact drainage. However, any future 
development that occurs within the 
proposed FPA area would be subject to the 
MHPA land use adjacency guidelines.

Toxics - Land uses, such as recreation and agriculture, that use 
chemicals or generate by-products such as manure, that are potentially 
toxic or impactive to wildlife, sensitive species, habitat, or water quality 
need to incorporate measures to reduce impacts caused by the 
application and/or drainage of such materials into the MHPA. Such 
measures should include drainage/detention basins, swales, or holding 
areas with non-invasive grasses or wetland-type native vegetation to 
filter out the toxic materials. Regular maintenance should be provided. 
Where applicable, this requirement should be incorporated into leases 
on publicly owned property as leases come up for renewal.

Consistent – Implementation of the 
proposed FPA would not directly result in any 
specific development activities with impacts 
related to toxics. However, any future 
development that occurs within the 
proposed FPA area would be subject to the 
MHPA land use adjacency guidelines.

Lighting - Lighting of all developed areas adjacent to the MHPA should 
be directed away from the MHPA. Where necessary, development 
should provide adequate shielding with non-invasive plant materials 
(preferably native), berming, and/or other methods to protect the MHPA 
and sensitive species from night lighting.

Consistent – Implementation of the 
proposed FPA would not directly result in any 
specific development activities that could 
result in lighting impacts. However, any
development that occurs within the 
proposed FPA area would be subject to the 
MHPA land use adjacency guidelines.

Noise - Uses in or adjacent to the MHPA should be designed to minimize 
noise impacts. Berms or walls should be constructed adjacent to 
commercial areas, recreational areas, and any other use that may 
introduce noises that could impact or interfere with wildlife utilization of 
the MHPA. Excessively noisy uses or activities adjacent to breeding areas 
must incorporate noise reduction measures and be curtailed during the 
breeding season of sensitive species. Adequate noise reduction 
measures should also be incorporated for the remainder of the year.

Consistent – Implementation of the 
proposed FPA would not directly result in any 
specific development activities that could 
result in noise impacts. However, any future 
development that occurs within the 
proposed FPA area would be subject to the 
MHPA land use adjacency guidelines.

Barriers - New development adjacent to the MHPA may be required to 
provide barriers (e.g., non-invasive vegetation, rocks/boulders, fences, 
walls, and/or signage) along the MHPA boundaries to direct public 
access to appropriate locations and reduce domestic animal predation.

Consistent – Implementation of the 
proposed FPA would not directly result in any 
specific development. However, any future 
development that occurs within the 
proposed FPA area would be subject to the 
MHPA land use adjacency guidelines.
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Invasives - No invasive non-native plant species shall be introduced into
areas adjacent to the MHPA.

Consistent – Implementation of the 
proposed FPA would not directly result in any 
specific development and would therefore 
not introduce any invasive species. 
However, any future development that 
occurs as within the proposed FPA area 
would be subject to the MHPA land use 
adjacency guidelines.

Brush Management - New residential development located adjacent to 
and topographically above the MHPA (e.g., along canyon edges) must 
be set back from slope edges to incorporate Zone 1 brush management 
areas on the development pad and outside of the MHPA. Zones 2 and 3 
will be combined into one zone (Zone 2) and may be located in the 
MHPA upon granting of an easement to the City (or other acceptable 
agency) except where narrow wildlife corridors require it to be located 
outside of the MHPA.  Zone 2 will be increased by 30 feet, except in 
areas with a low fire hazard severity rating where no Zone 2 would be 
required. Brush management zones will not be greater in size that is 
currently required by the City’s regulations. The amount of woody 
vegetation clearing shall not exceed 50 percent of the vegetation 
existing when the initial clearing is done. Vegetation clearing shall be 
done consistent with City standards and shall avoid/minimize impacts to 
covered species to the maximum extent possible. For all new 
development, regardless of the ownership, the brush management in 
the Zone 2 area will be the responsibility of a homeowners association or 
other private party.

Consistent – Implementation of the 
proposed FPA would not directly result in any 
specific development. There are no slopes 
within the FPA area that are adjacent to the 
MHPA, or areas that are topographically 
above the MHPA.  Notwithstanding, any 
future development that occurs within the
proposed FPA area would be subject to the 
MHPA brush management guidelines as 
applicable.

Source:  City of San Diego, 2013; BRG Consulting, Inc. 2013

General Recommendations
The General Recommendations are divided into five objective categories: (1) Restore and maintain a 
healthy river system; (2) Unify fragmented lands and habitats; (3) Create a connected continuum, with a 
sequence of unique places and experiences; (4) Reveal the river valley history; and (5) Reorient 
development toward the river to create value and opportunities for people to embrace the river.  An 
analysis of the proposed FPA’s consistency with applicable General Recommendations is summarized in 
Table 5.1-4 below.

Table 5.1-4:  San Diego River Park Master Plan General 
Recommendations – Consistency Analysis 

Recommendation Project Consistency
3.1.1 D. Encourage the growth of appropriate native 
riparian and upland vegetation.

Consistent – Implementation of the proposed FPA would 
not impact any existing vegetation within or adjacent to 
the San Diego River. The proposed FPA involves no net loss 
of land currently used as open space.

3.1.1 H. Future development projects should incorporate 
hydrology and water quality considerations in all planning 
and guidance documents and monitor water quality 
following implementation of the projects.

Consistent – No specific development is included as part 
of the proposed FPA. As discussed in EIR Sections 5.7 
(Hydrology) and 5.8 (Water Quality), any future 
development projects within the proposed FPA area
would be required to comply with the Construction Permits 
(Chapter 12 Article 9 Division 1) and requirements of 
the 2013 Municipal Separate Storm Sewer System (MS4)
Permit issued by the San Diego Regional Water Quality 
Control Board General Construction Permit, the Municipal 
Stormwater Permit and the City of San Diego Stormwater 
Standards Manual to reduce any potential impacts to 
water quality, and reduce runoff rates and volumes to 
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Recommendation Project Consistency
below a level of significance.  

3.1.2 A. Establish appropriate corridors for the river, wildlife 
and people.

Consistent – Implementation of the proposed FPA involves 
no net loss of land currently used as open space adjacent 
to the San Diego River. Additionally, the FPA proposes no 
development within the 35-foot wide River Corridor Area 
immediately south of the FEMA 100-year floodway 
boundary, as required for compliance with the City of San 
Diego Land Development Code.

3.1.5 B. Encourage development to provide active uses 
fronting the river.

Consistent – Future development projects within the 
proposed FPA would be encouraged to provide active 
uses fronting the river. 

3.1.5 C. Encourage development to face the river. Consistent – Future development projects within the 
proposed FPA would be encourage development to face 
the river. 

3.1.5 D. Include access to the river through new 
development.

Consistent – Future development projects within the 
proposed FPA would be encouraged to include access to 
the river.  

3.1.5 H. Enhance development edges facing the river with 
active uses.

Consistent – Future development projects within the 
proposed FPA would be encouraged to provide active 
uses fronting the river.

Source:  City of San Diego, 2013; BRG Consulting, Inc. 2013

Specific Recommendations
The specific recommendations for the Confluence and Upper Valley reach and the proposed FPA’s 
consistency with these recommendations are summarized in Table 5.1-5 below.

Table 5.1-5: San Diego River Park Master Plan Specific 
Recommendations – Consistency Analysis

Recommendation Project Consistency
A. Upper Valley Reach
Create public parks along the San Diego River Pathway within 
the Grantville area and explore opportunities for water 
recreation.

Consistent – Future development projects within the 
proposed FPA area would be encouraged to 
coordinate with the San Diego River Park Foundation 
regarding the creation of public parks and 
opportunities for water recreation.

Source:  City of San Diego, 2013; BRG Consulting, Inc. 2013

F. Montgomery Field Airport Land Use Compatibility Plans (ALUCP)  
As discussed above, the proposed FPA area is located 2.25 miles from Montgomery Field, and is located 
entirely within Review Area 2 of Montgomery Field’s AIA.  The proposed FPA area is located 5.5 miles from 
the SDIA, but is not located within its AIA.  Although the proposed FPA area is within the Montgomery Field 
AIA, the project’s proposed land uses are compatible with the Montgomery Field ALUCP, and the
proposed FPA would not result in conflicts associated with its four compatibility concern areas. 

G. SANDAG Regional Comprehensive Plan  
Within the proposed FPA area, Grantville is designated as an existing/planned Urban Center. The desired 
building types within an Urban Center include mid- to high-rise residential and office/commercial, 40-75+ 
dwelling unit per acre residential within one-quarter mile of a transit station, and 25+ dwelling unit/acre for 
mixed-use sites within one-quarter mile of a transit station. Transportation system characteristics include 
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freeway connections with multiple access points, and a key transit center offering high-frequency regional 
public transit service. The proposed FPA would encourage residential and office/commercial uses at the 
desired density ranges, and feature a conveniently located freeway connection to I-8, and a key transit 
center with the Grantville trolley station. Thus, the proposed FPA is consistent with the planning efforts of the 
RCP.
H. Historical Resources Regulations
The Historical Resources Regulations (Section 143.0210 of the LDC) apply when historical resources are 
present. As defined by the HRR, historical resources include: historical buildings, historical structures or 
historical objects, important archaeological sites, historical districts, historical landscapes, and traditional 
cultural properties. Based on results of several site-specific cultural resources surveys conducted for the 
proposed FPA, historical resources are known to occur within the FPA area. Section 5.9, Historical Resources, 
contains a discussion of proposed FPA impacts to historical resources. With implementation of the 
Mitigation Framework as detailed in Mitigation Measures HR-1 and HR-2, impacts would be less than 
significant.

5.1.3.2 Significance of Impact
Implementation of the proposed FPA would conflict the with one goal in the Noise Element of the General 
Plan.  Otherwise, the proposed FPA does not conflict with the stated goals, objectives, and 
recommendations of the City of San Diego General Plan, City of San Diego Land Development Code, 
Navajo Community Plan, MSCP Subarea Plan, San Diego River Park Master Plan, Montgomery Field ALUCP, 
SANDAG RCP.  However, because implementation of the ultimate buildout of the proposed FPA would 
result in a significant and unmitigable noise impact, which is not consistent with the Noise Element of the 
General Plan, a significant and unmitigable land use impact is identified.  

5.1.3.3 Mitigation Framework
Implementation of the Mitigation Framework as detailed in Mitigation Measures N-1 though N-6 would 
reduce development noise impacts related to the implementation of the proposed FPA to the extent 
feasible.  However, noise impacts related to implementation of the FPA would not be reduced to below a 
level of significance, which would result in a conflict with the goal of the Noise Element of the General Plan.  
Therefore, no feasible mitigation is identified that would mitigate the conflict with this land impact and a 
significant and unmitigable land use impact is identified.  

5.1.3.4 Significance After Mitigation(for Operational Noise)
No feasible mitigation is identified for noise impacts related to the development of the proposed FPA 
operational noise that would mitigate this land impact. that would mitigate the conflict with this land 
impact and aA significant and unmitigable land use impact is identified.

5.1.4 Issue 2: Noise Compatibility

Issue 2: Would the proposed FPA result in the exposure of people to noise levels that 
exceed the City’s noise ordinance or are incompatible with the Noise 
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Compatibility Guidelines in the Noise Element or Transportation Element of the 
General Plan?

5.1.4.1 Impact Analysis
The following information regarding noise impacts is summarized from Section 5.5 Noise in this EIR.

A. Temporary Construction Noise
Although implementation of the proposed FPA does not propose any specific development and would 
therefore not directly result in any noise impacts, temporary construction-related noise associated with the 
construction of over 8,000 new residential units would be likely to occur throughout the project area as 
future projects are developed within the proposed FPA area. There are currently few existing noise sensitive
receptors within the proposed FPA area; however, future sensitive receptors would include both single and 
multifamily residences, and other sensitive uses may be developed. Adjacent construction activities could 
generate noise levels as high as 88 dBA; however, sustained noise levels would likely not be that high.
Temporary construction noise could affect native species; however, as discussed in Sections 5.1.5 and 5.6 
of this EIR, the MHPA Land Use Adjacency Guidelines would require specific noise reducing mitigation 
measures for certain MSCP-covered species during the breeding season. 

B. Operational Noise
Although implementation of the proposed FPA does not propose any specific development and would 
therefore not directly result in any noise impacts, it is anticipated to indirectly result in an increase in traffic 
volumes and related noise levels throughout the study area by 2030, based on projected peak hour traffic 
volumes associated with the future development of individual projects within the proposed FPA area. The 
increase in future noise levels is expected to range from 0 to 3 dBA throughout the proposed FPA area, with 
the highest increase occurring along the Fairmount Avenue corridor, near its intersections with Vandever 
Avenue and Twain Avenue.

5.1.4.2 Significance of Impact

A. Temporary Construction Noise
The San Diego Municipal Code (Section 59.5.0404) allows a maximum exterior noise limit of 75 dB Leq 
between the hours of 7:00 am to 7:00 pm. This threshold was used to determine whether construction noise 
could result in a significant impact on nearby sensitive receptors. Because construction activities could 
generate noise levels as high as 88 dBA, construction noise could cause a significant temporary increase in 
noise levels as defined under Appendix G, Section XII, Noise (d) of the CEQA Guidelines. 

B. Operational Noise
The City of San Diego requires new projects to meet exterior noise level standards as established in the 
Noise Element of the General Plan. Traffic-related noise impacts are considered significant if project-
generated traffic would result in exterior noise levels exceeding 65 dBA or interior levels exceeding 45 dBA 
for single and multi-family residences. If a project is currently at or exceeds the significance thresholds for 
traffic noise described above and noise levels would result in less than a 3 dB increase, then the impact is 
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not considered significant. Because noise levels within the proposed FPA area currently exceed the 65 dBA 
exterior criteria for residential uses, and the increase in future exterior noise levels is expected to be as high 
as 3 dBA, the increase in noise levels is considered a substantial permanent increase and a significant 
impact.

5.1.4.3 Mitigation Framework
Implementation of the proposed FPA may indirectly result in potentially significant temporary construction 
noise impacts and operational noise impacts associated with the development of future individual 
projects. Implementation of the Mitigation Framework as detailed in Mitigation Measures N-1 through N-6 
would avoid, reduce, or minimize these impacts to the extent feasible.

5.1.4.4 Significance After Mitigation
With implementation of the Mitigation Framework as detailed in Mitigation Measures N-1 through N-6, the 
potential significant noise impacts associated with to temporary construction noise and/or operational 
noise associated with future development projects within the proposed FPA would be reduced, however,
not to below a level of significance.  Therefore, noise impacts to sensitive receptors would remain 
significant and unmitigable.

5.1.5 Issue 3: MHPA Edge Effects

Issue 3: Would the proposed FPA result in adverse edge effects to the MHPA?

5.1.5.1 Impact Analysis
Edge effects are defined as the impact to biological resources caused by their proximity to developed 
areas located adjacent to the MHPA. Edge effects may include, but are not limited to, trampling, 
dumping, vehicular traffic, competition with invasive species, parasitism, predation by domestic animals, 
noise, collecting, recreational activities, and other human intrusion (City of San Diego, 1997). 
Implementation of the proposed FPA would not directly result in any specific development activities that 
could result in adverse edge effects to the MHPA. However, any future development that occurs within the
proposed FPA area adjacent to the MHPA may potentially result in adverse edge effects to the MHPA.

Indirect impacts are defined in the CEQA Guidelines as “effects which are caused by the project and are 
later in time or farther removed in distance, but are still reasonably foreseeable.”  Indirect impacts can 
result in a temporary or permanent impact that causes a biologically significant change in the environment 
(California Resources Agency 2001: §l5358). Indirect impacts may potentially include:

Noise, dust and associated construction activity could affect animals during construction

The introduction of invasive exotic plant species into native habitats from disturbance or removal of 
native vegetation communities

Excessive irrigation of landscaping adjacent to native vegetation communities could alter the 
localized natural moisture regime and increase weediness and susceptibility of plants to disease, 
pests, and fungus.



Chapter 5.0 – Environmental Impact Analysis 5.1 – Land Use

Grantville Focused Plan Amendment 5.1-22 May 2015
Final PEIR 

Increased urban runoff and pollution into native vegetation communities through use of 
herbicides, pesticides, and fertilizers.

Increase of human disturbance of native vegetation through trampling and introduction of non-
native, weedy species.

5.1.5.2 Significance of Impact
Future development activities that would be allowed with the implementation of the proposed FPA have 
the potential to result in direct and indirect impacts to biological resources.  However, compliance with the 
City of San Diego MSCP Subarea Plan and its implementing regulations, and the implementation of 
Mitigation Measure LU-1 through LU-3 would ensure that potentially significant indirect impacts with regard 
to adverse edge effects to the MHPA would be reduced to a level below significance. 

5.1.5.3 Mitigation Framework
Compliance with the City of San Diego MSCP Subarea Plan and its implementing regulations, and the 
implementation of the Mitigation Framework as detailed in Mitigation Measure LU-1 through LU-3 would 
reduce potential impacts below a level of significance. 

5.1.5.4 Significance After Mitigation
With implementation of the proposed mitigation measures, any potentially significant indirect impacts with 
regard to adverse edge effects to the MHPA would be reduced to a level below significance. 

5.1.6 Issue 4: Conflict with Plans for Biological Resources

Issue 4: Would the project conflict with any local policies or ordinances protecting 
biological resources?

5.1.6.1 Impact Analysis
Local policies and ordinances protecting biological resources include the City of San Diego MSCP Subarea 
Plan, and the Biology Guidelines/Environmentally Sensitive Lands (ESL) regulations within the City of San 
Diego Land Development Code. The MSCP Subarea Plan identifies land uses as considered conditionally 
compatible with the biological objectives of the MSCP (i.e. passive recreation, utility lines and roads in 
compliance with the MSCP, limited water facilities and other essential public facilities, limited low-density 
residential uses, Brush Management Zone 2, and limited agriculture).  However, the proposed FPA does not 
propose any change in land use for MHPA land within the project area. 

In several peripheral areas in the Program Area, particularly at its western boundary, the proposed FPA 
contains and is adjacent to MHPA land, although no developed land is included or proposed to be 
included in the MHPA.  This urban habitat area contributes to the MSCP by providing habitat for native 
species, shelter and forage for migrating species, and linkages between biological core areas capable of 
supporting a diverse range of native species.  As such, there is the potential that future development 
projects in the proposed FPA area would result in direct and indirect impacts to MSCP covered plant and 
wildlife species and may result in conflict with the MSCP Subarea Plan.  The following provides an analysis of 
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the potential direct and indirect impacts associated with potential future development projects within the 
proposed FPA area.  

A. Direct Impacts
Implementation of any future development projects within the proposed FPA area would need to be in 
conformance with all applicable City regulations, including the MSCP Subarea Plan, Environmentally 
Sensitive Land Regulations, and Biology Guidelines, and would also need to conform to state and federal 
regulations if wetlands impacts or impacts on non-MSCP covered species would result.   For projects that 
would not impact Tier I-III habitats or wetlands (including wetland buffers), biological resource impacts 
would not generally be anticipated.  However, some exceptions may occur such as the use of an area for 
wildlife movement, raptors nests in ornamental trees, etc.  For areas that do have such resources, a site-
specific analysis of biological resources would be conducted using the data included herein as a basis. 

Development Outside the MHPA
For parcels located outside of the MHPA, there is no limit on encroachment into sensitive biological 
resources, with the exception of wetlands, narrow endemics, and federally or state listed species that are 
not covered by the MSCP.  However, impacts to sensitive biological resources must be assessed, and 
mitigation, where necessary, must be provided as described in Table 5.1-6Section 5.6, Biological Resources.  
Impacts to Tier II or III communities may be achieved through preservation within the tier or higher.  Land 
with the appropriate habitat may be preserved in perpetuity, or payment into the City’s habitat acquisition 
fund may be made to satisfy the mitigation requirements.  

Impacts to wetlands must be avoided to the maximum extent practicable both within and outside of the 
MHPA.  See the Regulatory Setting for a full discussion of wetland regulatory constraints.  Impacts on Narrow 
Endemic species must be avoided to the maximum extent practicable.  If impacts cannot be avoided, 
then management, enhancement, or transplantation would be required. 

Development Inside or Adjacent to the MHPA
For parcels located within or partially within the MHPA, limits on encroachments into MHPA lands are set 
forth in the City’s Environmentally Sensitive Lands Regulations and Biology Guidelines.  For parcels located 
entirely within the MHPA, up to 25% of the parcel may be developed and development must be sited 
within the least biologically sensitive portions of the parcel.

For parcels located partially within the MHPA, the portion of the site outside of the MHPA may be 
developed, subject to applicable land use and development regulations, and encroachment into the 
MHPA is allowed if necessary in order to achieve a 25% development area on the entire parcel.  For 
projects developed in conformance with the MSCP, impacts on biological resources on properties entirely 
constrained by the MHPA is achieved through preservation of the undeveloped portion of the parcel 
through:  1) Granting the land to the City; 2) A conservation easement; or 3) A covenant of easement.

In addition, any projects located adjacent the MHPA must conform to the MHPA Land Use Adjacency 
Guidelines as described in the Regulatory Setting.
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TABLE 5.1-6
City of San Diego Mitigation Requirements

for Habitat Impacts Outside and Inside of the MHPA
TIER HABITAT TYPE REQUIRED MITIGATION RATIOS

TIER 1: 

(rare uplands)

Southern Foredunes

Torrey Pines Forest

Coastal Bluff Scrub

Maritime Succulent Scrub

Maritime Chaparral

Scrub Oak Chaparral

Native Grassland

Oak Woodlands

Impact Outside of MHPA

Preservation Inside MHPA: 1:1

Preservation Outside MHPA:  2:1 

Impact Inside of MHPA

Preservation Inside MHPA: 2:1

Preservation Outside MHPA:  3:1

TIER II:

(uncommon uplands)

Coastal Sage Scrub (CSS)

CSS/Chaparral

Impact Outside of MHPA

Preservation Inside MHPA: 1:1

Preservation Outside MHPA: 1.5:1

Impact Inside of MHPA

Preservation Inside MHPA: 1:1

Preservation Outside MHPA:  2:1

TIER III A:

(common uplands)

Mixed Chaparral

Chamise Chaparral

Impact Outside of MHPA

Preservation Inside MHPA: 0.5:1

Preservation Outside MHPA:  1:1

Impact Inside of MHPA

Preservation Inside MHPA: 1:1

Preservation Outside MHPA: 1.5:1

TIER III B:

(common uplands)
Non-native Grasslands

Impact Outside of MHPA

Preservation Inside MHPA: 0.5:1

Preservation Outside MHPA:  1:1

Impact Inside of MHPA

Preservation Inside MHPA: 1:1

Preservation Outside MHPA: 1.5:1

TIER IV:

(other uplands)

Disturbed Land

Agriculture

Eucalyptus Woodland

Ornamental Plantings

Impacts to these areas are less than significant; no 

mitigation required.

Source:  Rocks Biological Consulting, 2014.

B. Indirect Impacts
Future development actions that are consistent with the City’s MSCP Subarea Plan would provide for the 
long-term viability of wildlife and sensitive habitats.  Portions of the proposed FPA area lie within or adjacent 
to the MHPA and these areas could incur indirect impacts from future development activities.  These 
indirect impacts include allowable compatible uses within the MHPA, such as passive recreation, utility line 
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and road maintenance, and essential public facility improvement.  Since specific future development 
activities are not presently defined, it is not possible to address required compliance with detailed MSCP 
planning.  Implementation of Mitigation Measure LU-1 through LU-3 would reduce the potential impact to 
less than significant. 
5.1.6.2 Significance of Impact
Future development projects that would result from the proposed land use amendments would potentially 
have direct and indirect impacts to City MHPA lands.  As such, these potential impacts would be 
considered significant.  For parcels located outside of the MHPA, there is no limit on encroachment into 
sensitive biological resources, with the exception of wetlands, narrow endemics, and federally or state 
listed species that are not covered by the MSCP.  For parcels located within or partially within the MHPA, 
limits on encroachments to MHPA lands are set forth in the City’s Environmentally Sensitive Lands
Regulations and Biology Guidelines. All future developments in the proposed FPA area located within or 
adjacent to MHPA lands would be required to comply with the applicable provisions of the City’s MSCP 
Subarea Plan.  In addition, implementation of the Mitigation Framework as detailed in Mitigation Measure 
LU-1 through LU-3 would ensure that any potential impacts to the City’s MSCP plan area that may result 
from future development projects would be reduced to a less than significant level.

5.1.6.3 Mitigation Framework
All future developments in the proposed FPA area located within or adjacent to MHPA lands would be 
required to comply with the applicable provisions of the City’s MSCP Subarea Plan.  For parcels partially 
constrained by the MHPA, biological impacts would require mitigation at the ratios set forth in Table 5.1-7 
below.  Note that undeveloped portions of the site may be used toward any required mitigation.  In 
addition, implementation of the Mitigation Framework as detailed in Mitigation Measure LU-1 through LU-3  
would ensure that any potential impacts to the City’s MSCP plan area that may result from future 
development projects would be reduced to a less than significant level.

5.1.6.4 Significance After Mitigation
With implementation of Mitigation Measure LU-1 through LU-3, potential direct and indirect impacts to the 
City’s MSCP plan area associated with future development projects would remain less than significant.

5.1.7 Mitigation Framework
The following measures would provide mitigation for impacts associated with conflicts with applicable land 
use plans; specifically, the MSCP.  All future development activities will be required to be in compliance 
with City of San Diego MSCP Subarea Plan and its implementing regulations.

Future development project types that are consistent with the Navajo Community Plan, as amended by 
this FPA, base zone regulations, and the supplemental regulation for CPIOZ Type A and can demonstrate 
that there are no biological resources present on the project site can be processed ministerially and would 
not be subject to further environmental review under CEQA. Development proposals that do not comply 
with the CPIOZ Type A supplemental regulations shall be subject to discretionary review in accordance with 
CPIOZ Type B and the Mitigation Framework LU-1 through LU-3.
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LU-1 Future development project policies shall include a requirement to make use of project designs, 
engineering, and construction practices that avoid and minimize impacts to sensitive habitats and 
wildlife corridor/MHPA preserve areas.

LU-2 Further environmental review shall be conducted in compliance with the most recent versions of all 
applicable local, state, and federal regulations where specific actions would result in impacts to 
sensitive habitats and/or wildlife corridor/MHPA preserve areas.  These reviews shall be conducted 
at the earliest possible period of tiered project review to ensure the most flexibility in planning and 
project design, and resolve conflicts with significant biological resources.

LU-13 All future specific actions undertaken at or near the San Diego River or adjacent to the MHPA shall 
be reviewed for consistency with the MSCP preserve and development requirements, as well as 
the MHPA Land Use Adjacency Guidelines.

5.1.8 Conclusion
With the exception of the Noise Element of the General Plan, the proposed FPA is consistent with all land 
use plans, policies, and ordinances.  

Implementation of the proposed FPA would result in a significant and unmitigable noise impact, which
conflicts with the goals of the Noise Element of the General Plan.  Therefore, a significant and unmitigable 
land use impact is identified related to the Noise Element of the General Plan.     

Future development activities that would be allowed with the implementation of the proposed FPA have 
the potential to result in conflicts with the MSCP; however, compliance with the City of San Diego MSCP 
Subarea Plan, its implementing regulations, and the implementation of Mitigation Framework as detailed in 
Mitigation Measure LU-1 through LU-3 would reduce potential impacts to a level less than significant.



Chapter 5.0 – Environmental Impact Analysis 5.2 – Transportation/Circulation  

Grantville Focused Plan Amendment 5.2-1  May 2015 
Final PEIR 

5.2 Transportation/Circulation 
This section of the PEIR discusses the potential environmental impacts of the proposed FPA associated with 
traffic and circulation.  Information contained in this section is summarized from the Traffic Impact Analysis 
prepared by Linscott Law and Greenspan, Engineers (LLG) dated July 18, 2014 (Appendix B of this PEIR).  
This document is provided on the attached CD of Technical Appendices found on the back cover of this 
PEIR.    
 
Since the development of Appendix B, the boundaries for this project have been redrawn to reflect the 
exact areas affected by the proposed FPA.  The maps and analysis in Appendix B, while completed for a 
larger geographical area, are still relevant to this PEIR as the actions in the proposed FPA (community plan 
amendment, rezone, CPIOZ, and PFFP) have not changed. 
 

5.2.1 Existing Conditions 
 
5.2.1.1 Existing Street Network 
Figure 5.2-1A & B depicts the study area established for the proposed FPA in the traffic impact analysis.  The 
proposed FPA is an approximately 280-acre area comprised of commercial, office, industrial, public facility, 
park and open space uses located immediately north of Interstate 8 along both sides of Fairmount Avenue, 
Friars Road and Mission Gorge Road north to Zion Avenue. The principle roadways in the study area are 
identified below: 

Study Area Streets 

• Friars Road  • San Diego Mission Road 

• Mission Gorge Road • Waring Road 

• Fairmount Avenue • Zion Avenue 

• Vandever Avenue • Princess View Drive 

• Twain Avenue • Camino Del Rio North 
 
5.2.1.2 Existing Public Transportation Network 
According to the San Diego Metropolitan Transit System, the Grantville Trolley Station is in the south central 
portion of the site, which services the Green Line, and there are currently three bus routes that operate in 
the FPA area—Routes 13, 14, and 18. The Green Line runs from Santee, west of the City, to the 12th and 
Imperial Station, in the southern part of Downtown San Diego. Bus Route 13 provides cross-town service on 
Zion Avenue, Mission Gorge Road, and Fairmont Avenue. It connects Kaiser Permanante Foundation 
Hospital to the 24th Street Trolley Station in National City, and has stops at the Grantville Trolley Station and 
the Euclid Trolley Station. Bus Route 14 connects the Grantville Trolley station with Lake Murray Boulevard, 
and includes a loop around San Diego State University. Bus Route 18 starts and ends at the Grantville Trolley 
Station and traverses Camino del Rio South and Camino del Rio North. Qualcomm Way is the westernmost 
point of Bus Route 18. 
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5.2.1.3 Existing Traffic Conditions 
 
A. Existing Traffic Volumes 
Peak hour traffic volumes and average daily traffic (ADT) volume counts for City streets were conducted by 
LLG at the study area in October 2013. Table 5.2-1 illustrates the existing ADT volumes. The existing ADT 
volumes are depicted in Figure 5.2-2A & B.  
 
B. Existing Intersection Operations 
All of the intersections within the study area were evaluated. Figure 5.2-2A & B provides the Existing 
Average Daily Traffic Volumes in the study area.  As shown in the Table 5.2-2, all intersections operate at an 
acceptable level of service (LOS) (i.e. LOS D or better) during both the AM and PM peak hours, except for 
the following intersections: 

 Friars Road/I-15 SB Ramps (LOS E during the AM peak hours and LOS F during the PM peak hours); 

 Friars Road/Riverside Street (LOS E during the PM peak hour); 

 Mission Gorge Road/Zion Avenue (LOS F during the AM peak hour); and, 

 Fairmount Avenue/Alvarado Road/Camino Del Rio N. (LOS E during the AM and LOS F during the 
PM peak hours). 

 
C. Existing Street Segment Operations 
Based on average daily traffic volumes, street widths and functional classification and city street standards, 
existing street segment LOS were determined.  Table 5.2-3 summarizes the result of this analysis. All streets in 
the study area, except for the following segments, presently operate at an LOS D or better: 

 Mission Gorge Road: Vandever Avenue to Twain Avenue (LOS F); 

 Mission Gorge Road: Mission Gorge Place to Fairmount Avenue (LOS E): and, 

 Fairmont Avenue: Alvarado Canyon Road to I-8 WB Ramps (LOS F). 
 
D. Existing Freeway Segment Operations 
Freeway segments were also analyzed under the existing conditions.  All freeway segments, except for the 
following segments, presently operate at an acceptable LOS, as shown in Table 5.2-4 below:  

 I-15 NB: Aero Drive to Friars Road (LOS F (0) during the AM peak hours); 

 I-15 NB: Friars Road to I-8 (LOS E during the AM peak hour); 

 I-8 EB: I-15 to Fairmount Avenue (LOS F (0) during the PM peak hour); and, 

 I-8 WB: Fairmount Avenue to Waring Road (LOS E during the AM peak hour). 
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FIGURE  
5.2-1A 
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FIGURE  
5.2-1B 
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FIGURE  
5.2-2A 
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FIGURE  
5.2-2B 
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Table 5.2-1 
Existing Average Daily Traffic (ADT) Volumes 

Street Segment Classification Capacity 
(LOS E) a ADT b 

Friars Road    

I-15 SB Ramps to I-15 NB Ramps 6-Lane Primary Arterial 60,000 48,250 
I-15 NB Ramps to Rancho Mission Rd 7-Lane Primary Arterial 65,000 54,410 
Rancho Mission Rd to Santo Rd 7-Lane Primary Arterial 65,000 54,410 
Santo Rd to Riverdale Rd 6-Lane Primary Arterial 60,000 43,360 
Riverdale Rd to Mission Gorge Rd 6-Lane Primary Arterial 60,000 35,560 

Mission Gorge Road 

Jackson Dr to Princess View Dr 6-Lane Major Street 50,000 19,480 
Princess View Dr to Zion Ave 6-Lane Primary Arterial 60,000 21,740 
Zion Ave to Friars Rd 6-Lane Primary Arterial 60,000 37,470 
Friars Rd to Rainier Ave 4-Lane Collector Street 30,000 17,650 
Rainier Ave to Vandever Ave 4-Lane Collector Street 30,000 17,710 
Vandever Ave to Twain Ave 4-Lane Collector Street 30,000 30,730 
Twain Ave to Mission Gorge Pl 4-Lane Collector Street 30,000 24,660 
Mission Gorge Pl to Fairmount Ave 4-Lane Collector Street 30,000 25,260 

Fairmount Avenue 

Vandever Ave to Twain Ave 2-Lane Local Collector Street 8,000 5,490 

Twain Ave to Mission Gorge Rd 2-Lane Local Collector with TWLTLe 15,000 6,770 

Mission Gorge Rd to Alvarado Canyon Rd 4-Lane Major Street 40,000 34,290 

Alvarado Canyon Rd to I-8 WB Ramps 4-Lane Major Street 40,000 47,690 

I-8 WB Ramps to I-8 EB Ramps 4-Lane Major Street 40,000 34,670 

Vandever Avenue 

Riverdale St to Mission Gorge Rd 2-Lane Local Collector Street 8,000 5,600 

Twain Avenue 

Fairmount Ave to Mission Gorge Rd 2-Lane Local Collector Street 8,000 5,100 

San Diego Mission Road 

West of Rancho Mission Rd 4-Lane Major Street 40,000 5,620 
Rancho Mission Rd to Fairmount Ave 2-Lane Local Collector Street 15,000 7,680 

Waring Road 

Princess View Dr to Zion Ave 4-Lane Major Street 40,000 16,360 

Zion Ave to Orcutt Ave 4-Lane Major Street 40,000 16,630 

Zion Avenue 

Mission Gorge Rd to Waring Rd 2-Lane Local Collector  with TWLTL 15,000 10,760 

Princess View Drive 

Mission Gorge Rd to Waring Rd 4-Lane Major Street 40,000 4,740 

Camino Del Rio North 

Fairmount Ave to Ward Rd 4-Lane Collector Street 30,000 11,220 

Footnotes: 
a. Capacities based on City of San Diego Roadway Classification Table  

b. Average Daily Traffic Volumes 
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Table 5.2-2 
Existing Intersection Operations 

Intersection Control 
Type 

Peak 
Hour 

Existing 
Delaya LOSb 

1. Friars Road / I-15 SB Ramps Signal AM 76.8 E 
PM 90.8 F 

2. Friars Road / I-15 NB Ramps Signal AM 24.0 C 
PM 22.0 C 

3. Friars Road / Riverdale Street Signal AM 33.1 C 
PM 57.8 E 

4. Friars Road / Mission Gorge Road Signal AM 18.5 B 
PM 29.0 C 

5. Mission Gorge Road / Zion Avenue Signal AM >100 F 
PM 52.1 D 

6. Mission Gorge Road / Princess View Drive Signal AM 51.0 D 
PM 20.5 C 

7. Mission Gorge Road / Jackson Drive Signal AM 32.9 C 
PM 21.0 C 

8. Waring Road / Princess View Drive Signal AM 24.2 C 
PM 11.9 B 

9. Waring Road / Zion Avenue Signal AM 41.9 D 
PM 47.5 D 

10. Fairmount Avenue / Vandever Avenue AWSCc AM 12.7 B 
PM 9.0 A 

11. Mission Gorge Road / Vandever Avenue Signal AM 18.1 B 
PM 32.1 C 

12. San Diego Mission Road / Rancho Mission 
Road Signal 

AM 24.4 C 
PM 21.9 C 

13. Fairmount Avenue / Twain Avenue Signal AM 20.8 C 
PM 20.6 C 

14. Mission Gorge Road / Twain Avenue Signal AM 25.8 C 
PM 28.8 C 

15. Twain Avenue / Crawford Street AWSCc AM 9.2 A 
PM 8.9 A 

16. Mission Gorge Road / Mission Gorge Place Signal AM 12.6 B 
PM 14.1 B 

17. Fairmount Avenue / Mission Gorge Place Signal AM 31.8 C 
PM 31.8 C 

18. Fairmount Avenue / Alvarado Canyon Road 
/  I-8 WB Off-Ramp / Camino Del Rio N. Signal 

AM 72.8 E 
PM >100 F 

19. Alvarado Canyon Road / Mission Gorge 
Place AWSCc 

AM 10.3 B 
PM 12.8 B 

20. Fairmount Avenue / I-8 EB Off-Ramp Signal  AM 25.4 C 
PM 14.9 B 

Footnotes: 
a. Average delay expressed in seconds per vehicle. 
b. Level of Service.  
c. AWSC – All-Way Stop Controlled intersection. Minor street left turn delay is reported. 

General Notes: 
Bold typeface indicates intersections operating at LOS E or F 
Source: LLG, 2014. 
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Table 5.2-3 
Existing Street Segment Operations 

Street Segment Classification Capacity 
(LOS E) a ADT b LOS c V/C d 

Friars Road      
I-15 SB Ramps to I-15 NB Ramps 6-Lane Primary Arterial 60,000 48,250 C 0.804 
I-15 NB Ramps to Rancho Mission Rd 7-Lane Primary Arterial 65,000 54,410 D 0.837 
Rancho Mission Rd to Santo Rd 7-Lane Primary Arterial 65,000 54,410 D 0.837 
Santo Rd to Riverdale Rd 6-Lane Primary Arterial 60,000 43,360 C 0.723 
Riverdale Rd to Mission Gorge Rd 6-Lane Primary Arterial 60,000 35,560 C 0.593 

Mission Gorge Road      
Jackson Dr to Princess View Dr 6-Lane Major Street 50,000 19,480 A 0.390 
Princess View Dr to Zion Ave 6-Lane Primary Arterial 60,000 21,740 A 0.362 
Zion Ave to Friars Rd 6-Lane Primary Arterial 60,000 37,470 C 0.625 
Friars Rd to Rainier Ave 4-Lane Collector Street 30,000 17,650 C 0.588 
Rainier Ave to Vandever Ave 4-Lane Collector Street 30,000 17,710 C 0.590 
Vandever Ave to Twain Ave 4-Lane Collector Street 30,000 30,730 F 1.024 
Twain Ave to Mission Gorge Pl 4-Lane Collector Street 30,000 24,660 D 0.822 
Mission Gorge Pl to Fairmount Ave 4-Lane Collector Street 30,000 25,260 E 0.842 

Fairmount Avenue      
Vandever Ave to Twain Ave 2-Lane Local Collector Street 8,000 5,490 D 0.686 

Twain Ave to Mission Gorge Rd 2-Lane Local Collector with 
TWLTLe 15,000 6,770 B 0.451 

Mission Gorge Rd to Alvarado Canyon Rd 4-Lane Major Street 40,000 34,290 D 0.857 
Alvarado Canyon Rd to I-8 WB Ramps 4-Lane Major Street 40,000 47,690 F 1.192 
I-8 WB Ramps to I-8 EB Ramps 4-Lane Major Street 40,000 34,670 D 0.867 

Vandever Avenue      
Riverdale St to Mission Gorge Rd 2-Lane Local Collector Street 8,000 5,600 D 0.700 

Twain Avenue      
Fairmount Ave to Mission Gorge Rd 2-Lane Local Collector Street 8,000 5,100 D 0.638 

San Diego Mission Road      
West of Rancho Mission Rd 4-Lane Major Street 40,000 5,620 A 0.141 
Rancho Mission Rd to Fairmount Ave 2-Lane Local Collector Street 15,000 7,680 C 0.512 

Waring Road      
Princess View Dr to Zion Ave 4-Lane Major Street 40,000 16,360 B 0.409 
Zion Ave to Orcutt Ave 4-Lane Major Street 40,000 16,630 B 0.416 

Zion Avenue      

Mission Gorge Rd to Waring Rd 2-Lane Local Collector with 
TWLTL 15,000 10,760 D 0.717 

Princess View Drive      
Mission Gorge Rd to Waring Rd 4-Lane Major Street 40,000 4,740 A 0.119 

Camino Del Rio North      
Fairmount Ave to Ward Rd 4-Lane Collector Street 30,000 11,220 B 0.374 

Footnotes: 
a. Capacities based on City of San Diego Roadway Classification Table. 
b. Average Daily Traffic Volumes. 
c. Level of Service. 
d. Volume to Capacity. 
e. Two-way left-turn lane 
General Notes: 
Bold typeface indicates intersections operating at LOS E or F Source: LLG, 2014. 
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Table 5.2-4 
Existing Freeway Segment Operations 

Freeway and 
Segment Dir. Number of 

Lanesa 
Hourly 

Capacity ADTb 

AM PM 
Peak 
Hour 

Volume 
V/C LOS 

Peak 
Hour 

Volume 
V/C LOS 

Interstate 15 
Aero Drive to 

Friars Road 
NB 4M+ 1A 9,200 204,000 9,984 1.085 F(0) 6,682 0.726 C 
SB 4M+ 2A 10,400 5,601 0.539 B 9,174 0.882 D 

Friars Road 
to I-8 

NB 4M+ 2A 10,400 197,000 9,641 0.927 E 6,453 0.620 C 
SB 4M+2CD+1A 13,200 5,409 0.410 B 8,860 0.671 C 

Interstate 8 
Interstate 15 
to Fairmount 
Avenue 

EB 4M 8,000 
207,000 

5,843 0.730 C 9,223 1.153 F(0) 

WB 4M+2CD 12,000 10,117 0.843 D 6,578 0.548 B 

Fairmount 
Avenue to 
Waring Road 

EB 4M+1CD+1A 11,200 
228,000 

6,436 0.575 B 10,158 0.907 D 
WB 5M+ 1A 11,200 11,144 0.995 E 7,245 0.647 C 

 
Footnotes: 
a. Capacity calculated at 2000 ADT per lane and 1200 ADT per aux lane (M: Mainline, CD: Collector Distributor, A: Auxiliary Lane, HOV: 

High Occupancy Vehicle Lane).  
Example: 4M+2A=4 Mainlines + 2 Auxiliary Lanes)- 

b. Existing ADT Volumes from CALTRANS online Traffic Data Branch, 2013. 
General Notes: 
See Table 5.2-6 for definitions for LOS (Level of Service) 
Bold typeface indicates intersections operating at LOS E or F 
Source: LLG, 2014. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
E. Ramp Meter Operations 
Ramp meter operations were also analyzed under the existing conditions.  All ramp meters, except for the 
following presently operate at an acceptable LOS, as shown in Table 5.2-5 below:  

 Friars Road to Northbound I-15 (PM peak hour). 
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Table 5.2-5 
Existing Ramp Meter Operations 

Location/Condition 
Min/ 
Max 
Rate  

Peak 
Hour 

Demand  

Peak Hour 
Demand/Lane  

Meter  Flow 
Rate 

(Veh/hr/lane) 

Excess 
Demand 

(Veh/hr/lane)  

Delay 
(min) 

Queue 
(ft) 

I-15 / Friars Road Interchange 
Northbound Ramp (AM Peak Hour) 

Existing 
Min 1237 578 516 62 7 145 
Max 1237 578 600 0 0 0 

I-15/I-8 Southbound Ramp (AM Peak Hour) 

Existing 
Min 632 632 660 0 0 0 
Max 632 632 996 0 0 0 

I-15 Southbound Ramp (AM Peak Hour) 

Existing 
Min 260 260 660 0 0 0 
Max 260 260 996 0 0 0 

Northbound Ramp (PM Peak Hour) 

Existing 
Min 1347 630 386 244 38 758 
Max 1347 630 672 0 0 0 

I-15/I-8 Southbound Ramp (PM Peak Hour) 

Existing 
Min 571 571 660 0 0 0 
Max 571 571 996 0 0 0 

I-15 Southbound Ramp (AM Peak Hour) 

Existing 
Min 369 369 660 0 0 0 
Max 369 369 996 0 0 0 

I-8 / Fairmount Avenue Interchange 
Eastbound Ramp (AM Peak Hour) - Fairmount Avenue SB 

Existing 
Min 232 232 516 0 0 0 
Max 232 232 600 0 0 0 

Eastbound Ramp (PM Peak Hour) - Fairmount Avenue SB 

Existing 
Min 510 510 660 0 0 0 
Max 510 510 996 0 0 0 

Footnotes:                                                                                                                                                              
a. Meter Rates obtained from CALTRANS. 
b. Delay expressed in minutes. 
c. Queue 
Source: LLG, 2014 
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5.2.1.4 Navajo Community Plan Circulation Element 
The Navajo Community Plan Circulation Element emphasizes the objective “to provide each member of 
the community with safe, ready access around, as well as in and out of the community, by a mode of 
transportation of individual choice with minimal environmental damage” (2013). The following objectives 
are included as part of the Navajo Community Plan Circulation Element (2013): 

 Develop a balanced transportation system that adequately links the Navajo area to nearby 
communities as well as regional facilities. 

 Encourage use of the integrated bus/LRT system to maximize the benefits of the transportation 
system and its ability to efficiently move people and goods.   

 Develop a balanced transportation system that adequately accommodates the community’s 
internal needs. 

 Strive to separate automobile, pedestrian and bicycle conflicts and, where safe and practical, 
provide specially designated bikeways to accommodate the increased demand for this mode of 
travel.  

 Encourage hillside view preservation in the design of new streets. Fit streets carefully into the 
topography to minimize grading to ensure that the street is compatible with the total landscape.  
The geology of an area may preclude or minimize grading in some specific cases.  

 Create the San Diego River Pathway for bicycle and pedestrian users all along the south side of the 
San Diego River with connections to Mission Valley and Tierrasanta communities and Mission Trails 
Regional Park.  

 
5.2.1.5 Analysis Methodology 
A description of the methodology used in preparation of the traffic analysis is provided in Section 4.0 of the 
Traffic Impact Analysis (Appendix B of this PEIR).  The analysis was prepared in accordance with the City of 
San Diego Traffic Impact Study Manual (1998), City of San Diego Trip Generation Manual (2003), 2000 
Highway Capacity Manual (HCM), Caltrans District 11 Guidelines, and the City of San Diego Significance 
Determination Thresholds (2011).   
 
A. Study Area 
As analyzed in the existing condition, the traffic study area consists of 20 roadway intersections, 27 roadway 
segments, 4 freeway segments, and 4 ramp meters. 
 
B. Analysis Approach 
The following analysis considered two different scenarios:  

 Existing (without Project) 

 Year 2030 (with Project)   
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C. Methodology 
Level of Service (LOS) is the term used to denote the different operating conditions which occur on a given 
roadway segment under various traffic volume loads. It is a qualitative measure used to describe a 
quantitative analysis taking into account factors such as roadway geometries, signal phasing, speed, travel 
delay, freedom to maneuver, and safety. LOS provides an index to the operational qualities of a roadway 
segment or an intersection.  LOS designations range from A to F, with LOS A representing the best operating 
conditions and LOS F representing the worst operating conditions. LOS designation is reported differently for 
signalized and unsignalized intersections, as well as for roadway segments.  

 Signalized intersections were analyzed under AM and PM peak hour conditions. Average vehicle 
delay was determined utilizing the methodology found in Chapter 16 of the 2000 Highway 
Capacity Manual (HCM), with the assistance of the Synchro version 7 computer software. The 
delay values (represented in seconds) were qualified with a corresponding intersection LOS.  

 Unsignalized intersections were analyzed under AM and PM peak hour conditions. Average 
vehicle delay and LOS was determined based upon the procedures found in Chapters 17 of the 
2000 Highway Capacity Manual (HCM), with the assistance of the Synchro 7 computer software.  

 Street segment analysis is based upon the comparison of daily traffic volumes (ADTs) to the City of 
San Diego’s Roadway Classification, LOS, and ADT Table. This table provides segment capacities 
for different street classifications, based on traffic volumes and roadway characteristics.  

 Freeway segments were analyzed during the AM and PM peak hours based on the methodologies 
developed by Caltrans District 11. Freeway segment LOS is based on the volume to capacity ratio 
on the freeway.  
 

The analysis of freeway segment LOS is based on the procedure developed by Caltrans District 11 
guidelines. The procedure involves comparing the peak hour volume of the mainline segment to the 
theoretical capacity of the roadway (V/C). The procedure for calculating freeway LOS involves the 
estimation of volume to capacity (V/C) ratio using the following equation: 

V/C = (Daily Volume * Peak Hour Percent * Directional Factor * Truck Factor) / Capacity 
Daily Volume = Average Daily Traffic (ADT) 
Peak Hour Percent = Percentage of ADT occurring during the peak hour. 
Directional Factor = Percentage of peak hour traffic occurring in peak direction. 
Truck Factor = Truck/terrain factor to represent influence of heavy vehicles & grades. 
Capacity = 2,000 vehicles/lane/hour/lane for mainline, and 1,200 for auxiliary lanes. 

 
The resulting V/C is then compared to accepted ranges of V/C values corresponding to the various LOS for 
each facility classification, as shown in Table 5.2-6. The corresponding LOS represents an approximation of 
existing or anticipated future freeway operating condition in the peak direction of travel during the peak 
hour.  
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Table 5.2-6 
Caltrans District 11 Freeway Segment Level Of Service Definitions 

Source: LLG, 2013 

5.2.2 Significance Determination Thresholds 
According to the City of San Diego’s CEQA Significance Determination Thresholds dated January 2011, a 
project is considered to have a significant impact if project traffic would decrease the operations of 
surrounding roadways by a defined threshold. For projects deemed complete on or after January 1, 2011, 
the City’s defined thresholds are shown in Table 5.2-7. 

Table 5.2-7 
City Of San Diego Traffic Impact Significant Thresholds 

Level of 
Service with 

Projectb 

Allowable Increase Due to Project Impactsa 
Freeways Roadway Segments Intersections Ramp Meteringc 

V/C Speed (mph) V/C Speed (mph) Delay (sec.) Delay (min.) 
E 0.010 1.0 0.02 1.0 2.0 2.0 
F 0.005 0.5 0.01 0.5 1.0 1.0 

Source: LLG, 2013. a: If a proposed project’s traffic causes the values shown in the table to be exceeded, the impacts are 
determined to be significant. The project applicant shall then identify feasible improvements (within the Traffic Impact Study) 
that would restore/and maintain the traffic facility at an acceptable LOS. If the LOS with the proposed project becomes 
unacceptable (see note b), or if the project adds a significant amount of peak-hour trips to cause any traffic queues to exceed 
on- or off-ramp storage capacities, the project applicant shall be responsible for mitigating the project’s direct significant and/or 
cumulatively considerable traffic impacts. b: All LOS measurements are based upon Highway Capacity Manual procedures for 
peak-hour conditions. However, V/C ratios for roadway segments are estimated on an ADT/24-hour traffic volume basis (using 
Table 2 of the City’s Traffic Impact Study Manual). The acceptable LOS for freeways, roadways, and intersections is generally “D” 
(“C” for undeveloped locations). For metered freeway ramps, LOS does not apply. However, ramp meter delays above 15 
minutes are considered excessive. c: The allowable increase in delay at a ramp meter with more than 15 minutes delay and 
freeway LOS E is 2 minutes. The allowable increase in delay at a ramp meter with more than 15 minutes delay and freeway LOS F 
is 1 minute. Delay = Average control delay per vehicle measured in seconds for intersections or minutes for ramp meters; LOS = 
Level of Service; V/C = Volume to Capacity ratio; Speed = Arterial speed measured in miles per hour 

LOS V/C Congestion/Delay Traffic Description 
Used for freeways, expressways and conventional highways 

A <0.41 None Free flow 
B 0.42-0.62 None Free to stable flow, light to moderate 

volumes. 
C 0.63-0.80 None to minimal Stable flow, moderate volumes, freedom to 

maneuver noticeably restricted 
D 0.81-0.92 Minimal to substantial Approaches unstable flow, heavy volumes, 

very limited freedom to maneuver. 
E 0.93-1.00 Significant Extremely unstable flow, maneuverability and 

psychological comfort extremely poor. 
Used for freeways and expressways 

F(0) 1.01-1.25 Considerable 0-1 hour delay Forced flow, heavy congestion, long queues 
form behind breakdown points, stop and go. 

F(l) 1.26-1.35 Severe 1-2 hour delay Very heavy congestion, very long queues. 
F(2) 1.36-1.45 Very Severe 2-3 hour delay Extremely heavy congestion, longer queues, 

more numerous breakdown points, longer 
stop periods. 

F(3) >1.46 Extremely Severe 3+ hours of delay Gridlock 
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According to the City’s CEQA Significance Determination Thresholds, an impact is designated either a 
“direct” or “cumulative” impact, which are defined as follows: 

“Direct traffic impacts are those projected to occur at the time a proposed development 
becomes operational, including other developments not presently operational but which are 
anticipated to be operational at that time (opening day).” 

 “Cumulative traffic impacts are those projected to occur at some point after a proposed 
development becomes operational, such as during subsequent phases of a project and when 
additional proposed developments in the area become operational (short-term cumulative) or 
when affected community plan area reaches full planned build out (Horizon Year cumulative).” 

It is possible that a project’s opening day (direct) impacts may be reduced in the long term, as 
future projects develop and provide additional roadway improvements (for instance, through 
implementation of traffic phasing plans). In such a case, the project may have direct impacts but 
not contribute considerably to a cumulative impact.” 

For intersections and roadway segments affected by a project, LOS D or better is considered 
acceptable under both direct and cumulative conditions. 

 
The project site is located in the City of San Diego.  According to the City of San Diego’s CEQA Significance 
Determination Thresholds, impacts to transportation/circulation would be considered significant if: 

 If any intersection, roadway segment, or freeway segment affected by a project would operate at 
LOS E or F under either direct or cumulative conditions, the impact would be significant if the 
project exceeds the thresholds shown in Table 5.2-7; 

 At any ramp meter location with delays above 15 minutes, the impact would be significant if the 
project exceeds the thresholds shown in Table 5.2-7; 

 If a project would add a substantial amount of traffic to a congested freeway segment, 
interchange, or ramp, the impact may be significant; 

 The project would add a substantial amount of traffic to a congested freeway segment, 
interchange, or ramp as shown in Table 5.2-7; 

 If a project would increase traffic hazards to motor vehicles, bicyclists, or pedestrians due to 
proposed non-standard design features (e.g. poor sight distance, proposed driveway onto an 
access-restricted roadway), the impact would be significant;  

 If a project would result in the construction of a roadway which is inconsistent with the General 
Plan and/or a community plan, the impact would be significant if the proposed roadway would 
not properly align with the other existing or planned roadways; and/or, 

 If a project would result in a substantial restriction in access to publicly or privately owned land, the 
impact would be significant. 

A project is considered to have a significant impact if project traffic would decrease the operations of 
surrounding roadways by a defined threshold.  If a project exceeds the thresholds in Table 5.2-7, then the 
project is considered to have a “direct” or “cumulative” project impact.  A significant impact can also 
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occur if a project causes the LOS to degrade from D to E, even if the allowable increases in Table 5.2-7 are 
not exceeded.  A feasible mitigation measure would need to be identified to return the impact within the 
City thresholds, or the impact would be considered significant and unavoidable.    
Addressed below are the key environmental issue areas that have been identified for the proposed FPA by 
the City as a result of the initial project review and consideration of comments received in response to the 
Notice of Preparation (NOP) (Appendix A). 

 
Issue 1: Traffic Load and Capacity 
 
Issue 1: Would the proposed FPA result in an increase in an increase in project traffic 

which is substantial in relation to the existing traffic load and capacity of the street 
system? 

 
Analysis of the projected traffic load and capacity impacts to the local street system, including 
intersections and roadway segments for the Existing without Project and the Year 2030 with project 
scenarios, is discussed in the following sections. 
 
5.2.2.1 Impact Analysis 
 
A. Project Trip Generation, Distribution and Assignment  
The proposed FPA includes a land use amendment to convert a mostly commercial and industrial area to 
a mixed-use transit-oriented residential development.  The smart growth land uses proposed are expected 
to promote interaction within the land uses on-site and encourage public transit.  Such developments 
generally generate fewer vehicle trips and less demand for parking as compared to conventional 
suburban developments due to the synergy of land uses and increased activity of transit, walking, and 
bicycle trips.   
 
The proposed FPA includes two project features, which would be included with implementation of the 
proposed FPA.  Figure 5.2-3A & B shows the assumed Year 2030 with project condition utilized in the 
analysis.   

 Alvarado Canyon Road Alignment: Realign Alvarado Canyon Road to connect with the Fairmount 
Avenue/Mission Gorge Road intersection from the east.  This feature is identified as project #T12 in 
the Navajo PFFP. 

 Mission Gorge Place Extension: Extend Mission Gorge Place from Mission Gorge Road to the west 
680 feet to Fairmount Avenue as a two-lane collector street. This feature is identified as project 
#T21 in the Navajo PFFP.  

 
The future traffic volumes presented in this report are based on output from the SANDAG Regional Series 11 
Traffic ModelUsing the City of San Diego’s trip generation rates based on the SANDAG Regional Series 11 
Traffic Model.  The traffic model provided forecasted ADT volumes for the proposed FPA scenario.  Year 
2030 with project traffic volumes are identified in Figure 5.2-4A & B below. 
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FIGURE  
5.2-3A 
 

Year 2030 with Project Conditions 
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FIGURE  
5.2-3B 



Chapter 5.0 – Environmental Impact Analysis 5.2 – Transportation/Circulation  

Grantville Focused Plan Amendment 5.2-19 May 2015 
Final PEIR 

FIGURE  
5.2-4A Year 2030 with Project Traffic Volumes 
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FIGURE  
5.2-4B 
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B. Year 2030 with Project Intersection Operations 
As shown in the Table 5.2-8, all intersections are calculated to operate at LOS E or F during the AM and/or 
PM peak hours: 

 Friars Road / I-15 SB Ramps (LOS F during the AM and the PM peak hours); 

 Friars Road / Riverdale Street (LOS F during the AM and the PM peak hours); 

 Mission Gorge Road / Zion Avenue (LOS F during the AM and the PM peak hours); 

 Mission Gorge Road / Princess View Drive (LOS F during the AM peak hour); 

 Waring Road / Princess View Drive (LOS E during the AM peak hour); 

 Waring Road / Zion Avenue (LOS F during the AM peak hour and LOS E during the PM peak hour); 

 Fairmount Avenue / Mission Gorge Road (LOS E during the AM and PM peak hours); 

 Fairmount Avenue / Alvarado Canyon Road/  I-8 WB Off-Ramp / Camino Del Rio N. (LOS F during 
the AM and PM peak hours); and 

 Alvarado Canyon Road / Mission Gorge Place (LOS F during the AM and PM peak hours). 

C. Year 2030 with Project Street Segment Operations 
As shown in the Table 5.2-9, all street segments are calculated to operate at LOS E or F during the AM 
and/or PM peak hours: 

 Friars Road: I-15 NB Ramps to Rancho Mission Road (LOS F); 

 Friars Road: Rancho Mission Road to Santo Road (LOS F); 

 Friars Road: Santo Road to Riverdale Street (LOS F); 

 Mission Gorge Road: Rainier Avenue to Vandever Avenue (LOS E); 

 Mission Gorge Road: Vandever Avenue to Twain Avenue (LOS F); 

 Mission Gorge Road: Twain Avenue to Mission Gorge Place (LOS E); 

 Mission Gorge Road: Mission Gorge Place to Fairmount Avenue (LOS F); 

 Fairmount Avenue: Vandever Avenue to Twain Avenue (LOS F); 

 Fairmount Avenue: Mission Gorge Road to Alvarado Canyon Road (LOS F); 

 Fairmount Avenue: Alvarado Canyon Road to I-8 WB Ramps (LOS F); 

 Fairmount Avenue: I-8 WB Ramps to I-8 EB Ramps (LOS F); 

 Vandever Avenue: Riverdale Street to Mission Gorge Road (LOS E); 

 Twain Avenue: Fairmount Avenue to Mission Gorge Road (LOS F);  

 San Diego Mission Road: Rancho Mission Road to Fairmount Avenue (LOS F); and 

 Zion Avenue: Mission Gorge Road to Waring Road (LOS F).  
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5.2.2.2 Significance of Impact 
The project impacts were based on the Year 2030 with project conditions compared to the existing 
conditions.  Per the City’s significance thresholds and the analysis methodology, as described in Table 5.2-
10BB, several intersections and roadway segments have been determined to result in significant cumulative 
impacts.  As shown in Table 5.2-8, the following City streets intersections would have a significant 
cumulative impact: 

 Friars Road/Riverdale Street (LOS F during the AM and PM peak hours); 

 Mission Gorge Road/Zion Avenue (LOS F during the AM and PM peak hours); 

 Mission Gorge Road/Princess View Drive (LOS F during the AM peak hour); 

 Waring Road/Princess View Drive (LOS F during the AM peak hour); 

 Waring Road/Zion Avenue (LOS F during the AM peak hour or LOS E during the PM peak hour); 

 Fairmount Avenue/Mission Gorge Road (LOS F during the AM and PM peak hours); 

 Fairmount Avenue/Alvarado Road/Camino Del Rio N. (LOS F during the AM and PM peak hour); 
and, 

 Alvarado Canyon Road/Mission Gorge Place (LOS F during the AM and PM peak hours). 
 

As shown in Table 5.2-9, the following roadway segments would have a significant cumulative impact: 

 Friars Road: I-15 NB Ramps to Rancho Mission Road (LOS F); 

 Friars Road: Rancho Mission Road to Santo Road (LOS F); 

 Friars Road: Santo Road to Riverdale Street (LOS F); 

 Mission Gorge Road: Mission Gorge Place to Fairmount Avenue (LOS E); 

 Mission Gorge Road: Rainier Avenue to Vandever Avenue (LOS E); 

 Mission Gorge Road: Vandever Avenue to Twain Avenue (LOS F); 

 Mission Gorge Road: Twain Avenue to Mission Gorge Place (LOS E); 

 Fairmount Avenue: Vandever Avenue to Twain Avenue (LOS F): 

 Fairmount Avenue: Mission Gorge Road to Alvarado Canyon Road (LOS F); 

 Fairmount Avenue: Alvarado Canyon Road to I-8 WB Ramps (LOS F); 

 Fairmount Avenue: I-8 WB Ramps to I-8 EB Ramps (LOS F); 

 Vandever Avenue: Riverdale Street to Mission Gorge Road (LOS E); 

 Twain Avenue: Fairmount Avenue to Mission Gorge Road (LOS F); 

 San Diego Mission Road: Rancho Mission Road to Fairmount Avenue (LOS F); and, 

 Zion Avenue: Mission Gorge Road to Waring Road (LOS F). 

 Friars Road/I-15 SB ramps 
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Table 5.2-8 
Year 2030 with Project Intersection Operations 

Intersection Peak 
Hour 

Existing Year 2030 
With Project Delay 

Increase Sig?c 
Delaya LOSb Delay LOS 

1. Friars Road / I-15 SB Ramps AM 76.8 E >100 F <10 Yes 
PM 90.8 F 95.7 F 4.90 Yes 

2. Friars Road / I-15 NB Ramps AM 24.0 C 35.2 D <10 No 
PM 22.0 C 25.0 C 3.00 No 

3. Friars Road / Riverdale Street AM 33.1 C >100 F <10 Yes 
PM 57.8 E >100 F <10 Yes 

4. Friars Road / Mission Gorge Road AM 18.5 B 42.3 D <10 No 
PM 29.1 C 53.9 D <10 No 

5. Mission Gorge Road / Zion Avenue AM >100 F >100 F <10 Yes 
PM 52.1 D >100 F <10 Yes 

6. Mission Gorge Road / Princess View 
Drive 

AM 51.0 D 97.0 F <10 Yes 
PM 20.5 C 25.8 C 5.30 No 

7. Mission Gorge Road / Jackson Drive AM 32.9 C 41.7 D 8.80 No 
PM 21.0 C 23.6 C 2.60 No 

8. Waring Road / Princess View Drive AM 24.2 C 77.9 E <10 Yes 
PM 11.9 B 19.1 B 7.20 No 

9. Waring Road / Zion Avenue AM 41.9 D >100 F <10 Yes 
PM 47.5 D 73.5 E <10 Yes 

10. Fairmount Avenue / Vandever Avenue AM 12.7 B 14.2 B 1.50 No 
PM 9.0 A 9.4 A 0.40 No 

11. Mission Gorge Road / Vandever 
Avenue 

AM 18.1 B 18.6 B 0.50 No 
PM 32.1 C 33.0 C 0.90 No 

12. San Diego Mission Road / Rancho 
Mission Road 

AM 24.4 C 29.7 C 5.30 No 
PM 21.9 C 26.8 C 4.90 No 

13. Fairmount Avenue / Twain Avenue AM 20.8 C 35.5 D <10 No 
PM 20.6 C 23.7 C 3.10 No 

14. Mission Gorge Road / Twain Avenue AM 25.8 C 34.7 C 8.90 No 
PM 28.8 C 38.4 D 9.60 No 

15. Twain Avenue / Crawford Street AM 9.2 A 10.6 B 1.40 No 
PM 8.9 A 9.2 A 0.30 No 

16. Mission Gorge Road / Mission Gorge 
Place 

AM 12.6 B 49.1 D <10 No 
PM 14.1 B 38.6 D <10 No 

17. Fairmount Avenue / Mission Gorge 
RoadPlace 

AM 31.8 C 60.1 E <10 Yes 
PM 31.8 C 45.7 D <10 No 

18. Fairmount Avenue / Alvarado Canyon 
Road / Camino Del Rio N. 

AM 72.8 E >100 F <10 Yes 
PM >100 F >100 F <10 Yes 

19. Alvarado Canyon Road / mission Gorge 
Place 

AM 10.3 B 62.7 F <10 Yes 
PM 12.8 B >100 F <10 Yes 

20. Fairmount Avenue / I-8 EB Off-Ramp AM 25.4 C 36.9 D <10 No 
PM 14.9 B 19.2 B 4.30 No 

Footnotes: 
d. Average delay expressed in seconds per vehicle. 
e. Level of Service.  
f. AWSC – All-Way Stop Controlled intersection. Minor street left turn delay is reported. 

General Notes: 
Bold typeface indicates intersections operating at LOS E or F 
Source: LLG, 2014. 
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Table 5.2-9 
Year 2030 with Project Street Segment Operations 

Street Segment 
Existing 

Capacity 
(LOS E) a 

Existing Year 
2030 + 
Project 

Capacity 
(LOS E) 

Year 2030 With 
Project 

Δe Sig?f ADT b LOSc V/C d ADT LOS V/C 

Friars Road 
I-15 SB Ramps to I-15 NB 
Ramps 

60,000 48,250 C 0.804 60,000 54,700 D 0.912 0.108 No 

I-15 NB Ramps to Rancho 
Mission Rd 

65,000 54,410 D 0.837 65,000 75,200 F 1.157 0.320 Yes 

Rancho Mission Rd to Santo 
Rd 

65,000 54,410 D 0.837 65,000 70,200 F 1.080 0.243 Yes 

Santo Rd to Riverdale Rd 60,000 43,360 C 0.723 60,000 64,100 F 1.068 0.346 Yes 
Riverdale Rd to Mission 
Gorge Rd 

60,000 35,560 C 0.593 60,000 48,700 C 0.812 0.219 No 

Mission Gorge Road      
     

Jackson Dr to Princess View 
Dr 

50,000 19,480 A 0.390 50,000 27,500 B 0.550 0.160 No 

Princess View Dr to Zion Ave 60,000 21,740 A 0.362 60,000 44,900 C 0.748 0.386 No 
Zion Ave to Friars Rd 60,000 37,470 C 0.625 60,000 50,200 D 0.837 0.212 No 
Friars Rd to Rainier Ave 30,000 17,650 C 0.588 30,000 22,100 D 0.737 0.148 No 
Rainier Ave to Vandever 
Ave 

30,000 17,710 C 0.590 30,000 27,900 E 0.930 0.340 Yes 

Vandever Ave to Twain Ave 30,000 30,730 F 1.024 30,000 34,600 F 1.153 0.129 Yes 
Twain Ave to Mission Gorge 
Pl 

30,000 24,660 D 0.822 30,000 28,900 E 0.963 0.141 Yes 

Mission Gorge Pl to 
Fairmount Ave 

30,000 25,260 E 0.842 30,000 38,200 F 1.273 0.431 Yes 

Fairmount Avenue      
     

Vandever Ave to Twain Ave 8,000 5,490 D 0.686 8,000 11,700 F 1.463 0.776 Yes 
Twain Ave to Mission Gorge 
Rd 

15,000 6,770 B 0.451 15,000 11,000 D 0.733 0.282 No 

Mission Gorge Rd to 
Alvarado Canyon Rd 

40,000 34,290 D 0.857 40,000 55,800 F 1.395 0.538 Yes 

Alvarado Canyon Rd to I-8 
WB Ramps 

40,000 47,690 F 1.192 40,000 64,300 F 1.608 0.415 Yes 

I-8 WB Ramps to I-8 EB 
Ramps 

40,000 34,670 D 0.867 40,000 51,900 F 1.298 0.431 Yes 

Vandever Avenue      
     

Riverdale St to Mission 
Gorge Rd 

8,000 5,600 D 0.700 8,000 6,700 E 0.838 0.138 Yes 

Twain Avenue      
     

Fairmount Ave to Mission 
Gorge Rd 

8,000 5,100 D 0.638 8,000 9,700 F 1.213 0.575 Yes 

 



Chapter 5.0 – Environmental Impact Analysis 5.2 – Transportation/Circulation  

Grantville Focused Plan Amendment 5.2-25 May 2015 
Final PEIR 

Table 5.2-9, cont. 
Year 2030 with Project Street Segment Operations  

Street Segment 
Existing 

Capacity 
(LOS E) a 

Existing Year 
2030 + 
Project 

Capacity 
(LOS E) 

Year 2030 With 
Project 

Δe Sig?f 
ADTb LOSc V/C d ADT LOS V/C 

San Diego Mission Road           
West of Rancho Mission Rd 40,000 5,620 A 0.141 40,000 17,000 B 0.425 0.285 No 
Rancho Mission Rd to 
Fairmount Ave 15,000 7,680 C 0.512 15,000 17,000 F 1.133 0.621 Yes 

Waring Road           
Princess View Dr to Zion Ave 40,000 16,360 B 0.409 40,000 31,700 D 0.793 0.384 No 
Zion Ave to Orcutt Ave 40,000 16,630 B 0.416 40,000 26,300 C 0.658 0.242 No 

Zion Avenue           
Mission Gorge Rd to Waring 
Rd 15,000 10,760 D 0.717 15,000 19,000 F 1.297 0.549 Yes 

Princess View Drive           
Mission Gorge Rd to Waring 
Rd 40,000 4,740 A 0.119 40,000 13,000 A 0.325 0.207 No 

Camino Del Rio North           
Fairmount Ave to Ward Rd 30,000 11,220 B 0.374 30,000 16,200 C 0.540 0.166 No 

Footnotes: 

a. Capacity based on roadway classification operating at LOS E. 

b. Average Daily Traffic. 

c. Level of Service. 

d. Volume to Capacity. 

e. Δ denotes a project-induced increase in the Volume to Capacity (V/C) ratio. 

f. Sig = Significant project impact based on Significance Criteria. 

 
5.2.2.3 Mitigation Framework 
The following mitigation measures are recommended for the intersections and roadways that would have 
a significant impact.  Feasibility of the measures described below is provided in the feasibility sketches of 
Appendix B of this PEIR. All feasible mitigation measures identified below should be constructed per the City 
of San Diego’s public road standards and as depicted in the feasibility sketches. The following identified 
mitigation measures will be implemented pursuant to the PFFP as development occurs. Until funding is 
identified and available, impacts to the following locations would remain significant and unmitigated. 
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Intersection Mitigation Measures: 
 
T-1 Friars Road / Riverdale Street: Restripe northbound and southbound approaches to provide one 

left-turn lane, one through lane, and one right-turn lane. The FPA significant traffic impact to this 
intersection would be fully mitigated with the implementation of these mitigation measures. This 
proposed intersection improvement project is identified in the Navajo PFFP (#T22). 

  
T-2 Mission Gorge Road / Zion Avenue: Restripe westbound approach to provide dual left-turn lanes 

and a through/right-turn lane.  Restripe eastbound approach to provide a dedicated right-turn 
lane.  Also, remove the east-west split phase to provide protected left-turn phases. Even with the 
mitigation measures identified above, the FPA significant traffic impact to this intersection would 
be significant and unavoidable. The FPA significant traffic impact to this intersection would be 
Partiallyfully mitigated with the implementation of these mitigation measures. This proposed 
intersection improvement project is identified in the Navajo PFFP (#T23). 
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T-3 Mission Gorge Road / Princess View Drive: Restripe southbound approach to provide a dedicated 
left-turn lane and a shared right-turn/through lane.  Also, remove the split phase and provided 
protected left-turn phases. The FPA significant traffic impact to this intersection would be fully 
mitigated with the implementation of these mitigation measures. This proposed intersection 
improvement project is identified in the Navajo PFFP (#T24). 

  
T-4 Waring Road / Princess View Drive: Restripe westbound approach to provide a dedicated right-

turn lane. Prohibit street parking along the westbound approach. The FPA significant traffic impact 
to this intersection would be fully mitigated with the implementation of this mitigation measure. This 
proposed intersection improvement project is identified in the Navajo PFFP (#T25). 
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T-5 Waring Road / Zion Avenue: Restripe southbound approach to provide a dedicated right-turn lane. 
Prohibit street parking along the southbound approach. The FPA significant traffic impact to this 
intersection would be fully mitigated with the implementation of this mitigation measure. This 
proposed intersection improvement project is identified in the Navajo PFFP (#T26). 

  
T-6 Fairmount Avenue / Mission Gorge Road: Widen the northbound approach to provide an 

additional (third) through lane. Provide a northbound right-turn overlap phase. Widen the 
southbound approach to provide three through lanes and a dedicated right-turn lane. Widen the 
eastbound approach to provide one left-turn lane, one through lane, and two right-turn lanes with 
overlap phasing.  Also, remove the east-west split phase to provide protected left-turn phases.  The 
FPA significant traffic impact to this intersection would be fully mitigated with the implementation 
of these mitigation measures. The Alvarado Canyon Road Realignment Project proposed at this 
location is identified in the Navajo PFFP (#T12). 
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T-7 Alvarado Canyon Road / Mission Gorge Place: Install a traffic signal at this intersection once traffic 
signal warrants analysis is complete it is warranted. Widen the westbound approach to provide an 
exclusive right-turn lane.  Widen the eastbound approach to provide a dedicated left-turn lane. 
The FPA significant traffic impact to this intersection would be fully mitigated with the 
implementation of these mitigation measures. This proposed intersection improvement project is 
identified in the Navajo PFFP (#T27). 

  

Segments: 

T-8 Friars Road from I-15 NB Ramps to Rancho Mission Road: Widen the roadway to 8-Lane Prime 
Arterial. Even with the mitigation measure identified above, the FPA significant traffic impact to this 
roadway segment would be significant and unavoidable. The FPA significant traffic impact to this 
roadway segment would be partially mitigated with the implementation of this mitigation measure. 
This roadway segment is within the Mission Valley Community Planning Area, and this improvement 
project is not currently included in the Mission Valley PFFP. Even if the Mission Valley PFFP were 
amended and the Mission Valley Community Plan were updated, until the Mission Valley PFFP is 
fully funded, the traffic impact to this roadway segment would be significant and unmitigated. 
Therefore, the FPA significant traffic impact to this roadway segment would remain significant 
unmitigated.  

T-9 Friars Road from Rancho Mission Road to Santo Road: Widen the roadway to 8-Lane Prime Arterial. 
Even with the mitigation measure identified above, the FPA significant traffic impact to this 
roadway segment would be significant and unavoidable. This roadway segment is within the 
Mission Valley Community Planning Area, and this improvement project is not currently included in 
the Mission Valley PFFP. Even if the Mission Valley PFFP were amended and the Mission Valley 
Community Plan were updated, until the Mission Valley PFFP is fully funded, the traffic impact to this 
roadway segment would be significant and unmitigated.  The FPA significant traffic impact to this 
roadway segment would be partially mitigated with the implementation of this mitigation measure. 
This roadway segment is within the Mission Valley Community Planning Area, and this improvement 
project is not currently included in the Mission Valley PFFP. Therefore, the FPA significant traffic 
impact to this roadway segment would remain significant and unmitigated. 

T-10 Friars Road: Santo Road to Riverdale Street: This roadway segment is currently built to its ultimate 
classification consistent with the Mission Valley and Navajo Community Plans. No mitigation 
measures have been identified for this location. As a result, the FPA significant traffic impact to this 
roadway segment would remain significant and unmitigated.  

T-11 Mission Gorge Road from Rainier Avenue to Vandever Avenue: Widen the roadway to a 4-Lane 
Major Arterial. The FPA significant traffic impact to this roadway segment would be fully mitigated 
with the implementation of this mitigation measure. The Mission Gorge Road Improvement Project 
is identified in the Navajo PFFP (#T19).  
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T-12 Mission Gorge Road from Vandever Avenue to Twain Avenue: Widen the roadway to a 4-Lane 
Major Arterial. The FPA significant traffic impact to this roadway segment would be fully mitigated 
with the implementation of this mitigation measure. The Mission Gorge Road Improvements Project 
is identified in the Navajo PFFP (#T19).  

T-13 Mission Gorge Road from Twain Avenue to Mission Gorge Place:  Widen the roadway to a 4-Lane 
Major Arterial. The FPA significant traffic impact to this roadway segment would be fully mitigated 
with the implementation of this mitigation measure. The Mission Gorge Road Improvements Project 
is identified in the Navajo PFFP (#T19).  

T-14 Mission Gorge Road from Mission Gorge Place to Fairmount Avenue: Widen the roadway to 6-Lane 
Major Arterial. The FPA significant traffic impact to this roadway segment would be fully mitigated 
with the implementation of this mitigation measure. The Mission Gorge Road Improvements Project 
is identified in the Navajo PFFP (#T16). 

T-15 Fairmount Avenue from Vandever Avenue to Twain Avenue: Provide a continuous two-way left-turn 
lane.  Retain the street parking along both sides of the roadway. The FPA significant traffic impact 
to this roadway segment would be fully mitigated with the implementation of this mitigation 
measure. This roadway improvement project is identified in the Navajo PFFP (#T20). 

T-16 Fairmount Avenue from Mission Gorge Road to Alvarado Canyon Road: Widen the roadway to a 6-
Lane Major Arterial. Even with the mitigation measure identified above, the FPA significant traffic 
impact to this roadway segment would be significant and unavoidable. Even with this 
improvement, the FPA traffic impact to this roadway segment is significant. The improvement for 
this roadway segment would only partially mitigate the FPA traffic impact. The Fairmount Avenue 
Widening Project is identified in the Navajo PFFP (#T12).  

T-17 Fairmount Avenue from Alvarado Canyon Road to I-8 WB Ramps: Widen the roadway to 6-Lane 
Major Arterial. Even with the mitigation measure identified above, the FPA significant traffic impact 
to this roadway segment would be significant and unavoidable. Even with this improvement, the 
FPA traffic impact to this roadway segment is significant. The improvement for this roadway 
segment would only partially mitigate the FPA traffic impact. The Fairmount Avenue Widening 
Project is identified in the Navajo PFFP (#T12).  

T-18 Fairmount Avenue from I-8 WB Ramps to I-8 EB Ramps: Widen the roadway to 6-Lane Major Arterial. 
Even with the mitigation measure identified above, the FPA significant traffic impact to this 
roadway segment would be significant and unavoidable. Even with this improvement, the FPA 
traffic impact to this roadway segment is significant. The improvement for this roadway segment 
would only partially mitigate the FPA traffic impact.  The Fairmount Avenue Widening Project is 
identified in the Navajo PFFP (#T12). 

T-19 Vandever Avenue from Riverdale Street to Mission Gorge Road: Restripe to provide a continuous 
two-way left-turn lane. The FPA significant traffic impact to this roadway segment would be fully 
mitigated with the implementation of this mitigation measure. This roadway improvement project is 
identified in the Navajo PFFP (#T28).  

T-20 Twain Avenue from Fairmount Avenue to Mission Gorge Road: Restripe to provide a continuous 
two-way left-turn lane. The FPA significant traffic impact to this roadway segment would be fully 
mitigated with the implementation of this mitigation measure. This roadway improvement project is 
identified in the Navajo PFFP (#T29).  
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T-21 San Diego Mission Road from Rancho Mission Road to Fairmount Avenue: Widening the roadway to 
a 4-Lane Collector Street. would mitigate the FPA significant impact to San Diego Mission Road. 
However, widening of this roadway to a 4-Lane Collector would require bridge widening over the 
San Diego River. The widening of this roadway would impact the San Diego River, wetlands, 
biological resources, and may conflict with the San Diego River Park Master Plan. Therefore, 
widening of the San Diego Mission Road and bridge widening are not recommended. which is not 
included in any Public Facilities Financing Plan or funded Capital Improvement Program. Therefore, 
The FPA significant traffic impact to this roadway segment would remain significant and 
unmitigated. 

T-22 Zion Avenue from Mission Gorge Road to Waring Road: Widening the roadway to a 4-Lane Major 
Street. would mitigate The FPA significant impact to Zion Avenue. Widening of this roadway would 
impact surrounding residential properties, community character and on-street parking that is 
heavily utilized in this area. Therefore widening of this roadway segment is not recommended and 
The FPA significant traffic impact to this roadway segment would remain significant and 
unmitigated. 

5.2.2.4 Impacts After Mitigation 
Table 5.2-10 summarizes the mitigation intersection analysis operations and Table 5.2-11 summarizes the 
mitigated roadway improvement segment analysis operations for the Year 2030 with project scenario. With 
implementation of the recommended mitigations measures, the proposed FPA would improve the current 
intersection and street segment conditions; however, for the reasons outlined below, several mitigation 
measures are not feasible; therefore, traffic impacts to intersections and roadway segments in the Year 
2030 scenario with the implementation of the proposed FPA would be considered cumulatively significant 
and unmitigable.  
 
When implemented, T-1, T-3, T-4, T-5, T-6, T-7, T-11, T-12, T-13, T-14, T-15, T-19, and T-20 would mitigate the FPA 
impact to the relevant intersections and roadway segments. All of these improvements are included in the 
Navajo PFFP. However, these measures cannot feasibly be implemented at this time, since the degree of 
future impacts and applicability, feasibility, specific design, and success of future mitigation measures 
cannot be adequately known for each specific future project at the program level in such a manner as to 
avoid conflict with the goals and policies and objectives of the FPA, in particular those relating pedestrians, 
bicycles, and transit oriented development.Until funding is identified and available, impacts to the 
following locations would remain significant and unmitigated. Impacts would remain significant and 
unmitigated. 
 
Even with implementation of T-2, which is included in the PFFP, the FPA significant traffic impact to the 
Mission Gorge Road / Zion Avenue intersection would be significant and unavoidable. 
 
Even with implementation of T-8 and T-9, the FPA significant traffic impact to the roadway segments on 
Friars Road, from I-15 NB Ramps to Rancho Mission Road (T-8) and from Rancho Mission Road to Santo Road 
(T-9), would be significant and unavoidable. These roadway segments are within the Mission Valley 
Community Planning Area, and these improvement projects are not currently included in the Mission Valley 
PFFP. Even if the Mission Valley PFFP were amended and the Mission Valley Community Plan were updated, 
T-8 and T-9 cannot feasibly be implemented at this time, since the degree of future impacts and 
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applicability, feasibility, specific design, and success of future mitigation measures cannot be adequately 
known for each specific future project at the program level in such a manner as to avoid conflict with the 
goals and policies and objectives of the FPA, in particular those relating pedestrians, bicycles, and transit 
oriented development. Impacts would remain significant and unmitigated. 
 
Even with implementation of T-16, T-17, and T-18, the FPA significant traffic impact to the roadway 
segments on Fairmont Avenue from Mission Gorge Road to Alvarado Canyon Road (T-16), from Alvarado 
Canyon Road to I-8 WB Ramps (T-17), and from I-8 WB Ramps to I-8 EB Ramps would be significant and 
unavoidable. T-16 through T-18 would not fully mitigate the FPA’s significant impact to these roadway 
segments. 
 
Implementation of T-21 would mitigate the FPA significant impact to San Diego Mission Road from Rancho 
Mission Road to Fairmont Avenue. However, widening of this roadway to a 4-Lane Collector would require 
bridge widening over the San Diego River. The widening of this roadway would impact the San Diego River, 
wetlands, biological resources, and would conflict with the San Diego River Park Master Plan. Therefore, 
widening of the San Diego Mission Road and bridge widening are not recommended, and the FPA 
significant traffic impact to this roadway segment would remain significant and unmitigated. 
 
Implementation of T-22 would mitigate the FPA significant impact to Zion Avenue from Mission Gorge Road 
to Waring Road; however, widening this roadway would impact surrounding residential properties, 
community character and on-street parking that is heavily utilized in this area. Therefore, widening of this 
roadway segment is not recommended, and the FPA significant traffic impact to this roadway segment 
would remain significant and unmitigated. 

Table 5.2-10 
Post-Mitigation Intersection Operations 

Intersection Peak 
Hour 

Existing Year 2030 
With Project 

Year 2030 with 
Project with 
Mitigation 

Delaya LOSb Delay LOS Delay LOS 

 Friars Road / Riverdale Street AM 33.1 C 150.2 F 54.0 D 
PM 57.8 E 172.8 F 45.1 D 

 Mission Gorge Road / Zion Avenue AM 349.8 F 507.0 F 240.1 F 
PM 52.1 D 108.1 F 54.7 D 

Mission Gorge Road / Princess View Drive AM 51.0 D 97.0 F 46.9 D 
PM 20.5 C 25.8 C  25.4 C  

 Waring Road / Princess View Drive AM 24.2 C 77.9 E 42.9 D 
PM 11.9 B 19.1 B  18.7 B  

Waring Road / Zion Avenue AM 41.9 D 126.3 F 43.5 D 
PM 47.5 D 73.5 E 40.5 D 

Fairmount Avenue / Mission Gorge Road AM 31.8 C 60.1 E 39.3 D 
PM 31.9 C 45.7 D  24.4 C 

Alvarado Canyon Road / Mission Gorge 
Place 

AM 9.5 B 62.7 F 15.5 B 
PM 11.5 B 192.9 F 21.1 C 

Footnotes: a. Average delay expressed in seconds per vehicle. b. Level of Service.  
General Notes: Bold typeface indicates intersections operating at LOS E or F 
Source: LLG, 2014 
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Table 5.2-11: 
Post-Mitigation Segment Operations 

Street Segment 

Existing Year 2030 + Project Year 2030 + Project + Mitigation 
Capa
city  

Capacit
y  

Capa
city  

(LOS 
E) a ADT b V/C d LOS 

c (LOS E) a ADT b V/C d LOS 
c 

(LOS E) 
a ADT b V/C d LOS 

c 

Friars Road   
I-15 NB Ramps to 
Rancho Mission Road 65,000 54,410 0.837 D 65,000 75,200 1.157 F 65,000 75,200 1.157 F 
Rancho Mission Road 
to Santo Road 65,000 54,410 0.837 D 65,000 70,200 1.080 F 65,000 70,200 1.080 F 
Santo Road to 
Riverdale Road 60,000 43,360 0.723 C 60,000 64,100 1.068 F 60,000 64,100 1.068 F 

Mission Gorge Road   
Rainier Ave to 
Vandever Ave 30,000 17,710 0.59 C 30,000 27,900 0.93 E 40,000 27,900 0.6975 C 
Vandever Ave to 
Twain Ave 30,000 30,730 1.024 F 30,000 34,600 1.153 F 40,000 34,600 0.865 D 
Twain Ave to Mission 
Gorge Pl 30,000 24,660 0.822 D 30,000 28,900 0.963 E 40,000 28,900 0.7225 C 
Mission Gorge Pl to 
Fairmount Ave 30,000 25,260 0.842 E 40,000 38,200 0.955 E 50,000 38,200 0.764 C 

Fairmount Avenue  
Vandever Ave to 
Twain Ave 8,000 5,490 0.686 D 8,000 11,700 1.463 F 15,000 11,700 0.78 D 
Mission Gorge Rd to 
Alvarado Canyon Rd 40,000 34,290 0.857 D 40,000 55,800 1.395 F 50,000 55,800 1.116 F 
Alvarado Canyon Rd 
to I-8 WB Ramps 40,000 47,690 1.192 F 40,000 64,300 1.608 F 50,000 64,300 1.286 F 
I-8 WB Ramps to I-8 
EB Ramps 40,000 34,670 0.867 D 40,000 51,900 1.298 F 50,000 51,900 1.038 F 

Vandever Avenue  
Riverdale St to 
Mission Gorge Rd 8,000 5,600 0.7 D 8,000 6,700 0.838 E 15,000 6,700 0.447 B 

Twain Avenue   
Fairmount Ave to 
Mission Gorge Rd 8,000 5,100 0.638 D 8,000 9,700 1.213 F 15,000 9,700 0.647 C 

San Diego Mission Road   
Rancho Mission Road 
to Fairmount Avenue 15,000 7,680 0.512 C 15,000 17,000 1.133 F 15,000 17,000 1.133 F 

Zion Avenue      
Mission Gorge Road 
to Waring Road 15,000 10,760 0.717 D 15,000 19,000 1.267 F 

15,000
40,000 

19,000
19,000 

1.2670
.475 FB 

Footnotes: a. Capacity based on roadway classification operating at LOS E., b. Average 
Daily Traffic, c. Level of Service, d. Volume to Capacity. 
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5.2.3  Issue 2: Traffic Generation 
 
Issue 2: Would the proposed FPA result in traffic generation in excess of specific 

community plan allocations? 
 
5.2.3.1 Impact Analysis 
The proposed FPA would be a mixed-use transit oriented development (TOD) project that aims to reduce 
vehicle trips and promote all modes of transportation, which is achieved with the support of the existing 
Grantville Trolley Station.  The proposed FPA transportation improvements identified in this study are 
consistent with the current Navajo Community Plan and the Navajo Public Financing Plan (2013).  
 
Based on the calculated trip generation in accordance to the City of San Diego Trip Generation Manual 
(May 2003), the proposed FPA is calculated to generate approximately 27,360 new ADT with the reduction 
of 400 inbound trips and the addition of 2,573 outbound trips during the AM peak hour and the addition of 
2,201 inbound trips and the reduction of 53 outbound trips during the PM peak hour.  Implementation of the 
proposed FPA would increase density and ultimately result in a significant increase in traffic within the 
proposed FPA area.  Table 5.2-12 provides the trip generation for the proposed FPA. 
 
Furthermore, one of the objectives of this project is promote transit-oriented development and encourage 
alternative modes of transportation that reduce the increased traffic impacts. Mitigation measures T-23 
through T-26 reference the Navajo Community Plan – Grantville CPIOZ Section as Supplemental Design 
Regulations, the City’s Bike Master Plan, and Chapter 14 Article 2 Division 5 §142.0540 (c) Exceptions to 
Parking Regulations for Nonresidential Uses to ensure future development adheres to the proposed FPA’s 
goals. Therefore, with the approval of the amendment to the Navajo Community Plan, and the 
implementation of Mitigation Measure T-1 to T-7, T-11 to T-20, T-23 to 26, traffic generation impacts related 
to the implementation of the proposed FPA would be reduced to a level less than significant. 
 
5.2.3.2 Significance of Impact 
With the implementation of Mitigation Measures T-1 to T-7, T-11 to T-20, T-23 to 26  T-1 through T-22, 
described above, and the additional mitigation measures described below, the proposed FPA would not 
result in traffic generation in excess of the specific community plan allocation and impacts would be 
reduced to a level less than significant.   
 
5.2.3.3 Mitigation Framework 
Mitigation Measures T-1 to T-7, T-11 to T-20, T-23 to 26 T-1 through T-22 as described in Section 5.2.3 of this 
PEIR shall be implemented.  Additionally, the following mitigation measures shall be implemented to 
provide multimodal transportation options.  
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Table 5.2-12 
Grantville FPA Trip Generation Summary 

Land Use 
City of SD 
Land Use 

Classification  

Quantity Daily Trip Ends (ADT) a AM Peak Hour  PM Peak Hour  

Existing Size Total Proposed 
Size Delta Rate b Volume % of 

ADT Total In:Out 
Split In Out % of 

ADT Total In:Out 
Split In Out 

Residenti
al Mixed-

Use 

Multi - Over 
20 DU/Acre  

0 DU 6,174 DU 6,174 DU 6 /DU 37,040 8% 2,963  20:80 593 2,370 9% 3,334  70:30 2,334 1,000 

Residential Mixed Use Reduction (10%ADT, 8%AM, 10%PM) -3,700   -237   -47 -190   -333   -233 -100 

Residential Transit Reduction (5%ADT, 9%AM, 6%PM) -1,670   -245   -49 -196   -180   -126 -54 

Subtotal 31,670   2,481   497 1,984   2,821   1,975 846 

Commercial 
Office 

174.90 KSF 560.00 KSF 385.1 KSF 12.15 /KSF 4,680 13% 608 90:10 547 61 14% 655 20:80 131 524 

Office Mixed Use Reduction (3%ADT, 5%AM, 4%PM) -140   -30   -27 -3   -26   -5 -21 

Office Transit Reduction (3%ADT, 5.5%AM, 2%PM) -140   -32   -29 -3   -13   -3 -10 

Subtotal 4,400   546   491 55   616   123 493 
Strip 

Commercial 209.20 KSF 80.00 KSF -129.20 KSF 40 /KSF -5,170 4% -207  60:40 -124 -83 11% -569  50:50 -284 -285 

Industrial Park 764.7 KSF 0 KSF -764.7 KSF 15 /KSF -11,470 11% -1,262 90:10 -1,136 -126 12% -1,376 20:80 -275 -1,101 

Commer
cial 

Mixed 
Use 

Multi - Over 
20 DU/Acre  0 DU 1,396 DU 1,396 DU 6 /DU 8,380 8% 670  20:80 134 536 9% 754  70:30 528 226 

Multi - Under 
20 DU/Acre  4 DU 307 DU 303 DU 8 /DU 2,420 8% 194  20:80 39 155 10% 242  70:30 169 73 

  Residential Mixed Use Reduction (10%ADT, 8%AM, 10%PM) -1,080   -69   -14 -55   -100   -70 -30 

  Subtotal 9,720   795   159 636   896   627 269 

Commercial 
Office 

142.9 KSF 309.0 KSF 166.1 KSF 14.93 /KSF 2,480 13% 322 90:10 290 32 14% 347 20:80 69 278 

Office Mixed Use Reduction (3%ADT, 5%AM, 4%PM) -70   -16   -14 -2   -14   -3 -11 

Subtotal 2,410   306   276 30   333   66 267 
Strip 

Commercial 413.10 KSF 394.40 KSF -18.70 KSF 40 /KSF -750 4% -30  60:40 -18 -12 11% -83  50:50 -41 -42 

Industrial Park 626.8 KSF 250 KSF -376.8 KSF 15 /KSF -5,650 11% -622 90:10 -560 -62 12% -678 20:80 -136 -542 
Multi 
Family 
Residenti
al 

Multi - Over 
20 DU/Acre  97 DU 499 DU 402 DU 6 /DU 2,410 8% 193  20:80 39 154 9% 217  70:30 152 65 

Office Commercial 
Office 72.5 KSF 57.5 KSF -15.0 KSF 14 /KSF -210 13% -27 90:10 -24 -3 14% -29 20:80 -6 -23 

Gross Total 34,160   2,802   -220 3,022   2,814   2,641 173 

Mixed Use Reduction -4,990   -352   -102 -250   -473   -311 -162 

Transit Reduction -1,810   -277   -78 -199   -193   -129 -64 

Net Total 27,360   2,173   -400 2,573   2,148   2,201 -53 
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Development projects that comply with the supplemental regulations for CPIOZ-Type A and the regulations 
of the underlying zone , and can provide documentation from a California Registered Traffic Engineer 
stating that the proposed project’s traffic volumes are based on the City’s trip generation rates and are less 
than the thresholds established in the City of San Diego’s Traffic Impact Study Manual can be processed 
ministerially and would not be subject to further environmental review under CEQA. Development 
proposals that do not comply with the CPIOZ Type A supplemental regulations and generate traffic 
volumes greater than the City’s thresholds shall be subject to discretionary review in accordance with 
CPIOZ-Type B and the Mitigation Framework as detailed in Mitigation Measure T-23 through T-26, below. 

T-23 Pedestrian Circulation Improvements: 

• Provide minimum 5 foot non-contiguous sidewalks on both sides of any vehicular access way 
(including private drives that a project creates on its property). Vehicular access ways shall 
connect to existing alleys, streets and adjacent development. (SDR 175) 

• Provide a minimum 5 foot planting zone and minimum 10 foot sidewalk. The planting zone 
shall be adjacent to the curb and the sidewalk shall be between the planting zone and the 
building. (SDR 185) 

• All crosswalks shall meet City standard for high visibility (Continential) crosswalks (See 
Standard Drawing SDM-116). All transverse type crosswalks within the public right-of-way shall 
be upgraded to new City standard crosswalks per City Adoption of High Visilbity Crosswalks.  
Additionally, the Navajo Community Plan Grantville - CPIOZ Section includes an SDR for use 
of enhanced pavement pattern. Median refuge, curb extensions, countdown signals etc. 
shall be included per City standards and Street Design Manual.  

• Development shall provide a minimum of one pedestrian (and bicycle) connection to each 
adjacent property. These pedestrian (and bicycle) connections shall be coordinated and 
connected. Fencing or walls that limit access are prohibited (SDR 215) beyond security 
considerations. 

• Pedestrian connectivity to the San Diego River, the surrounding parks and transit shall be 
provided per the San Diego River Park Master Plan. 

• Provide direct access to Alvarado Creek from common areas and ground floor units. (SDR 
38) and development along Alvarado Creek shall provide a 10 foot wide pedestrian and 
bicycle trail adjacent to the Alvarado Creek. (SDR 2936) 

• Provide a bridge at Mission Gorge/Fairmount Ave for the Alvarado Creek to connect to the 
San Diego River. Provide a pedestrian connection with the bridge for access to the River and 
Creek (San Diego River Park Master Plan). 

• Primary access for each ground-floor commercial, office, retail, and residential unit/space 
shall be provided directly from the public right-of-way, public street, and/or internal street 
(SDR 611). All sidewalks, crosswalks and access to the entrances  shall be ADA compliant. A 
straight, accessible path of travel shall be maintained clear without any obstructions (SDR 
197).  
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The pedestrian improvements within the study area  are consistent with the goals included in the City of 
San Diego Pedestrian Master Plan. 
 
T-24 Bicycle Circulation Improvements: 

• Per the City of San Diego River Park Master Plan, provide the following: 

o Provide for a San Diego River Pathway connection to San Diego Mission Road from the 
north side of the river at Rancho Mission Road. 

o Provide a bridge at Mission Gorge/Fairmount Ave for the Alvarado Creek to connect 
to the San Diego River. Provide a bicycle connection with the bridge for access to the 
River and Creek (San Diego River Park Master Plan). Enhanced bike lanes and 
crossings shall be provided between the proposed San Diego River bike path and the 
existing Fairmount Avenue bike path. 

o Identify land for bicycle (and pedestrian) trail through land acquisition or open space 
easements and identify an alignment for the San Diego River Pathway as Grantville 
redevelops. 

o Development shall provide a minimum of one bicycle connection (and pedestrian) to 
each adjacent property. These bicycle connections shall be coordinated and 
connected. Fencing or walls that limit access are prohibited. (SDR 215)  

o Project shall be provided per City standard. Bike racks must be provided along the 
project’s street frontage. (SDR 2210) 

• Per SANDAG’s San Diego Regional Bicycle Plan, provide a Class I Bike Path along the San 
Diego River Bikeway Corridor. 

• Per the Navajo PFFP, provide the following: 

o Complete the Mission Trails Bike Path Study (#T13) 

o Construct bicycle routes throughout the community (#T14) 

• Per the City of San Diego Bicycle Master Plan, provide the following: 

o Class II Bike Lane along Friars Road from I-15 SB Ramps to Mission Gorge Road 

o Class II Bike Lane along Mission Gorge Road from Jackson Drive to Friars Road 

o Class II Bike Lane along Mission Gorge Road from Friars Road to I-8/Fairmount Avenue 
interchange 

o Class III Bike Route Class II Bike Lane along Zion Avenue from Mission Gorge Road to 
Waring Avenue 

o Class II Bike Lane along San Diego Mission Road from Rancho Mission Road to Twain 
Avenue 

o Class II Bike Lane along Camino Del Rio North from east of Ward Street to Fairmount 
Avenue 
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o Class II Bike Lae along Mission Gorge Place from Alvarado Canyon Road to Fairmount 
Avenue 

Furthermore, the bicycle network improvements within the study area are identified in the City of San Diego 
Bicycle Master Plan, SANDAG’s San Diego Regional Bicycle Plan, San Diego River Park Master Plan, Navajo 
Community Plan – Grantville CPIOZ Section, and the Navajo Facilities Financing Plan. These bicycle 
improvements shall be implemented through the future development projects.  
 
T-25 Transit Improvements 

• All streets, which are directly served by transit should be designed or retrofitted to serve 
pedestrians since there must be adequate facilities to access transit. Provide sufficient ADA 
compliant pedestrian access to all mass transit facilities. 

• Bus Shelters should be provided at all bus stop locations in the FPA area. 

• Transit Priority Signals should be installed on all Mission Gorge Road Signals (from Friars Road 
to Camino del Rio North).  

• Based on the future ridership, increasing the bus frequency during peak periods should be 
considered.  Bus stops should be considered within ¼ mile radius for every land use in the FPA 
area and bus routes should be reevaluated based on the proposed land uses.  

• Per the Navajo Community Plan Amendment, provide the following: 

o All new projects shall provide wayfinding signage that identifies pedestrian and 
bicycle routes to and from the Grantville Trolley Station. (SDR 156) 

 
T-26 Transportation Demand Management (TDM) Improvements 

• Per Chapter 14 Article 2 Division 5 §142.0540 (c), provide the following: 

o The TDM Plan shall be designed to reduce peak period automobile use with such 
techniques as carpooling, vanpooling, transit, bicycling, walking, telecommuting, 
compressed work weeks, or flextime.  

o Transit pass or transit discounts shall be incorporated into TDM Plans and Programs. 

o Intelligent Transportation System components shall be incorporated when possible with 
SANDAG ITS Program. 

o Transit Service time (Priority signalizing) and transit only lanes shall be incorporated as 
part of traffic improvements. 

 
5.2.3.4 Impacts After Mitigation 

With the implementation of Mitigation Measures T-1 to T-7, T-11 to T-20, T-23 to 26  T-1 through T-26 and the 
approval of the proposed amendment to the Navajo Community Plan, impacts would be reduced to a 
level less than significant.  
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5.2.4 Issue 3: Freeway Segments/Ramps 
 
Issue 3:  Would the proposed FPA result in the addition of a substantial amount of traffic to 

a congested freeway segment, interchange, or ramp? 
 
5.2.4.1 Impact Analysis 
 
A. Freeway Segment Operations 
Freeway segments were analyzed under the Year 2030 with project conditions.  As shown in Figures 5.2-13a 
and 5.2-13b, all of the freeway segments within the study area are calculated to operate at LOS E or F in 
the Year 2030 with project scenario, which is considered a cumulatively significant impact.  As shown in 
Table 5.2-13b, the following freeway segments would have a significant cumulative impact: 

 I-15 NB: Aero Drive to Friars Road 

 I-15 SB: Aero Drive to Friars Road 

 I-15NB: Friars Road to I-8 

 I-15 SB: Friars Road to I-8 

 I-8 EB: I-15 to Fairmount Avenue 

 I-8 WB: I-15 to Fairmount Avenue 

 I-8 EB: Fairmount Avenue to Waring Road 

 I-8 WB: Fairmount Avenue to Waring Road 

 
B. Ramp Meter Operations / Freeway Interchange Intersections 
Ramp meter operations were analyzed under the Year 2030 with project scenario.  The study area ramp 
meters are calculated to operate at an acceptable LOS (delay of 15 minutes or less), except at Friars Road 
to Northbound I-15 (AM and PM peak hours), as shown in Table 5.2-14 below.  The proposed FPA’s impact 
to this freeway ramp is considered a cumulatively significant impact. The following freeway interchange 
intersections would have a significant cumulative impact: 

 Friars Road / I-15 SB Intersection 
 Fairmont Avenue / Alvarado Canyon Road / I-8 WB Off-Ramp / Camino Del Rio North Intersection 

 
5.2.5.2 Significance of Impact 
The project impacts were based on the Year 2030 with project conditions compared to the existing 
conditions.  Per the City’s significance thresholds and the analysis methodology, eight freeway segments, 
one freeway ramp, and two freeway interchange intersections would result in significant cumulative 
impacts.   
 
5.2.4.3 Mitigation Framework 
The following mitigation measures are recommended for the impacted freeway segments, ramps, and 
interchange intersections.  Feasibility of the measures described below is identified in the feasibility sketches 
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provided in Appendix B of this PEIR.  Mitigation measures identified below should be constructed per the 
City of San Diego’s public road standards and as depicted in the feasibility sketches. 
 

Table 5.2-13a: Year 2030 with Existing Freeway Segment Operations 

Freeway and 
Segment Dir. Number of 

Lanesa 
Hourly 

Capacity 

Existing 

 Existing 

AM PM 
Peak 
Hour 

Volume 
V/C LOS 

Peak 
Hour 

Volume 
V/C LOS 

Interstate 15           
Aero Drive to Friars 

Road 
NB 4M+ 1A 9,200 204,000 9,984 1.085 F(0) 6,682 0.726 C 
SB 4M+ 2A 10,400 5,601 0.539 B 9,174 0.882 D 

Friars Road to I-8 NB 4M+ 2A 10,400 197,000 9,641 0.927 E 6,453 0.620 C 
SB 4M+2CD+1A 13,200 5,409 0.410 B 8,860 0.671 C 

Interstate 8            
I-15 to Fairmount 

Avenue 
EB 4M 8,000 207,000 5,843 0.730 C 9,223 1.153 F(0) 
WB 4M+2CD 12,000 10,117 0.843 D 6,578 0.548 B 

Fairmount Avenue to 
Waring Road 

EB 4M+1CD+1A 11,200 228,000 6,436 0.575 B 10,158 0.907 D 
WB 5M+ 1A 11,200 11,144 0.995 E 7,245 0.647 C 

Source: LLG, 2014 

 
Table 5.2-13b: Year 2030 + Project Freeway Segment Operations 

Freeway and Segment Dir. Number of 
Lanesa 

Hourly 
Capacity 

Year 2030 + Project 
Year 

2030 + 
Project 
ADTb 

AM PM 
Peak 
Hour 

Volume 
V/C LOS 

Peak 
Hour 

Volume 
V/C LOS 

Interstate 15           

Aero Drive to Friars Road NB 4M+ 1A 9,200 313,000 15,318 1.665 F(3) 10,252 1.114 F(0) 
SB 4M+ 2A 10,400 8,594 0.826 D 14,076 1.353 F(2) 

Friars Road to I-8 NB 4M+ 2A 10,400 316,000 15,465 1.487 F(3) 10,350 0.995 E 
SB 4M+2CD+1A 13,200 8,676 0.657 C 14,211 1.077 F(0) 

Interstate 8            

I-15 to Fairmount Avenue EB 4M 8,000 278,000 7,847 0.981 E 12,386 1.548 F(3) 
WB 4M+2CD 12,000 13,588 1.132 F(0) 8,834 0.736 C 

Fairmount Avenue to 
Waring Road 

EB 4M+1CD+1A 11,200 305,000 8,609 0.769 C 13,589 1.213 F(0) 
WB 5M+ 1A 11,200 14,907 1.331 F(1) 9,692 0.865 D 

Source: LLG, 2014 

Table 5.2-14 
Year 2030 with Project Ramp Meter Operations 

Location/Condition 
Min/ 
Max 
Rate  

Peak 
Hour 

Demand  

Peak Hour 
Demand/Lane  

Meter  Flow 
Rate 

(Veh/hr/lane) 

Excess 
Demand 

(Veh/hr/lane)  

Delay 
(min) 

Queue 
(ft) 

I-15 / Friars Road Interchange 
Northbound Ramp (AM Peak Hour) 

Existing 
Min 1237 578 516 62 7 145 
Max 1237 578 600 0 0 0 

Year 2030 + Project 
Min 1610 753 516 237 28 550 
Max 1610 753 600 153 15 305 

Project Increase Min 373 174 NA 174 20 406 
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Location/Condition 
Min/ 
Max 
Rate  

Peak 
Hour 

Demand  

Peak Hour 
Demand/Lane  

Meter  Flow 
Rate 

(Veh/hr/lane) 

Excess 
Demand 

(Veh/hr/lane)  

Delay 
(min) 

Queue 
(ft) 

Max 373 174 NA 153 15 305 
I-15/I-8 Southbound Ramp (AM Peak Hour) 

Existing 
Min 632 632 660 0 0 0 
Max 632 632 996 0 0 0 

Year 2030 + Project 
Min 790 790 660 130 12 236 
Max 790 790 996 0 0 0 

Project Increase 
Min 158 158 NA 130 12 236 
Max 158 158 NA 0 0 0 

I-15 Southbound Ramp (AM Peak Hour) 

Existing 
Min 260 260 660 0 0 0 
Max 260 260 996 0 0 0 

Year 2030 + Project 
Min 260 260 660 0 0 0 
Max 260 260 996 0 0 0 

Project Increase 
Min 0 0 NA 0 0 0 
Max 0 0 NA 0 0 0 

Northbound Ramp (PM Peak Hour) 

Existing 
Min 1347 630 386 244 38 758 
Max 1347 630 672 0 0 0 

Year 2030 + Project 
Min 1770 827 386 441 69 1372 
Max 1770 827 672 155 14 278 

Project Increase 
Min 423 198 NA 198 31 615 
Max 423 198 NA 155 14 278 

I-15/I-8 Southbound Ramp (PM Peak Hour) 

Existing 
Min 571 571 660 0 0 0 
Max 571 571 996 0 0 0 

Year 2030 + Project 
Min 710 710 660 50 5 91 
Max 710 710 996 0 0 0 

Project Increase 
Min 139 139 NA 50 5 91 
Max 139 139 NA 0 0 0 

I-15 Southbound Ramp (AM Peak Hour) 

Existing 
Min 369 369 660 0 0 0 
Max 369 369 996 0 0 0 

Year 2030 + Project 
Min 370 370 660 0 0 0 
Max 370 370 996 0 0 0 

Project Increase 
Min 1 1 NA 0 0 0 
Max 1 1 NA 0 0 0 
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Table 5.2-14 (cont’d) 
Year 2030 with Project Ramp Meter Operations 

Location/Condition 
Min/ 
Max 
Rate  

Peak 
Hour 

Demand  

Peak Hour 
Demand/Lane  

Meter  Flow 
Rate 

(Veh/hr/lane) 

Excess 
Demand 

(Veh/hr/lane)  

Delay 
(min) 

Queue 
(ft) 

I-8 / Fairmount Avenue Interchange 
Eastbound Ramp (AM Peak Hour) - Fairmount Avenue SB 

Existing 
Min 232 232 516 0 0 0 
Max 232 232 600 0 0 0 

Year 2030 + Project 
Min 280 280 516 0 0 0 
Max 280 280 600 0 0 0 

Project Increase 
Min 48 48 NA 0 0 0 
Max 48 48 NA 0 0 0 

Eastbound Ramp (PM Peak Hour) - Fairmount Avenue SB 

Existing 
Min 510 510 660 0 0 0 
Max 510 510 996 0 0 0 

Year 2030 + Project 
Min 713 713 660 53 5 96 
Max 713 713 996 0 0 0 

Project Increase 
Min 203 203 NA 53 5 96 
Max 203 203 NA 0 0 0 

Footnotes:                                                                                                                                                              
a. Meter Rates obtained from CALTRANS (Appendix E). 
b. Delay expressed in minutes. 
c. Queue 
Source: LLG, 2014 
 

Mainline Freeways Segment Mitigation Measures: 

T-27 thru T-30  
I-15 NB & SB: Aero Drive to I-8: San Diego Association of Governments (SANDAG) 20540 Revenue 
Constrained Regional Transportation Plan (RTP) proposes the cConstruction of 2 managed lanes 
along I-15 between I-8 and SR-163. Project is expected to be built by Year 2020. This measure  
provides partial mitigation since it reduces the traffic demand on the freeway general purpose 
lane; however, even with this improvement, the FPA traffic impact to this roadway segment is 
significant.  

 
T-31 thru T-34  

I-8 EB & WB: I-15 to Waring Road:  SANDAG 20520 Revenue Constraint RTP includes oOperational 
improvements, as described in the SANDAG Revenue Constrained RTP, along I-8 between I-15 and 
SR-125. Project is expected to be built by Year 2040. This measure  provides partial mitigation since 
it improves freeway operation in the vicinity of the project; however, even with this improvement, 
the FPA traffic impact to this roadway segment is significant.   
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Freeway Interchange Mitigation Measures: 

I-15/Friars Road Interchange 

T-35  Friars Road to Northbound I-15 Ramp: No mitigation measures have been identified for this 
location. Mitigation measures that would potentially reduce vehicular queuing and freeway ramp 
metering impacts at this location consists of adding freeway lanes, auxiliary lanes, adding a lane to 
the freeway on-ramp, implementation of TDM measures that encourage carpooling and other 
alternate means of transportation or a combination of these measures. Additional roadway 
improvements would also be necessary along Friars Road; however, this interchange is located 
within the Mission Valley Community Plan, and will be evaluated in more detail in the upcoming 
Mission Valley Community Plan Update. As a result, the FPA significant traffic impact to this 
intersection would remain significant and unmitigated. 

 
T-36  Friars Road / I-15 SB Off-Ramps Intersection: Caltrans is in the process of developing preliminary 

improvement plans for this location which will be shared with City staff once availableNo mitigation 
measures have been identified for this location. Additional through lanes along Friars Road would 
be needed to improve the traffic operations at this intersection to pre-project conditions or better 
which would require bridge widening. The existing bridge at this interchange is currently built to its 
ultimate classification per Mission Valley Community Plan. It should be noted that this location is 
located within the Mission Valley Community Planning area where it will be evaluated in more 
detail in the upcoming Mission Valley Community Plan update. As a result, the FPA significant traffic 
impact to this intersection would remain significant and unmitigated. 

 
I-8/Fairmount Avenue Interchange 

T-37  Fairmount Avenue / Alvarado Canyon Road / I-8 WB Off-Ramp / Camino Del Rio N. Intersection: I-
8/Fairmount Avenue interchange improvement project is included in the Navajo PFFP (# T12). This 
measure provides partial mitigation since it improves freeway and local roadway operation in the 
vicinity of the project; however, even with this improvement, the FPA traffic impact to this roadway 
segment is significant. 

 
5.2.4.4 Impacts After Mitigation 
With implementation of the roadway improvements described above in Section 5.2.4.3, the proposed FPA 
would result in significant impacts to the freeway segments and ramps within the project study area in the 
Year 2013 with Project scenario. Impacts would be significant and unavoidable. 
 
The SANDAG 2050 Revenue Constrained Regional Transportation Plan (RTP) includes projects to improve 
the performance of I-15 and I-8. However, even with implementation of T-27 through T-34, the FPA 
significant traffic impact to I-15 NB and SB from Aero Drive to I-8 and to I-8 EB and WB from I-15 to Waring 
Road would be significant and unavoidable.  
 
Even with implementation of T-36, the FPA significant impact to the Friars Road / I-15 SB Off-Ramps 
Intersection would be significant and unavoidable. This intersection is within the Mission Valley Community 
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Planning Area, and this improvement is not currently included in the Mission Valley PFFP. Additionally, there 
is some uncertainty related to the actual development and associated traffic impacts of the FPA that will 
materialize over time. Future development projects’ transportation studies would be able to more 
accurately identify potential transportation impacts and provide the mechanism to mitigate them through 
project-specific mitigation including, but not limited to, fair share contribution, transportation demand 
management measures, or a combination of these measures. As a result, the FPA’s significant traffic 
impact to this intersection would remain significant. 
 
Even with implementation of T-37, which is included in the Navajo PFFP, the FPA significant traffic impact to 
the Fairmont Avenue / Alvarado Canyon Road / I-8 WB Off-Ramp / Camino Del Rio N. Intersection would 
be significant and unavoidable.  
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2.5 Issue 4: Traffic Hazards 

Issue 4:  Would the proposed FPA increase traffic hazards for motor vehicles, bicyclists or 
pedestrians?  

 
5.2.5.1 Impact Analysis 
The project would be designed to be consistent with the City’s roadway standards and would not create a 
hazard for vehicles, bicycles, or pedestrians in the project area.  The proposed FPA does not anticipate any 
significant impacts resulting in this issue area.  Therefore, impacts would be less than significant.   
 

 

5.2.5.2 Significance of Impact 
Since the proposed FPA is designed consistently with the City’s roadway standards, the proposed FPA 
would not create a hazard for vehicles, bicycles, or pedestrians entering or exiting the site.  Since no 
hazards are expected, a less than significant impact has been identified for this issue area.   
 
5.2.5.3 Mitigation Framework 
A less than significant impact has been identified for the project area; therefore, no mitigation measures 
are recommended at this time.  
 
5.2.5.4 Impacts After Mitigation 
Since no hazards are expected, a less than significant impact has been identified for this issue area.  
 

5.2.6  Issue 5: Alternative Transportation Modes 
 
Issue 5: Does the proposed project conflict with adopted policies, plans or programs supporting 

alternative transportation models (e.g. bus turnouts, bicycle racks)? 
 
5.2.6.1 Impact Analysis 
The proposed FPA supports TOD that conforms with local policies, plans, and programs (Navajo Community 
Plan, City of San Diego General Plan, and the 2050 Regional Transportation Plan [RTP])and encourages the 
use of alternative transportation.  MTS bus stops are located throughout the project area and the Grantville 
Trolley Station is in a centralized location within the proposed FPA area. Additionally, the proposed FPA 
requires a series of circulation improvements throughout the area, which would support the Navajo 
Community Plan Circulation Element. As indicated in the Navajo Community Plan – Grantville CPIOZ 
Section, the proposed FPA would enforce implement Mitigation Measures T-23 to T-25 as it relates to 
pedestrian and bicycle connectivity. T-26 addresses Transportation Demand Management (TDM) strategies 
and  TDM programs that are consistent with the City’s General Plan and comply with Chapter 14 Article 2 
Division 5 §142.0540 (c). and support the use of these alternative modes of transportation.  In addition, 
Mitigation Measure T-23 through T-26 shall be implemented to promote multi modal connections and 
pedestrian, bicycle, and transit improvements within the community.   As such, no impact is identified for 
this issue area.Therefore, no impacts are anticipated. 
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5.2.6.2 Significance of Impact 
The proposed FPA would support the adopted local policies, plans and programs; therefore, no impact has 
been identified for this issue area. 
 
5.2.6.3 Mitigation Framework 
No impact has been identified as a result of the of the proposed FPA, and no mitigation is required. 
 
5.2.6.4 Impacts After Mitigation 
The proposed FPA would pose no impact with the adopted local plans and programs supporting 
alternative transportation models.  
 
5.2.7  Conclusion 
The proposed FPA would result in cumulatively significant impacts at nine intersections, fifteen street 
segments, eight freeway segments, and one freeway ramp.  However, with implementation of the 
Mitigation Measures T-1 through T-7, T-11 through T-20 and T-23 through T-37, would mitigate several of the 
cumulative impacts resulting from the proposed FPA would be reduced to a level less than significant, and 
in many cases, improve upon the existing traffic situation. However, some mitigation measures are not 
feasible; therefore, traffic impacts to intersections and roadway segments in the Year 2030 scenario with 
the implementation of the proposed FPA would be considereduntil funding for the projects included in the 
PFFP is identified and available, traffic impacts from implementation of the FPA would remain cumulatively 
significant and unmitigable. Mitigation Measures T-23 through T-26, which require new development to 
include pedestrian, bicycle, and transit improvements, as well as a preparation of a TDM program to 
ensure compliance with the Navajo Community Plan Circulation Element, would reduces impacts from 
project trip generation to a less than significant level regardless of funding availability. Since no hazards are 
expected, a less than significant impact has been identified for  In addition, the proposed FPA would not 
increase traffic hazards to motor vehicles, bicyclists, or pedestrians.  
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5.3 Air Quality and Odor
This section of the PEIR discusses the potential environmental impacts of the proposed FPA associated with 
air quality emissions.  Information contained in this section is summarized from the Air Quality and 
Greenhouse Gas Study for the proposed FPA, prepared by Rincon Consultants, Inc. (Rincon), dated May 
2014 (Appendix C of this PEIR).  This document is provided on the attached CD of Technical Appendices 
found on the back cover of this PEIR.   

Since the development of Appendix C, the boundaries for this project have been redrawn to reflect the 
exact areas affected by the proposed FPA.  The maps and analysis in Appendix C, while completed for a
larger geographical area, are still relevant to this PEIR as the actions in the proposed FPA (community plan 
amendment, CPIOZ, rezone, CPIOZ, and PFFP) have not changed.

5.3.1 Existing Conditions

5.3.1.1 Climate
The proposed FPA area is located within the San Diego Air Pollution Control District (SDAPCD) of the San 
Diego Air Basin (SDAB), which includes 11 monitoring stations throughout the District.  The distinctive climate 
of the SDAB is determined by its terrain and geographical location.  The basin is a coastal plain with 
connecting broad valleys and low hills, bounded by the Pacific Ocean on the western quadrant with 
mountains and canyon forming the eastern boundary.  The climate of the SDAPCD is strongly influenced by 
its proximity to the Pacific Ocean and the location of the semi-permanent high-pressure cells in the 
northeastern Pacific.  With a Mediterranean-type climate, the proposed FPA area is characterized by 
warm, dry summers and cool winters with occasional rainy periods.

Due to the large size and topography within the SDAPCD there is a wide variation in temperature within 
short distances.  The moderating effect of the ocean regulates the coastal temperature to ranges of 58°F 
to 71°F near the coast.  Daytime temperatures in nearby valleys are much warmer in summer and nights 
are noticeably cooler in the winter.

The dominant daily wind pattern for the basin is westerly daytime sea breeze and an easterly nighttime 
land breeze. Generally, wind speed averages are about 25% higher in spring and summer than in fall and 
winter, with an average wind speed of about 7.0 miles per hours at the coast and slightly lower in the inland 
mountains. This regime is broken by occasional winter storms and infrequent strong, northeasterly “Santa 
Ana” winds from the mountains and deserts northeast of the basin. “Santa Ana” winds are typically hot, dry 
northerly winds which blow offshore at 15-20 mph, but can reach speeds over 60 mph.

Two types of temperature inversions (warmer air on top of cooler air) are created in the area: subsidence 
and radiational. The subsidence inversion is a regional effect created by the Pacific high in which air is 
heated as it is compressed when it flows from the high-pressure area to the low-pressure areas inland. This 
type of inversion generally forms at about 1,000 to 2,000 feet and can occur throughout the year, but it is
most evident during the summer months. Surface inversions are formed by the more rapid cooling of air 
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near the ground during the night, especially during winter. This type of inversion is typically lower and is 
generally accompanied by stable air. Both types of inversions limit the dispersal of air pollutants within the 
regional air shed, with the more stable air (low wind speeds, uniform temperatures), the lower the amount 
of pollutant dispersion.

5.3.1.2 Air Pollution Regulation
Through the Federal and State Clean Air Acts, the federal and state governments regulate the emission of 
airborne pollutants and have established ambient air quality standards for the protection of public health. 
The United States Environmental Protection Agency (USEPA) is the federal agency designated to administer 
air quality regulation, while the Air Resources Board (ARB) is the state equivalent in the California 
Environmental Protection Agency. Local control in air quality management is provided by the ARB through 
multi-county and county-level Air Pollution Control Districts (APCDs). The ARB establishes statewide air 
quality standards and is responsible for the control of mobile emission sources, while the local APCDs are 
responsible for enforcing standards and regulating stationary sources. The ARB has established 15 air basins 
statewide. As described above, the City of San Diego is located in the SDAB, which is under the jurisdiction 
of the SDAPCD. 

Federal and state standards have been established for ozone (O3), carbon monoxide (CO), nitrogen 
dioxide (NO2), sulfur dioxide (SO2), particulates less than 10 and 2.5 microns in diameter (PM10 and PM2.5), 
and lead (Pb) (refer to Table 5.3-1). The local air quality management agency is required to monitor air 
pollutant levels to assure that air quality standards are met and, in the event they are not, to develop 
strategies to meet these standards. Depending on whether the standards are met or exceeded, the local 
air basin is classified as in “attainment” or “nonattainment.” 

Table 5.3-1:
Federal and State Ambient Air Quality Standards

Pollutant Averaging Time Federal Primary Standards California Standards

Ozone 1-Hour --- 0.09 ppm
8-Hour 0.075 ppm 0.070 ppm

PM10
24-Hour 150 μg/m3 50 μg/m3

Annual --- 20 μg/m3

PM2.5
24-Hour 35 μg/m3 ---
Annual 12 μg/m3 12 μg/m3

Carbon Monoxide
8-Hour 9.0 ppm 9.0 ppm

1-Hour 35.0 ppm 20.0 ppm

Nitrogen Dioxide
Annual 0.053 ppm 0.030 ppm

1-Hour 0.100 ppm 0.18 ppm

Sulfur Dioxide 24-Hour --- 0.04 ppm
1-Hour 0.075 ppm 0.25 ppm

Lead 30-Day Average --- 1.5 μg/m3

3-Month Average 0.15 μg/m3 ---
Notes: ppm = parts per million; μg/m3 = micrograms per cubic meter
Source: Rincon, 2014. 
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Ozone
Ozone (O3) is produced by a photochemical reaction (triggered by sunlight) between nitrogen oxides 
(NOx) and reactive organic gases (ROG).  Ozone is a pungent, colorless, toxic gas with direct health effects 
on humans including respiratory and eye irritation and possible changes in lung functions.  Groups most 
sensitive to ozone include children, the elderly, people with respiratory disorders, and people who exercise 
strenuously outdoors.

Carbon Monoxide
Carbon monoxide (CO) is a colorless, odorless, poisonous gas found in high concentrations only near the 
source (typically automobile traffic).  Thus, elevated concentrations are usually only found near areas of 
high traffic volumes, particularly at congested intersections when automobiles are idling or in stop-and-go 
traffic.  These localized high concentrations of CO are referred to as “CO hot spots”.  The health effects of 
CO are related to its affinity for hemoglobin in the blood.  At high concentrations, CO reduces the amount 
of oxygen in the blood, causing heart difficulties in people with chronic diseases, reduces lung capacity 
and impairs mental abilities.

Nitrogen Dioxide
Nitrogen dioxide (NO2) is an acute irritant and is a by-product of fuel combustion, with the primary source 
being motor vehicles and industrial boilers and furnaces.  A relationship between NO2 and chronic 
pulmonary fibrosis may exist, and an increase in bronchitis in young children at concentrations below 0.3 
ppm may occur.  NO2 absorbs blue light and causes a reddish brown cast to the atmosphere and reduced 
visibility.  It can also contribute to the formation of PM10 and acid rain.

Suspended Particulates
PM10 is particulate matter measuring no more than 10 microns in diameter, while PM2.5 is fine particulate 
matter measuring no more than 2.5 microns in diameter.  Suspended particulates are mostly dust particles, 
nitrates and sulfates.  Both PM10 and PM2.5 are by-products of fuel combustion and wind erosion of soil and 
unpaved roads, and are directly emitted into the atmosphere through these processes. Suspended 
particulates are also created in the atmosphere through chemical reactions. The characteristics, sources, 
and potential health effects associated with the small particulates (those between 2.5 and 10 microns in 
diameter) and fine particulates (PM2.5) can be very different. The small particulates generally come from 
windblown dust and dust kicked up from mobile sources. The fine particulates are generally associated 
with combustion processes as well as being formed in the atmosphere as a secondary pollutant through 
chemical reactions. Fine particulate matter is more likely to penetrate deeply into the lungs and poses a 
health threat to all groups, but particularly to the elderly, children, and those with respiratory problems. 
More than half of the small and fine particulate matter that is inhaled into the lungs remains there. These
materials can damage health by interfering with the body’s mechanisms for clearing the respiratory tract 
or by acting as carriers of an absorbed toxic substance.

5.3.1.3 Regional Conditions
San Diego County is listed as a federal non-attainment area for ozone (8-hour standard), and a state non-
attainment area for ozone (1-hour and 8-hour standards), PM10, and PM2.5.  As shown in Table 5.3-2, the 
SDAB is in attainment for the state and federal standards for NO2, CO, SO2, and Pb.  \Non-attainment 
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status for the SDAPCD is a result of several factors, primarily the naturally adverse meteorological conditions 
that limit the dispersion and diffusion of pollutants (surface and subsidence inversions); the limited capacity 
of the local airshed to eliminate pollutants from the air; and, the number, type, and density of emission 
sources within the San Diego Air Basin. 

Table 5.3-2:  San Diego County Air Pollutant Attainment Status 
Criteria Pollutant Federal Designation State Designation
Ozone (1-Hour) Attainment* Non-Attainment
Ozone (8-Hour) Non-Attainment Non-Attainment

Carbon Monoxide Attainment Attainment
PM10 Unclassified** Non-Attainment
PM2.5 Attainment Non-Attainment

Nitrogen Dioxide Attainment Attainment
Sulfur Dioxide Attainment Attainment

Lead Attainment Attainment
Sulfates (no federal standard) Attainment

Hydrogen Sulfide (no federal standard) Unclassified
Visibility (no federal standard) Unclassified

Notes: *The federal one hour standard of 12 ppm was in effect from 1979 through June 1, 2005. The revoked standard is referenced 
here because it was employed for such a long period and because this benchmark is addressed in the SIPs.
**At the time of designation, if the available data does not support a designation of attainment or non-attainment, the area is 
designated as unclassifiable.

Source: Rincon, 2014.

5.3.1.4 Local Ambient Air Quality
The SDAPCD monitors air quality conditions at locations throughout the SDAB. The closest monitoring station 
to the proposed FPA area is the Kearny Villa Road monitoring station.  As such, for the purpose of this 
analysis, data from the Kearny Villa Road monitoring station were used to characterize existing ozone 
conditions in the vicinity of the proposed FPA area, and to establish a baseline for estimating future 
conditions both with and without the proposed FPA.  With the exception of PM10 data for 2012, all PM data 
(PM10 and PM2.5) is reported from the El Cajon Redwood Street monitoring station, because the Kearny Villa 
Road station does not measure PM data.  A summary of the data recorded at both the Kearney Villa Road 
and El Cajon Redwood Street monitoring stations from 2010 through 2012 is presented in Table 5.3-3 below.

Table 5.3-3: Ambient Air Quality Data
Pollutant 2010 2011 2012
Ozone, ppm – Worst Hour 0.073 0.093 0.099

Number of days of State 1-hour exceedances (>0.09 ppm)* 0 2 3
Number of days of Federal exceedances (>0.075 ppm)* 0 1 1

Particulate Matter < 10 microns, μg/m3 Worst 24 Hours 36 37 35
Number of samples of State exceedances (>50 μg/m3) 0 0 0
Number of samples of Federal exceedances (>150 μg/m3) 0 0 0

Particulate Matter <2.5 microns, μg/m3 Worst 24 Hours 27.7 29.7 37.7
Number of samples of State exceedances (>50 μg/m3) N/A N/A N/A
Number of samples of Federal exceedances (>150 μg/m3) 0 0 1

Notes: Ozone and PM10 data for 2010 and 2011 from Kearney Villa Road monitoring station; PM10 data for 2010/2011 and PM2.5 data 
from El Cajon Redwood Street monitoring station. Source: Rincon 2014.

As shown in Table 5.3-3 above, both the federal and state ozone standards were exceeded at the Kearny 
Villa Road station during 2011 and 2012.  The PM2.5 concentration exceeded the state standards on one 
occasion in January 2012.
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5.3.1.5 Air Quality Management Plan/Regional Air Quality Strategy
The Federal Clean Air Act Amendments (CAAA) mandate that states submit and implement a State 
Implementation Plan (SIP) for areas not meeting air quality standards. The SIP includes pollution control 
measures to demonstrate how the standards will be met through those measures. The SIP is established by 
incorporating measures established during the preparation of Air Quality Management Plans (AQMPs) and 
adopted rules and regulations by each local APCD and AQMD, which are submitted for approval to the 
California Air Resources Board (CARB) and the federal Environmental Protection Agency (USEPA). The goal 
of an AQMP is to reduce pollutant concentrations below the National Ambient Air Quality Standards 
(NAAQS) through the implementation of air pollutant emissions controls.

The San Diego Regional Air Quality Strategy (RAQS) was developed pursuant to CAAA requirements. The 
RAQS was initially adopted in 1991 and was updated in 1995, 1998, 2001, 2004, and most recently in 2009 
(SDAPCD, 2009). The RAQS identifies feasible emission control measures to provide progress in San Diego 
County toward attaining the State ozone standard. The pollutants addressed in the RAQS are volatile 
organic compounds/reactive organic gases (VOC/ROG) and nitrogen oxides (NOx), precursors to the 
photochemical formation of ozone (the primary component of smog). The RAQS was initially adopted by 
the San Diego County Air Pollution Control Board on June 30, 1992, and amended on March 2, 1993, in 
response to ARB comments (2009 Revision of the Regional Air Quality Strategy, 2009). At present, no 
attainment plan for PM10 or PM2.5 is required by the state regulations.  However, SDAPCD has adopted 
measures to reduce particulate matter in San Diego County. These measures range from regulation against 
open burning to incentive programs that introduce cleaner technology.

The RAQS relies on information from CARB and SANDAG, including mobile and area source emissions, as 
well as information regarding projected growth in the County, to project future emissions and then 
determine from that the strategies necessary for the reduction of emissions through regulatory controls. ARB 
mobile source emission projections and SANDAG growth projections are based on population and vehicle 
trends and land use plans developed by the cities and the county as part of the development of the 
individual general plans. As such, projects that propose development consistent with the growth 
anticipated by the general plans would be consistent with the RAQS. In the event that a project would 
propose development that is less dense than anticipated within the general plan, the project would 
likewise be consistent with the RAQS. If a project proposes development that is greater than that 
anticipated in the General Plan and SANDAG’s growth projections, the project might be in conflict with the 
RAQS and SIP, and might have a potentially significant impact on air quality.  

The SIP relies on the same information from SANDAG to develop emission inventories and emission 
reduction strategies that are included in the attainment demonstration for the air basin. The SIP also 
includes rules and regulations that have been adopted by the SDAPCD to control emissions from stationary 
sources. These SIP-approved rules may be used as a guideline to determine whether a project’s emissions 
would have the potential to conflict with the SIP and thereby hinder attainment of the NAAQS for ozone.
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5.3.1.6 Sensitive Receptors
Ambient air quality standards have been established to represent the levels of air quality considered 
sufficient, with an adequate margin of safety, to protect public health and welfare.  They are designed to 
protect that segment of the public most susceptible to respiratory distress, such as children; the elderly; 
persons engaged in strenuous work or exercise; and, people with cardiovascular and chronic respiratory 
diseases.  The proposed FPA area is currently primarily comprised of commercial and industrial uses.  Multi-
family uses are located northeast of Waring Road and Interstate 8 and south of Adobe Falls Road. A small 
area located northwest of the Mission Gorge Road/Vendever Avenue intersection is designated for multi-
family use.  Kaiser Hospital is located in the northwest corner of the proposed FPA area.  Single-family 
residences are located east/northeast of the proposed FPA area boundary; however, none are located 
within proposed FPA area. 

5.3.2 Significance Determination Thresholds
According to the CEQA Guidelines, Appendix G, a significant impact to air quality and odor would occur if 
the proposed FPA would:

Conflict with or obstruct implementation of the applicable air quality plan;

Violate any air quality standard or contribute substantially to an existing or projected air quality 
violation;

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

Expose sensitive receptors to substantial pollutant concentrations; or

Create objectionable odors affecting a substantial number of people;

Air quality modeling was performed in general accordance with the methodologies outlined in the 
SDAPCD 2009 Regional Air Quality Strategy (RAQS).  Maximum daily emissions were quantified using the 
CalEEMod Version 2013.2.2 emissions model.

Land use assumptions (8,275 dwelling units and 524,000 sf of commercial space) and total daily trips for the 
proposed FPA were based on the LLG traffic study (Appendix B of this PEIR), and were originally derived 
using the City of San Diego Trip Generation Manual (2003).

The SDAPCD has established screening level thresholds (screening criteria) for evaluating air quality 
emissions (Rule 20.1 et seq.). The City of San Diego utilizes the SDAPCD Pollutant Thresholds for Stationary 
Sources, shown in Table 5.3-4 below.  These thresholds are based on Air Quality Impact Analysis (AQIA) 
trigger levels for new or modified stationary sources found in SDAPCD Rule 20.2 and ROG thresholds used 
by the South Coast Air Quality Management District (SCAQMD) and the Monterey Bay APCD (MBAPCD), 
which has similar federal and state attainment status as San Diego. 
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Addressed below are the key environmental issue areas that have been identified for the proposed FPA by 
the City as a result of the initial project review and consideration of comments received in response to the 
Notice of Preparation (NOP) (Appendix A).

Table 5.3-4: SDAPCD Thresholds of Significance for Air Quality 
Impacts

Thresholds Significance
Pollutant Pounds Per Hour Pounds Per Day Tons Per Year
Carbon Monoxide (CO) 100 550 100
Oxides of Sulfur (SOx) 25 250 40
Volatile Organic Compounds (VOC’s)(1) --- 137 15
Reactive Organic Gases (ROG’s) --- 137 15
Oxides of Nitrogen (NOx) 25 250 40
Particulate Matter (PM10) --- 100 15
Notes 1=VOC thresholds based upon SCAQMD levels per SDAPCE/DPLU requirements (9/01).
Source: SDAPCD Rule 1501, 20.2(d)(2).

5.3.3 Issue 1:  Regional Air Quality Strategy Consistency

Issue 1: Would the proposed FPA result in a conflict with or obstruct implementation of the 
applicable air quality plan?

5.3.3.1 Impact Analysis
As discussed above, if a project proposes development that is greater than that anticipated in the General 
Plan and SANDAG’s growth projections, the project could be in conflict with the RAQS and SIP, and could
have a potentially significant impact on air quality.  As further detailed in Appendix C of this PEIR, San 
Diego’s current population is 1,326,238.  The proposed FPA could facilitate up to 8,275 dwelling units 
generating an estimated 15,888 new residents (based on an average household size of 1.92 persons).  This 
would increase the City’s population by 1.2% to 1,342,126 (see Table 5.3-5).  By comparison, the population 
forecasts in the City’s General Plan, upon which the RAQS is based, estimate the City’s 2020 population at 
1,514,336 (an increase of 188,098 people from the current population) and the 2030 population at 1,656,257 
(an increase of 330,019 from the current population).  Table 5.3-6 provides comparison of the population 
with the proposed FPA.  Therefore, the additional 15,888 residents that could be added by the proposed 
FPA would be within RAQS population forecasts and would not conflict with the RAQS and SIP.  
Accordingly, because the proposed FPA would not conflict with or obstruct implementation of the 
applicable air quality plan, it is anticipated that impacts would be less than significant.

Table 5.3-5: Population Growth with the Proposed FPA
Population

City of San Diego 1,326,238
Proposed FPA Buildout 15,888*
Total City of San Diego Population with proposed FPA 1,342,126
Percent Increase from the Proposed FPA 1.2%

Notes: *Based on an average household size of 1.92 persons.
Source: Rincon Consultants, Inc., 2014.
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Table 5.3-6: Population Growth with Proposed FPA
Compared to Forecasted Population Growth

2020 2030
Population Forecast 1,514,336 1,656,257
Increase Compared to Current Population 188,098 330,019
Percent Increase Compared to Current Population 14.2% 24.9%
Proposed Population Associated with Proposed FPA Development 15,888 15,888
Percent of Citywide Forecasted Growth Accounted for by the 
Proposed FPA

8.4% 4.8%

Source: Rincon Consultants, Inc., 2014.

5.3.3.2 Significance of Impact
The proposed FPA could facilitate up to 8,275 dwelling units generating an estimated 15,888 new residents. 
However, the potential population increase associated with the proposed FPA would be within RAQS 
population forecasts and would not conflict with the RAQS and SIP.  As such, the proposed FPA would not 
conflict with or obstruct implementation of the applicable air quality plan and it is anticipated that impacts 
would be less than significant.

5.3.3.3 Mitigation Framework
Implementation of the proposed FPA would not conflict with or obstruct implementation of the applicable 
air quality plan; therefore, no mitigation measures are required.

5.3.3.4 Significance After Mitigation
No mitigation would be required; therefore, there would be no impacts after mitigation.

5.3.4 Issue 2:  Air Quality Standards

Issue 2: Would the proposed FPA result in a violation of any air quality standard or 
contribute substantially to an existing or projected air quality violation?

5.3.4.1 Impact Analysis

A. Construction Emissions
Construction of future development projects allowed under the proposed FPA would generate temporary 
air pollutant emissions.  These impacts are associated with fugitive dust (PM10 and PM2.5) and exhaust 
emissions from heavy construction vehicles, in addition to ROG that would be released during the drying 
phase of architectural coatings.

Construction emissions modeling includes air emissions associated with demolition, site preparation, 
grading, building construction, paving, and application of architectural coatings.  The City of San Diego 
Municipal Code Section (SDMC) 142.0710 requires that during construction, “air contaminants including 
smoke, charred paper, dust, soot, grime, carbon, noxious acids, toxic fumes, gases, odors, and particulate 
matter, or any emissions that endanger human health, cause damage to vegetation or property, or cause 
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soiling shall not be permitted to emanate beyond the boundaries of the premises upon which the use 
emitting the contaminants is located.”  

CalEEMod assumes that watering would occur at least twice daily during construction to reduce 
particulate matter emissions in compliance with SDMC Section 142.0710. This analysis also assumes that 
graded soils would be balanced and that no soil import or export would be required.  In addition, it was 
assumed that architectural coatings would comply with SDAPCD Rule 67.0- Architectural Coatings.

Due to the programmatic nature of the proposed FPA, the exact number and timing of all development 
projects that could occur under the proposed FPA are unknown. However, since the area is heavily 
developed, it can be assumed future projects would involve the demolition of existing structures and 
improvements.

If the proposed FPA is approved, approximately 8,275 new residences would be allowed within the 
proposed FPA area in areas that are currently developed with non-residential uses. Construction could 
occur along the primary road corridors and in their immediate vicinity; thus, traffic would continue to be 
the primary source of air emissions within the area.   

All future development projects allowed under the proposed FPA would have to comply with local, state 
and federal air quality regulations.  In compliance with SDMC Section 142.0710, particulate matter 
emissions may be reduced utilizing the following construction BMPs:

Minimization of Disturbance. Construction contractors should minimize the area disturbed 
by clearing, grading, earth moving, or excavation operations to prevent excessive 
amounts of dust.

Soil Treatment. Construction contractors should treat all graded and excavated material, 
exposed soil areas, and active portions of the construction site, including unpaved on-site 
roadways to minimize fugitive dust.  Treatment shall include, but not necessarily be limited 
to, periodic watering, application of environmentally safe soil stabilization materials, 
and/or roll compaction as appropriate.  Watering shall be done as often as necessary, 
and at least twice daily, preferably in the late morning and after work is done for the day.

Soil Stabilization. Construction contractors should monitor all graded and/or excavated 
inactive areas of the construction site at least weekly for dust stabilization.  Soil stabilization 
methods, such as water and roll compaction, and environmentally safe dust control 
materials, shall be applied to portions of the construction site that are inactive for over four 
days.  If no further grading or excavation operations are planned for the area, the area 
shall be seeded and watered until landscape growth is evident, or periodically treated 
with environmentally safe dust suppressants, to prevent excessive fugitive dust.

No Grading During High Winds. Construction contractors should stop all clearing, grading, 
earth moving, and excavation operations during periods of high winds (20 miles per hour 
or greater, as measured continuously over a one-hour period).
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Street Sweeping. Construction contractors should sweep all on-site driveways and 
adjacent streets and roads at least once per day, preferably at the end of the day, if 
visible soil material is carried over to adjacent streets and roads.

The proposed FPA would also allow for transit-oriented and mixed-use development in an area 
characterized by industrial and commercial uses.  As such, the proposed FPA would increase density and 
would accommodate construction activity near sensitive receptors.  Per the Mitigation Framework for Air 
Quality Impacts, future development projects within the proposed FPA area would be required to 
demonstrate compliance with SDAPCD regulations and associated BMPs related to potential construction 
emissions. In addition, compliance with SDMC Section 142.0710 would reduce the potential for pollutants to 
affect nearby sensitive receptors.  Adherence to the Mitigation Framework as detailed in Mitigation 
Measure AQ-1 and City of San Diego rules would reduce potential construction-related air pollution 
impacts from individual development projects to a level less than significant.  

Operational Emissions 
Operational emissions associated with future development allowed under the proposed FPA would include 
those associated with mobile (vehicle trip), area (landscaping and architectural coating emissions as the 
structures are repainted over the life of the project) and energy sources (electricity and natural gas 
consumption).  Due to the programmatic nature of the proposed FPA, the estimated operational emissions 
from future development projects are provided for informational purposes only.  The estimated operational 
emissions are shown in Table 5.3-7 below.

Table 5.3-7: Estimated Operational Emissions
Estimated Emissions (lbs/day)

ROG NOx CO SO2 PM10 PM2.5

Existing Development to be Removed
Area

Energy
Mobile

Subtotal

35.5
0.7

96.3

132.5

<0.01
6.5

207.0

213.5

0.1
5.4

953.7

959.3

<0.01
0.04
1.7

1.7

<0.01
0.5

117.1

117.5

<0.01
0.5
33.2

33.7
Proposed FPA Buildout

Area
Energy
Mobile

Subtotal

228.6
1.4

121.7

351.7

7.8
12.4

183.8

204.0

600
6.5

1,071.9

1,758.8

0.03
0.08
4.3

4.4

3.8
1.0

289.3

294.0

3.8
1.0
80.3

85.0
Net new emissions 
(proposed minus 
existing)

219.2 (9.5) 799.5 2.7 176.5 51.3

Notes: Assumes removal of existing commercial and industrial space and construction of 8,275 dwelling units and 524,000 sf of 
commercial space.  All calculations were made with CalEEMod ver. 2013.2.2. Trip generation information from the traffic study 
(LLG, 2014). Assumes compliance with SDAPCD Rule 67.0 – Architectural Coatings.  Summer emissions shown.  Numbers may not 
add up due to rounding.  ( ) = negative number.
Source: Rincon Consultants, Inc., 2014.

As the proposed FPA is programmatic in nature, the project-level thresholds described in Table 5.3-4 do not 
apply to the estimated operational emissions shown in Table 5.3-7 above.  Implementation of the proposed 
FPA would not permit the construction of any individual project, and no specific development details are 
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available at this time. The information in Table 5.3-7 is presented to illustrate the potential scope of daily 
operational air quality impacts for future development projects that could occur under the proposed FPA.  
The thresholds presented in Table 5.3-4 are applied on a project-specific basis and are not used for 
assessment of regional planning impacts.  Therefore, the significance determination for this analysis is based 
on the consistency of the proposed FPA with the applicable air quality plans.

Local Carbon Monoxide Emissions
As previously discussed, carbon monoxide is a colorless, odorless, poisonous gas that may be found in high 
concentrations near areas of high traffic volumes. CO emissions are a function of vehicle idling time, 
meteorological conditions, and traffic flow.  The SDAB is in attainment of state and federal CO standards.  
At the El Cajon-Redwood monitoring station, the station closest to the proposed FPA area that measures 
CO, the maximum 8-hour CO level recorded in 2012 was 1.86 parts per million (ppm) and, in 2011, was 1.46 
ppm, approximately one-fifth of the 9 ppm state and federal 8-hour standard.

Although CO is not expected to be a major air quality concern in San Diego, elevated CO levels can 
occur at or near intersections that experience severe traffic congestion.  A project’s localized air quality 
impact is considered significant if the additional CO emissions resulting from the project create a “hot spot” 
where the California 1-hour standards of 20.0 ppm or the 8-hour standard of 9 ppm is exceeded. This 
typically occurs at severely congested intersections.  Screening for possible elevated CO levels should be 
conducted for severely congested intersections experiencing levels of service E or F with project traffic 
where a significant project traffic impact may occur.  The City of San Diego recommends a quantified 
assessment of CO hot spots if a development: 

1. Causes a six-lane road to deteriorate to LOS E or worse;

2. Causes a six-lane road to drop to LOS F;

3. Causes a four-lane road to drop to LOS E or worse; or

4. If a proposed development is within 400 feet of a sensitive receptor and the LOS is worse than D. 

According to the traffic study prepared by LLG (Appendix B of this PEIR), eight intersections meet at least 
one of these criteria:

1. Friars Road/I-15 SB Ramps (AM and PM)

2. Friars Road/Riverdale Street (AM and PM)

3. Mission George Road/Zion Avenue (AM and PM)

4. Mission George Road/Princess View Drive (AM)

5. Waring Road/Princess View Drive (AM)

6. Waring Road/Zion Avenue (AM and PM)

7. Fairmount Avenue/Mission Gorge Place (AM)

8. Fairmount Avenue/Alvarado Canyon Road/Camino Del Rio N (AM and PM)
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The results of the CO hot spot model for the proposed FPA are shown in Table 5.3-8 below.  As shown, CO 
levels at these intersections would not exceed federal or state ambient air quality standards for CO.  
Therefore, it is anticipated that impacts would be less than significant.

5.3.4.2 Significance of Impact
While it is possible, it is not anticipated that construction emissions from individual future development 
projects facilitated by implementation of the proposed FPA would result in exceedance of SDAPCD 
thresholds.  Based on the estimated operational emissions at buildout of the proposed FPA, daily emissions 
of ROGs, CO, and PM10 would exceed SDAPCD thresholds.  However, as previously mentioned, the project-
level thresholds described in Table 5.3-4 do not apply to the estimated operational emissions in Table 5.3-8, 
and the estimated emissions are provided for informational purposes only.  Per the Mitigation Framework for 
Air Quality Impacts, future development projects within the proposed FPA area would be required to 
demonstrate compliance with SDAPCD regulations and associated BMPs related to potential construction 
emissions.  In addition, compliance with SDMC Section 142.0710 would reduce the potential for pollutants 
to affect nearby sensitive receptors.  

Table 5.3-8 
Intersection Carbon Monoxide (CO) Concentrations

Intersection Peak 
Hour

Peak Hour 
CO Levels 

with 
Proposed 

FPA

Ambient Air Quality 
Standards

(Federal/State) 

Exceeds 
Federal or State 

AAQS

1.  Friars Road/I-15 SB Ramps AM 4.6 35.0 ppm/20.0 ppm No

2.  Friars Road/Riverdale Street AM 4.7 35.0 ppm/20.0 ppm NoPM 5.4

3.  Mission Gorge Road/Zion Avenue AM 4.4 35.0 ppm/20.0 ppm NoPM 5.1
4.  Mission Gorge Road/Princess 

View Drive AM 3.6 35.0 ppm/20.0 ppm No

5.  Waring Road/Princess View Drive AM 3.9 35.0 ppm/20.0 ppm No

6.  Waring Road/Zion Avenue AM 4.0 35.0 ppm/20.0 ppm NoPM 4.1
7.  Fairmount Avenue/Mission Gorge 

Place AM 4.6 35.0 ppm/20.0 ppm No

8.  Fairmount Avenue/Alvarado 
Canyon Road/Camino Del Rio N

AM 4.4
35.0 ppm/20.0 ppm NoPM 5.2

Source: Rincon Consultants, Inc., 2014.

5.3.4.3 Mitigation Framework
With adherence to the Mitigation Framework as detailed in Mitigation Measure AQ-1, the implementation 
of the FPA would not result in the exceedance of air quality standards. 

AQ-1:  For projects that would exceed daily construction emissions thresholds established by the City of 
San Diego, best available control measures/technology shall be incorporated to reduce 
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construction emissions to below daily emission standards established by the City of San Diego. Best 
available control measures/technology shall include:

Minimizing simultaneous operation of multiple pieces of construction equipment;
Use of more efficient or low pollutant emitting, equipment, e.g. Tier III or IV rated
equipment;
Use of alternative fueled construction equipment;
Dust control measures for construction sites to minimize fugitive dust, e.g. watering,
soil stabilizers, and speed limits; and
Minimizing idling time by construction vehicles.

5.3.4.4 Significance After Mitigation
With adherence to the Mitigation Framework as detailed in Mitigation Measure AQ-1, the implementation 
of the FPA would not result in the exceedance of air quality standards. 

5.3.5 Issue 3:  Cumulative Air Pollutant Emissions

Issue 3: Would the proposed FPA 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 release 
emissions which exceed quantitative thresholds for ozone precursors)?

5.3.5.1 Impact Analysis

Short-Term Cumulative Impacts
Air Quality Standards and construction emissions associated with individual development projects within 
the proposed FPA are not anticipated to exceed SDAPCD thresholds.  Approval of the proposed FPA 
would not permit the construction of any individual development project.  Although it is unlikely that 
multiple individual development projects would be constructed simultaneously, if multiple projects were 
constructed simultaneously, there would be the potential that construction emissions would result in a 
cumulatively considerable increase in net new emissions of criteria pollutants, some of which the SDAB is 
currently in federal and/or state non-attainment.  As such, the net new short-term construction emissions 
that may result if multiple individual development projects were constructed simultaneously would be 
considered significant.  However, this scenario is not reasonably foreseeable unlikely, and with future 
individual project implementation in compliance with the SDAPCD regulations, SDMC, and implementation 
of BMPs, short-term cumulative impacts would be reduced to a less than significant level.

Long-Term Cumulative Impacts
Long-term emissions associated with future development in the proposed FPA area would be those 
associated with mobile, area, and energy sources.  Future development of the proposed FPA area would 
add 8,275 residential dwelling units and 388,300 square feet of commercial space.  The long-term emissions 
take into account the removal of existing on-site industrial and commercial uses (1,143,500 square feet of 
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industrial space and 147,900 sf of commercial space).  Table 5.3-8 above shows the estimated operational 
emissions at buildout of the proposed FPA.

As previously mentioned, the SDAB is currently in Federal non-attainment for ozone (1-hour) and State non-
attainment for ozone (1- and 8-hour), PM10, and PM2.5.  Ozone is not emitted directly but forms in the 
atmosphere by a photochemical reaction between nitrogen oxides and reactive organic gases.  As such, 
it is difficult to quantify future ozone emissions.  However, estimated emissions of ozone precursors such as 
nitrogen oxides and reactive organic gases can be used to indicate the potential for ozone formation in 
the atmosphere.   According to the data presented in Table 5.3-8, implementation of the proposed FPA 
would result in total emissions of 351.7 pounds per day of ROGs at buildout, which is a net increase of 219.2 
pounds per day when compared to the ROG emissions from existing land uses.  The net new long-term 
ROG emissions that would result from implementation of the proposed FPA would be cumulatively 
considerable, and potential air quality impacts would be considered significant.  In regards to NOx,
implementation of the proposed FPA would result in total emissions of 204.0 pounds per day of NOx at 
buildout, which is a net decrease of 9.5 pounds per day when compared to the NOx emissions from existing 
land uses. 

In addition to ozone, the SDAB is in State non-attainment for PM10 and PM2.5.  Both PM10 and PM2.5 are by-
products of fuel combustion and wind erosion of soil and unpaved roads, and are directly emitted into the 
atmosphere through these processes.  Suspended particulates are also created in the atmosphere through 
chemical reactions.  Specifically, the small particulates (PM10) generally come from windblown dust and 
dust kicked up from mobile sources. The fine particulates (PM2.5) are generally associated with combustion 
processes as well as being formed in the atmosphere as a secondary pollutant through chemical reactions.  
As shown in Table 5.3-8 above, implementation of the proposed FPA would result in total emissions of 294.0 
pounds per day of PM10 at buildout, which is a net increase of 176.5 pounds per day when compared to 
PM10 emissions from existing land uses.  In regards to PM2.5, implementation of the proposed FPA would 
result in total emissions of 85.0 pounds per day of PM2.5, which is a net increase of 51.3 pounds per day 
when compared to PM2.5 emissions from existing land uses.  The net new long-term PM10 and PM2.5

emissions that would result from implementation of the proposed FPA would be cumulatively considerable, 
and potential air quality impacts would be considered significant.

Furthermore, implementation of the proposed FPA would also result in total emissions 1,758.8 pounds per 
day of CO, which is a net increase of 799.5 pounds per day when compared to CO emissions from existing 
land uses.  Although the SDAB is currently in federal and state attainment for CO, the net new long-term 
emissions of CO that would result from implementation of the proposed FPA would be cumulatively 
considerable, and potential air quality impacts would be considered significant.

5.3.5.2 Significance of Impact
Short-term and long-term emissions associated with future development in the proposed FPA area have the 
potential to result in a cumulatively considerable net increase in criteria pollutants for which the SDAB is 
currently under federal and state non-attainment.  There is the potential that a cumulatively considerable 
increase in temporary air pollutants associated with construction could result if multiple development 
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projects occurred simultaneously.  However, with future project compliance with SDAPCD regulations and 
the SDMC, and with implementation of BMPs, short-term cumulative impacts would be reduced to a less 
than significant level.

Net new long-term daily operational emissions of ROGs (an ozone precursor), CO, PM10 and PM2.5 would 
drastically increase as a result of implementation of the complete buildout of the proposed FPA.  As such, 
implementation of the proposed FPA could result in increased area emissions, which could potentially 
affect San Diego’s ability to meet regional, state, and federal ambient air quality standards.  The increase 
in future long-term operational emissions of particulates and ozone precursors associated with the 
proposed FPA would result in a significant air quality impact.  It is anticipated that mitigation measures 
incorporating air pollutant emission reduction BMPs would be implemented with any future development in 
the proposed FPA area on a project-specific basis.  However, due to the programmatic nature of the 
proposed FPA, it is not presently possible to determine whether project-specific mitigation measures would 
reduce cumulatively considerable emissions to a less than significant level.  Individual discretionary projects 
in the proposed FPA area would be subject to environmental review pursuant to CEQA, as well as 
evaluated for consistency with all applicable City of San Diego plans, policies, and guidelines.  Mitigation 
Measure AQ-1, which would require the preparation of an Air Quality Study to be prepared and submitted 
to the City for review for each individual future project, would reduce air quality impacts from individual 
future developments within the proposed FPA.  However, it is uncertain if impacts would be reduced to a
level less than significant. As such, cumulative long-term air pollutant impacts resulting from future 
development within the proposed FPA would remain significant.

5.3.5.3 Mitigation Framework
The increase in future long-term operational emissions of particulates and ozone precursors associated with 
the proposed FPA would result in a significant air quality impact. The goals, policies, and recommendations 
of the City combined with the federal, state, and local regulations provide a framework for developing 
project-level air quality protection measures for future discretionary projects. The City’s process for the 
evaluation of discretionary projects includes environmental review and documentation pursuant to CEQA 
as well as an analysis of those projects for consistency with the goals, policies, and recommendations of the 
General Plan and Community Plan, as amended by the FPA. In general, implementation of the policies in 
the Community Plan, as amended by the FPA, and General Plan would preclude or reduce air quality 
impacts. Compliance with the standards is required of all projects and is not considered to be mitigation. 
However, it is possible that for certain projects, adherence to the regulations would not adequately protect 
air quality, and such projects would require additional measures to avoid or reduce significant air quality
impacts. These additional measures would be considered mitigation. 

Mitigation Measure AQ-2 shall be implemented to reduce project-level impacts where mitigation is 
determined to be necessary and feasible, The Community Plan identifies mitigation requirements for 
project-level impacts. See the Navajo Community Plan – Grantville CPIOZ Section. These measures shall be 
included in a Mitigation Monitoring and Reporting Program for the project.
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AQ-2 Development that would significantly impact air quality, either individually or cumulatively, shall 
receive entitlement only if it is conditioned with all reasonable feasible mitigation to avoid, 
minimize, or offset the impact. As a part of this process, future projects shall be required to buffer 
sensitive receptors from air pollution sources through the use of landscaping, open space, and 
other separation techniques.

5.3.5.4 Significance After Mitigation
While compliance with the SDAPCD regulations, the SDMC, the Mitigation Framework, and implementation 
of BMPs would reduce emissions, future projects may not be able to reduce air emissions below the City’s 
threshold. Therefore, impacts would remain significant and unavoidable.

5.3.6 Issue 4:  Sensitive Receptors
Issue 4: Would the proposed FPA expose sensitive receptors to substantial pollutant 

concentrations including air toxics such as diesel particulates?

5.3.6.1 Impact Analysis
As previously mentioned, the size, type, and location of future development projects and potential sensitive 
receptors are not known at this time due to the programmatic nature of the proposed FPA.  This information 
would be necessary to quantify emission levels of criteria pollutants and air toxics, including diesel 
particulates, and determine the significance of impacts associated with future individual development 
projects within the proposed FPA area.  The proposed FPA would allow for transit-oriented and mixed-use 
development in an area currently characterized by industrial and commercial uses.  As a result, the 
proposed FPA would increase density and construction activity that may be located near sensitive 
receptors.  However, compliance with SDMC Section 142.0710 which states, “air contaminants including 
smoke, charred paper, dust, soot, grime, carbon, noxious acids, toxic fumes, gases, odors, and particulate 
matter, or any emissions that endanger human health, cause damage to vegetation or property, or cause 
soiling shall not be permitted to emanate beyond the boundaries of the premises upon which the use 
emitting the contaminants is located,” would reduce the potential for pollutants to affect nearby sensitive 
receptors.  Therefore, it is anticipated that impacts to sensitive receptors would be less than significant.

5.3.6.2 Significance of Impact
There is the potential for future development projects allowed under the proposed FPA to expose sensitive 
receptors to substantial pollutant concentrations, including air toxics such as diesel particulates.  However, 
compliance with SDMC Section 142.0710 would reduce the potential for pollutants to affect nearby 
sensitive receptors.  Therefore, it is anticipated that impacts to sensitive receptors would be less than 
significant.
5.3.6.3 Mitigation Framework
Construction of any future development projects allowed under the proposed FPA would be required to 
comply with SDMC Section 142.0710; therefore, no mitigation measures are required.

5.3.6.4 Significance After Mitigation
No mitigation is required; therefore, there would be no impacts after mitigation.
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5.3.7 Issue 5:  Particulate Matter
Issue 5: Would the proposed FPA exceed 100 pounds per day of Particulate Matter (dust)?

5.3.7.1 Impact Analysis
A. Construction Emissions
As shown in Table 5.3-7 above, emissions of PM10 and PM2.5 from construction of future individual 
development projects allowed under the proposed FPA would not exceed 100 pounds per day.  Although 
it is unlikely, if multiple individual development projects were constructed simultaneously, there would be 
the potential that construction emissions would result in a cumulatively considerable increase in net new 
emissions of particulate matter.  However, this scenario is unlikely, and with future individual project 
implementation in compliance with the SDAPCD regulations, the SDMC, and with the implementation of 
the construction related BMPs described under Issue 2: Air Quality, construction emissions of particulate 
matter would be reduced to a less than significant level.

B. Operational Emissions
As shown in Table 5.3-8 above, daily operational emissions of PM10 at buildout of the proposed FPA are 
estimated at 294.0 pounds per day, which would exceed the SDAPCD threshold by 194.0 pounds per day.  
However, as previously mentioned, the project-level thresholds described in Table 5.3-4 do not apply to the 
estimated daily operational emissions that would result from implementation of the proposed FPA.  The 
thresholds presented in Table 5.3-4 would be applied on a project-specific basis and are not used for 
assessment of regional planning impacts.  Nonetheless, these potential operational impacts would be 
considered significant.  Implementation of the Mitigation Framework as detailed in Mitigation Measure AQ-
1 would reduce particulate matter emissions; however, impacts resulting from particulate matter would 
remain significant and unavoidable as future projects may not be able to reduce operational emissions of 
PM10 to a level less than significant. Should operational particulate matter emissions from future 
development not be reduced below a level of significance, additional mitigation measures may be 
required on a project-specific basis.

5.3.7.2 Significance of Impact
It is not anticipated that the construction of any future individual development projects allowed under the 
proposed FPA would result in emissions of particulate matter in exceedance of 100 pounds per day.  
Although it is unlikely, if multiple individual projects were to be under construction simultaneously, there 
would be a potential that a cumulatively considerable increase in emissions of particulate matter may 
result in exceedance of 100 pounds per day. However, this scenario is unlikely and with future individual 
project implementation in compliance with the SDAPCD regulations, the SDMC, and with the 
implementation of the construction related BMPs described under Issue 2: Air Quality, construction 
emissions of particulate matter would be reduced to a less than significant level.

In addition, daily operational emissions of PM10 would drastically increase as a result of implementation of 
the proposed FPA. Implementation of the Mitigation Framework as detailed in Mitigation Measure AQ-1
would reduce particulate matter emissions; however, impacts resulting from particulate matter would 
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remain significant and unavoidable as future projects may not be able to reduce operational emissions of 
PM10 to a level less than significant. Should operational particulate matter emissions from future 
development not be reduced below a level of significance, additional mitigation measures may be 
required on a project-specific basis.

5.3.7.3 Mitigation Framework
Daily operational emissions of PM10 would drastically increase as a result of implementation of the 
proposed FPA. Implementation of the Mitigation Framework as detailed in Mitigation Measure AQ-1 would 
reduce particulate matter emissions; however, impacts resulting from particulate matter would remain 
significant and unavoidable as future projects may not be able to reduce operational emissions of PM10 to 
a level less than significant. Should operational particulate matter emissions from future development not 
be reduced below a level of significance, additional mitigation measures may be required on a project-
specific basis.

5.3.7.4 Significance After Mitigation
Implementation of the Mitigation Framework as detailed in Mitigation Measures AQ-1 and AQ-2 would 
reduce particulate matter emissions; however, impacts resulting from particulate matter would remain 
significant and unavoidable as future projects may not be able to reduce operational emissions of PM10 to 
a level less than significant. Should operational particulate matter emissions from future development not 
be reduced below a level of significance, additional mitigation measures may be required on a project-
specific basis.

5.3.8 Issue 6:  Odor
Issue 6: Would the proposed FPA create objectionable odors affecting a substantial 

number of people?

5.3.8.1 Impact Analysis
The proposed FPA would allow for future residential and commercial development and does not include 
industrial or agricultural uses that have the potential to emit objectionable odors.  Under the proposed FPA, 
industrial uses would be removed and the future mixed-use development that would occur with proposed 
FPA implementation would not be expected to create or emit objectionable odors.  Therefore, impacts 
would be less than significant.

5.3.8.2 Significance of Impact
Future development projects allowed under the proposed FPA would not be expected to create or emit 
objectionable odors.  Therefore, there would be no impacts associated with odor. 

5.3.8.3 Mitigation Framework
Implementation of the proposed FPA would not create objectionable odors affecting a substantial number 
of people; therefore, no mitigation measures are required

5.3.8.4 Significance After Mitigation
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No mitigation is required; therefore, there would be no impacts after mitigation.

5.3.6 Conclusion
Implementation of the proposed FPA has the potential to result in significant and unmitigable long-term 
operational air quality impacts resulting from cumulatively considerable increases in criteria pollutants, 
some of which the SDAB is currently under federal and/or state non-attainment.  While it is anticipated that 
emissions from construction of individual development projects allowed under the proposed FPA would not 
result in significant air quality impacts, the potential exists for cumulatively considerable emissions to occur 
should multiple projects be constructed simultaneously. However, this scenario is unlikely, and with future 
project implementation in compliance with the Mitigation Framework as detailed in Mitigation Measure 
AQ-1, short-term cumulative impacts would be reduced to a less than significant level.  Even with
implementation of Mitigation Measure AQ-2, long-term operational air quality impacts would remain 
significant and unmitigable until determined less than significant upon future project-specific review. 
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5.4 Greenhouse Gas Emissions
This section of the PEIR discusses the potential environmental impacts of the proposed FPA associated with 
greenhouse gas emissions.  Information contained in this section is summarized from the Air Quality and
Greenhouse Gas Study for the Proposed FPA, prepared by Rincon Consulting, Inc. (Rincon), dated January 
2014 (Appendix C of this PEIR).  This document is provided on the attached CD of Technical Appendices 
found on the back cover of this PEIR. 

Since the development of Appendix C, the boundaries for this project have been redrawn to reflect the 
exact areas affected by the proposed FPA.  The maps and analysis in Appendix C, while completed for a 
larger geographical area, are still relevant to this PEIR as the actions in the proposed FPA (community plan 
amendment, CPIOZ, rezone, CPIOZ, and PFFP) have not changed.

5.4.1 Existing Conditions
Climate change is the observed increase in the average temperature of the Earth’s atmosphere and 
oceans along with other substantial changes in climate (such as wind patterns, precipitation, and storms) 
over an extended period of time. The term “climate change” is often used interchangeably with the term 
“global warming,” but “climate change” is preferred to “global warming” because it helps convey that 
there are other changes in addition to rising temperatures. The baseline against which these changes are 
measured originates in historical records identifying temperature changes that have occurred in the past, 
such as during previous ice ages. The global climate is continuously changing, as evidenced by repeated 
episodes of substantial warming and cooling documented in the geologic record. The rate of change has 
typically been incremental, with warming or cooling trends occurring over the course of thousands of 
years. The past 10,000 years have been marked by a period of incremental warming, as glaciers have 
steadily retreated across the globe. However, scientists have observed acceleration in the rate of warming 
during the past 150 years. Per the United Nations Intergovernmental Panel on Climate Change (IPCC, 
2007), the understanding of anthropogenic warming and cooling influences on climate has led to a high 
confidence (90% or greater chance) that the global average net effect of human activities since 1750 has 
been one of warming. The prevailing scientific opinion on climate change is that most of the observed 
increase in global average temperatures, since the mid-20th century, is likely due to the observed increase 
in anthropogenic greenhouse gas (GHG) concentrations.

GHGs are gases that absorb and re-emit infrared radiation in the atmosphere.  GHGs such as water vapor 
and carbon dioxide are abundant in the earth’s atmosphere. Without these gases, the earth’s ambient 
temperature would either be extremely hot during the day or blisteringly cold at night. However, because 
these gases can both absorb and emit heat, the earth’s temperature does not sway too far in either 
direction.  

Over the years, as human activities resulted in burning fossil fuels, stored carbon has been released into the 
air in the form of Carbon Dioxide (CO2), and to a much lesser extent Carbon Monoxide (CO). Scientists 
have measured this rise in CO2 in the atmosphere, and fear that it may be heating the planet.  It is 
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believed that other greenhouse gases such as Methane (CH4), and Nitrous Oxide (NO) contribute to 
planetary heating.

According to The Impacts of Sea-Level Rise on the California Coast, prepared by the California Climate 
Change Center (CCCC), climate change has the potential to induce substantial sea level rise in the 
coming century. Higher temperatures, which are conducive to air pollution formation, could worsen air 
quality in California. Climate change may increase the concentration of ground-level ozone, but the 
magnitude of the effect, and therefore its indirect effects, are uncertain. If higher temperatures are 
accompanied by drier conditions, the potential for large wildfires could increase, which would further 
worsen air quality. However, if higher temperatures are accompanied by wetter, rather than drier 
conditions, the rains would tend to temporarily clear the air of particulate pollution and reduce the 
incidence of large wildfires, thereby ameliorating the pollution associated with wildfires. Additionally, severe 
heat accompanied by drier conditions and poor air quality could increase the number of heat-related 
deaths, illnesses, and asthma attacks throughout the state.  Analysis of paleoclimatic data (such as tree-
ring reconstructions of stream flow and precipitation) indicates a history of naturally and widely varying 
hydrologic conditions in California and the west, including a pattern of recurring and extended droughts. 
As discussed above, climate change could potentially affect: the amount of snowfall, rainfall, and snow 
pack; the intensity and frequency of storms; flood hydrographs (flash floods, rain or snow events, 
coincidental high tide and high runoff events); sea level rise and coastal flooding; coastal erosion; and the 
potential for salt water intrusion. 

Higher CO2 levels can stimulate plant production and increase plant water-use efficiency. However, if 
temperatures rise and drier conditions prevail, water demand could increase; crop-yield could be 
threatened by a less reliable water supply; and greater air pollution could render plants more susceptible to 
pest and disease outbreaks. Scientists project that the average global surface temperature could rise by 
1.0-4.5°F (0.6-2.5°C) in the next 50 years, and 2.2-10°F (1.4-5.8°C) in the next century, with substantial 
regional variation. Soil moisture is likely to decline in many regions, and intense rainstorms are likely to 
become more frequent. Rising temperatures could have four major impacts on plants and animals: (1) 
timing of ecological events; (2) geographic range; (3) species’ composition within communities; and (4) 
ecosystem processes, such as carbon cycling and storage.

Greenhouse Gases of concern as analyzed in this study are Carbon Dioxide (CO2), Methane (CH4), and 
Nitrous Oxide (N2O). To simplify GHG calculations, both CH4 and N2O can be converted to an equivalent 
amount of CO2 or CO2E. CO2E is calculated by multiplying the predicted levels of CH4 and N2O by a 
Global Warming Potential (GWP) or a multiplication factor measure of how much a given mass of 
greenhouse gas is estimated to contribute to global warming relative to the same mass of carbon dioxide 
(whose GWP is by convention equal to 1). The exact calculations are complicated; however, the U.S. 
Environmental Protection Agency publishes GWPs for various GHGs and reports that the GWP for CH4 and 
N2O is 21 and 310, respectively.
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5.4.1.1 Regulatory Setting

A. International Regulations
The United States is, and has been, a participant in the United Nations Framework Convention on Climate 
Change (UNFCCC) since it was produced by the United Nations in 1992. The UNFCCC is an international 
environmental treaty with the objective of, “stabilization of GHG concentrations in the atmosphere at a 
level that would prevent dangerous anthropogenic interference with the climate system.” This is generally 
understood to be achieved by stabilizing global GHG concentrations between 350 and 400 ppm, in order 
to limit the global average temperature increases between 2 and 2.4°C above preindustrial levels. The 
UNFCC itself does not set limits on GHG emissions for individual countries or enforcement mechanisms. 
Instead, the treaty provides for updates, called “protocols,” that would identify mandatory emissions limits.

Kyoto Protocol 
The Kyoto Protocol established commitments for industrialized nations to reduce their collective emissions of 
six GHGs (CO2, CH4, N2O, SF6, HFCs, and PFCs) to 5.4 percent below 1990 levels by 2012. The United States 
is a signatory of the Kyoto Protocol, but Congress has not ratified it and the United States has not bound 
itself to the Protocol’s commitments. The first commitment period of the Kyoto Protocol ended in 2012. 
Governments, including 38 industrialized countries, agreed to a second commitment period of the Kyoto 
Protocol, beginning January 1, 2013 and ending either on December 31, 2017 or December 31, 2020, to be 
decided by the Ad Hoc Working Group on Further Commitments for Annex I Parties under the Kyoto 
Protocol at its seventeenth session. In Durban (17th session of the Conference of the Parties in Durban, 
South Africa, December 2011), governments decided to adopt a universal legal agreement on climate 
change as soon as possible, but not later than 2015. Work will begin on this immediately under a new group 
called the Ad Hoc Working Group on the Durban Platform for Enhanced Action. Progress was also made 
regarding the creation of a Green Climate Fund (GCF) for which a management framework was adopted.  

B. Federal Regulations
Climate Change Technology Program 
The Climate Change Technology Program (CCTP) is a multi-agency research and development 
coordination effort (led by the Secretaries of Energy and Commerce) that is charged with carrying out the 
President’s National Climate Change Technology Initiative. The United States Environmental Protection 
Agency’s (USEPA) guidance document is directed at state agencies responsible for air pollution permits 
under the Federal Clean Air Act (FCAA) to help them understand how to implement GHG reduction 
requirements while mitigating costs for industry.

C. State Regulations
Assembly Bill (AB) 1943 
AB 1493 (2002), referred to as “Pavley,” requires California Air Resources Board (CARB) to develop and 
adopt regulations to achieve “the maximum feasible and cost-effective reduction of GHG emissions from 
motor vehicles.” On June 30, 2009, USEPA granted the waiver of Clean Air Act preemption to California for 
its greenhouse gas emission standards for motor vehicles beginning with the 2009 model year.
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Executive Order (EO) S-3-05 
EO S-3-05 establishes statewide GHG emissions reduction targets. EO S-3-05 provides that by 2010, emissions 
shall be reduced to 2000 levels; by 2020, emissions shall be reduced to 1990 levels; and by 2050, emissions 
shall be reduced to 80 percent of 1990 levels. In response to EO S-3-05, California Environmental Protection 
Agency (CalEPA) created the Climate Action Team (CAT), which in March 2006 published the Climate 
Action Team Report (the “2006 CAT Report”). The 2006 CAT Report identified a recommended list of 
strategies that the state could pursue to reduce GHG emissions. These are strategies that could be 
implemented by various state agencies to ensure that the emission reduction targets in EO S-3-05 are met 
and can be met with the existing authority of the state agencies.

The California Global Warming Solutions Act (AB 32) 
Operating under the assumption that Global Warming is a real phenomenon and that atmospheric CO2 is 
the single largest contributor to the phenomenon, the California State Legislature passed the California 
Global Warming Solutions Act of 2006 (AB 32) which requires the California Air Resources Board (CARB) to 
develop regulations and mechanisms that will ultimately reduce California’s greenhouse gas emissions by 
25 percent by 2020.  Mandatory caps will begin in 2012 for significant sources and ratchet down to meet 
the 2020 goals.  Specifically, AB 32 requires CARB to:

1) Establish a statewide greenhouse gas emissions cap for 2020, based on 1990 emissions by January 
1, 2008. 

2) Adopt mandatory reporting rules for significant sources of greenhouse gases by January 1, 2009.

3) Adopt a plan by January 1, 2009 indicating how emission reductions will be achieved from 
significant greenhouse gas sources via regulations, market mechanisms and other actions. 

4) Adopt regulations by January 1, 2011 to achieve the maximum technologically feasible and cost-
effective reductions in greenhouse gas, including provisions for using both market mechanisms and 
alternative compliance mechanisms.  

5) Convene an Environmental Justice Advisory Committee and an Economic and Technology 
Advancement Advisory Committee to advise CARB. 

6) Ensure public notice and opportunity for comment for all CARB actions. 

7) Prior to imposing any mandates or authorizing market mechanisms, CARB must evaluate several 
factors, including but not limited to, impacts on California’s economy, the environment and public 
health; equity between regulated entities; electricity reliability; conformance with other 
environmental laws; and that the rules do not disproportionately impact low-income communities. 

Scoping Plan 
After completing a comprehensive review and update process, the CARB approved a 1990 statewide 
GHG level and 2020 limit of 427 MMT CO2E. A Scoping Plan was approved by CARB on December 11, 2008, 
and includes measures to address GHG emission reduction strategies related to energy efficiency, water 
use, recycling, and solid waste, among other measures. 
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EO S-01-07 
EO S-01-07 was enacted on January 18, 2007. The order mandates that a Low Carbon Fuel Standard 
(“LCFS”) for transportation fuels be established for California to reduce the carbon intensity of California’s 
transportation fuels by at least 10 percent by 2020. 

Senate Bill (SB) 97 
SB 97, signed in August 2007, acknowledges that climate change is an environmental issue that requires 
analysis in California Environmental Quality Act (CEQA) documents. In March 2010, the California Resources 
Agency (Resources Agency) adopted amendments to the State CEQA Guidelines for the feasible 
mitigation of GHG emissions or the effects of GHG emissions. The adopted guidelines give lead agencies 
the discretion to set quantitative or qualitative thresholds for the assessment and mitigation of GHGs and 
climate change impacts.

Senate Bill (SB) 375 
Senate Bill (SB) 375, signed in August 2008, enhances the State’s ability to reach AB 32 goals by directing 
CARB to develop regional greenhouse gas emission reduction targets to be achieved from vehicles for 
2020 and 2035. In addition, SB 375 directs each of the state’s 18 major Metropolitan Planning Organizations 
(MPO) to prepare a “sustainable communities strategy” (SCS) that contains a growth strategy to meet 
these emission targets for inclusion in the Regional Transportation Plan (RTP). On September 23, 2010, CARB 
adopted final regional targets for reducing greenhouse gas emissions from 2005 levels by 2020 and 2035.

ARB Resolution 07-54 
ARB Resolution 07-54 establishes 25,000 metric tons of GHG emissions as the threshold for identifying the 
largest stationary emission sources in California for purposes of requiring the annual reporting of emissions. 
This threshold is just over 0.005 percent of California’s total inventory of GHG emissions for 2004. 

Senate Bill (SB) 2X 
In April 2011, Governor Brown signed SB 2X requiring California to generate 33% of its electricity from 
renewable energy by 2020.

Title 24, Part 6-California Energy Code 
The California Code of Regulations, Title 24, Part 6, is the California Energy Code. This code, originally 
enacted in 1978 in response to legislative mandates, establishes energy efficiency standards for residential 
and non-residential buildings in order to reduce California’s energy consumption. The Energy Code is 
updated periodically to incorporate and consider new energy-efficiency technologies and methodologies 
as they become available. The most recent amendments to the Energy Code, known as 2008 Title 24, or 
the 2008 Energy Code, became effective January 1, 2010. 2008 Title 24 requires energy savings of 15–35
percent above the former 2005 Title 24 Energy Code. At a minimum, residential buildings must achieve a 
15-percent reduction in their combined space heating, cooling, and water heating energy consumption 
compared to the 2005 Title 24 standards. Incentives in the form of rebates and tax breaks are provided on 
a sliding scale for buildings achieving energy efficiency above the minimum 15 percent reduction over the 
2005 Title 24. The reference to 2005 Title 24 is relevant in that many of the state’s long-term energy and GHG
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reduction goals identify energy-saving targets relative to the 2005 Title 24. By reducing California’s energy 
consumption, emissions of statewide GHGs may also be reduced. 

With respect to new construction and major renovations, compliance with the current Energy Code must 
be demonstrated through submission and approval of a Title 24 Compliance Report to the local building 
permit review authority and the CEC. The compliance reports must demonstrate a building’s energy 
performance through use of CEC-approved energy performance software that shows incremental 
increases in energy efficiency given selection of various HVAC, sealing, glazing, insulation, and other 
building techniques. Title 24 governs energy consumed by the built environment, by the major building 
envelope systems such as space heating, space cooling, water heating, some aspects of the fixed lighting 
system, and ventilation. Non-building energy use, or “plug-in” energy use (such as appliances, equipment, 
electronics, plug-in lighting), are independent of building design and are not subject to Title 24.

Title 24, Part 11-California Green Building Standards 
In 2007, the Governor directed the California Building Standards Commission to work with state agencies on 
the adoption of green building standards for residential, commercial, and public building construction for 
the 2010 code adoption process. A voluntary version of the California Green Building Standards Code, 
referred to as CalGreen, was added to Title 24 as Part 11 in 2009. The 2010 version of CalGreen took effect 
January 1, 2011, and instituted mandatory minimum environmental performance standards for ground-up 
new construction of commercial and low-rise residential buildings, state-owned buildings, schools, and 
hospitals. It also includes voluntary tiers (I and II) with stricter environmental performance standards for 
these same categories of residential and nonresidential buildings. The mandating performance standards 
for new construction include:

20 percent reduction in indoor water use relative to specified baseline levels, with voluntary goals 
for reductions of 30 percent and over;

water submetering; 

diversion of 50 percent waste from landfills, with voluntary goal reductions of 65 percent for homes 
and 80 percent for commercial projects;

inspections of energy systems to ensure optimal working efficiency, with voluntary goals for 15 
percent (Tier I) and 30 percent (Tier II) in exceedance of 2008 Title 24; and,

requirements for low-pollutant emitting exterior and interior finish materials such as paints, carpets, 
vinyl flooring, and particle boards.

Similar to the compliance reporting procedure described above for demonstrating energy code 
compliance in new buildings and major renovations, compliance with the CalGreen water reduction 
requirements must be demonstrated through completion of water use reporting forms for both residential 
and non-residential buildings. The water use compliance form must demonstrate a 20 percent reduction in 
indoor water use by either showing a 20 percent reduction in the overall baseline water use as identified in 
CalGreen or a reduced per-plumbing-fixture water use rate.
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D. Local Regulations and CEQA Requirements
The adopted State CEQA Guidelines provide general regulatory guidance on the analysis and mitigation 
of GHG emissions in CEQA documents, but contain no suggested thresholds of significance for GHG 
emissions. Instead, they give lead agencies the discretion to set quantitative or qualitative thresholds for the 
assessment and mitigation of GHGs and climate change impacts. The South Coast Air Quality 
Management District (SCAQMD) has adopted quantitative significance thresholds for GHGs.

San Diego Sustainable Community Program/Cities for Climate Protection 
In 2002, the City Council approved the San Diego Sustainable Community Program (SCP) and requested 
that an advisory committee be established to provide recommendations that would decrease GHG 
emissions from City operations. The City subsequently became a participant in the International Council for 
Local Environmental Initiatives (ICLEI) Cities for Climate Protection (CCP) campaign to reduce GHG 
emissions and in the California Climate Action Registry.

As a participant in the ICLEI CCP program, the City made a commitment to voluntarily decrease its GHG 
emissions by 2030 through a series of five milestones: (1) establish a CCP campaign, (2) engage the 
community to participate, (3) sign the U.S. Mayors Climate Protection Agreement, (4) take initial solution 
steps, and (5) perform a GHG audit. The City has advanced past Milestone 3 by signing the Mayor’s 
agreement and establishing actions to decrease City operations’ emissions.

Climate Protection Action Plan 
In July 2005, the City developed a Climate Protection Action Plan (CPAP) that identifies policies and 
actions to decrease GHG emissions from City operations. Recommendations included in CPAP for 
transportation included measures such as increasing carpooling and transit ridership, improving bicycle 
lanes, and converting the City vehicle fleet to low emission or non-fossil-fueled vehicles. Recommendations 
in the CPAP for energy and other non-transportation emissions reductions included increasing building 
energy efficiency (e.g., requiring that all City projects achieve the U.S. Green Building Council’s LEED Silver 
standard); reducing waste from City operations; continuing use of landfill methane as an energy source; 
reducing the urban heat island by avoiding dark roofs and roads which absorb and retain heat; and 
increasing shade tree and other vegetative cover plantings. 

Because of City actions implemented between 1990 and 2002, moderate GHG emissions reductions were 
reported in the CPAP. City actions taken to capture methane gas from solid waste landfills and sewage 
treatment plants resulted in the largest decrease in GHG emissions. Actions taken thus far to incorporate 
energy efficiency and alternative renewable energy reached only 5 percent of the City’s 2010 goal. The 
transportation sector remains a significant source of GHG emissions in 2010 and has had the lowest GHG 
reductions, reaching only 2.2 percent of the goal for 2010. The recently amended City General Plan 
includes a Policy CE-A.13 to regularly monitor and update the CPAP. The Climate Mitigation Adaptation 
Plan (CMAP) was later developed to provide a mechanism for the City to achieve the goals of AB 32 and 
the CARB Scoping Plan at a program level. Additional detail regarding this plan is presented below.
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Sustainable Building Policies 
In several of its policies, the City aims to reduce GHG emissions by requiring sustainable development 
practices in City operations and incentivizing sustainable development practices in private development. 
In Council Policy 900-14—Green Building Policy, adopted in 1997, Council Policy 900-16—Community 
Energy Partnership, and the updated Council Policy 900-14—Sustainable Buildings Expedite Program, last 
revised in 2006, the City established a mandate for all City projects to achieve LEED Silver (or equivalent) for 
all new buildings and major renovations over 5,000 square feet. Incentives are also provided to private 
developers through the Expedite Program, which expedites project review of green building projects and 
discounts project review fees. 

The City has also enacted codes and policies aimed at helping the City achieve the state’s 75-percent 
waste diversion mandate under AB 341, including the Refuse and Recyclable Materials Storage Regulations 
(SDMC Chapter 14, Article 2, Division 8), Recycling Ordinance (O-19678; SDMC Chapter 6, Article 6, Division 
7), and the Construction and Demolition (C&D) Debris Deposit Ordinance (0-19420 & 0-19694; SDMC 
Chapter 6, Article 6, Division 6). Further discussion of AB 341 and City policies and ordinances is included in 
Section 4.15, Public Utilities.

California Air Pollution Controls Officers Association (CAPCOA) CO2 Screening Levels 
CAPCOA and CARB currently publish CO2 screening levels for use in CEQA reporting.  The screening level is 
set at 900 metric tons of CO2 per year and is ‘recommended’ for all new projects within the State of 
California for compliance with the intent of AB 32. Operational levels due to a project action above the 
900 MT screening value will be subject to additional recommendations for compliance. 

City of San Diego General Plan 
The 2008 General Plan update included several climate change-related policies aimed at reducing GHG 
emissions from future development and City operations. For example, Conservation Element Policy CE-A.2 
aims to “reduce the City’s carbon footprint” and to “develop and adopt new or amended regulations, 
programs, and incentives as appropriate to implement the goals and policies set forth” related to climate 
change. The Land Use and Community Planning Element; the Mobility Element; the Urban Design Element; 
and the Public Facilities, Services, and Safety Element also identify GHG reduction and climate change 
adaptation goals. These elements contain policy language related to sustainable land use patterns, 
alternative modes of transportation, energy efficiency, water conservation, waste reduction, and greater 
landfill efficiency. The overall intent of these policies is to support climate protection actions, while retaining 
flexibility in the design of implementation measures which could be influenced by new scientific research, 
technological advances, environmental conditions, or state and federal legislation. 

Cumulative impacts of GHG emissions were qualitatively analyzed and determined to be significant and 
unavoidable in the programmatic Environmental Impact Report (PEIR) for the General Plan. A PEIR 
Mitigation Framework was included that indicated “for each future project requiring mitigation (measures 
that go beyond what is required by existing programs, plans, and regulations), project-specific measures 
will [need to] be identified with the goal of reducing incremental project-level impacts to less than 
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significant; or the incremental contributions of a project may remain significant and unavoidable where no 
feasible mitigation exists.”

City of San Diego Conservation Element 
There are no specific local quantitative regulations that have been promulgated to control GHG emissions; 
however, both the City of San Diego and SANDAG have adopted policies and standards to reduce 
emissions in the region. The City of San Diego first adopted climate change policies in its City of San Diego 
Climate Protection Action Plan (City, 2005). The plan identified sources of GHGs within the City and 
identified policies and developed recommendations to reduce GHG emissions. The City of San Diego's 
General Plan (2008) addresses climate change in the Conservation Element of the plan. Policies that 
address local GHG mitigation strategies in San Diego are integrated within the General Plan, and 
applicable to development projects. Together, this collection of policies support and promote the adopted 
recommendations outlined in the City's Climate Protection Action Plan. Typically, these policies are 
implemented through the use of updated building codes or architectural plans. As part of the 
Conservation Element, the City’s policies pertinent and related to Climate Change and Sustainable 
Development from a private developer’s perspective are:

CE.A.9: Reuse building materials, use materials that have recycled content, or use materials that are 
derived from sustainable or rapidly renewable sources to the extent possible, through factors 
including:

Scheduling time for deconstruction and recycling activities to take place during project 
demolition and construction phases;

Using life cycle costing in decision-making for materials and construction techniques. Life 
cycle costing analyzes the costs and benefits over the life of a particular product, 
technology, or system;

Removing code obstacles to using recycled materials in buildings and for construction;

Implementing effective economic incentives to recycle construction and demolition 
debris (see also Public Facilities Element, Policy PF-I.2).

CE.A.10: Include features in buildings to facilitate recycling of waste generated by building occupants 
and associated refuse storage areas.

a. Provide permanent, adequate, and convenient space for individual building occupants to 
collect refuse and recyclable material.

b. Provide a recyclables collection area that serves the entire building or project. The space 
should allow for the separation, collection and storage of paper, glass, plastic, metals, 
yard waste and other materials as needed.
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CE.A.11: Implement sustainable landscape design and maintenance.

a. Use integrated pest management techniques, where feasible, to delay, reduce, or 
eliminate dependence on the use of pesticides, herbicides, and synthetic fertilizers.

b. Encourage composting efforts through education, incentives, and other activities.

c. Decrease the amount of impervious surfaces in developments, especially where public 
places, plazas and amenities are proposed to serve as recreation opportunities (see also 
Recreation Element, Policy RE-A.6 and A.7).

d. Strategically plant deciduous shade trees, evergreen trees, and drought tolerant native 
vegetation, as appropriate, to contribute to sustainable development goals.

e. Reduce use of lawn types that require high levels of irrigation.

f. Strive to incorporate existing mature trees and native vegetation into site designs.

g. Minimize the use of landscape equipment powered by fossil fuels.

h. Implement water conservation measures in site/building design and landscaping.

i. Encourage the use of high efficiency irrigation technology, and recycled site water to 
reduce the use of potable water for irrigation. Use recycled water to meet the needs of 
development projects to the maximum extent feasible. (see Policy CE-A.12).

CE.A.12: Reduce the San Diego Urban Heat Island, through actions such as:

Using cool roofing materials, such as reflective, low heat retention tiles, membranes and 
coatings, or vegetated eco-roofs to reduce heat build-up;

Planting trees and other vegetation, to provide shade and cool air temperatures. In 
particular, properly position trees to shade buildings, air conditioning units, and parking 
lots;

Reducing heat buildup in parking lots through increased shading or use of cool paving 
materials as feasible (see also Urban Design Element, Policy UD-A.12).

SANDAG Climate Action Strategy 
SANDAG's Climate Action Strategy is a guide for SANDAG on climate change policy. The Strategy identifies 
a range of potential policy measures for consideration as SANDAG updates long-term planning documents 
like the Regional Transportation Plan and Regional Comprehensive Plan, and as local jurisdictions update 
their General Plans and other community plans. The goals of the Climate Action Strategy include the 
reduction of vehicle miles traveled and use of alternatives modes of transportation.

SANDAG has also developed a Sustainable Communities Strategy (SCS) in accordance with California 
Senate Bill 375 (SB 375). The SCS is a new element of the 2050 RTP. The legislation requires Metropolitan 
Planning Organizations (MPO) to prepare a SCS as part of their RTPs, along with the traditional policy, 
action, and financial requirements. After more than two years of extensive public input, the SANDAG Board 
of Directors adopted the final RTP with a SCS on October 28, 2011, making it the first agency in California to 



Chapter 5.0 – Environmental Impact Analysis 5.4 – Greenhouse Gas Emissions

Grantville Focused Plan Amendment 5.4-11 May 2015
Final PEIR 

do so. The SCS lays out how the region will meet GHG reduction targets set by CARB.  CARB’s targets call 
for the region to reduce per capita emissions seven percent by 2020 and 13 percent by 2035 from a 2005 
baseline. There are no mandated targets beyond 2035.

Under SB 375, which went into effect in 2009, a SCS must demonstrate how development patterns and 
transportation network, policies, and programs can work together to achieve greenhouse gas emission 
reduction targets for cars and light trucks, if there is a feasible way to do so. If a MPO cannot meet the 
targets through a SCS, then the region is required to develop an alternative planning strategy that 
demonstrates how targets could be achieved. In essence, the SCS includes four building blocks:

1.  A land use component that accommodates the Regional Housing Needs Assessment (RHNA) and 
includes the protection of sensitive resources, including areas protected under habitat 
conservation plans;

2.  Transportation networks including highways, transit, and local streets and roads;

3.  Transportation demand management strategies; and

4.  Transportation system management programs and policies.

Climate Mitigation and Adaptation Plan (CMAP ) This was not adopted by  the City of San Diego and has 
been superseded by the Climate Action Plan.

A citywide Draft Climate Mitigation and Adaptation Plan was prepared by the City of San Diego to provide 
a mechanism for the City to achieve the goals of AB 32 and the CARB Scoping Plan at a program level. 
The CMAP elements were prepared pursuant to guidance from the amended CEQA Guidelines and CARB 
recommendations for what constitutes an effective GHG reduction plan. Section 15183.5 of the amended 
CEQA Guidelines includes requirements for plans that serve to tier and streamline the analysis of GHG 
emissions.

The City’s CMAP is intended to establish a planning horizon of 2013 through 2035; and quantify GHG 
emissions; establishes GHG reduction targets for 2020; identify strategies and measures to reduce GHG 
emissions; and provide guidance for monitoring progress on an annual basis.

City of San Diego Climate Action Plan (CAP) 
In December of 2013, the City of San Diego released a draft Climate Action Plan (CAP) which identifies five 
strategies to reduce GHG emissions: energy and water efficient buildings, clean and renewable energy, 
multimodal transportation options, zero waste management, and urban forest and local food production. 
The CAP does not contain GHG thresholds and is not currently considered an applicable regulatory 
document due to its draft form.    

5.4.2 Significance Determination Thresholds
The City of San Diego’s CEQA Significance Determination Thresholds do not identify quantitative thresholds 
for determining significance of GHG emissions. For the purpose of determining significance, the analysis 
below is based on guidance contained in Appendix G of the State California Environmental Quality Act 
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(CEQA) Guidelines.  A significant impact resulting from greenhouse gases would occur if the proposed FPA 
would result in:

Generate greenhouse gas emissions, either directly or indirectly, that may have a significant 
impact on the environment; and/or,

Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing the 
emissions of greenhouse gases.

As discussed in Section 15064.4 of the CEQA Guidelines, the determination of the significance of 

greenhouse gas emissions calls for a careful judgment by the lead agency, consistent with the provisions in 

Section 15064. Section 15064.4 further provides that a lead agency should make a good-faith effort, based 

to the extent possible on scientific and factual data, to describe, calculate, or estimate the amount of 

GHG emissions resulting from a project.  A lead agency shall have discretion to determine, in the context of 

a particular project, whether to:

1. Use a model or methodology to quantify greenhouse gas emissions resulting from a project, and 
which model or methodology to use.  The lead agency has discretion to select the model or 
methodology it considers most appropriate provided it supports its decision with substantial 
evidence.  The lead agency should explain the limitations of the particular model or methodology 
selected for use; and/or,

2. Rely on a qualitative analysis or performance-based standards.

Section 15064.4 also advises a lead agency to consider the following factors, among others, when 
assessing the significance of impacts from greenhouse gas emissions on the environment:

1. The extent to which the project may increase or reduce greenhouse gas emissions as compared to 
the existing environmental setting;

2. Whether the project emissions exceed a threshold of significance that the lead agency determines 
applies to the project; and

3. The extent to which the project complies with regulations or requirements adopted to implement a 
statewide, regional, or local plan for the reduction or mitigation of greenhouse gas emissions.

In order to serve as a guide for determining when a project triggers the need for a GHG significance 
determination, the City of San Diego has established an interim screening criteria for GHG emission analysis.  
Based on guidance in the CAPCOA report "CEQA & Climate Change," dated January 2008, the City's 
memorandum entitled "Addressing Greenhouse Gas Emissions from Projects Subject to CEQA" (City of San 
Diego, 2010) utilizes a screening criterion of 900 metric tons of CO2E as a conservative measure for requiring 
further analysis of GHG emissions.  Projects with emissions above the 900 metric tons measure are required 
to evaluate whether emissions can be reduced below "business as usual" (BAU) levels.  The City has 
identified a target of 28.3 percent below BAU as its significance threshold, based on the California CARB's 
Scoping Plan and Year 2020 BAU forecast model, which represents the GHG emissions that would be 
expected to occur without any GHG project reducing features or mitigation as mandated under AB 32.  
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Thus, if the project’s 2020 GHG emissions, with incorporation of GHG-reducing regulations and design 
features, represent a 28.3 percent reduction relative to the project’s BAU GHG emissions, the project would 
not result in a significant impact to global climate change.

Addressed below are the key environmental issue areas that have been identified for the proposed FPA by 
the City as a result of the initial project review and consideration of comments received in response to the 
Notice of Preparation (NOP) (Appendix A).

5.4.3  Issue 1: Generate Greenhouse Gas Emissions
Issue 1: Would the proposed FPA generate greenhouse gas emissions, either directly or 

indirectly, that may have a cumulatively significant impact on the environment?

5.4.3.1 Impact Analysis

A. Construction Related Impacts
Construction of future development projects within the proposed FPA area would generate temporary 
GHG emissions primarily due to the operation of construction equipment and truck trips.  It is anticipated
that future grading activities within the proposed FPA area would require approximately 7,222 cubic yards 
of soil to be exported from the site.  Site grading typically generates the greatest amount of emissions due 
to the use of grading equipment and oil hauling. For this analysis, it was assumed that construction of future 
development associated with the proposed FPA would commence in January 2015 and would be 
completed in 2035. Emissions associated with the construction period were estimated using the California 
Emissions Estimator Model (CalEEMod version 2013.2.2) computer model, based on the projected maximum 
amount of equipment that would be used onsite at one time.   

Operational emissions from electricity and natural gas use were estimated using CalEEMod.  Construction 
activity for the proposed FPA would generate an estimated 99,718 metric tons of carbon dioxide 
equivalent (CO2E), as shown in Table 5.4-1. Amortized over a 30-year period to assimilate with the other 
GHG calculations that (the assumed emissions over the life of the project), construction allowed from the 
proposed FPA would generate 3,324 metric tons of CO2E per year.

Table 5.4-1: Estimated Construction Related Greenhouse Gas Emissions
YearEmission Source Annual Emission (MT CO2E)

TotalProject Construction 99,718
Project Construction Amortized over 30 years 3,324 metric tons per year

Source: Rincon, 2014. 

B. Electricity Usage
Operation of future development within the proposed FPA area would consume both electricity and 
natural gas.  The generation of electricity through combustion of fossil fuels typically yields CO2, and to a 
smaller extent, N2O and CH4.  Natural gas emissions can be calculated using default values from the CEC 
sponsored CEUS and RASS studies which are built into CalEEMod.  As shown in Table 5.4-2 below, the overall 
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net increase in energy use within the proposed FPA area would result in approximately 7,787 metric tons of 
CO2E per year. 
Table 5.4-2: Estimated Annual Energy-Related Greenhouse Gas Emissions

Emission Source Annual Emissions (MT CO2E)
Existing Uses
Electricity
Natural Gas
Subtotal

6,233 metric tons
1,293 metric tons
7,527 metric tons

Proposed FPA
Electricity
Natural Gas
Subtotal

12,230 metric tons
3,171 metric tons

15,401 metric tons
Total Net New Emissions (Proposed minus Existing) 7,874 metric tons
Source: Rincon, 2014

C. Area Emissions
The CalEEMod model was used to calculate direct sources of air emissions located throughout the 
potential new residential and commercial sites within the proposed FPA area. This includes hearths,
consumer product use, architectural coatings, and landscape maintenance equipment.  As shown in 
Table 5.4-3, the proposed area sources would generate approximately 102 net new metric tons CO2E per 
year.

Table 5.4-3: Estimated Annual Area Greenhouse Gas Emissions
Emission Source Annual Emissions (CO2E)

Existing Uses 0.02 metric tons
Proposed FPA 102 metric tons

Total Net New Emissions (Proposed minus Existing) 102 metric tons
Source:  Rincon, 2014.

D. Transportation Emissions
Mobile source GHG emissions were estimated using the average daily trips calculated by CalEEMod for 
future proposed development within the proposed FPA.  Table 5.4-4 shows the estimated mobile emissions 
of GHGs for the proposed FPA based on the estimated annual Vehicle Miles Traveled (VMT). CalEEMod 
does not calculate N2O emissions related to mobile sources. N2O emissions were calculated based on the 
proposed FPA’s VMT using calculation methods provided by the California Climate Action Registry General 
Reporting Protocol.  As shown in Table 5.4-4, the proposed FPA would increase vehicle emissions by 
approximately 41,594 metric tons per year.

Table 5.4-4: Estimated Annual Mobile Source Emissions of Greenhouse 
Gases

Emission Source Annual Emissions (MT CO2E)
Existing Uses
Mobile Emissions (CO2 & CH4)
Mobile Emissions (N2O)
Subtotal

19,105 metric tons
908 metric tons

20,013 metric tons
Proposed FPA
Mobile Emissions (CO2 & CH4)
Mobile Emissions (N2O)
Subtotal

57,959 metric tons
3,648 metric tons

61,607  metric tons
Total Net New Emissions (Proposed minus Existing) 41,594 metric tons
Source: Rincon, 2014
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E. Solid Waste Emissions
The CalEEMod results indicate that future development within the proposed FPA area would result in 
approximately 1,612 metric tons of CO2E per year associated with solid waste disposed within landfills, as 
calculated in Table 5.4-5.

Table 5.4-5:  Estimated Annual Soild Waste Greenhouse Gas Emissions
Emission Source Annual Emissions (CO2E)

Existing Uses 353 metric tons*
Proposed FPA 1,965 metric tons

Total Net New Emissions (Proposed minus Existing) 1,612 metric tons
*Assumes existing uses onsite are diverting 50% of waste in accordance with AB 939.
Source: Rincon, 2014

F. Water Usage
Based on the amount of electricity generated to supply and convey water for the future development 
projects allowed with the implementation of the proposed FPA, as shown in Table 5.4-6, water use 
associated with proposed FPA would generate approximately 3,443 metric tons of CO2E per year.

Table 5.4-6:  Estimated Annual Water Use Greenhouse Gas Emissions
Emission Source Annual Emissions (CO2E)

Existing Uses 1,525 metric tons
Proposed FPA 4,968 metric tons

Total Net New Emissions (Proposed minus Existing) 3,443 metric tons
Source: Rincon, 2014

G. Cumulative Totals
Table 5.4-7 combines the net new construction, operational, and mobile GHG emissions associated with 
future development projects allowed with the implementation of the proposed FPA.  As discussed above, 
temporary emissions associated with construction activity are amortized over 30 years (the anticipated life 
of the project).  The combined annual net increase in CO2E emissions would total approximately 57,949 
metric tons per year.

Table 5.4-7:  Combined Annual Net New GHG Emissions from the 
Proposed FPA

Emission Source Annual Emissions (MT CO2E)
Existing Uses

Operational
Energy

Area
Solid Waste

Water
Mobile Emissions

Subtotal

7,527 metric tons
0.02 metric tons
353 metric tons

1,525 metric tons
20,013 metric tons
29,418 metric tons

Proposed FPA
Construction 3,324 metric tons
Operational

Energy
Area

Solid Waste
Water

Mobile
Subtotal

15,401 metric tons
102 metric tons

1,965 metric tons
4,968 metric tons

61,607 metric tons
87,367 metric tons

Total Net New Emissions (Proposed minus Existing) 57,949 metric tons (MT)
Source: Rincon, 2014
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The BAU calculation is an estimate of GHG emissions that would be expected to occur without any GHG 
reducing features or mitigation, consistent with AB 32.  In the absence of specific federal, state or local 
thresholds, GHG emissions associated with a specific project are not considered cumulatively considerable 
if design and operational features incorporated into a project reduces emissions by more than 
approximately 28.3% (the statewide average that is commonly acceptable).  Although the proposed FPA is 
programmatic in nature (not a specific project) and does not include specific individual projects at this 
time, the following discussion uses the 900 MT annual screening threshold, because the City currently does 
not have a programmatic or plan level threshold.

As shown in Table 5.4-7, BAU GHG emissions would exceed the 900 annual MT screening threshold. 
Therefore, a 28.3% reduction (i.e., 24,725 annual MT of CO2E) in BAU emissions must be demonstrated to 
avoid a significant GHG impact.  For development projects within the proposed FPA area, GHG emissions 
would be reduced in comparison to the BAU scenario as a result of project amenities and design and 
operational features along with state and federal GHG reduction measures. The proposed FPA would 
reduce vehicle trips compared to BAU because of its proximity to existing transit service (bus and trolley 
service), increased density onsite (urban infill), mixed-use nature, and pedestrian friendly design. Individual 
development projects within the proposed FPA area would also be required to achieve at least a 50% 
waste diversion rate in accordance with AB 939 and to incorporate low-flow plumbing fixtures in 
accordance with City of San Diego code requirements (Chapter 14 Article 7 Division 3). (These standards 
are set by California Building Code) To reduce energy consumption, required features include providing 
energy efficient appliances and energy efficient lighting in all new structures. Table 5.4-8 shows the 
mitigated GHG emissions associated with implementing the above-referenced design/operational 
features.  With implementation of these features, GHG emissions for future development within the 
proposed FPA would be reduced by 17,905 MT annually or 20.5%.

Table 5.4-9 lists existing state measures for GHG emissions reductions and quantifies the total reduction in 
metric tons of CO2E per year that development of the proposed FPA area would generate in comparison 
to the BAU scenario. As shown in Table 5.4-9, implementation of state measures would reduce proposed 
FPA area emissions by an estimated 20,743 CO2E per year. 

As shown in Table 5.4-10, with the implementation of design features (Table 5.4-8) into future development 
projects within the proposed FPA area and the implementation of State reduction measures (Table 5.4-9), 
the proposed FPA would have a combined total reduction of approximately 38,648 CO2E per year or 
approximately 44.2%.  As such, GHG emissions associated with future development within the proposed 
FPA would be reduced by more than 28.3% as compared to the BAU scenario.  Therefore, impacts related 
to GHG emissions would be less than significant based on City criteria.

5.4.3.2 Significance of Impact
Impacts were evaluated for significance using the City of San Diego’s interim screening threshold of 900 MT 
CO2E.  For emissions that exceed this threshold and cannot be reduced to 28.3% below BAU levels, the 
impact is considered significant.
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Table 5.4-8:  Combined Annual GHG Emissions
with Design Features to Reduce Emissions

Emission Source/Design Feature to Reduce GHG Emissions Reduction in Annual Emissions
(MT CO2E)

Solid Waste
Implement on-site recycling program to achieve 50% landfill diversion. (982)

Water
Water Use Reduction

a) Low Flow Plumbing Fixtures – Install low flow plumbing fixtures in all building to 
reduce water use.

b) Drought Tolerant Landscaping – Install landscaping throughout the site that 
would provide shade trees and carbon storage. (City of San Diego has an 
environmentally-friendly plant list and street tree selection guide)

(791)

Transportation
a) Increase density
b) Improve walkability design
c) Improve accessibility
d) Increase transit accessibility
e) Improve pedestrian network

(as identified in technical report – See Appendix C)
Mobile Emissions (CO2 & CH4) 

Mobile Emissions (N2O)
(15,150)

(982)
Total Reduction from with Design Features to Reduce GHG Emissions (17,905 MT CO2E)

Total Emissions from the Proposed FPA with Design Features to Reduce GHG Emissions 69,462 MT CO2E
BAU Total 87,367 MT CO2E

% Reduction of Emissions Compared to BAU Total (20.5%)
Source: Rincon, 2014.

Table 5.4-9:  Existing State Measures for GHG Emission Reductions

Measure Sector

% Reduction from 
Business-As-Usual 
Scenario (Sector 

Specific)1

Total CO2E from 
Business-As-Usual 
Scenario Sector2

Reduction in 
Annual Emissions

(MT CO2E)

Renewable Portfolio Standard 
(33% by 2020) Energy Use (Electricity) 15.40% 12,230 (1,871)

Renewable Electricity Standard Energy Use (Electricity) 14.25% 12,230 (1,743)
2013 Title 24 Energy Code 
Requirements

Energy Use (Natural 
Gas and Electricity) 15% 15,401 (2,310)

Assembly Bill 1493: Pavley I & II Transportation 14.06% 61,607 (8,662)
Medium/Heavy Duty Vehicles 
(Aerodynamic Efficiency and 
Vehicle Hybridization)

Transportation 0.62% 61,607 (382)

Regional Transportation Related 
GHG Targets (SB 375) Transportation 3.75% 61,607 (2,310)

Vehicle Efficiency Measures Transportation 5.625% 61,607 (3,465)
State Measure Reduction (20,743)

Total Emissions from the Proposed FPA with Existing State Measures to Reduce GHG Emissions 87,367 MT CO2E
Percent Reduction from Total Business-As-Usual Emissions 23.7%

1Percent Reduction from business-as-usual calculated based on the CARB scoping Plan reductions for sector-specific activity.  CARB 
Scoping Plan, December 2008
2Emissions from individual sectors as listed in Table 14: Combined Annual Emissions of Greenhouse Gases Business-As-Usual Scenario.
( ) denotes reduction
Source: Rincon, 2014.
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As shown in Table 5.4-10, with the implementation of the design features described in Table 5.4-8 in future 
development projects and with implementation of State reduction measures (Table 5.4-9), development of 
the proposed FPA would have a combined total reduction of approximately 38,648 CO2E per year or 
approximately 44.2%. As such, GHG emissions associated with future development projects within the 
proposed FPA area would be reduced by more than 28.3% as compared to the BAU scenario.  Therefore, 
impacts related to GHG emissions would be less than significant based on City criteria.

Table 5.4-10:  Total Reduction of GHG
Business-As-Usual Total GHG from the Proposed FPA 87,367 metric tons CO2E
Combined Reductions from the Proposed FPA Design 
Features and State Measures (38,648 metric tons CO2E) 

Proposed FPA Total 48,719 metric tons CO2E
% Reduction from Business-As-Usual 44.2%

Source:  Rincon, 2014. 

5.4.3.3 Mitigation Framework
Implementation of the proposed FPA would not result in significant direct or cumulative impacts related to 
GHG emissions; and therefore, no mitigation measure is required.

5.4.3.4 Significance After Mitigation
No mitigation would be required; therefore, there will be no impacts after mitigation.

5.4.4 Issue 2: Conflict with Plans
Issue 2: Would the proposed FPA conflict with an applicable plan, policy, or regulation 

adopted for the purpose of reducing the emissions of greenhouse gases? 

5.4.4.1 Impact Analysis
The proposed FPA 's consistency with applicable plans, policies, and regulations adopted for the purpose 
of reducing the emissions of GHGs is evaluated below. Applicable state and federal plans, policies, and 
regulations that are currently in effect are discussed in Section 5.4.1.1 above.  The City has adopted 
policies in both its Climate Protection Action Plan and General Plan that directly address GHG emissions, 
setting a goal of a 15-percent reduction in GHG emissions by 2010.  The City is currently in the process of 
developing a CAP, which will identify strategies and measures to meet GHG reduction targets.  The CAP 
includes four categories of strategies to reduce GHG sources: energy and water efficiency buildings, clean 
and renewable energy, multimodal transportation options, zero waste management, and urban forest and 
local food production.  The proposed FPA would accommodate mixed-use, transit-oriented development 
that includes energy efficiency and waste reduction features.  Table 5.4-11 provides an analysis of the 
proposed FPA’s consistency with the City of San Diego General Plan’s Climate Change and Sustainable 
Policies (2008).  Based on Table 5.4-11, the proposed FPA would be consistent with the General Plan.



Chapter 5.0 – Environmental Impact Analysis 5.4 – Greenhouse Gas Emissions

Grantville Focused Plan Amendment 5.4-19 May 2015
Final PEIR 

Table 5.4-11: 
Proposed FPA’s Consistency with Applicable San Diego General Plan 

Climate Change and Sustainable Policies
Policy Proposed FPA Consistency

Conservation Element

CE-A.2 Reduce the City’s carbon footprint. Develop and 
adopt new or amended regulations, programs, and 
incentives as appropriate to implement the goals and 
policies set forth in the General Plan to:

Create sustainable and efficient land use patterns to 
reduce vehicular trips and preserve open space;
Reduce fuel emission levels by encouraging 
alternative modes of transportation and increasing 
fuel efficiency;
Improve energy efficiency, especially in the 
transportation sector and buildings and appliances;
Reduce the Urban Heat Island effect through 
sustainable design and building practices, as well as 
planting trees (consistent with habitat and water 
conservation policies) for their many environmental 
benefits, including natural carbon sequestration;
Reduce waste by improving management and 
recycling programs;
Plan for water supply and emergency reserves.

Consistent
The proposed FPA would facilitate mixed-use, urban infill 
and transit-oriented development. The proposed FPA is 
located in proximity to existing transit corridors and transit 
services. The proposed FPA area is located near the 
Grantville Light Rail Trolley Station, would be a mixed-use 
development that would include commercial uses, and 
would emphasize pedestrian orientation. The proposed 
FPA would therefore promote alternative transportation 
and would reduce overall vehicle travel by encouraging 
the use of public transit, bicycling and walking.

Future development within the proposed FPA would 
adhere to current Title 24 California Building Code 
standards for energy efficiency.

Future development within the proposed FPA area 
would be required to divert at least 50% of its solid waste 
thereby reducing waste by improving management and 
recycling programs. Development in the proposed FPA 
area would also be subject to all applicable State and 
City requirements for solid waste reduction as they 
change in the future.  

CE-A.5. Employ sustainable or “green” building 
techniques for the construction and operation of 
buildings.

a.   Develop and implement sustainable building 
standards for new and significant remodels of 
residential and commercial buildings to maximize 
energy efficiency, and to achieve overall net zero 
energy consumption by 2020 for new residential 
buildings and 2030 for new commercial buildings. This 
can be accomplished through factors including, but 
not limited to:
o Designing mechanical and electrical systems 

that achieve greater energy efficiency with 
currently available technology;

o Minimizing energy use through innovative site 
design and building orientation that addresses 
factors such as sun-shade patterns, prevailing 
winds, landscape, and sun-screens; 

o Employing self generation of energy using 
renewable technologies;

o Combining energy efficient measures that have 
longer payback periods with measures that have 
shorter payback periods;

o Reducing levels of non-essential lighting, heating 
and cooling; and

o Using energy efficient appliances and lighting.

b.    Provide technical services for “green” buildings in 
partnership with other agencies and organizations.

Consistent
Future development within the proposed FPA would 
adhere to current Title 24 California Building Code 
standards for energy efficiency.
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Policy Proposed FPA Consistency

CE-A.9. Reuse building materials, use materials that have 
recycled content, or use materials that are derived from 
sustainable or rapidly renewable sources to the extent 
possible, through factors including:

Scheduling time for deconstruction and recycling 
activities to take place during project demolition and 
construction phases;
Using life cycle costing in decision-making for materials 
and construction techniques. Life cycle costing analyzes 
the costs and benefits over the life of a particular 
product, technology, or system;
Removing code obstacles to using recycled materials in 
buildings and for construction; and
Implementing effective economic incentives to recycle 
construction and demolition debris. 

Consistent
Future development within the proposed FPA area 
would be required to divert at least 50% of its solid waste 
in compliance with AB 939. 

CE-A.11. Implement sustainable landscape design and 
maintenance.

a.   Use integrated pest management techniques, where 
feasible, to delay, reduce, or eliminate dependence 
on the use of pesticides, herbicides, and synthetic 
fertilizers.

b.   Encourage composting efforts through education, 
incentives, and other activities.

c.   Decrease the amount of impervious surfaces in 
developments, especially where public places, plazas 
and amenities are proposed to serve as recreation 
opportunities

d.   Strategically plant deciduous shade trees, evergreen 
trees, and drought tolerant native vegetation, as 
appropriate, to contribute to sustainable 
development goals.

e.   Reduce use of lawn types that require high levels of 
irrigation.

f.    Strive to incorporate existing mature trees and native 
vegetation into site designs.

g.   Minimize the use of landscape equipment powered 
by fossil fuels.

h.   Implement water conservation measures in 
site/building design and landscaping.

i.    Encourage the use of high efficiency irrigation 
technology, and recycled site water to reduce the 
use of potable water for irrigation. Use recycled water 
to meet the needs of development projects to the 
maximum extent feasible. 

Consistent
As required by the City’s Municipal Code (Section 
147.0301), future development within the proposed FPA 
area would be required to be equipped with ultra low-
water use plumbing fixtures, which will reduce water use 
within the proposed FPA area.  
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Policy Proposed FPA Consistency

CE-A.12. Reduce the San Diego Urban Heat Island, 
through actions such as:

Using cool roofing materials, such as reflective, low 
heat retention tiles, membranes and coatings, or 
vegetated eco-roofs to reduce heat build-up;
Planting trees and other vegetation, to provide
shade and cool air temperatures. In particular, 
properly position trees to shade buildings, air 
conditioning units, and parking lots; and
Reducing heat build up in parking lots through 
increased shading or use of cool paving materials as 
feasible.

Consistent
Future development within the proposed FPA would 
adhere to current Title 24 California Building Code 
standards for energy efficiency.

CE-F.2. Continue to upgrade energy conservation in City 
buildings and support community outreach efforts to 
achieve similar goals in the community.

Consistent
As required by the City’s Municipal Code (Section 
147.0301) future development within the proposed FPA 
would be required to be equipped with ultra low-water 
use plumbing fixtures, reducing water use in the 
proposed FPA area.

CE-F.4. Preserve and plant trees, and vegetation that are 
consistent with habitat and water conservation policies 
and that absorb carbon dioxide and pollutants.

Consistent
Future development projects within the proposed FPA 
would be required to landscape in accordance with 
San Diego Municipal Code landscaping regulations.

CE-F.6. Encourage and provide incentives for the use of 
alternatives to single-occupancy vehicle use, including 
using public transit, carpooling, vanpooling, teleworking, 
bicycling, and walking. Continue to implement programs 
to provide City employees with incentives for the use of 
alternatives to single-occupancy vehicles.

Consistent
The proposed FPA would allow for mixed-use, urban infill 
and transit-oriented development. The proposed FPA 
area is located in proximity to existing transit corridors 
and transit services. The proposed FPA area is located 
near the Grantville Light Rail Trolley Station and would 
include mixed-use development that would include 
commercial uses, and would emphasize pedestrian 
orientation. The proposed FPA would therefore promote 
alternative transportation and would reduce overall 
vehicle travel by encouraging the use of public transit, 
bicycling and walking.

CE-I.7.  Pursue investments in energy efficiency and direct 
sustained efforts towards eliminating inefficient energy 
use. 

Consistent
Future development within the proposed FPA would 
adhere to current Title 24 California Building Code 
standards for energy efficiency.

CE-J.1. Develop, nurture, and protect a sustainable  
urban/community forest.

a.  Seek resources and take actions needed to plant, 
care for, and protect trees in the public right-of-way,
parks, and any trees of significant importance. 

b.  Plant large canopy shade trees, where appropriate 
and with consideration of habitat and water 
conservation goals, in order to maximize 
environmental benefits.

c.   Seek to retain significant and mature trees.
d.  Provide forest linkages to connect and enhance 

public parks, plazas, recreation and open space 
areas.

Consistent
Future development projects within the proposed FPA 
area would be required to landscape in accordance 
with San Diego Municipal Code landscaping regulations.

CE-J.4. Continue to require the planting of trees through 
the development permit process.

a.   Consider tree planting as mitigation for air pollution 
emissions, storm water runoff, and other 

Consistent
Future development projects within the proposed FPA 
area would be required to landscape in accordance 
with San Diego Municipal Code landscaping regulations. 
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Policy Proposed FPA Consistency

environmental impacts as appropriate.

Mobility Element

ME-F.5. Increase the number of bicycle-transit trips by 
coordinating with transit agencies to provide safe routes 
to transit stops and stations, to provide secure bicycle 
parking facilities, and to accommodate bicycles on 
transit vehicles.

Consistent
The proposed FPA would facilitate mixed-use, urban infill 
and transit-oriented development. The proposed FPA 
area is located in proximity to existing transit corridors 
and transit services.  The proposed FPA area is located 
near the Grantville Light Rail Trolley Station and would 
include mixed-use development that would include 
commercial uses, and would emphasize pedestrian 
orientation. The proposed FPA would therefore promote 
alternative transportation and would reduce overall 
vehicle travel by encouraging the use of public transit, 
bicycling and walking.

ME-E.6. Require new development to have site designs 
and on-site amenities that support alternative modes of 
transportation. Emphasize pedestrian and bicycle-friendly 
design, accessibility to transit, and provision of amenities 
that are supportive and conducive to implementing TDM 
strategies such as car sharing vehicles and parking 
spaces, bike lockers, preferred rideshare parking, showers 
and lockers, on-site food service, and child care, where 
appropriate.

Consistent
The proposed FPA would facilitate mixed-use, urban infill 
and transit-oriented development. The proposed FPA 
area is located in proximity to existing transit corridors 
and transit services. The proposed FPA area is located 
near the Grantville Light Rail Trolley Station and would 
include mixed-use development that would include 
commercial uses, and would emphasize pedestrian 
orientation. The proposed FPA would therefore promote 
alternative transportation and would reduce overall 
vehicle travel by encouraging the use of public transit, 
bicycling and walking.

5.4.4.2 Significance of Impact
The proposed FPA would not conflict with the City’s sustainable community program, Climate Protection 
Action Plan, General Plan, or CAP.  As such, implementation of the proposed FPA would result in a less than 
significant impact for this issue area.  

5.4.4.3 Mitigation Framework
No mitigation would be required.

5.4.4.4 Significance After Mitigation
No mitigation would be required; therefore, there are no impacts after mitigation.

5.4.5 Conclusions
Although the future development associated with the implementation of the proposed FPA would result in 
approximately 87,367 MTCO2E per year, with the implementation of reduction measures, the operational 
emissions would be reduced by 44.2%, which meets and exceeds the 28.3% reduction goal of AB 32 and 
the City of San Diego.  In addition, the proposed FPA would be consistent with applicable, policies, and 
regulations adopted for the purpose of reducing GHG emissions. As such, the proposed FPA’s contribution 
to cumulative GHG emissions and climate change would be less than significant.
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5.5 Noise
The information contained in this section is summarized from the Grantville Focused Plan Amendment Noise 
Impact Study prepared by Rincon Consultants, Inc. (dated May 2014) (Appendix D of this PEIR).  This 
document is provided on the attached CD of Technical Appendices found on the back cover of this PEIR. 

Since the development of Appendix D, the boundaries for this project have been redrawn to reflect the 
exact areas affected by the proposed FPA.  The maps and analysis in Appendix D, while completed for a 
larger geographical area, are still relevant to this PEIR as the actions in the proposed FPA (community plan 
amendment, CPIOZ, rezone, CPIOZ, and PFFP) have not changed.

5.5.1 Existing Conditions
The proposed FPA area is primarily comprised of commercial and industrial uses. A small multi-family 
building is located northwest of the Mission Gorge Road/Vandever Avenue intersection. Kaiser Permanente 
Foundation Hospital is located in the northwest corner of the proposed FPA area. Single-family residences 
are located adjacent to the proposed FPA area at its east/northeast boundary, but are not located within 
it.

5.5.1.1 Existing Noise Standards

A. Construction Noise 
Per San Diego Municipal Code (SDMC) Section 59.5.0404, construction noise levels measured at or beyond 
the property lines of any property zoned residential shall not exceed an average sound level greater than 
75 decibels (dB) during the 12-hour period from 7:00 a.m. to 7:00 p.m. Further, construction activity is 
prohibited between the hours of 7:00 p.m. of any day and 7:00 a.m. of the following day, or on legal 
holidays as specified in Section 21.04 of the San Diego Municipal Code. Exceptions are allowed and 
subject to a permit granted by the Noise Abatement and Control Administrator.

B.  Exterior Noise
Noise standards are expressed in CNEL, a 24-hour A-weighted average decibel level (dBA) that accounts 
for frequency correction and the subjective response of humans to noise by adding 5 dBA and 10 dBA to 
the evening and nighttime hours, respectively.

The City of San Diego requires new projects to meet exterior noise level standards as established in the 
Land Use Noise Compatibility Guidelines in the City’s Noise Element of the General Plan, which specifies 
compatibility standards for different categories of land use. Table 5.5-1 provides the allowable noise levels 
by land use as identified in the City’s General Plan. As shown, the compatible noise level for noise sensitive 
land uses, including the multifamily residential use that would be allowed under implementation of the 
proposed FPA, is 60 dBA CNEL. Compatibility indicates that standard construction methods will attenuate 
exterior noise to an acceptable indoor noise level and people can carry out outdoor activities with minimal 
noise interference. 
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Table: 5.5-1 
City of San Diego Land Use

Noise Compatibility Guidelines

Source: Rincon, 2014
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Table 5.5-2 provides the thresholds of significance for uses affected by traffic noise. As shown, the City has a 
traffic noise significance threshold of 65 dBA CNEL or less at residential exterior usable spaces.

Table 5.5-2 
City of San Diego Traffic Noise Significance Thresholds
Structure or Proposed 

Use that would be 
impacted by
Traffic Noise

Interior
Space

Exterior
Useable
Space†

General Indication of
Potential Significance

Single-family detached 45 dB 65 dB

Structure or outdoor useable area† is 
< 50 feet from the center of the closest 
(outside) lane on a street with existing 

or future ADTs > 7500

Multi-family, schools, 
libraries, hospitals, day 
care, hotels, motels, 
parks, convalescent 

homes

Development 
Services 

Department 
(DSD) ensures 45 
dB pursuant to 

Title 24

65 dB

Offices, Churches, 
Business, Professional 

Uses 
n/a 70 dB

Structure or outdoor useable area is < 
50 feet from the center of the closest 
lane on a street with existing or future 

ADTs > 20,000

Commercial, Retail, 
Industrial, Outdoor 

Spectator Sports Uses
n/a 75 dB

Structure or outdoor useable area is < 
50 feet from the center of the closest 
lane on a street with existing or future 

ADTs > 40,000
Source: City of San Diego, 2011
† If a project is currently at or exceeds the significance thresholds for traffic noise described above and noise 
levels would result in less than a 3 dB increase, then the impact is not considered significant.

The Noise Element of the General Plan states that exterior noise levels ranging between 65 and 70 CNEL are 
considered “conditionally compatible” for multiple units, mixed-use commercial/residential, live work, and
group living accommodations. For single-family units, mobile homes, and senior housing, exterior noise 
levels ranging between 60 and 65 CNEL are considered “conditionally compatible.” Conditionally 
compatible uses are permissible, provided interior noise levels will not exceed 45 CNEL. Projects sited on 
land that falls into the “conditionally compatible” noise environment would require an acoustical study.

Although not generally considered compatible, the General Plan also conditionally allows multiple unit and 
mixed-use residential uses up to 75 CNEL in areas affected primarily by motor vehicle traffic noise with 
existing residential uses. Any future residential use with exterior noise levels above the 70 CNEL must include 
noise attenuation measures to ensure an interior noise level of 45 CNEL and be located in an area where a 
land use plan allows multiple unit and mixed-use residential uses.

Section 59.5.0101 et seq. of the SDMC, the Noise Abatement and Control Ordinance, regulates the making 
and creating of disturbing, excessive, or offensive noises within the City limits. Sound level limits are 
established for various types of land uses and are measured in one-hour averages. The one-hour, A-
weighted equivalent sound level, dBA Leq, is the energy average of the A-weighted sound levels occurring 
during a one-hour period. The ordinance states that it is unlawful for any person to cause noise by any 
means to the extent that the one–hour average sound level exceeds the applicable limit given for that 
land use. The sound level limit at a location on a boundary between two zoning districts is the arithmetic 
mean of the respective limits for the two districts.
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C.  Interior Noise
Noise-sensitive residential/habitable interior spaces have an interior standard of 45 CNEL, as stated in the 
City’s CEQA Significance Determination Thresholds and the California Noise Insulation Standards. The 
Significance Determination Thresholds indicate that for multi-family development, exterior noise levels 
would be considered significant if future projected traffic would result in noise levels exceeding 65 CNEL at 
exterior usable areas or interior noise levels exceeding 45 CNEL.

The City assumes that standard construction techniques will provide a 15 dB reduction of exterior noise 
levels to an interior receiver. Given this assumption, standard building construction could be assumed to 
result in interior noise levels of 45 CNEL or less when exterior noise sources are 60 CNEL or less. When exterior 
noise levels are greater than 60 CNEL, consideration of specific non-standard building construction 
techniques is required.

D. California Code of Regulations
Title 24, Chapter 12, Section 1207, of the California Code of Regulations (CCR) requires that interior noise 
levels, attributable to exterior sources, not exceed to 45 CNEL in any habitable room within a residential 
structure, other than single-family. A habitable room in a building is used for living, sleeping, eating or 
cooking.  Bathrooms, closets, hallways, utility spaces, and similar areas, are not considered habitable 
spaces. An acoustical study is required for proposed multiple-unit residential and hotel/motel structures 
within areas where the exterior CNEL noise contours exceeds 60 CNEL. The studies must demonstrate that 
the design of the building will reduce interior noise to 45 CNEL or lower in habitable rooms. If compliance 
requires windows to be inoperable or closed, the structure must include ventilation or air-conditioning (24 
CCR 1207 2010).

E. City of San Diego General Plan Noise Element
The General Plan establishes policies applicable to future development, which would reduce the potential 
for noise sensitive uses to be exposed to excessive noise levels. The applicable General Plan policies are 
identified as the following: 

Policy NE-A.1: Separate excessive noise-generating uses from residential and other noise-sensitive land 
uses with a sufficient spatial buffer of less sensitive uses.

Policy NE-A.2: Assure the appropriateness of proposed developments relative to existing and future noise 
levels by consulting the guidelines for noise-compatible land use to minimize the effects on 
noise-sensitive land uses.

Policy NE-A.3: Limit future residential and other noise-sensitive land uses in areas exposed to high levels of 
noise.

Policy NE-A.4: Require an acoustical study consistent with Acoustical Study Guidelines for proposed 
developments in areas where the existing or future noise level exceeds or would exceed 
the “compatible” noise level thresholds as indicated on the Land Use -Noise Compatibility 
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Guidelines, so that noise mitigation measures can be included in the project design to 
meet the noise guidelines.

Policy NE-A.5: Prepare noise studies to address existing and future noise levels from noise sources that are 
specific to a community when updating community plans.

Policy NE-B.4: Require new development to provide facilities which support the use of alternative 
transportation modes such as walking, bicycling, carpooling and, where applicable, transit 
to reduce peak-hour traffic.

Policy NE-C.1: Use site planning to help minimize exposure of noise sensitive uses to rail corridor and trolley 
line noise.

Policy NE-E.2: Encourage the design and construction of commercial and mixed-use structures with noise 
attenuation methods to minimize excessive noise to residential and other noise-sensitive 
land uses.

Policy NE-I.1: Require noise attenuation measures to reduce the noise to an acceptable noise level for 
proposed developments to ensure an acceptable interior noise level, as appropriate, in 
accordance with California’s noise insulation standards (CCR Title 24) and ACLUPs.

Policy NE-I.2: Apply CCR Title 24 noise attenuation measures requirements to reduce the noise to an 
acceptable noise level for proposed single-family, mobile homes, senior housing, and all 
other types of residential uses not addressed by CCR Title 24 to ensure an acceptable 
interior noise level, as appropriate.

Policy NE-I.3: Consider noise attenuation measures and techniques addressed by the Noise Element, as 
well as other feasible attenuation measures not addressed as potential mitigation 
measures, to reduce the effect of noise on future residential and other noise-sensitive land 
uses to an acceptable noise level.

F. Montgomery Field ALUCP
As discussed in Section 5.1 - Land Use of this PEIR, the airport nearest the planning area is Montgomery Field, 
which is located 2.25 miles to the northwest. The Montgomery Field ALUCP contains policies that limit 
residential uses in areas experiencing noise above 60 CNEL by placing conditions on residential uses within 
the 60 CNEL contour. However, none of the proposed FPA area is located within the 60 CNEL contour of 
Montgomery Field, San Diego International Airport, or any other airport.
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5.5.1.2 Existing Ambient Noise
The primary existing noise sources in the proposed FPA area are transportation and stationary sources. The 
most common source of transportation noise in the proposed FPA area is motor vehicle (e.g., automobiles, 
buses, trucks, and motorcycles) operation along the arterial roadways. These include San Diego Mission 
Road, Fairmount Avenue, Mission Gorge Road, Friars Road, Mission Gorge Place, Alvarado Canyon Road 
and Waring Road. Interstate-8 is located generally along the southern boundary of the proposed FPA area. 
Motor vehicle noise is characterized by a high number of individual events which often create a sustained 
noise level. Motor vehicle noise is the primary noise concern associated with the proposed FPA because it 
would replace existing office, commercial and industrial uses, which are less sensitive to traffic noise, with 
mixed use residential along the primary road corridors referenced above. Transportation noise sources also 
include light rail traffic noise along the San Diego Trolley line and at the Grantville Transit Station. Railway 
noise results from train and trolley pass-bys, horns, whistles, emergency signaling devices, and stationary 
bells at grade crossings. Train warning signals operate at these crossings when trains and trolleys approach 
and cross. Stationary noise sources include industrial and commercial operations. 

To establish representative ambient conditions within the proposed FPA area, weekday morning 20-minute 
noise measurements were taken on January 7, 2014 at five locations, using an ANSI Type II integrating 
sound level meter. The primary source of noise during monitoring was traffic. Heavy trucks (i.e., 10-18 wheel 
semi-trucks/trailers) are common throughout the area and contribute to ambient conditions. The 
temperature during monitoring was approximately 55 degrees Fahrenheit and there was no measurable 
wind. Noise measurement locations are shown in Figure 5.5-1, and Table 5.5-3 identifies the measured noise 
levels at each location. Table 5.5-4 shows the approximate vehicle volumes counted during each 
monitoring event.

Table 5.5-3 
Noise Monitoring Results

Measurement Location Primary Noise 
Source Sample Time Leq (dBA)

1. Southwestern corner of the Mission Gorge Road 
and Zion Avenue intersection approximately 50 
feet from the Mission Gorge Road centerline. 

Traffic Tuesday morning (6:50 
to 7:10) 70.2

2. Southwestern corner of Friars Road and Riverdale 
Street approximately 50 feet from the Friars Road 
centerline.

Traffic Tuesday morning (7:15 
to 7:35) 70.8

3. Southeastern corner of Mission Gorge Road and 
Vandever Street intersection approximately 40 
feet from the Mission Gorge Road centerline.

Traffic Tuesday morning (7:45 
to 8:05) 62.4

4. Northwestern corner of Fairmount Avenue and 
Twain Avenue intersection approximately 30 feet 
from the Fairmount Avenue centerline.

Traffic Tuesday morning (8:15 
to 8:35) 60.3

5. Northeast of the Mission Gorge Road and Mission 
Gorge Place intersection approximately 60 feet 
from the Mission Gorge Road centerline.

Traffic Tuesday morning (8:40 
to 9:00) 67.9

Source: Rincon Consultants, Inc., 2014. Field visit using ANSI Type II Integrating sound level meter.
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Table 5.5-4 
Approximate Vehicle Volumes

Monitoring Location Cars/Light Trucks Medium Trucks* Heavy Trucks**

1 520 13 6

2 500 20 20

3 250 2 9

4 105 5 0

5 300 17 5
Source: Rincon Consultants, Inc., 2014 *- Medium trucks are defined as two-axle, 6-wheel 
vehicles. These include delivery trucks and transit buses. **- Heavy trucks are defined as 10-18
wheel semi-trucks/trailers.

5.5.2  Significance Determination Thresholds
Based on the City of San Diego’s CEQA Significance Determination Thresholds, a significant noise impact 
would occur if implementation of the proposed FPA would:

Result in the exposure of noise-sensitive land uses to future noise levels which exceed those 
established in the adopted General Plan, noise ordinance, ALUCPs, or applicable standards of 
other agencies;

Result in a substantial increase in the existing ambient noise levels; or

Result in increased land use incompatibilities associated with noise.

Addressed below are the key environmental issue areas that have been identified for the proposed FPA by 
the City as a result of the initial project review and consideration of comments received in response to the 
Notice of Preparation (NOP) (Appendix A).

5.5.3  Issue 1: Exposure of Noise-Sensitive Land Uses

Issue 1: Would the proposed FPA result in the exposure of noise-sensitive land uses to 
future noise levels which exceed those established in the adopted General Plan, 
noise ordinance, ALUCPs, or applicable standards of other agencies?

5.5.3.1 Impact Analysis
According to the General Plan, noise sensitive land uses include, but are not necessarily limited to, 
residential uses, hospitals, nursing facilities, intermediate care facilities, child educational facilities, libraries, 
museums, places of worship, child care facilities, and certain types of passive recreational parks and open 
space.  

A. Construction Noise Impacts
Construction noise estimates are based upon noise levels reported by the Federal Transit Administration, 
Office of Planning and Environment and the distance to nearby sensitive receptors. Reference noise levels 
from that document were used to estimate construction noise levels that could occur at nearby sensitive 
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receptors based on a standard noise attenuation rate of 6 dBA per doubling of distance (line-of-sight 
method of sound attenuation). The maximum exterior noise limit allowed by SDMC for 7:00 am to 7:00 pm 
(75 dBA Leq) was used to determine whether construction noise could result in a significant impact on 
nearby sensitive receptors.

The primary source of noise during construction activities would include heavy machinery used in 
demolition, grading and clearing, as well as equipment used during building construction and paving. 
Table 5.5-5 shows typical noise levels associated with heavy construction equipment. As shown, noise levels 
at construction sites can range from about 81 to 95 dBA at 25 feet from the source, depending upon the 
types of equipment in operation at any given time and phase of construction.

Table 5.5-5 
Typical Construction Equipment Noise Levels

Equipment Onsite
Typical Level (dBA) 

25 Feet from the 
Source

Typical Level (dBA) 50 
Feet from the Source

Typical Level (dBA) 
100 Feet from the 

Source

Air Compressor 84 78 64

Backhoe 84 78 64

Bobcat Tractor 84 78 64

Concrete Mixer 85 79 73

Bulldozer 88 82 76

Jack Hammer 95 89 83

Pavement Roller 86 80 74

Street Sweeper 88 82 76

Man Lift 81 75 69

Dump Truck 82 76 70

Source: Noise levels based on FHWA Roadway Construction Noise Model (2006) Users Guide Table 1.
Noise levels based on actual maximum measured noise levels at 50 feet (Lmax). 
Noise levels assume a noise attenuation rate of 6 dBA per doubling of distance.

There are currently few existing noise sensitive receptors within the proposed FPA area; however, the 
proposed FPA would allow construction of approximately 8,275 new residential units. Thus, construction- 
related noise is likely to occur throughout the proposed FPA area as individual projects are developed. The 
level of impact would vary depending on the scope and location of specific improvements and 
surrounding uses. Table 5.5-6 shows typical maximum construction noise levels at various distances from 
construction activity based on a standard noise attenuation rate of 6 dBA per doubling of distance. The 
noise level used to estimate the maximum noise level that could occur is based on use of a bulldozer as it is 
likely to be the equipment type operating closest to the neighboring residences during demolition, grading 
and site preparation activities. Actual noise levels will fluctuate throughout the day and may periodically 
exceed 88 dBA depending on the type and location of equipment used and whether multiple pieces of
equipment are operating simultaneously in the same area.
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Sensitive receptors would include both single and multifamily residences; other sensitive uses, such as 
daycares or hotels, may be developed. Adjacent construction activities could generate noise levels as 
high as 88 dBA; however, sustained noise levels would likely not be that high.  Still, construction noise could 
cause a significant temporary increase in noise levels as defined under Appendix G, Section XII, Noise (d) of 
the CEQA Guidelines. To avoid, minimize or reduce construction-related noise impacts, the San Diego 
Municipal Code Section 59.5.0404 limits construction noise to an average of 75 dBA over a 12-hour period 
from 7:00 a.m. to 7:00 p.m. Implementation of the proposed FPA may cause temporary noise impacts 
during demolition and construction as individual projects are developed.  Implementation of Mitigation 
Measures N-1 through N-5 would help to avoid, reduce, and minimize potential temporary noise impacts 
that may result from future development projects within the proposed FPA to a level less than significant.  

Table 5.5-6 
Typical Maximum Construction Noise Levels

at Various Distances from Project Construction

Distance from Construction Maximum Noise Level at Receptor
(dBA)

25 feet 88

50 feet 82

100 feet 76

250 feet 70

500 feet 63

1,000 feet 58

Source: Rincon Consultants, Inc., 2014. 

B. Operational Noise Impacts
Noise levels associated with existing and future traffic operation along area roadways were estimated 
using the Traffic Noise Model (U.S. Department of Transportation, Federal Highway Administration [FHWA], 
April 2004), and model calculations based in part on traffic data from the project traffic memorandum 
prepared by Linscott, Law and Greenspan, (dated May, 2014) (Appendix B of this PEIR).

A noise increase greater than 3 dBA is readily perceptible to the average human ear; and thus, is the level 
that is considered a substantial noise increase. Within the City of San Diego, traffic-related noise impacts 
are considered significant if project-generated traffic would result in exterior noise levels exceeding 65 dBA 
or interior levels exceeding 45 dBA for single and multifamily residences. If a project site is currently at or 
exceeds the these significance thresholds for traffic noise and noise levels would result in less than a 3 dB 
increase, then the impact is not considered significant.

As noted previously, traffic is the primary noise source associated with existing and future activities within 
the proposed FPA area. As described in Section 5.2 – Transportation/Circulation of this PEIR, the proposed 
FPA would increase traffic volumes for road segments along Friars Road, Mission Gorge Road, Fairmount 
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Avenue, Twain Avenue, Vandever Avenue, Alvarado Canyon Road and Waring Road. With 
implementation of the proposed FPA, these corridors are where predominantly residential uses would be 
allowed and represent the highest traveled corridors within the proposed FPA area. Because the proposed 
FPA area is currently comprised primarily of industrial and heavy commercial uses, specific noise receivers 
were not modeled. Rather, representative locations where sensitive properties are anticipated were 
identified as receivers for both existing and with project conditions. A total of 23 receiver points were 
modeled.  Table 5.5-7 identifies the receiver locations, which are also depicted on Figure 5.5-2.

Table 5.5-7 
Noise Receiver Locations

Receiver Location

1 South side of Friars Road between Santo Road and Riverdale Avenue

2 Southeast of Friars Road/Riverdale Avenue intersection.

3 North side of Friars Road east of Riverdale Avenue

4 Southwest of Friars Road/ Riverdale Avenue intersection.

5 West side of Mission Gorge Road between Friars Road and Vandever Avenue

6 East side of Mission Gorge Road between Friars Road and Vandever Avenue

7 Northeast of Mission Gorge Road and Vandever Avenue

8 Southeast of Mission Gorge Road and Vandever Avenue

9 Southwest of Mission Gorge Road and Vandever Avenue

10 Northwest of Mission Gorge Road and Twain Avenue

11 Northeast of Mission Gorge Road and Twain Avenue

12 Southeast of Mission Gorge Road and Twain Avenue

13 Southwest of Mission Gorge Road and Twain Avenue

14 West side of Mission Gorge Road mid-block across from Mission Gorge Place

15 East side of Mission Gorge Road south of Mission Gorge Place

16 East side of Mission Gorge Road north of Camino Del Rio North intersection

17 East side of Fairmount Avenue between Vandever Avenue and Twain Avenue

18 East side of Fairmount Avenue south of Twain Avenue intersection

19 East side of Fairmount Avenue between Twain Avenue and Mission Gorge Road

20 East side of Waring Road north of Alvarado Canyon Road

21 West side of Waring Road north of Alvarado Canyon Road

22 North side of Alvarado Canyon Road east of Mission Gorge Road

23 North side of Alvarado Canyon Road west of Waring Road
Source: Rincon Consultants, Inc., 2014.
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Table 5.5-8 
Existing and Projected Peak Hour Noise Levels

Receiver Existing Peak 
Hour Leq

2030 Peak Hour 
Leq dBA Change Significant 

Change

1 72 73 +1 No

2 70 72 +2 No

3 71 72 +1 No

4 72 73 +1 No

5 71 72 +1 No

6 70 71 +1 No

7 70 71 +1 No

8 70 71 +1 No

9 70 72 +2 No

10 70 72 +2 No

11 70 71 +1 No

12 71 72 +1 No

13 72 73 +1 No

14 74 76 +2 No

15 72 73 +1 No

16 74 74 +0 No

17 67 70 +3 Yes

18 67 69 +2 No

19 67 69 +2 No

20 66 67 +1 No

21 69 71 +2 No

22 73 74 +1 No

23 73 74 +1 No
Source: Rincon Consultants, Inc., 2014.

Table 5.5-8 shows existing and projected peak hour noise levels for each receiver location. Under existing 
conditions, peak hour noise levels range from 70-72 dBA along Friars Road and Mission Gorge Road. Noise 
levels are approximately 67 dBA along the Fairmount Road corridor and 66-69 dBA along Waring Road. In 
all cases, modeled noise levels within the proposed FPA area exceed the 65 dBA criteria for residential uses, 
but are within the 75 dBA criteria for industrial and manufacturing uses (see Table 5.5-2). 

Traffic volumes and related noise levels throughout the proposed FPA area are projected to increase in 
2030 assuming implementation of the proposed FPA. Future year noise levels based on projected peak 
hour traffic volumes would increase somewhere in the range of 0 to 3 dBA throughout the proposed FPA 
area. The highest increase would occur along the Fairmount Avenue corridor near the Vandever/Twain 
Avenue intersections (Receiver 17). 
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As shown in Table 5.5-8, noise levels within the proposed FPA area currently exceed the 65 dBA exterior 
criteria for residential uses; thus, existing and future residents would be exposed to noise levels that exceed
the City of San Diego standards.  This would be a significant impact as defined in Appendix G, Section XII, 
Noise (a) of the CEQA Guidelines.  As noted above, when existing noise levels exceed 65 dBA, project-
related noise levels would have to increase by 3 dBA or more for the increase to be considered significant.  
This is projected to occur within the northern segments of the Fairmount Avenue corridor.  Therefore, the 
increase in noise levels within this area would be considered a substantial permanent increase and a 
significant impact is identified with the implementation of the proposed FPA per Section XII, Noise (c) of the 
CEQA Guidelines.  

Build-out under the proposed FPA is estimated to result in a significant noise impact relative to increased 
noise levels along Fairmount Avenue between Vandever Avenue and Twain Avenue. The General Plan 
policies provide a framework for supporting future development in existing areas where the urban 
environment already sustains a higher noise level than less developed areas and would avoid major 
increases in noise in those less developed areas. These policies, along with adherence to federal, state, 
and local noise regulations (including the Noise Element of the General Plan and Section 59.5.0101 et seq. 
of the SDMC), and the implementation of the Mitigation Framework as detailed in Mitigation Measures N-1
and N-6 serve to preclude or reduce significant impacts to a degree, but cannot reduce the noise impact 
along Fairmont Avenue between Vandever Avenue and Twain Avenue to a level less than significant. 
Therefore, impacts associated with increased ambient noise are significant at the program level and 
impacts related to ambient noise remain significant and unavoidable. 

5.5.3.2 Significance of Impact
Potential future development would be subject to the SDMC Sections 59.5.0404 and 59.5.0101 et seq., 
policies of the General Plan, and other applicable noise regulations, and would generally be less than 
significant.  With the implementation of Mitigation Measures N-1 through N-5, impacts related to 
construction noise would be reduced to a level less than significant.  However, build-out under the 
proposed FPA could potentially expose noise sensitive land uses to future noise levels that exceed land-use 
noise compatibility thresholds established in the General Plan and levels established in the SDMC.  The 
implementation of Mitigation Measures N-1 and N-6 would reduce operational noise impacts to the extent 
feasible; however, impacts would not be fully mitigated.  Therefore, a significant and unmitigable 
operational noise impact is identified with the implementation of the proposed FPA.  

5.5.3.3 Mitigation Framework
Future development project types that are consistent with the Navajo Community Plan, as amended by 
this FPA, base zone regulations, and the supplemental regulation for CPIOZ Type A and can demonstrate 
that there are no sensitive noise receptors present on the project site can be processed ministerially and 
would not be subject to further environmental review under CEQA. Development proposals that do not 
comply with the CPIOZ Type A supplemental regulations shall be subject to discretionary review in 
accordance with CPIOZ Type B and the Mitigation Framework as detailed in Mitigation Measure N-1 and N-
6, below.
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N-1 Project Specific Noise Study. A noise survey shall be conducted to determine construction and 
operation impacts and identify methods that can be implemented to meet applicable noise 
standards. The noise survey shall be sufficient to indicate existing and projected noise levels to 
determine the amount of attenuation needed to reduce potential noise impacts to meet interior 
noise standards. See the Grantville CPIOZ section – Navajo Community Plan for supplemental 
design regulations.

N-2 Construction Equipment. Electrical power shall be used to run air compressors and similar 
power tools. Internal combustion engines should be equipped with a muffler of a type 
recommended by the manufacturer and in good repair. All diesel equipment should be 
operated with closed engine doors and should be equipped with factory-recommended 
mufflers. Construction equipment that continues to generate substantial noise at the 
project boundaries should be shielded with temporary noise barriers, such as barriers that 
meet a sound transmission class (STC) rating of 25, sound absorptive panels, or sound 
blankets on individual pieces of construction equipment. Stationary noise-generating 
equipment, such as generators and compressors, should be located as far as practically 
possible from the nearest residential property lines.

N-3 Limit Operations Adjacent to Receivers. Limit the number of large pieces of equipment 
(i.e., bulldozers or concrete mixers) operating adjacent to receivers to one at any given 
time.

N-4 Neighbor Notification. As part of applying for construction noise permits, pProvide 
notification to residential occupants adjacent to the project site at least 24 hours prior to 
initiation of construction activities that could result in substantial noise levels at outdoor or 
indoor living areas. This notification should include the anticipated hours and duration of 
construction and a description of noise reduction measures being implemented at the 
project site. The notification should include a telephone number for local residents to call 
to submit complaints associated with construction noise. (SDMC Section 59.5.0404)

N-5  Noise Control Plan. Construction contractors shall develop and implement a noise control plan that 
includes a noise control monitoring program to ensure sustained construction noise levels do not 
exceed 75 decibels over a 12-hour period at the nearest sensitive receivers. The plan may include 
the following requirements:

Contractor shall turn off idling equipment.

Contractor shall perform noisier operation during the times least sensitive to receptors.

All diesel equipment shall be operated with closed engine doors and shall be 
equipped with factory- recommended mufflers.

Electrical power shall be used to run air compressors and similar power tools and 
to power any temporary structures, such as construction trailers or security staff 
facilities.
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For all noise-generating construction activities, additional noise attenuation 
techniques shall be employed as necessary to reduce noise levels. Such 
techniques shall include, but are not limited to, the use of sound blankets, noise 
shrouds and temporary sound barriers between construction sites and nearby 
sensitive receptors as specified in the noise control plan. 

Residences would be constructed along existing roadway corridors. These residences are presumed to be 
high density, multi-story buildings with no exterior uses fronting adjacent roadways. Thus, because the 65 
dBA exterior standard is currently exceeded and is projected to be exceeded under 2030 conditions, 
potentially significant noise impacts associated with project implementation could be avoided by 
achieving the 45 dBA interior standard for habitable rooms required by the City of San Diego. To achieve 
this standard, Mitigation Measures N-1, as described above, and N-6 should be considered as specific 
projects are evaluated during the permitting and environmental review process.

N-6 Where new projects would expose residences to noise exceeding normally acceptable
levels, the City of San Diego shall require the consideration use of various sound 
attenuation techniques as required bprescribed in they California Energy Code Title 24 
standards. These standards specify construction methods and materials that result in
energy efficient structures and up to a 30 dBA reduction in interior noise levels (assuming 
that windows are closed). 

Requirements may include the use of appropriate setbacks and sound attenuating 
building design, including retrofit of existing structures with sound attenuating building 
materials where feasible. Such measures may include, but are not limited to dual-paned 
windows, solid core exterior doors with perimeter weather stripping, air conditioning system 
so that windows and doors may remain closed and situating exterior doors away from 
roadways. 

In instances where use of these techniques is not feasible, the use of sound barriers 
(earthen berms, sound walls, or some combination of the two) will be considered. 
Whenever possible, a combination of elements should be used, including solid fences, 
walls, and landscaped berms. Determination of appropriate noise attenuation measures 
will be assessed based on a noise study on a case-by-case basis during a project’s 
individual environmental review pursuant to City of San Diego regulations. This shall be 
accomplished during the permitting and/or environmental review processproject’s 
individual environmental review.

  
5.5.3.4 Significance After Mitigation
Conformance with federal, state, and local noise regulations would generally preclude significant noise 
impacts for the proposed FPA. Such compliance with the above referenced City codes, along with other 
federal, state, and local regulations, is required of all projects and is not considered to be mitigation.  With 
the implementation of the Mitigation Framework as detailed in Mitigation Measures N-1 through N-5, 
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construction-related noise impacts associated with future development projects within the proposed FPA 
would be reduced to a level less than significant. 

However, it is possible that for certain land uses, particularly existing sensitive receptors, adherence to noise 
regulations may not adequately attenuate interior or exterior noise levels generated during build-out of the 
proposed FPA. Build-out under the proposed FPA could potentially result in the exposure of noise-sensitive 
land uses to future noise levels that exceed those established in the General Plan or the SDMC.  With 
implementation of Mitigation Measures N-1 and N-6, the significance of these operational noise impacts 
would be reduced to the extent feasible; however, impacts would not be reduced to a level less than 
significant. Therefore, operational noise impacts to sensitive receptors would remain significant and 
unmitigable.

5.5.4  Issue 2: Ambient Noise Level Increase

Issue 2: Would the proposed FPA result in a substantial increase in the existing ambient 
noise levels?

5.5.4.1 Impact Analysis
According to the CEQA Guidelines, “a substantial increase” is necessary to cause a significant 
environmental impact. The City’s 2011 Significance Determination Thresholds state that a change in the 
ambient noise level of less than 3 dBA is not perceptible to the general population, and therefore, would 
not constitute “a substantial increase.” A noise increase of 3 dB or greater would be substantial and 
therefore, result in a potentially significant impact. Table 5.5-2 shows the City’s Traffic Noise Significance 
Thresholds for various land uses for both interior and exterior spaces, along with general indicators of 
potential significance.

Anticipated ambient noise levels would be driven primarily by traffic noise sources.  Increases in traffic noise 
gradually degrade the ambient noise environment, especially with respect to sensitive receptors. As 
discussed in Section 5.5.3.1, traffic would be the primary noise source associated with existing and future 
development within the proposed FPA area. Traffic volumes and related noise levels throughout the area 
are projected to increase as a result of implementation of the proposed FPA. Future year noise levels based 
on projected peak hour traffic volumes would increase somewhere in the range of 0 to 3 dBA throughout 
the proposed FPA area. The ambient noise level is predicted to exceed 3.0 dBA along the Fairmount 
Avenue corridor near the Vandever/Twain Avenue intersections (Receiver 17). 

Noise levels within the proposed FPA area currently exceed the 65 dBA exterior criteria for residential uses; 
thus, existing and future residents would be exposed to noise levels that exceed the City of San Diego 
standards.  This would be a significant impact as defined in Appendix G, Section XII, Noise (a) of the CEQA 
Guidelines.  As noted above, when existing noise levels exceed 65 dBA, project-related noise levels would 
have to increase by 3 dBA or more for the increase to be considered significant.  This is projected to occur 
within the northern segments of the Fairmount Avenue corridor.  Approximate 65 and 70 dBA noise contours 
within the study area are shown on Figure 5.5-3.
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Build-out under the proposed FPA would result in a significant impact to ambient noise levels. The General 
Plan policies provide a framework for supporting future development in existing areas where the urban 
environment already sustains a higher noise level than less developed areas and would avoid major 
increases in noise in those less developed areas. These policies, along with adherence to federal, state, 
and local noise regulations (including the Noise Element of the General Plan and Section 59.5.0101 et seq. 
of the SDMC), and the implementation of Mitigation Measure N-1 and N-6 described above, serve to 
preclude or reduce significant impacts to a degree, but cannot reduce noise impacts along Fairmont 
Avenue between Vandever Avenue and Twain Avenue to a level less than significant. Therefore, impacts 
associated with increased ambient noise are significant at the program level. The impact related to 
ambient noise remains significant and unavoidable. 

5.5.4.2 Significance of Impact
Build-out under the proposed FPA could potentially result in a substantial increase in the existing ambient 
noise levels in excess of 3.0 dBA within the northern segments of the Fairmount Avenue corridor. Therefore, 
the increase in noise levels within this area would be considered a substantial permanent increase to 
ambient noise levels and a significant impact.  The implementation of the Mitigation Framework as detailed 
in Mitigation Measures N-1 and N-6 would reduce operational ambient noise impacts to the extent feasible; 
however, impacts would not be fully mitigated.  Therefore, a significant and immitigable operational noise 
impact is identified with the implementation of the proposed FPA.    

5.5.4.3 Mitigation Framework
Build-out under the proposed FPA could potentially result in a substantial increase in the existing ambient 
noise levels in excess of 3.0 dBA within the northern segments of the Fairmount Avenue corridor. The 
General Plan policies provide a framework for supporting future development in existing areas where the 
urban environment already sustains a higher noise level than less developed areas and would avoid major 
increases in noise in those less developed areas. These policies, along with adherence to federal, state, 
and local noise regulations (including the Noise Element of the General Plan and Section 59.5.0101 et seq. 
of the SDMC), and the implementation of the Mitigation Framework as detailed in Mitigation Measure N-1
and N-6, described above, serve to preclude or reduce significant impacts to a degree, but cannot 
mitigate impacts within the northern segments of the Fairmont Avenue corridor to a level less than 
significant. Therefore, impacts associated with increased ambient noise are significant at the program 
level. 

5.5.4.4 Significance After Mitigation
As discussed above, compliance with federal, state, and local noise regulations would assist in reducing 
significant ambient noise impacts associated with the proposed FPA. However, increases in ambient noise 
level would still exceed City thresholds in some parts of the proposed FPA area and would not be mitigated 
below a level of significance. Therefore, noise impacts would remain significant and unavoidable.



Chapter 5.0 – Environmental Impact Analysis 5.5 – Noise

Grantville Focused Plan Amendment 5.5-19 May 2015
Final PEIR



Chapter 5.0 – Environmental Impact Analysis 5.5 – Noise

Grantville Focused Plan Amendment 5.5-20 May 2015
Final PEIR

5.5.5  Conclusion  
Future development activities associated with the implementation of the proposed FPA have the potential 
to result in significant temporary construction noise impacts.  However, compliance with the SDMC and 
implementation of Mitigation Measures N-1 through N-5 would reduce construction noise impacts to a level 
less than significant.  

Future development activities that may result from implementation of the proposed FPA have the potential 
to result in the exposure of noise-sensitive land uses to future operational noise levels which exceed 
applicable standards; a substantial increase in existing ambient noise levels; or increased land use 
incompatibilities associated with noise.  Compliance with the federal, state, and local noise regulations, as 
well as the implementation of the Mitigation Framework as outlined in Mitigation Measures N-1 and N-6
would help to avoid, minimize, and reduce potential project-specific impacts; however, increases in 
ambient noise levels would still exceed City thresholds in some parts of the proposed FPA area and would 
not be mitigated to below a level of significance. Therefore, implementation of the proposed FPA would 
result in significant and unmitigable impacts related to operational noise.
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5.6 Biological Resources

This section of the PEIR discusses the potential environmental impacts of the proposed FPA associated with 
biological resources.  The information contained in this section is summarized from the Grantville Focused 
Plan Amendment Biological Opportunities and Constraints Analysis (dated May 20, 2014)(Appendix E of this 
PEIR) prepared by Rocks Biological Consulting and the Programmatic Water Quality Technical Report
(dated May 14, 2014) (Appendix G of this PEIR) prepared by Fuscoe Engineering.  These documents are
provided on the attached CD of Technical Appendices found on the back cover. 

Since the development of Appendix E and Appendix G, the boundaries for this project have been redrawn 
to reflect the exact areas affected by the proposed FPA.  The maps and analysis in Appendix E and 
Appendix G, while completed for a larger geographical area, are still relevant to this PEIR as the actions in 
the proposed FPA (community plan amendment, CPIOZ, rezone, CPIOZ, and PFFP) have not changed.

5.6.1 Existing Conditions
The proposed FPA area primarily consists of Urban/Developed habitat (approximately 343 acres). Still,
native habitat is present in the proposed FPA area, a majority of which is located in or near the San Diego 
River. The following describes the existing biological resources located within the proposed FPA area.

5.6.1.1 Botanical Resources-Flora

A. Vegetation Communities
A total of 11 vegetation communities/land uses as described by Holland (1986) and/or Oberbauer (1996)
have been delineated within the proposed FPA area and are depicted in Figure 5.6-1.  Vegetation 
communities or land uses present within the proposed FPA area include Diegan Coastal Sage Scrub, 
Disturbed Land, Freshwater Marsh, Giant Reed, Jurisdictional Streambed, Non-Native Grassland, Open 
Water, Ornamental, Riparian Forest, Southern Riparian Scrub, and Urban/Developed. The following are 
brief descriptions of the 11 vegetation communities. A detailed description is contained in the Biological 
Opportunities and Constraints Analysis (Appendix E of this PEIR). It should be noted that the vegetation 
communities and land uses described below should be considered general in nature, and vegetation 
community sub-types such as maritime succulent scrub or southern maritime chaparral may occur within 
larger vegetation communities within the FPA area.  

Sensitive Upland Communities

Diegan Coastal Sage Scrub (Holland Code 32500; Tier II habitat type) occurs in very small pockets at the 
periphery of the proposed FPA area, comprising a total of 9.0 acres.  This habitat is comprised primarily of 
low, soft-woody subshrubs of approximately one meter (3 ft) in height, many of which are facultatively 
drought-deciduous.  This association is typically found on dry sites within the proposed FPA area, such as 
steep, south-facing slopes or clay-rich soils that are slow to release stored water.  Dominant shrub species in 
this vegetation type vary, depending on local site factors and levels of disturbance. Within the proposed 
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FPA area, dominant species include California sagebrush (Artemisia californica), California Buckwheat 
(Eriogonum fasciculatum ssp. fasciculatum), and Laurel Sumac (Malosma laurina).  Other, less frequent, 
constituents of this community include Deerweed (Lotus scoparius), Broom Baccharis (Baccharis 
sarothroides), Goldenbush (Isocoma menziesii var. meziesii), and Lemonadeberry (Rhus integrifolia).

Non-native Grassland (Holland Code 42200, Tier IIIB habitat type) occupies approximately 0.3 acres in the 
southern end of the proposed FPA area adjacent to the Fairmount Avenue/Interstate 8 interchange. Non-
native Grassland generally occurs on fine-textured loam or clay soils which are moist or even waterlogged 
during the winter rainy season and very dry during the summer and fall.  It is characterized by a dense to 
sparse cover of annual grasses, often with native and nonnative annual forbs (Holland 1986).  This habitat is 
a disturbance-related community most often found in old fields or openings in native scrub habitats.  This 
association has replaced Native Grassland and Coastal Sage Scrub at many localities throughout southern 
California.

Wetland Communities

Riparian Forest (Holland Code 61000) occupies approximately 26.0 acres of the proposed FPA area,
primarily along the San Diego River.  This habitat is an open or closed canopy forest that is generally greater 
than 6 m (20 ft) high and occupies relatively broad drainages and floodplains supporting perennially wet 
streams.  Within the proposed FPA area, this community is dominated by mature individuals of winter 
deciduous trees, including Fremont's cottonwood (Populus fremontii var. fremontii) and several species of 
willows (Salix gooddingii, S. laevigata, S. lasiolepis), and often has a dense understory of shrubby willows, 
mulefat (Baccharis salicifolia), and mugwort (Artemisia douglasiana).  The dominant species require moist, 
bare mineral soil for germination and establishment (Holland 1986).  This is provided after floodwaters 
recede, leading to uniform-aged stands.

Southern Riparian Scrub (Holland Code 63300) occupies approximately 1.9 acres of the proposed FPA 
area. This habitat varies from a dense, broad-leafed, winter-deciduous association dominated by several 
species of willow to an herbaceous scrub dominated by mulefat. Typical willow species include black 
willow (Salix gooddingii), arroyo willow (Salix lasiolepis), and sandbar willow (Salix exigua) and there is often 
a large component of Mulefat and/or invasive species such as Giant Reed (Arundo donax) and Tamarisk 
(Tamarix spp.).   Understory vegetation is typically lacking or composed of nonnative, weedy species.  
Southern Riparian Scrub may represent a successional stage leading to Riparian Woodland or Forest or they 
may be stable depending on the frequency and intensity of disturbance.

Freshwater Marsh (Holland Code 52400) occupies approximately 1.4 acres occur in the proposed FPA area.
Freshwater Marsh occurs in wetlands that are permanently flooded or saturated with fresh water (Holland 
1986).  The Freshwater Marsh within the proposed FPA area is dominated by perennial, emergent monocots 
such as rushes (Schoenoplectus spp.) and cattails (Typha spp.) and areas of unvegetated, open water.  In 
several ponds near the Friars Road Bridge, the ponds are infested with the invasive species Uruguay Marsh 
Purslane (Ludwigia hexapetala) (J. Rocks personal observation 2004). 
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Open Water (Oberbauer Code 13140) occupies approximately 11.0 acres within the proposed FPA area.
There are large ponds within the San Diego River that reduce water flow velocity of the river and contain 
water throughout the year.  The Open Water areas often support Freshwater Marsh or Southern Riparian 
Scrub along its margins and in some instances is being invaded by the weedy Uruguay Marsh Purslane.

Non-Native Vegetation/Land Uses

Disturbed Land (Oberbauer Code 11300; Tier IV habitat type) occupies approximately 1.0 acre within the
proposed FPA area.  Disturbed land is any land on which the native vegetation has been significantly 
altered by agriculture, construction, or other land-clearing activities, and the species composition and site 
conditions are not characteristic of the disturbed phase of a plant association (e.g., disturbed Diegan 
Coastal Sage Scrub).  Disturbed land is typically found in vacant lots, roadsides, construction staging areas 
or abandoned fields, and is dominated by non-native annual species and perennial broadleaf species.  
Within the proposed FPA area, most of the Disturbed Land is associated with the sand and gravel mine
activities along the San Diego River.   These areas have been cleared of vegetation and in some areas 
weedy, ruderal vegetation is re-colonizing the area.

Giant Reed (Arundo donax) occupies approximately 1.6 acres of the proposed FPA area, along a small 
tributary to the San Diego River.   Giant Reed is a robust, perennial grass that can grow from 9 to 30 feet in 
height and spreads rapidly from horizontal rootstocks in the soil.  Giant Reed is a CDFW-listed noxious weed 
and is listed by the California Invasive Plant Council (Cal-IPC) as a List A-1 “Most Invasive Wildland Pest 
Plant.”  Giant Reed is a documented aggressive invader that displaces natives and disrupts natural 
habitats.  This species has invaded many areas along the San Diego River and Alvarado Creek, degrading 
native wetland habitats such as Southern Riparian Scrub and Riparian Forest.

Ornamental (Oberbauer Code 11000) vegetation occupies 8.0 acres of the proposed FPA area and 
typically consists of non-native landscape and/or garden plantings that have been planted in association 
with buildings, roads, or other development.  Because of the abundance and patchy distribution of 
ornamental plantings within the proposed FPA area, the classification “Urban/Developed” also includes 
some ornamental plantings.

Urban/Developed (Oberbauer Code 12000; Tier IV habitat types) areas occupy the majority of the
proposed FPA area (approximately 343 acres).  These areas include commercial, industrial, 
office/professional, recreational, and residential development and contain plantings of ornamental 
vegetation as landscaping.  Urban/Developed areas support no native vegetation because of the 
presence of buildings or roads.

B. Plants
The proposed FPA area supports limited native floral diversity throughout much of the area because the 
majority of the proposed FPA area is Urban/Developed.  The Diegan Coastal Sage Scrub within the
proposed FPA area is mostly of moderate to low species diversity because many of these patches have 
been disturbed or degraded to some degree or are adjacent to Disturbed Land or Urban/Developed 
areas. The areas of highest native species diversity occur within and adjacent to the San Diego River.  The 
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Riparian and Freshwater Marsh habitats that support a moderate to high level of native species diversity 
and the Diegan Coastal Sage Scrub that buffers the San Diego River from adjacent Urban/Developed 
areas are of higher quality than isolated patches that occur away from the River.  

C. Rare, Threatened, Endangered, Narrow Endemic and/or Sensitive Species or MSCP 
Covered Species

Regulatory authority over sensitive species listed as threatened or endangered is issued under the Federal 
Endangered Species Act (FESA) and/or the California Endangered Species Act (CESA).  The City of San 
Diego has several regulations governing biological resources within the City of San Diego.  These include 
the Multiple Species Conservation Program (MSCP) Subarea Plan, the Environmentally Sensitive Lands 
regulations, and the Biology Guidelines.  

Tables 5.6-1 and 5.6-2 summarize the Narrow Endemic Species and Non-Narrow Endemic Sensitive flora that 
are expected or have potential to occur within the proposed FPA area.  Narrow endemic species are 
those with a very restricted habitat and occur only in the San Diego region.  Specific protections apply to 
Narrow Endemic species pursuant to the MSCP. 

TABLE 5.6-1: Potential for Narrow Endemic Plant Species to Occur 
Within the Proposed FPA

Species Potential to Occur/Comments

San Diego Thornmint
Low.  Minimal native habitat occurs outside the San Diego 
River MHPA areas; this species occurs on clay lenses in 
open, upland areas.  

San Diego Ambrosia

Low to Moderate.  Species occurs in disturbed areas, 
seasonally dry drainages and floodplains and within 
chaparral, coastal sage scrub and grasslands.  Would likely 
be known if present; species occurs along the San Diego 
River within Mission Trails Regional Park (CNDDB, 2004).

Variegated Dudleya
Low.  Habitat is typically openings in coastal sage scrub or 
grasslands.  There is very little suitable habitat for this species 
within the proposed FPA area.

Source: Rocks Biological Consulting, 2014. 

TABLE 5.6-2: Potential for Non-Narrow Endemic Sensitive Plant 
Species to Occur Within the Proposed FPA

Common Name Habitat ESA Status CESA 
Status

CA Rare Plant 
Rank MSCP Status FPA Area Potential

California adolphia Chprl, CoScr None None 2B.1 Not 
Covered Potentially Present

Orcutt’s Brodiaea
Chrpl, CmWld, 
Medws, VFGrs, 

VnPla/clay
None None 1B.1 Covered Potentially Present

San Diego Jewel Flower Chprl, CoScr None SR None Covered Potentially Present

Wart-stemmed 
Ceanothus Chprl None None 2B.2 Covered

Very Low Potential to 
Occur Due to Lack of 

Suitable Habitat
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TABLE 5.6-2 (cont’d)  
Potential for Non-Narrow Endemic Sensitive Plant Species to Occur 

Within the Proposed FPA
Common Name Habitat ESA Status CESA 

Status
CA Rare Plant 

Rank MSCP Status FPA Area Potential

Summer Holly Chprl None None 1B.2 Not 
Covered

Very Low Potential to 
Occur Due to Lack of 

Suitable Habitat

Western Dichondra Chprl, CoScr None None 4.2 Not 
Covered Potentially Present

Palmer’s Ericameria RpWld None None 1B.1 Covered
Low Potential to 

Occur Due to Lack of 
Suitable Habitat

Coast Barrel Cactus CoScr, Chprl None None 2B.1 Covered Expected

Graceful Tarplant VFGrs None None 4.2 Not 
Covered

Low Potential to 
Occur Due to Lack of 

Suitable Habitat

San Diego Marsh Elder RpWld, intermittent 
creeks, streambeds None None 2B.2 Not 

Covered Potentially Present

Southwestern Spiny Rush RpMarsh, Medws 
(Alkali) None None 4.2 Not 

Covered Potentially Present

Small-flowered Microseris VFGrs/clay None None 4.2 Not 
Covered Potentially Present

Willowy Monardella RpScr, sandy 
floodplains FE SE 1B.1 Covered

Low Potential to 
Occur Due to Lack of 

Suitable Habitat

San Diego Goldenstar Chprl, CoScr 
(openings) None None 1B.1 Covered Potentially Present

Torrey Pines Chprl, CCFrs None None 1B.2 Covered Not Present as Native

Nuttall’s Scrub Oak Chprl None None 1B.1 Not 
Covered

Low Potential to 
Occur Due to Lack of 

Suitable Habitat

Engelmann Oak Chprl, CmWld, 
RpWld, VFGrs None None 4.2 Not 

Covered

Low Potential to 
Occur Lack of 

Suitable Habitat

San Diego Viguiera CoScr None None 4.2 Not 
Covered Potentially Present

Notes: Habitat Codes: CCFrs = Closed-cone Conifer Forest, Chprl = Chaparral, CoScr = Coastal Scrub, CmWld = Cismontane 
Woodland, Medws = Meadows, RpWld = Riparian Woodland, VFGrs = Valley and Foothill Grassland, VnPlas = Vernal Pools
FE = Federally Endangered, FT = Federally Threatened, SE = California ESA, SR = State Rare, Endangered.
California Rare Plant Rank: List 1B – Plants rare, threatened, or endangered in California or Elsewhere; List 2A – Plants presumed 
extirpated in California, but more common elsewhere; List 2B – Plants rare, threatened or endangered in California, but more 
common elsewhere; List 3 – Plants about which more information is needed; List 4 – Plants of limited distribution – a watch list.

• 0.1 – Seriously threatened in California (over 80% of occurrences threatened/high degree and immediacy of threat)
• 0.2 – Moderately threatened in California (20-80% occurrences threatened/moderate degree and immediacy of 

threat)
• 0.3 – Not very threatened in California (<20% of occurrences threatened/low degree and immediacy of threat or no 

current threats known.
Source: Rocks Biological Consulting, 2014.
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5.6.1.3 Zoological Resources – Fauna

A. Wildlife Habitats
Wildlife habitat refers to the land and water that provide the food, shelter and opportunities for 
reproduction that wild animals need to survive.  The following section summarizes the characteristics of the 
vegetation communities within the proposed FPA area and lists some of the common or sensitive wildlife 
species that often use these habitats.

Diegan Coastal Sage Scrub
Within the proposed FPA area, this low-growing, drought-tolerant vegetation community is likely to support 
several locally common species of birds, mammals, reptiles, and butterflies as well as sensitive wildlife 
species.  The Diegan Coastal Sage Scrub within the proposed FPA area generally occurs only in small 
patches and is not anticipated to support a diverse collection of wildlife species. The exception is the small 
area in the southeast portion of the proposed FPA area that is connected to a larger area of undeveloped 
habitat.  This area has the potential to support the federally listed threatened and MSCP covered Coastal 
California Gnatcatcher, a sage scrub obligate species.  Please refer to the Biological Opportunities and 
Constraints Analysis (Appendix E of this PEIR) for a detailed discussion on specific species found in the 
Diegan Coastal Sage Scrub Habitat. 

Riparian Habitat
Riparian habitat refers to the trees, other vegetation and physical features normally found on the banks 
and floodplains of rivers, streams, and other bodies of freshwater.  Riparian habitat occupies a small 
amount of total land area, but supports a disproportionately large number of fish and wildlife species.  
Several locally common wildlife species are expected to use the riparian areas along the San Diego River.
Please refer to the Biological Opportunities and Constraints Analysis (Appendix E of this PEIR) for a detailed 
discussion on specific species found in the Riparian Habitat.  

The Riparian Habitat within the proposed FPA area has been disturbed and reduced in size from its historic 
extent because of residential, commercial, and industrial development and alteration of its hydrologic 
regime.  However, extensive, high quality Riparian Habitat exists along many stretches of the San Diego 
River within the proposed FPA area.  Within the City of San Diego, Riparian Habitat of the river extends from 
Mission Bay Park near the Pacific Ocean to Mission Trails Regional Park and provides a regional habitat 
linkage between these two City parks.

Freshwater Marsh
Freshwater Marshes are among the most productive wildlife habitats.  They provide food, cover, and water 
for more than 160 species of birds, and numerous mammals, reptiles, and amphibians. Many species rely 
on Freshwater Marsh for their entire life cycle.  Many of the species listed as occurring in riparian habitats 
are likely to use Freshwater Marshes in some capacity for foraging, cover, or breeding.  There are large 
areas of Freshwater Marsh and open water in the San Diego River as a result of the alteration of landform 
and hydrologic regime that has created large ponds within the river’s channel. 
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Non-Native Vegetation
The Non-native Grassland and Disturbed Land within the proposed FPA area provide some biological value 
to native wildlife species, but the value is far below that of native vegetation communities.  Non-native 
Grassland provides foraging opportunities for raptors such as red-tailed hawk, red-shouldered hawk, and 
owl species because it is an open, low growing community that typically supports an abundance of small 
mammals such as deer mice, gophers, and rats.  Locally common species of birds and butterflies will also 
use Non-native Grassland and Disturbed Land for foraging and cover.  These areas tend to be limited in the 
number and abundance of different species they can support because of the limited number of native 
plant species and also tend to be fragmented to some degree and not connected to large native habitat 
areas.

The abundance of Urban/Developed areas within the proposed FPA area has eliminated habitat 
connectivity and fragmented habitats to a great degree.  This results in a reduction in the diversity and 
abundance of wildlife species in the proposed FPA area.  However, the San Diego River riparian habitats 
are still areas of relatively high species diversity and abundance, and provide a regional wildlife corridor for 
travel by species from Mission Trails Regional Park to Mission Bay Park.  These habitats and linkages are 
crucial for wildlife species survival and reproduction within the proposed FPA area and surrounding region.

B. Rare, Threatened, Endangered, Narrow Endemic and/or Sensitive Species or MSCP 
Covered Species

Table 5.6-3 summarizes sensitive fauna with a potential to occur within the proposed FPA area.
TABLE 5.6-3 

Sensitive Species Expected or With a Potential
to Occur in the Proposed FPA Area

Common Name Habitat ESA 
Status CESA Status MSCP Status FPA Area

Quino Checkerspot 
Butterfly

Open Grassland and openings of 
Coastal Scrub and Chaparral that 

support Dotseed Plantain
FE SA Not 

Covered

No potential to occur 
due to lack of suitable 

habitat, historical 
occurrences in 

proposed FPA area 
have been extirpated.  

Not reported since 
1960.

Hermes Copper

Openings in Chaparral, associated 
with the larval host plant Spiny 

Redberry, adults feed on nectar from 
California Buckwheat

FSC SA Not 
Covered

Low potential to occur 
due to lack of suitable 
habitat.  Known from 
Mission Trails Regional 

Park.

Western Spadefoot 
Toad

Sandy or gravelly soil in grasslands, 
Coastal Scrub, open Chaparral, and 
pine-oak woodlands.  Openings with 
shallow, temporary pools are optimal.

FSC CSC 
Protected

Not 
Covered Potentially Present

Southwestern Pond 
Turtle

Quiet, permanent stream pools and 
ponds FSC CSC Covered Expected

San Diego Horned 
Lizard

Friable soils in Chaparral, Coastal 
Scrub, Oak Woodlands, and old dirt 

roads with native ant species
FSC CSC 

Protected Covered Potentially Present
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TABLE 5.6-3 (cont’d) 
Sensitive Species Expected or With a Potential

to Occur in the Proposed FPA Area
Common Name Habitat ESA 

Status CESA Status MSCP Status FPA Area

Coronado Shink Various habitats including grasslands, 
Coastal Scrub, and woodlands FSC CSC Not 

Covered Expected

Orangethroat 
Whiptail

Coastal Scrub, Chaparral, sandy 
floodplains with patches of brush and 

rock
FSC CSC 

Protected Covered Expected

Silvery Legless Lizard Leaf litter and sandy substrates FSC CSC Not 
Covered Potentially Present

Coastal Western 
Whiptail

Coastal Scrub, Chaparral, and 
grasslands FSCC SA Not 

Covered Potentially Present

Coast Patchnosed 
Snake

Chaparral and Coastal Scrub; may 
require mammal burrows or woodrat 

nests for overwintering
FSC CSC 

Protected
Not 

Covered Potentially Present

San Diego Ringneck 
Snake Chaparral, forest and grasslands None SA Not 

Covered Potentially Present

Coastal Rosy Boa Rocky outcrops within Chaparral and 
Coastal Scrub FSC SA Not 

Covered

Low potential to occur 
due to lack of suitable 

habitat

Two-striped Garter 
Snake

Semi-permanent and permanent 
bodies of water in variety of habitats.  

Requires riparian border
None CSC 

Protected
Not 

Covered Expected

Northern Red 
Diamondback 

Rattlesnake

Rocky outcrops and areas of heavy 
brush or rugged terrain on slopes of 
chaparral, sage scrub, and desert 

scrub, usually below 400 feet

FSC CSC Not 
Covered Expected

Turkey Vulture Open Habitats with large trees FSC CSC Not 
Covered

Observed in proposed 
FPA area

Golden Eagle Nests in cliffs or trees in mountainous or 
hilly terrain None CSC Fully 

Protected Covered
Very low potential to 
occur due to lack of 

suitable habitat

American Peregrine 
Falcon Coastal areas FE CE Covered

Low potential to occur 
due to lack of suitable 

habitat

Sharp-shinned Hawk Mixed woodlands near open areas, 
riparian habitats None CSC Not 

Covered Potentially Present

Cooper’s Hawk Oak, riparian deciduous or other 
woodland habitats, often near water None CSC Covered Observed in proposed 

FPA area
Northern Harrier Marsh and open terrain None CSC Covered Expected

Ferruginous Hawk Dry, open terrain FSC CSC Covered Potentially Present

Osprey Near lagoons, bays, and lakes None CSC Not 
Covered Potentially Present

Loggerhead Shrike
Grassland or open habitats with bare 

ground and spar shrub and/or tree 
cover

FSC CSC Not 
Covered Potentially Present

Tricolored Blackbird Near ponds None CSC Covered Expected

Least Bell’s Vireo Riparian woodlands, typically nests in 
immature Salix spp. (willow) stands FE SA

SE Covered Potentially Present

Coastal California 
Horned Lark

Grasslands, disturbed land and open 
areas with sparse, low vegetation None CSC Not 

Covered Expected

Burrowing Owl Grasslands, generally those occupied 
by other burrowing animals None CSC Covered

Not Expected to occur 
due to lack of suitable 

habitat
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TABLE 5.6-3 (cont’d) 
Sensitive Species Expected or With a Potential

to Occur in the Proposed FPA Area
Common Name Habitat ESA 

Status CESA Status MSCP Status FPA Area

Coastal California 
Gnatcatcher Coastal Scrub FT CSC Covered Potentially Present

Western Bluebird Open woodlands, farmlands and 
orchards None None Covered Potentially Present

Yellow Warbler Riparian woodlands with Salix spp. 
(willow) component None CSC Not 

Covered Expected

Yellow-breasted Chat Riparian woodland/scrub with dense 
undergrowth None CSC Not 

Covered Expected

Coastal Cactus Wren
Coastal Scrub with patches of 

Cylindropuntia prolifera (coastal 
cholla) and other cacti

None CSC Covered
Not Expected to occur 
due to lack of suitable 

habitat
Southern California 

Rufous-crowned 
Sparrow

Rocky hillsides with sparse, low Coastal 
Scrub or Chaparral, sometimes mixed 

with grassland
FSC CSC Covered Expected

Grasshoper Sparrow Grasslands and pastures None SA Not 
Covered Potentially Present

Southern Willow 
Flycatcher

Summer resident; riparian woodland 
with Salix spp. (willow) component FE CSC Covered Low-moderate 

potential to occur

American Badger Open grasslands near native habitat None None Covered
Not Expected to occur 

due to lack
of habitat

San Diego Black-
tailed Jackrabbit

Open Chaparral, Coastal Scrub and 
grasslands FSC CSC Not 

Covered Expected

Dulzura California 
Pocket Mouse Coastal Scrub with fine sandy soils FSC CSC Not 

Covered Expected

Northwestern San 
Diego Pocket Mouse Coastal Scrub FSC CSC Not 

Covered Expected

San Diego Desert 
Woodrat Chaparral, often in rock outcrop areas FSC CSC Not 

Covered Expected

Yuma Myotis Primarily woodlands and forests; 
forages over water FSC CSC Not 

Covered Potentially Present

Long-eared Myotis Multiple habitats; forages in 
oak/coniferous forests FSC None Not 

Covered Potentially Present

Fringed Myotis Multiple habitats; forage in coniferous 
forests FSC None Not 

Covered Potentially Present

Long-legged Myotis Multiple habitats; forages in coniferous 
forests FSC None Not 

Covered Potentially Present

Small-footed Myotis
Multiple habitats; strongly associated 

with openings in woodlands, brush 
and riparian habitats

FSC None Not 
Covered Potentially Present

Spotted Bat High rocky cliffs; forages in riparian 
and edge habitats FSC CSC Not 

Covered Potentially Present

Pallid Bat Multiple habitats; forages in open 
forest and grasslands None CSC Not 

Covered Potentially Present

Pocketed Free-tailed 
Bat Cliffs None CSC Not 

Covered

Potentially Present. 
Known from San Diego 
River in Mission Gorge 

(CNDDB, 2004)

Big Free-tailed Bat Cliffs; strong association with rugged, 
rocky canyons None CSC Not 

Covered Potentially Present 

Source: Rocks Biological Consulting, 2014. 
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C. Sensitive Biological Resources
Sensitive biological resources are defined as species of rare and/or endangered status or species that are 
depleted or declining according to the USFWS, CDFW, California Native Plant Society (CNPS) and/or the 
City of San Diego.  Sensitive habitats are those considered rare within the region either because of 
development encroachment or are naturally limited in distribution and/or support rare, threatened, or 
endangered species.  The proposed FPA area supports sensitive habitats including wetland habitats, 
Riparian and Freshwater Marsh and the upland communities of Diegan Coastal Sage Scrub and Non-
native Grassland.  Several sensitive species have the potential to occur in the proposed FPA area, including 
the federally listed endangered Least Bell’s Vireo and CDFW sensitive Cooper’s Hawk.  Riparian habitats 
have extremely high wildlife value because of the availability of water and cover and the abundance of 
forage in the form of vegetation and other animals.  

Several sensitive species also inhabit Diegan Coastal Sage Scrub and have the potential to occur in the
proposed FPA area, including the threatened Coastal California Gnatcatcher and CDFW sensitive Rufous-
crowned Sparrow. Both Riparian and Diegan Coastal Sage Scrub habitats are naturally limited in 
distribution and have been substantially reduced in Southern California by development and other 
disturbance activities.  Tables 5.6-1 through 5.6-3 provide a listing of sensitive species and their potential for 
occurrence in the proposed FPA area. 

D. Wildlife Corridors
A wildlife corridor, or linkage, is often defined as a landscape feature that allows animal movement 
between two patches of habitat or between habitat and other important habitat features such as water.

The MSCP preserve was designed to maintain connections between core habitat areas, including linkages 
between coastal lagoons and more inland habitats, and linkages between different watersheds. In 
addition to allowing for demographic and genetic exchange by all species between core preserve areas, 
linkages are intended to allow larger predators (e.g., mountain lions, coyotes, and bobcats) to move 
among conserved habitat blocks and reach coastal habitats.

The proposed FPA area is located within and adjacent to the City’s MSCP Multi-Habitat Planning Area 
(MHPA).  The MSCP identifies the San Diego River corridor as a Core Biological Habitat Linkage between 
the Pacific Ocean and Mission Trails Regional Park.  The San Diego River corridor is important because it 
provides a linkage between habitats that allows wildlife to disperse to larger areas of native habitat in the 
region and help increase or maintain biological diversity.  The MHPA boundary within the proposed FPA
area is depicted on Figure 5.6-1.
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5.6.1.4 Regulatory Setting
The proposed FPA is subject to the biological regulations of the City of San Diego as well as state and 
federal agencies. The following describes the regulations applicable to the proposed FPA.    

A. City of San Diego 
The City of San Diego has several regulations governing biological resources, including the MSCP, the 
Environmentally Sensitive Lands regulations, and the Biology Guidelines.

The MSCP is a comprehensive habitat conservation planning program for southwestern San Diego County.  
The program targets areas for preservation (labeled MHPA in the City of San Diego) and requires 
implementation of the City’s MSCP implementing regulations in exchange for local agency ‘take’ authority 
over covered federal and state-listed species.  The City’s MSCP Subarea Plan, Biology Guidelines, and 
Environmentally Sensitive Lands Regulations are the implementing regulations of the City’s MSCP pursuant 
to its implementing agreement with the USFWS and CDFW. 

The MSCP identifies the MHPA, or preserve of the MSCP, and is intended to link all core biological areas into 
a regional wildlife preserve.  Any development project in the City that proposes impacts to native habitat 
must provide mitigation for such impacts pursuant to the Biology Guidelines.  For projects located outside 
the MHPA, habitat must either be acquired as mitigation or monies must be paid into a habitat acquisition 
fund.  For developments located wholly within the MHPA, a 25% development area is allowed for each 
parcel, and the remainder of the site is preserved as mitigation.  For developments located partially within 
the MHPA, all lands outside the MHPA may be developed, subject to the applicable land use and 
development regulations; if lands outside the MHPA total less than 25% of the parcel, development within 
the MHPA is allowed in order to achieve 25% development of the parcel.  Any development within the 
MHPA must be located in the least biologically sensitive portion of the site.

Within the City, wetlands are regulated under the Municipal Code’s Environmentally Sensitive Lands 
Regulations and Biology Guidelines.  According to the City’s Municipal Code, wetlands are defined as 
areas characterized by naturally occurring hydrophytic, or wetland vegetation, including but not limited to 
salt marsh, brackish marsh, freshwater marsh, riparian forest, oak riparian forest, riparian woodlands, riparian 
scrub, and vernal pools.  The City also takes jurisdiction over areas that have hydric soils or wetland 
hydrology but lack naturally occurring wetland vegetation due to human activities or because of 
catastrophic or recurring natural events, such as flooding or fire.

Pursuant to the Biology Guidelines, impacts to wetlands should be avoided and minimized to the maximum 
extent practicable, and are allowed only under three specific circumstances: 

• Essential public projects;

• Economic viability projects where complete avoidance of wetland impacts would deprive the 
landowner of economically viable use of the property; and, 

• Biologically superior projects, where the impacted wetland is low quality and mitigation will result in 
a biologically superior result.
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The City also requires that a wetland buffer adequate to protect the functions and values of the wetlands 
be maintained.  The City’s Biology Guidelines [Section II (A)(1)(b) provide guidance for maintenance of 
wetland buffers outside the coastal zone and requires that “a wetland buffer shall be maintained around 
all wetlands as appropriate to protect the functions and values of the wetland.  Section 320.4(b)(2) of the 
U.S. Army Corps of Engineers (ACOE) General Regulatory Policies (33 CFR 320-330) list criteria for 
consideration when evaluating wetland functions and values.”

In addition, any development adjacent to the MHPA must comply with the MHPA land use adjacency 
guidelines, which are summarized in Section 5.1, Land Use.

B.  California Department of Fish and Wildlife
Wetlands within the State of California are also subject to California Department of Fish and Wildlife (CDFW) 
jurisdiction pursuant to Section 1600 of the California Fish and Game Code.  State regulations define the 
CDFW jurisdiction for the purpose of administering the provisions of Section 1600 of the Fish and Game 
Code as within the bed, bank, and channel of a stream, including intermittent streams. 

The State also regulates impacts on rare plant and animal species through the California Endangered 
Species Act (CESA).  State listed species with the potential to occur within the proposed FPA area are listed 
in Tables 5.6-1 through 5.6-3.  However, the City of San Diego has taken authority over many of the areas’ 
State-listed species through the MSCP.  For projects that are deemed consistent with all MSCP 
implementing regulations, including the species specific requirements set forth in Appendix A (i.e., Table 3-
5) of the City’s MSCP Subarea Plan, impacts to MSCP-covered listed species are generally allowed through 
permits issued by the City.  Any impacts to non-covered state-listed species would require a permit from 
CDFW.

C.  U.S. Fish and Wildlife Service
The Federal government also regulates impacts on rare plant and animal species through the Endangered 
Species Act.  Federally listed species with the potential to occur in the proposed FPA area are listed in 
Tables 5.6-1 through 5.6-3.  However, the City of San Diego has been given take authority for many of the 
areas’ federally-listed species through the MSCP, contingent on the City’s implementation of the MSCP, 
including the species-specific measures identified in Appendix A (i.e., Table 3-5) of the City’s MSCP Subarea 
Plan.  Impacts to MSCP-covered listed species outside the MHPA are generally allowed through permits 
issued by the City; however, in certain cases, take may not be authorized, or conditions for coverage may 
require that impacts be avoided, even outside of the MHPA.  Species-specific conditions required for 
coverage are included in Table 3-5 of the MSCP Plan, Appendix A of the City’s Subarea Plan.  Take of a
MSCP covered species within the MHPA is not allowed, and certain wetland species such as Least Bell’s 
Vireo and Fairy Shrimp would still require federal permitting.  Any impacts to non-covered listed species, 
and certain wetland-associated species, would require a Section 7 or Section 10 Consultation before a 
permit may be issued by the U.S. Fish and Wildlife Service (USFWS).



Chapter 5.0 – Environmental Impact Analysis 5.6 – Biological Resources

Grantville Focused Plan Amendment 5.6-14 May 2014
Final PEIR

D.  U.S. Army Corps of Engineers
Waters of the U.S., including wetlands, are subject to U.S. Army Corps of Engineers (ACOE) jurisdiction
pursuant to Section 404 of the federal Clean Water Act (CWA).  Non-wetland Waters of the U.S. are 
defined by the ACOE based on the presence of an ordinary high water mark (OHWM) as defined at 33 CFR 
328.3(e). 
In addition to wetlands, ACOE has jurisdiction over other Waters of the U.S. that include non-wetland areas 
such as unvegetated channels that exhibit a clear OHWM and are considered to be, or are directly 
connected to, a navigable waterway.  Impacts on ACOE jurisdictional wetlands or other Waters of the U.S. 
would require a Section 404 permit.

E. San Diego Regional Water Quality Control Board
Dredging or filling Waters of the United States (e.g., creek, drainage with or without water flow, wetland) 
requires a Section 401 Water Quality Certification, pursuant to Section 401 of the CWA.  Applications for 
Section 401 Certification are reviewed and processed in San Diego County by the San Diego Regional 
Water Quality Control Board (RWQCB).  

Pursuant to the California Porter-Cologne Water Quality Act, projects that propose discharge (e.g. fill or 
development) are regulated under the waste discharge requirements of the act.  The applicant must file 
with the RWQCB for such discharge.

5.6.2  Significance Determination Thresholds
According to the City of San Diego’s CEQA Significance Determination Thresholds, a significant impact to 
biological resources would occur if the proposed FPA would result in:

• A substantial adverse impact, either directly or through habitat modifications, on 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 CDFW or USFWS; 

• A substantial impact on any Tier I Habitats, Tier II Habitats, Tier IIIA Habitats or Tier IIIB Habitats as 
identified in the Biology Guidelines of the Land Development Code or other sensitive natural 
community identified in local or regional plans, policies, regulations, or by the CDFW or USFWS;

• A substantial adverse impact on wetlands (including, but not limited to, marsh, vernal pool, 
riparian, etc.) through direct removal, filing, hydrological interruption, or other means; 

• Interfere with the movement of any native resident or migratory fish or wildlife species or with 
established native resident or migratory wildlife corridors, including linkages identified in the MSCP 
Plan, or impede the use of native wildlife nursery sites;

• A conflict with the provisions of an adopted Habitat Conservation Plan, Natural Conservation 
Community Plan, or other approved local, regional, or state habitat conservation plan, either 
within the MSCP plan area or in the surrounding region;

• Introduction of a land use within an area adjacent to the MHPA that would result in adverse edge 
effects;
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• A conflict with any local policies or ordinances protecting biological resources; and/or, 

• An introduction of invasive species of plants into a natural open space.

Addressed below are the key environmental issue areas that have been identified for the proposed FPA by 
the City as a result of the initial project review and consideration of comments received in response to the 
Notice of Preparation (NOP) (Appendix A).

5.6.3  Issue 1: Sensitive Flora or Fauna

Issue 1: Would the proposed FPA result in a substantial adverse impact, either directly or 
through habitat modifications, on 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 CDFW or USFWS?

5.6.3.1 Impact Analysis

A. Direct Impacts
Future development projects within the proposed FPA have the potential to result in temporary and/or 
direct impacts to sensitive flora and fauna species within the proposed FPA area.  Temporary impacts 
could result from construction activities that occur in close proximity to potential nesting habitat of sensitive 
species.  Impacts could include adversely affecting species during the breeding season, causing them to 
abandon nests which increases the potential for nest predation or neglect and reduces fecundity 
(potential reproductive capacity) of the species.  

Future development projects within the proposed FPA also have the potential to result in permanent direct 
impacts through destruction of sensitive plants and animals, including sensitive birds and their nests and 
eggs, and of aestivation sites for sensitive amphibians occurring within these habitat areas.  It is not possible 
at this time to determine whether significant impacts to sensitive species would occur from future 
development activities; however, direct impacts on non-MSCP covered federal and state listed sensitive 
species or narrow endemics outside the MHPA would be considered significant.  

With the implementation of future development projects allowed by the proposed FPA, impacts to
covered or non-covered listed species or to narrow endemic species within the MHPA would be 
considered significant.  However, implementation of Mitigation Measures BR-1 through BR-56 and the 
associated mitigation elements identified in Section 5.6.9 would reduce potential impacts to a level less 
than significant.

B. Indirect Impacts
The San Diego River and adjacent upland habitats serve as a regional habitat linkage or wildlife corridor 
throughout its length within the proposed FPA area.  Permanent indirect impacts to adjacent native 
habitats, collectively called “edge effects”, could occur from an increase in the amount of edge habitat, 
night illumination of vegetation communities, and an increase in human intrusion into the corridor.  As 
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described in the City’s Biology Guidelines, the edge between native plant communities and human-
modified areas are considered to be adverse to many native species.  Many wildlife species decrease 
along the edge of habitat due to detrimental conditions, such as increased parasitism, increased nest 
predation, and increased competition for nesting areas (City of San Diego, 2012).  An increase in the 
amount of edge habitat can also increase opportunities for invasive species to spread and colonize new 
areas and degrade the quality of native habitat for plant and wildlife species.  The introduction of 
additional lighting into the wildlife corridor could cause physiological and behavioral changes in wildlife 
species and disproportionately increase opportunities for predation on vulnerable species.  Increases in 
human disturbance to the corridor could occur from an increase in human intrusion in areas adjacent to 
any future development.  Human disturbance could include trampling, harassing of wildlife, introduction of 
domestic animals such as cats and dogs, and an increase in litter.  Domestic cats and dogs are known to 
prey on reptiles, passerine birds, and small mammals.  Therefore, the implementation of future 
development allowed by the proposed FPA has the potential to result in significant indirect impacts to the 
sensitive species.  However, with implementation of Mitigation Measures BR-1 through BR-56 and the 
associated mitigation elements identified in Section 5.6.9, impacts would be reduced to a level less than 
significant.   

5.6.2.2 Significance of Impact
Direct impacts to candidate, sensitive, or special status species could potentially occur as a result of future 
development activities.  Direct impacts on non-MSCP covered federal and state listed sensitive species or 
narrow endemics outside the MHPA would be considered significant.  In addition, potential indirect 
impacts anticipated include an increase in the amount of edge habitat, night illumination of vegetation 
communities, and an increase in human intrusion into the wildlife corridor.  These indirect impacts have the 
potential to adversely affect any candidate, sensitive, or special status species present in the proposed FPA 
area through habitat modification, which would be considered significant.  However, at this time it is not 
possible to determine the significance of impacts to sensitive species that would occur from future 
development projects within the proposed FPA area.  Any potential impacts to sensitive species resulting 
from future development activities would need to be evaluated on a project-specific basis. However, with 
the implementation of the Mitigation Framework as detailed in Mitigation Measures BR-1 through BR-56 and 
the associated mitigation elements identified in Section 5.6.9, impacts that may result from future 
development projects would be reduced to a level less than significant. 

5.6.3.3 Mitigation Framework
Implementation of the Mitigation Framework as detailed in Mitigation Measures BR-1 through BR-56 and 
associated mitigation elements identified in Section 5.6.9, would ensure that any potential direct and 
indirect impacts to candidate, sensitive, or special status species that may result from future development 
projects would be reduced to a level less than significant.    
  
5.6.3.4 Significance After Mitigation
With implementation of the Mitigation Framework as detailed in Mitigation Measures BR-1 through BR-56
and the associated mitigation elements identified in Section 5.6.9, potential direct and indirect impacts to 
candidate, sensitive, or special status species would be reduced to a level less than significant.  
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5.6.4  Issue 2 and Issue 3: Sensitive Habitats

Issue 2: Would the proposed FPA result in a substantial impact on any Tier I Habitats, Tier II 
Habitats, Tier IIIA Habitats or Tier IIIB Habitats as identified in the Biology 
Guidelines of the Land Development Code or other sensitive natural community 
identified in local or regional plans, policies, regulations, or by the CDFW or 
USFWS?

Issue 3: Would the proposed FPA result in a substantial adverse impact on wetlands 
(including, but not limited to, marsh, vernal pool, riparian, etc.) through direct 
removal, filing, hydrological interruption, or other means?

5.6.4.1 Impact Analysis

A. Direct Impacts
The proposed FPA area includes significant areas of Riparian (26.0 acres) and Freshwater Marsh Habitat (1.4 
acres) along the San Diego River, as well as sensitive upland habitats.   Existing habitats within the proposed 
FPA area and potential significance of impacts on such habitats with the implementation of future 
development projects allowed by the proposed FPA are identified in Table 5.6-4 below.

Table 5.6-4:  Summary of Potential Impacts to Vegetation 
Communities

Vegetation Community (MSCP Tier 
Habitat Type) Potential Impacts Biological Significance Determination

Riparian Habitat  (Tier I Wetland) Potential direct and indirect impacts 
from future development Significant

Freshwater Marsh (Tier I Wetland) Potential direct and indirect impacts 
from future development Significant

Diegan Coastal Sage Scrub (Tier II) Potential direct impacts from future 
development Significant

Non-Native Grassland (Tier IIIB) Potential direct impacts from future 
development Significant

Disturbed Land (Tier IV) Potential direct impacts from future 
development Not Significant

Ornamental Potential direct impacts from future 
development Not Significant

Urban/Developed (Tier IV) Potential direct impacts from future 
development Not Significant

Source: Rocks Biological Consulting, 2014.

Figure 5.6-1 depicts the existing vegetation communities within the proposed FPA.  The area labeled ‘C1’ 
within the proposed FPA on Figure 5.6-1 consists primarily of Urban/Developed land.  However, also located 
within this area is Riparian and Freshwater Marsh habitat associated with the San Diego River that is within 
the MHPA.  Before specific future development plans could be implemented that may affect these 
sensitive vegetation communities, a site-specific biological resources report, including a wetland 
delineation, would be required to be processed and reviewed by City of San Diego. In addition, wetland 



Chapter 5.0 – Environmental Impact Analysis 5.6 – Biological Resources

Grantville Focused Plan Amendment 5.6-18 May 2014
Final PEIR

impacts would be subject to the jurisdiction of the ACOE, CDFW, RWQCB, and the City.  Direct impacts to
Riparian or Freshwater habitat and wetland buffers would be considered significant.  However, with the 
implementation of Mitigation Measures BR-1 through BR-56 and the associated mitigation elements 
identified in Section 5.6.9, impacts would be reduced to a level less than significant.

The area labeled ‘C2’ within the proposed FPA on Figure 5.6-1 consists of Urban/Developed land.  
However, this parcel also includes Riparian Habitat, some of which is within the MHPA.  All impacts to 
sensitive biological resources shall be avoided to the maximum extent feasible and minimized when 
avoidance is not possible. For future projects that are consistent with the Navajo Community Plan, as 
amended by this FPA, base zone regulations, and the supplemental regulations for CPIOZ-Type A, and can 
demonstrate that no biological resources are present, the project can be processed ministerially and 
would not be subject to further environmental review under CEQA. Future development that does not 
comply with CPIOZ-Type A shall be subject to review in accordance with CPIOZ-Type B, and shall 
implement the Mitigation Framework detailed in Mitigation Measures BR-1 through BR-56, below. Where 
impacts are not avoidable or cannot be minimized, mitigation shall be required to reduce significant 
impacts to below a level of significance. In addition, wetland impacts would be subject to the jurisdiction 
of the ACOE, CDFW, RWQCB, and the City.  Direct impacts on Riparian Habitat or encroachment into the 
MHPA beyond that allowed by City of San Diego regulations would be considered significant.  However, 
with the implementation of Mitigation Measures BR-1 through BR-56 and the associated mitigation elements 
identified in Section 5.6.9 potential impacts would be reduced to a level less than significant.

In the southern portion of the proposed FPA area near Alvarado Canyon and Adobe Falls Road, there are 
small patches of Diegan Coastal Sage Scrub immediately south of Interstate 8 and adjacent to Waring 
Road, both of which are designated as MHPA land.  Also, there is a portion of Alvarado Creek and an 
unnamed tributary within the area labeled ‘C3’ on Figure 5.6-1.  Alvarado Creek conveys water west, 
roughly parallel to Interstate 8 from Lake Murray and into the proposed FPA area.  The streambed is sparsely 
vegetated at the east end of the proposed FPA area and has been directed underground into a culvert 
near commercial businesses and parking lots.  The creek then “daylights” into a concrete lined channel 
with dense patches of invasive Giant Reed before flowing under Mission Gorge Road and into the San 
Diego River. Impacts to the streambed or wetland vegetation may be subject to the jurisdiction of the 
ACOE, CDFW, RWQCB, and the City.  Before specific future development plans could be implemented 
that may affect Alvarado Creek, its tributary, or the Diegan Coastal Sage Scrub, a site-specific biological 
resources report, including a wetland delineation, would be required.  Direct impacts on jurisdictional 
drainages, wetland vegetation, Diegan Coastal Sage Scrub or encroachment into the MHPA beyond that 
allowed by City regulations would be considered significant.  However, implementation of Mitigation 
Measures BR-1 through BR-56 and the associated mitigation elements identified in Section 5.6.9 would 
reduce the potential impacts to a level less than significant.

Other vegetation communities or land uses that occur within the proposed FPA area include landscape 
plantings of horticultural specimens along roads and interchanges and Disturbed Land that lacks 
vegetation or supports only non-native vegetation.  Impacts on these vegetation communities/land uses is 
not be considered a significant impact.  
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B. Indirect Impacts
There is the potential for the following indirect impacts to occur on sensitive vegetation communities from 
future development activities within the proposed FPA: 

• Noise, dust and associated construction activity could affect animals during construction;

• The introduction of invasive exotic plant species into native habitats from disturbance or removal of 
native vegetation communities;

• Excessive irrigation of landscaping adjacent to native vegetation communities could alter the 
localized natural moisture regime and increase weediness and susceptibility of plants to disease, 
pests, and fungus;

• Increased urban runoff and pollution into native vegetation communities through use of 
herbicides, pesticides, and fertilizers; and,

• Increase of human disturbance of native vegetation through trampling and introduction of non-
native, weedy species.

These potential indirect impacts would be considered significant.  However, with the implementation of 
Mitigation Measures BR-1 through BR-56, the Land Use Adjacency Guidelines, as outlined in Section 5.1, and 
the associated mitigation elements identified in Section 5.6.9 would reduce the potential impacts to a level 
less than significant. 

5.6.4.2 Significance of Impact
Future development projects that would result from the proposed FPA would potentially have direct and 
indirect impacts on Tier I-III vegetation communities, as well as other sensitive vegetation communities 
identified by the USFWS and/or CDFW, and wetlands.  As such, impacts to these vegetation communities is 
considered to be a significant impact.  Any potential impacts to sensitive vegetation communities resulting 
from future development activities would need to be evaluated on a project-specific basis. However, with 
the implementation of Mitigation Measures BR-1 through BR-56 and the associated mitigation elements 
identified in Section 5.6.9 impacts would be reduced to a level less than significant.  

5.6.4.3 Mitigation Framework
Implementation of the Mitigation Framework as detailed in Mitigation Measures BR-1 through BR-56 and the 
associated mitigation elements identified in Section 5.6.9 would ensure that any potential direct and 
indirect impacts to Tier I-III vegetation communities, sensitive vegetation communities identified by USFWS 
and/or CDFW, or wetlands that may result from future development projects would be reduced to a level 
less than significant.

5.6.4.4 Significance After Mitigation
With implementation of the Mitigation Framework as detailed in Mitigation Measures BR-1 through BR-56
and the associated mitigation elements identified in Section 5.6.9, potential direct and indirect impacts to 
Tier I-III vegetation communities, sensitive vegetation communities identified by USFWS and/or CDFW, or 
wetlands would be reduced to a level less than significant.  
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5.6.5  Issue 4: Wildlife Corridors

Issue 4: Would the proposed FPA substantially interfere with the movement of any native 
resident or migratory fish or wildlife species or with established native resident or 
migratory wildlife corridors, including linkages identified in the MSCP Plan, or 
impede the use of native wildlife nursery sites?

5.6.5.1 Impact Analysis

A. Direct Impacts
The San Diego River and associated Riparian and upland vegetation communities within the valley and on 
the slopes provides a regional wildlife corridor that links Mission Trails Regional Park with Mission Bay Park 
and Pacific Ocean.  Impacts to sensitive vegetation communities in the proposed FPA area may also be 
considered an impact on the regional wildlife corridor. However, consistency with City of San Diego MSCP 
regulations would also generally avoid impacts to wildlife corridors.  In addition, the implementation of 
Mitigation Measures BR-1 through BR-56 and the associated mitigation elements identified in Section 5.6.9
would reduce potential direct impacts to regional wildlife corridors to a level less than significant.

B. Indirect Impacts
Permanent indirect impacts to wildlife corridors could occur from an increase in the amount of night 
illumination of vegetation communities and an increase in human intrusion into the corridor. The 
introduction of additional lighting into the wildlife corridor could cause physiological and behavioral 
changes in wildlife species and disproportionately increase opportunities for predation on vulnerable 
species.  Increases in human disturbance to the corridor could occur from an increase in human intrusion in 
areas adjacent to future development.  Human disturbance could include trampling, harassing of wildlife, 
introduction of domestic animals such as cats and dogs, and an increase in litter.  Domestic cats and dogs 
are known to prey on reptiles, passerine birds, and small mammals.  These potential indirect impacts on the 
wildlife corridor in the MHPA would be considered significant and shall be avoided through conformance 
with the MHPA Land Use Adjacency Guidelines of the MSCP Subarea Plan with the implementation of 
future development projects within the proposed FPA area.  In addition, implementation of Mitigation 
Measures BR-1 through BR-56 and the associated mitigation elements identified in Section 5.6.9 would 
reduce potential indirect impacts to regional wildlife corridors to a level less than significant.  

5.6.5.2 Significance of Impact
Future development projects that would be allowed by the proposed FPA would potentially have direct 
and indirect impacts to the regional wildlife corridor that links Mission Trails Regional Park with Mission Bay 
Park.  Impacts to sensitive vegetation communities resulting from an increase in the amount of night 
illumination and an increase in human intrusion would also be a significant impact to the regional wildlife 
corridor.  Any potential impacts to regional wildlife corridors resulting from future development activities 
would need to be evaluated on a project-specific basis. Potential direct and indirect impacts on the 
wildlife corridor in the MHPA would be avoided through mandatory conformance with the MHPA Land Use 
Adjacency Guidelines of the MSCP Subarea Plan.  In addition, with the implementation of the Mitigation 
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Framework as detailed in Mitigation Measures BR-1 through BR-56 and the associated mitigation elements 
identified in Section 5.6.9, impacts would be reduced to a level less than significant.  

5.6.5.3 Mitigation Framework
Implementation of the Mitigation Framework as detailed in Mitigation Measures BR-1 through BR-56 and the 
associated mitigation elements identified in Section 5.6.9 would ensure that any potential impacts to 
regional wildlife corridors that may result from future development projects within the proposed FPA would 
be reduced to a level less than significant.

5.6.5.4 Significance After Mitigation
With the implementation of Mitigation Measures BR-1 through BR-56 and the associated mitigation 
elements identified in Section 5.6.9, potential direct and indirect impacts to regional wildlife corridors would 
remain less than significant.

5.6.6  Issue 5: Habitat Conservation Plan

Issue 5: Would the proposed FPA result in a conflict with the provisions of an adopted 
Habitat Conservation Plan, Natural Conservation Community Plan, or other 
approved local, regional, or state habitat conservation plan, either within the 
MSCP plan area or in the surrounding region?

5.6.6.1 Impact Analysis
Implementation of the proposed FPA has the potential to result in direct and indirect impacts to MHPA 
lands.  All direct and indirect impacts associated with the City of San Diego’s MSCP Subarea Plan/MHPA
are discussed further in Section 5.1 Land Use of this PEIR.

5.6.6.2 Significance of Impact
Implementation of the proposed FPA has the potential to result in direct and indirect impacts to MHPA 
lands.  All direct and indirect impacts associated with the City of San Diego’s MSCP Subarea Plan/MHPA
are discussed further in Section 5.1 Land Use of this PEIR.

5.6.6.3 Mitigation Framework
The Mitigation Framework as detailed in Mitigation Measures LU-1 through LU-3 Mitigation Measure LU-1
address direct and indirect impacts to MHPA lands. 

5.6.6.4 Significance After Mitigation
With implementation of the Mitigation Framework as detailed in Mitigation Measures LU-1 through LU-
3Mitigation Measure LU-1 provided in Section 5.1 Land Use of this PEIR, potential direct and indirect impacts 
to the City’s MSCP Subarea Plan/MHPA associated with future development projects would remain less 
than significant.
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5.6.7  Issue 6: Invasive Species
Issue 6: Would the proposed FPA result in the introduction of invasive species of plants into 

a natural open space?

5.6.7.1 Impact Analysis

A. Direct Impacts
The proposed FPA is not anticipated to result in any direct impacts to vegetation communities through the 
introduction of invasive plant species into a natural open space. However, mandatory compliance with 
the City’s MSCP Subarea Plan MHPA Land Use Adjacency Guidelines would ensure that future 
development projects within the proposed FPA area would not result in direct impacts to natural open 
space through the introduction of invasive species into a natural open space.

B. Indirect Impacts
The proposed FPA has the potential to indirectly impact vegetation communities through the introduction 
of invasive plant species into a natural open space area.  Permanent indirect impacts could occur from an 
increase in the amount of edge habitat, which has the potential to increase opportunities for invasive plant 
species to spread and colonize new areas and degrade the quality of habitat for plant and wildlife 
species.  In addition, the introduction of invasive exotic plant species into native habitats could result from 
disturbance or removal of native vegetation communities.  These potential indirect impacts would be 
considered significant.  However, implementation of the Mitigation Framework as detailed in Mitigation 
Measures LU-1 through LU-3Mitigation Measure LU-1 and the associated mitigation elements identified in 
Section 5.6.9 would reduce the potential indirect impacts resulting from the introduction of invasive species 
for future development projects within the proposed FPA to a level less than significant. 

5.6.7.2 Significance of Impact
Direct impacts associated with the introduction of invasive plant species are not anticipated as a result of 
project implementation.  However, mandatory compliance with the City’s MSCP Subarea Plan MHPA Land 
Use Adjacency Guidelines would ensure that future development projects within the proposed FPA area 
would not result in direct impacts to natural open space through the introduction of invasive species into a 
natural open space. Potential indirect impacts of future development may result from an increase in edge 
habitat, which has the potential to increase opportunities for invasive plant species to spread and colonize 
new areas and degrade the quality of habitat for plant and wildlife species.  As such, these potential 
indirect impacts would be considered significant.  Any potential impacts associated with invasive species 
introduction resulting from future development activities would need to be evaluated on a project-specific 
basis.  However, implementation of the Mitigation Framework as detailed in Mitigation Measures LU-1
through LU-3Mitigation Measure LU-1, and the associated mitigation elements identified in Section 5.6.9
would reduce the potential indirect impacts resulting from the introduction of invasive species for future 
development projects within the proposed FPA to a level less than significant. 
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5.6.7.3 Mitigation Framework
Mandatory compliance with the City’s MSCP Subarea Plan MHPA Land Use Adjacency Guidelines would 
ensure that future development projects within the proposed FPA area would not result in direct impacts to 
natural open space through the introduction of invasive species into a natural open space. In addition, 
implementation of the Mitigation Framework as detailed in Mitigation Measures LU-1 through LU-3Mitigation 
Measure LU-1 and the associated mitigation elements identified in Section 5.6.9 would ensure that any 
potential indirect impacts to natural open space associated with the introduction of invasive plant species 
that may result from future development projects would be reduced to a less than significant level. 

5.6.7.4 Significance After Mitigation
With implementation of the Mitigation Framework as detailed in Mitigation Measures LU-1 through LU-
3Mitigation Measure LU-1 and the associated mitigation elements identified in Section 5.6.9, potential 
indirect impacts to natural open space through the introduction of invasive plant species associated with 
future development projects within the proposed FPA would be reduced to a level less than significant.  

5.6.8  Issue 7

Issue 7: Would the proposed FPA result in discharging into receiving waters with 
Environmentally Sensitive Lands or water bodies? 

5.6.8.1 Impact Analysis
The following is a brief discussion of water quality impacts to receiving waters as they pertain to biological 
resources.  A more detailed discussion of impacts to receiving waters as a result of the proposed FPA is 
further discussed in Section 5.8 - Water Quality of this PEIR.

Wetland communities adjacent to the FPA area include Riparian Forest, Southern Riparian Scrub, 
Freshwater Marsh, and Open Water, the majority of which are located within the San Diego River corridor.  
In addition, sensitive uplands habitat are also located adjacent to the proposed FPA area. These habitats 
support a number of sensitive biological resources, including rare, threatened or endangered plant and 
wildlife species.  As such, discharges of pollutants into the San Diego River would be considered a 
significant impact to the biological resources located within these sensitive habitats. Future development 
projects associated with the implementation of the proposed FPA would have the potential to change 
pollutant discharges.  The volume of runoff within the proposed FPA area is not expected to increase and 
will probably decrease through the required implementation of Low Impact Development (LID) design.  
However, future development projects within the proposed FPA area would be required to comply with the 
RWQCB and SDMC, including the requirements of the MS4 permit for the San Diego Region and the City’s 
Storm Water Standards Manual, and implement a number of BMPs to reduce the discharge of pollutants 
into receiving waters.  BMPs that may be implemented on a project-specific basis include a variety of Site 
Design (LID), Source Control, and Treatment Control BMPs.  The specific BMPs and how they are applied to 
reduce discharges for particular pollutants are further detailed in Section 5.8, Water Quality of this PEIR.  
Therefore, with the adherence to the requirements of the RWQCB and SDMC, including the requirements of 
the MS4 permit for the San Diego Region and the City’s Storm Water Standards Manual; the 
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implementation of BMPs; and, compliance with California BMP Handbook, potential impacts related to 
discharge into receiving waters with Environmentally Sensitive Lands or water bodies would be reduced to 
a level less than significant.  

5.6.8.2 Significance of Impact
With the adherence to the requirements of the RWQCB and SDMC, including the requirements of the MS4 
permit for the San Diego Region and the City’s Storm Water Standards Manual; the implementation of 
BMPs; and, compliance with California BMP Handbook, potential impacts related to discharge into 
receiving waters with Environmentally Sensitive Lands or water bodies associated with the construction of 
future development projects within the proposed FPA area would be reduced to a level less than 
significant. 

5.6.8.3 Mitigation Framework
Adherence to the requirements of the RWQCB and SDMC, including the requirements of the MS4 permit for 
the San Diego Region and the City’s Storm Water Standards Manual; the implementation of BMPs; and, 
compliance with California BMP Handbook would reduce impacts to water bodies to a level of 
significance.  No mitigation measures are required.    

5.6.8.4 Significance After Mitigation
No mitigation is required; therefore there would be no significance after mitigation.

5.6.9  Mitigation Framework
In addition to biological constraints, the proposed FPA area includes several opportunities for habitat 
restoration, creation, conservation, or preservation of sensitive vegetation communities.  These 
opportunities could serve as mitigation measures to reduce potential future development project impacts
within the proposed FPA area to a level less than significant.  The following are future development project 
mitigation requirements as well as a discussion of potential biological restoration and enhancement 
opportunities.  

5.6.9.1 Proposed FPA Mitigation Requirements
The following measures would provide mitigation for impacts on biological resources within the proposed 
FPA area.  All future development activities will be required to be in compliance with City of San Diego 
MSCP Subarea Plan and its implementing regulations.

Mitigation is required for impacts that are considered significant under the City of San Diego’s Biology 
Guidelines (2012) and the City of San Diego’s CEQA Significance Determination Thresholds (2011). All 
impacts to sensitive biological resources shall be avoided to the maximum extent feasible and minimized 
when avoidance is not possible. For future projects that are consistent with the Navajo Community Plan, as 
amended by this FPA, base zone regulations, and the supplemental regulations for CPIOZ-Type A, and can 
demonstrate that no biological resources are present, the project can be processed ministerially and 
would not be subject to further environmental review under CEQA. Future development that does not 
comply with CPIOZ-Type A shall be subject to review in accordance with CPIOZ-Type B, and shall 
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implement the Mitigation Framework summarized detailed in Mitigation Measures BR-1 through BR-56, 
below. Chapter 11 (Mitigation Monitoring and Reporting Program) details the implementation of the 
Mitigation Framework. Where impacts are not avoidable or cannot be minimized, mitigation shall be 
required to reduce significant impacts to below a level of significance. 

BR-1 To reduce potentially significant impacts that would cause a reduction in the number of unique, 
rare, endangered, sensitive, or fully protected species of plants or animals, if present within the FPA
area, all subsequent projects within CPIOZ Type B areas shall be analyzed in accordance with the 
CEQA Significance Thresholds, which require that site-specific biological resources surveys be 
conducted in accordance with City of San Diego Biology Guidelines (2012). Prior to any project 
impacts occurring within areas under the jurisdiction of federal, state, or local biological resource 
regulatory agencies, the project applicant for the specific work shall obtain any and all applicable 
resource agency permits which may include, but are not limited to, Clean Water Act 404 and 401 
permits and California Department of Fish and Wildlife Streambed Alteration Agreements.  

BR-2 Mitigation for Impacts to Sensitive Upland Habitats. Future projects implemented in accordance 
with the FPA resulting in impacts to sensitive upland Tier I, II, IIIA, or IIIB habitats shall implement 
avoidance and minimization measures consistent with the City Biology Guidelines and MSCP 
Subarea Plan and provide suitable mitigation in accordance with the City’s Biology Guidelines (see 
Table 5.6-5) MSCP Subarea Plan.  Significant impacts to City Tier I-III habitats shall be mitigated as 
shown in Table 5.1-6 of Section 5.1, Land Use of this PEIR.

BR-3 Mitigation for Short-term Impacts to Sensitive Species from Project Construction. Specific measures 
necessary for reducing potential construction-related noise impacts to the coastal California 
gnatcatcher, least Bell’s vireo, and the cactus wren are further detailed in LU-3 and BR-4.

Mitigation for impacts to sensitive wildlife species (including temporary and permanent noise 
impacts) resulting from future projects implemented in accordance with the FPA are included in 
Sections 5.1.6 (Land Use) and 5.6.3 (Biological Resources). Please refer to Mitigation Framework BR-
1 through BR-5 and LU-1 (MHPA Land Use Adjacency Guidelines). Any significant wetland/waters of 
the U.S. resource impacts to the San Diego River or other such features located in the planning 
area identified during the site specific environmental review of a specific project shall be mitigated 
within the immediate area of the impact action where feasible.

BR-4 To reduce potential direct impacts to City, state, and federally regulated wetlands, all subsequent 
projects developed in accordance with the FPA shall be required to comply with USACE Clean 
Water Act Section 404 requirements and special conditions, CDFW Section 1602 Streambed 
Alteration Agreement requirements and special conditions, and the City of San Diego ESL 
Regulations for minimizing impacts to wetlands. Achieving consistency with these regulations for 
impacts on wetlands and special aquatic sites would reduce potential impacts to regulated 
wetlands and provide compensatory mitigation (as required) to ensure no net-loss of wetland 
habitats. Where potential impacts to non-MSCP covered federal and/or state listed sensitive 
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species and/or narrow endemic species may occur as a result of future development actions, 
coordination with responsible listing agencies (USFWS and/or CDFW) shall commence as early as 
practicable and in conjunction with, or prior to, the CEQA process for actions that may affect 
these species.  Specific actions necessary to protect these sensitive species shall be determined on 
a case-by-case basis.

BR-5 Mitigation for Migratory Wildlife. Mitigation for future projects to reduce potentially significant 
impacts that would interfere with the nesting, foraging, or movement of wildlife species within the 
FPA area, shall be identified in site-specific biological resources surveys prepared in accordance 
with City of San Diego Biology Guidelines as further detailed in BR-1 during the subsequent 
development review process.  The Biology Report shall include results of protocol surveys and 
recommendations for additional measures to be implemented during construction-related 
activities; shall identify the limits of any identified local-scale wildlife corridors or habitat linkages 
and analyze potential impacts in relation to local fauna, and the effects of conversion of 
vegetation communities (e.g., non-native grassland to riparian or agricultural to developed land) 
to minimize direct impacts on sensitive wildlife species and to provide for continued wildlife 
movement through the corridor. Project actions resulting in impacts to nesting migratory birds (as 
defined under the Migratory Bird Treaty Act [MBTA]) shall incorporate seasonal timing constraints 
for any wetland habitat clearing or shall require work corridor surveys for nesting birds.  Where 
active nests are identified, these shall be avoided if practical, and if necessary, a MBTA Special 
Purpose Permit (50 CFR §21.27) shall be completed before removal of active nests of MBTA 
covered species.

BR-6 Impacts on nesting birds shall be avoided in compliance with California Fish and Game Code 
(§3503) under which it is unlawful to “take, possess, or needlessly destroy” avian nests or eggs.

5.6.9.2 Biological Mitigation Opportunities and the San Diego River Park
Master Plan 

The San Diego River Park Master Plan is a comprehensive planning document that was developed by a 
multi-disciplinary team including, but not limited to, the San Diego River Park Conservancy, San Diego River 
Alliance, San Diego River Park Foundation, San Diego River Coalition, Civitas Inc., and the City of San 
Diego.  The primary goal of the plan is to create a river-long park, stretching from the San Diego River 
headwaters near Julian to the Pacific Ocean at Ocean Beach.  The river and its adjacent land uses are 
currently disconnected and the plan would help reverse this condition and “restore the symbiotic 
relationship between the river and nearby land uses.” 

As specific future development actions are implemented within the proposed FPA area and impacts on 
biological resources occur, mitigation within the San Diego River Park and adjacent habitats will likely be 
necessary.  There appears to be several opportunities to mitigate future development impacts within the
proposed FPA area that would be consistent with the goals of the San Diego River Park.  Potential 
mitigation opportunities within the proposed FPA area are presented below and are identified as ‘O1-O2’ 
with ‘O’ denoting a potential ‘Opportunity.’
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The San Diego River Park Master Plan has identified areas along the River at ‘O1’ (Figure 5.6-1) that are 
recommended for addition to the adjacent open space areas.  These parcels abut the river and are 
currently Urban/Developed.  An opportunity may be available along the river in these areas to mitigate 
impacts from future development projects through creation of wetland habitats and wetland buffer 
habitats within these Urban/Developed areas.  

Another potential opportunity for mitigation of future development impacts and identified as a “Key Site” in 
the San Diego River Park Master Plan is at the confluence of Alvarado Creek and the San Diego River at 
‘O2’ (Figure 5.6-1).  Mitigation opportunities include daylighting, or uncovering, and dechannelizing 
Alvarado Creek, as well as removing large areas of Giant Reed and planting native riparian vegetation to 
enhance existing Riparian Habitat.  These areas are not within the MHPA, but provide significant biological 
opportunities and, if restored, may be candidates for inclusion in the MHPA.

Along the entire portion of the San Diego River within the proposed FPA area, opportunities for mitigation 
exist, such as removal of Ornamental vegetation along development parcels that abut the river.  Several of 
the Open Water areas of the river are infested with the invasive Uruguay Marsh Purslane, which the removal 
of could serve as mitigation.

5.6.9.3 Protection and Notice Element
Assurance that mitigation areas will be adequately protected from future development shall be provided 
through 1) the dedication of fee title for the mitigation land to the City; or 2) the establishment of a 
conservation easement relinquishing development rights to a conservation entity; or 3) a recorded 
covenant of easement against the title of the property for the remainder area, with the USFWS and CDFW 
named as third party beneficiaries, where a future project has utilized all of its development area potential 
as allowed under the OF-1-1 zone.

5.6.9.4 Management Element
Assurance that the mitigation areas will be adequately managed and monitored in a manner consistent 
with Section 1.5 Preserve Management, of the City’s MSCP Subarea Plan shall be provided through 
identification of 1) how the objectives of the City’s MSCP Preserve Management recommendations will be 
met for the area, as well as any additional management recommendations resulting from site-specific 
information; and 2) the responsible entity and funding source for the long-term maintenance and 
management of the area.

5.6.10 Conclusion 
Future development activities that would be allowed with the implementation of the proposed FPA have 
the potential to result in direct and indirect impacts to biological resources.  However, compliance with the 
City of San Diego MSCP Subarea Plan and its implementing regulations and the implementation of 
Mitigation Measures LU-1 through LU-3 Mitigation Measure LU-1, BR-1 through BR-56 and the associated
mitigation elements identified in Section 5.6.9 would reduce potential impacts to a level less than 
significant.
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5.7 Hydrology
This section of the PEIR discusses the potential environmental impacts of the proposed FPA associated with 
hydrology.  Information contained in this section is summarized from the Hydrology Study for Grantville
Focused Plan Amendment EIR (dated May 14, 2014) (Appendix F of this PEIR) and the Programmatic Water 
Quality Technical Report (WQTR) for Grantville Focused Plan Amendment EIR (dated May 14, 2014) 
(Appendix G of this PEIR), both prepared by Fuscoe Engineering.  These documents are provided on the 
attached CD of Technical Appendices found on the back cover of this PEIR. 

Since the development of Appendix F and Appendix G, the boundaries for this project have been redrawn 
to reflect the exact areas affected by the proposed FPA.  The maps and analysis in Appendix F and 
Appendix G, while completed for a larger geographical area, are still relevant to this PEIR as the actions in 
the proposed FPA (community plan amendment, CPIOZ, rezone, CPIOZ, and PFFP) have not changed.

5.7.1 Existing Conditions
5.7.1.1 Hydrologic Setting
The proposed FPA area includes approximately 400 acres of developed land located within the San Diego 
Regional Water Quality Control Board (RWQCB) Basin.  The Basin contains 11 major drainage basins, which 
encompass most of San Diego County, and parts of southwestern Riverside County and southwestern 
Orange County.  The San Diego Hydrologic Region is over three million acres in size and generally drains 
westerly toward the Pacific Ocean.  As shown on Figure 5.7-1, the proposed FPA area is located in the 
Mission San Diego Hydrologic Subarea (Hydrologic Basin Unit Number 907.11), within the Lower San Diego 
Hydrologic Area, and the San Diego River Hydrologic Unit (HU).  With a land area of approximately 440 
square miles, the San Diego River HU is the second largest HU in San Diego County. It also has the highest 
population of the County’s watersheds (approximately 475,000) and contains portions of the cities of San 
Diego, El Cajon, La Mesa, Poway, and Santee and several unincorporated communities.

The central and northerly portions of the proposed FPA area generally slope to the west toward the San 
Diego River, while the southerly portion of the proposed FPA area slopes towards Alvarado Creek, which 
flows through this portion of the proposed FPA area.  Land within the proposed FPA area drains into either 
Alvarado Creek, or directly to the San Diego River.  The existing network of streets and storm drain systems 
discharges runoff from the proposed FPA area to these watercourses at several outlet points. 

Alvarado Creek runs from east to west through the southerly portion of FPA area, joining with the San Diego 
River near the southwesterly corner of the proposed FPA area.  Alvarado Creek extends approximately four 
miles east of the proposed FPA area, and its watershed includes portions of the Cities of San Diego and La 
Mesa, as well as Lake Murray.  The watershed is predominantly developed, with the exception of portions 
of Mission Trails Regional Park.  The FPA portions of the watershed drain to Alvarado Creek through a 
combination of storm drain systems and surface flow.  Alvarado Creek also accepts surface flow through 
the proposed FPA area and from areas to the north and south of the proposed FPA area.  As it flows 
through the proposed FPA area, portions of Alvarado Creek are conveyed in a lined channel, an 
underground culvert, and a semi-natural channel.  The San Diego River makes up the northwesterly and 
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westerly boundaries of the proposed FPA area.  The northerly and westerly portions of the proposed FPA 
area drain to the San Diego River through surface flow and storm drain systems.  These storm drain systems 
also convey runoff from the adjacent residential area to the east through the proposed FPA area to the 
San Diego River. Upon exiting the proposed FPA area, site flows continue west for approximately 9 miles in 
the San Diego River.  Flows pass through developed portions of Mission Valley in a semi natural channel 
before reaching areas of hardened channel slopes and discharging into the Pacific Ocean at the Dog 
Beach outlet.   

5.7.1.2 Flooding
Based on review of Federal Emergency Management Agency (FEMA) Flood Insurance Rate Maps (FIRM)
described in Appendix I, the low-lying areas near the San Diego River and Alvarado Creek are within 100-
and 500-year floodplains.  Based on this review and site reconnaissance, the potential for significant 
flooding for parcels located near the San Diego River and Alvarado Creek is high. Portions of the proposed 
FPA area are located within a Special Flood Hazard Area (SFHA) and therefore, are subject to flooding 
during storm events, as identified by the Federal Emergency Management Agency (FEMA) flood hazard 
maps.  This is attributable to the fact that portions of the proposed FPA area are located within the 
floodplain; the growth within the San Diego River Watershed (SDRW) has increased; and, there is existing 
inadequate drainage/flooding infrastructure.  As depicted on Figure 5.7-2, the southeastern portion of 
proposed FPA area is located within the 100-year floodplain of Alvarado Creek.  Portions of the western 
side of the proposed FPA area are within the 100-year floodplain and floodway of the San Diego River.  

The primary flood control measures serving the SDRW include El Capitan Reservoir, San Vicente Reservoir, 
and the channelized sections of the San Diego River at the estuary, Mission Valley, and Lakeside.  The 
reservoirs have historically functioned effectively in reducing peak flood flows along the lower San Diego 
River.  For example, during the 1980 flood, El Capitan Reservoir absorbed the entire peak flow, while San 
Vicente Reservoir reduced the peak flow by approximately 50 percent.  However, the existing levels of 
protection afforded by the flood control channel sections may be inadequate under a 100-year flood in 
the intensively urbanized Mission Valley area.  The flood-carrying capacity of the channel at this section 
may have become even less adequate under burned conditions after wildfires such as the 2003 Cedar Fire 
(San Diego River Watershed Workgroup, 2004). 

5.7.1.3 Groundwater
Groundwater is defined as subsurface water that occurs beneath the water table in soils and geologic 
formations that are fully saturated.  Groundwater bearing formations sufficiently permeable to transmit and 
yield significant quantities of water are called aquifers.  Further, a groundwater basin is defined as a 
hydrogeologic unit containing one large aquifer or several connected and interrelated aquifers.  All major 
drainage basins in the San Diego Region contain groundwater basins.

The Mission Valley basin, a highly porous alluvial aquifer that is the subsurface water source in the proposed 
FPA area. The long, narrow basin covers approximately 11 square miles along the San Diego River. The 
Mission Valley alluvial aquifer has a storage capacity of approximately 40,000 acre-feet.  Medium to coarse 
sand and gravel comprise much of the aquifer, and a 15 percent aquifer specific yield is reported. Well 
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productions in excess of 1,000 gallons per minute (gpm) have occurred within the basin. Because of the 
porosity of the aquifer, recharge through streamflow infiltration is rapid, and significant interchange 
between surface flows and groundwater flow occurs (San Diego River Watershed Workgroup, 2004).

5.7.1.4 Wetlands
According to the City’s Biology Guidelines, wetlands are defined as areas characterized by hydric soils, 
wetland hydrology, and naturally occurring hydrophytic, or wetland, vegetation, including but not limited 
to salt marsh, brackish marsh, freshwater marsh, riparian forest, oak riparian forest, riparian woodlands, 
riparian scrub, and vernal pools (City of San Diego, 2012).  Wetland communities adjacent to the proposed 
FPA area include Riparian Forest, Southern Riparian Scrub, Freshwater Marsh, and Open Water, the majority 
of which are located within the San Diego River corridor (Rocks Biological Consulting, 2014).  These habitats 
support a number of sensitive biological resources, including rare, threatened or endangered plant and 
wildlife species.  From a hydrologic perspective, there are large ponds within the San Diego River that 
reduce water flow velocity of the River and contain water throughout the year.  Wetlands serve a number 
of hydrologic functions including, but not limited to, flood storage and stormflow modification, 
groundwater recharge and discharge, modification of precipitation and evaporation patterns, 
maintenance of water quality, estuarine water level balance, and erosion reduction (USGS, 1997).

Existing drainage basins within the proposed FPA area are depicted in Figure 5.7-2. Existing Drainage
Basins. SD-1 through SD-6 outlet into the San Diego River at sites where wetland vegetation communities 
are located.  In addition, existing drainage basins A-1 through A-3, A-10, and A-11 outlet into Alvarado 
Creek at sites where wetland vegetation communities are located.  
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5.7.1.5 Hydrological Regulations

A. City of San Diego Municipal Code
Within the City of San Diego, existing land uses, new development, and redevelopment are required to 
comply with the City of San Diego Municipal Code (SDMC). Related to hydrology, the following codes are 
applicable:

Chapter 14, Article 2, Division 1 – Grading Regulations. The purpose of these regulations is to address 
slope stability, protection of property, erosion control, water quality, and landform preservation, and 
to protect the public health, safety, and welfare of persons, property, and the environment.

Chapter 14, Article 2, Division 2 – Storm Water Runoff and Drainage Regulations. The purpose of this 
division is to regulate the development of, and impacts to, drainage facilities, to limit water quality 
impacts from development, to minimize hazards due to flooding while minimizing the need for 
construction of flood control facilities, to minimize the impacts to environmentally sensitive lands, to 
implement the provisions of federal and state regulations, and to protect the public health, safety, 
and welfare.

Chapter 14, Article 2, Division 4 – Landscape Regulations. The purpose of these regulations is to 
minimize the erosion of slopes and disturbed lands through revegetation; to conserve energy by the 
provision of shade trees over streets, sidewalks, parking areas, and other paving; to conserve water 
through low-water-using plantings and irrigation design; to reduce the risk of fire through site design 
and the management of flammable vegetation; and to improve the appearance of the built 
environment by increasing the quality and quantity of landscaping visible from public rights-of-way, 
private streets, and adjacent properties, with emphasis on landscaping as viewed from public rights-
of-way.

Chapter 14, Article 3, Division 1 – Environmentally Sensitive Lands Regulations. The purpose of these 
regulations is to protect, preserve and, where damaged, restore the environmentally sensitive lands 
of San Diego and the viability of the species supported by those lands. These regulations are 
intended to assure that development, including, but not limited to coastal development in the 
Coastal Overlay Zone, occurs in a manner that protects the overall quality of the resources and the 
natural and topographic character of the area, encourages a sensitive form of development, retains 
biodiversity and interconnected habitats, maximizes physical and visual public access to and along 
the shoreline, and reduces hazards due to flooding in specific areas while minimizing the need for 
construction of flood control facilities.

B. San Diego River Park Master Plan
Over the last fifty years, commercial, residential and industrial uses have expanded around the San Diego 
River.  Mining operations and urban development have changed the character and physical course of the 
San Diego River.  The San Diego River Master Plan (City of San Diego, 2013) seeks to change this condition 
and enhance the relationship between the river and nearby land uses.
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The following recommendations from the San Diego River Park Master Plan are specifically related to 
hydrology: 

• Augment flows to the river periodically.

• Remove/circumvent obstacles that impede flow.

• Remove invasive vegetation species.

• Encourage the growth of appropriate riparian and upland vegetation.

• Rehabilitate the channel to encourage meander and braiding.

• Expand the river’s recharge area.

• Future development projects should incorporate hydrology considerations in all planning and 
guidance documents and monitor water quality following implementation of the projects.

The San Diego River Park Master Plan divides the river into six reaches: the Estuary, Lower Valley, 
Confluence, Upper Valley, Gorge, and Plateau.  The Confluence Reach of the San Diego River covers the 
proposed FPA area.  

The Confluence segment is the area between Interstate 15 and Friars Road Bridge, and includes the point 
where Alvarado Creek joins the San Diego River at the southwest corner of the proposed FPA area.  Closer 
to the north of the proposed FPA area, the reach is partially enclosed by a steep canyon wall on the west 
side of the river and industrial uses to the east.  Encroaching development on the east and Interstate 8 to 
the south further emphasize the sense of enclosure.  The river corridor is also constrained by a series of old 
gravel mine ponds below the Friars Road bridge that impede the normal hydrologic activities of the river 
system.  In this area, extensive exotic vegetation infestation is present both in the ponds and in the river. The 
San Diego River Park Master Plan provides the following recommendations applicable to hydrology and 
water quality for the Confluence portion of the proposed FPA area:

• Improve water flow under the bridge at Mission Gorge Road/Fairmount Avenue for the Alvarado 
Creek to connect to the San Diego River.

• Identify land for public parks and open space through land acquisition or open space easements 
and identity an alignment for the San Diego River Pathway as Grantville redevelops.

• Study alternatives to improve the hydrology of the river where the river corridor is narrow and 
constrained by deep ponds that were created by past sand and gravel mining operations. 
Separating the river channel from the ponds is recommended where possible and feasible. In 
addition, it is recommended to remove barriers between pond sections to create a larger, deeper 
pond.

C. Baseline Assessment, San Diego River Watershed Management Plan
The San Diego River Watershed Management Plan Baseline Assessment analyzes the impact of human 
activities on hydrologic systems within the San Diego River watershed, including flood control measures.  
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This Plan is relevant to the proposed FPA because the San Diego River runs through the proposed FPA and 
has the potential to result in impacts to future development projects. The Plan provides the following 
recommendations to improve short-term flood protection: 

• Restore, improve, and maintain drainage system capacities through vegetation clearing and 
sediment removal;

• Improve flood early warning systems;

• Install, restore, improve, and maintain erosion control and water retention structures, particularly in 
areas determined to be at high risk of flooding;

• Provide public information (e.g., signage and mailings) on flood hazards, particularly in areas 
determined to be at high risk to flooding; and,

• Adopt guidelines to encourage the “daylighting” of underground culverts as well as the removal of 
concrete/riprap channel lining as appropriate to improve water quality while maintaining and/or 
improving the existing level of flood protection.

5.7.2 Significance Determination Thresholds
Based on the City of San Diego’s CEQA Significance Determination Thresholds, a significant hydrology 
impact would occur if implementation of the proposed FPA would:

• Result in changes in absorption rates, drainage patterns, or the rate of surface runoff; or

• Otherwise impact local and regional water quality, including groundwater.

Addressed below are the key environmental issue areas that have been identified for the proposed FPA by 
the City as a result of the initial project review and consideration of comments received in response to the 
Notice of Preparation (NOP) (Appendix A).

5.7.3 Issue 1: Runoff
Issue 1: Would the proposed FPA result in a change in absorption rates, drainage patterns, 

or the rate of surface runoff? 

5.7.3.1 Impact Analysis
The proposed FPA area is currently developed and includes a variety of land uses, including open space, 
single-family residential, multi-family residential, commercial, hospital, office, and industrial. Future 
development projects under the proposed FPA have the potential to change surface runoff characteristics 
including volume of runoff, rate of runoff, and drainage patterns.  While the proposed FPA would allow for 
increased density, the permitted land uses would occur in an area that is fully developed and nearly 87%
impervious; therefore, the volume or rate of runoff is not likely to be increased by future development 
projects.  Instead, the proposed land use changes would have some potential to slightly decrease the 
volume of storm water runoff because current storm water regulations would require implementation of 
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Low Impact Development (LID) practices that retain a portion of storm water on-site for infiltration, re-use, 
or evaporation.

All development in the City of San Diego is subject to drainage regulations through the SDMC, which 
requires that the existing flows of a property proposed for development are maintained to ensure that the 
existing structures and systems handling the flows are sufficient.  Adherence to the requirements of the 
City’s Drainage Design Manual and Storm Water Standards Manual, which require installation of LID 
practices such as bio retention areas, pervious pavements, cisterns, and/or rain barrels, can be expected 
to improve surface drainage conditions or, at a minimum, not exacerbate flooding or cause erosion for 
future development within the proposed FPA area.  Furthermore, future development projects that would 
adhere to these requirements would likely reduce the volume and rate of surface runoff compared to the 
existing condition rather than increase runoff.  

As shown in Table 5.7-1, the proposed land use amendments associated with the proposed FPA would 
increase softscape acreage and reduce hardscape acreage, relative to that of the existing conditions. 
Because softscape allows for greater groundwater infiltration and less runoff than hardscape, the surface 
conditions under the proposed land uses would be only 75.8% impervious, whereas the existing surface 
conditions are 87.0% impervious. Consequently, there would be an overall decrease in impervious surfaces 
and associated runoff with implementation of the proposed land use amendments.

The proposed FPA area includes 17 distinct drainage basins, of which 11 discharge into Alvarado Creek, 
and 6 discharge into the San Diego River.  The runoff flow rates for these individual basins during a 2-year, 
10-year, and 100-year storm event were calculated for the existing conditions and proposed conditions, as 
shown in Tables 5.7-2 and 5.7-3. For all but three of these basins, the flow rates were determined to be lower 
under the proposed conditions than under the existing conditions.  However, for basins A-1, SD-1, and SD-2,
the three storm event flow rates for the proposed conditions exceeded that of the existing conditions.  In 
addition, for basin SD-3, the 10-year storm event flow rate for the proposed conditions exceeded that of 
the existing conditions.  However, the higher flow rates are not substantial, and the overall flow rates for the 
proposed FPA area are expected to decrease. With implementation of the BMPs listed in Appendix F of this 
PEIR, as well as the California BMP Handbook, the proposed land use amendments would not result in a 
substantial increase in impervious surfaces and associated runoff.  In fact, there would be an overall 
decrease in impervious surfaces and associated runoff with implementation of the proposed FPA, which 
would result in groundwater improvements as well.  Therefore, implementation of proposed FPA would not 
have a significant adverse impact resulting from impervious surface increases.

Table 5.7-1:  Site Impervious Area Composition
Total Hardscape 

(Acres)
Total Softscape 

(Acres)
Total Basin Area 

(Acres)
% Impervious 

Surfaces
Existing 222 33 255 87.0

Proposed 194 61 255 75.8
Source: Fuscoe Engineering, 2014
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Table 5.7-2:  Runoff Flows – Existing Conditions
Basin Runoff 

Coefficient
Tc A Q(100) Q(10) Q(2)

min. ac cfs cfs cfs
Alvarado Creek - - - 4,300 2,300 -

A-1 0.85 5 5.23 30 21 14
A-2 0.85 10 23.82 89 61 41
A-3 0.92 10 15.55 63 43 29
A-4 0.88 10 20.25 78 54 36
A-5 0.93 10 15.36 63 43 29
A-6 0.88 10 14.09 65* 45* 30*
A-7 0.92 10 13.97 56 39 26
A-8 0.95 5 7.58 49 34 23
A-9 0.95 5 2.88 19 13 9
A-10 0.95 5 1.83 12 8 5
A-11 0.79 10 10.65 104* 72* 48*

A Total - - - 628 434 290
San Diego River - - - 36,000 3,100 -

SD-1 0.85 5 5.91 34 24 16
SD-2 0.90 10 9.80 39 27 18
SD-3 0.94 5 2.78 18 12 8
SD-4 0.83 15 50.23 141 97 65
SD-5 0.88 15 51.62 333* 230* 153*
SD-6 0.95 5 3.90 25 18 12

SD Total - - - 590 409 271
Source: Fuscoe Engineering, 2014. *Includes runoff from offsite basin(s).

Table 5.7-3:  Runoff Flows – Proposed Conditions
Basin Runoff 

Coefficient
Tc A Q(100) Q(10) Q(2)

min. ac cfs cfs cfs
Alvarado Creek - - - 4,300 2,300 -

A-1 0.95 5 5.23 34 24 16
A-2 0.84 10 23.82 88 61 40
A-3 0.70 10 15.55 48 33 22
A-4 0.74 10 20.25 66 45 30
A-5 0.78 10 15.36 52 36 24
A-6 0.70 10 14.09 54* 38* 25*
A-7 0.70 10 13.97 43 30 20
A-8 0.70 5 7.58 36 25 17
A-9 0.70 5 2.88 14 10 6
A-10 0.70 5 1.83 9 6 4
A-11 0.67 10 10.65 98* 68* 46*

A Total - - - 536 371 248
San Diego River - - - 36,000 3,100 -

SD-1 0.95 5 5.91 38 27 18
SD-2 0.95 10 9.80 41 28 19
SD-3 0.95 5 2.78 18 13 8
SD-4 0.74 15 50.23 125 87 58
SD-5 0.81 15 51.62 321* 222* 147*
SD-6 0.70 5 3.90 19 13 9

SD Total - - - 562 389 258
Source: Fuscoe Engineering, 2014. *Includes runoff from offsite basin(s).

A. Flooding Impacts
Future development projects associated with the implementation of the proposed FPA would need to be 
evaluated on a project-by-project basis to determine if a project would result in any increase to the base 
flood elevation, or whether it could potentially alter the floodway or floodplain boundaries of any SFHA. 
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Future development projects within the proposed FPA area along the flood plain could have the potential 
to increase flooding on- or off-site.  If development projects would alter the floodway or floodplain 
boundaries of a SFHA, the project would be required to obtain a Conditional Letter of Map Revision/Letter 
of Map Revision from FEMA.

The proposed FPA allows for the future development of Industrial, Commercial, and Retail land uses within 
the 100-year floodplain of San Diego River and Alvarado Creek. For any such development within the 
mapped floodplain, an applicant would be required to perform hydraulic and hydrologic analysis and 
submit associated studies and grading/improvement plans to the City of San Diego for review. The City of 
San Diego, as the Floodplain Administrator, would retain full jurisdiction for approval of development in the 
floodplain. Pursuant to SDMC Section 143.0145, any future specific development project must be studied to 
determine the effects to base flood elevations and ensure they will not result in flooding, erosion, or 
sedimentation impacts on or off-site.  Floodplain regulations in the City are in effect regardless of the 
proposed FPA.  Through required compliance with the City’s floodplain regulations, flood hazard impacts 
associated with future development projects in the proposed FPA are anticipated to be reduced to a level 
less than significant.  Development projects in the floodplain shall be designed such that new structures are 
constructed with a minimum finished, first floor elevation of two feet above the elevation of the 100-year 
storm; the development would not lead to an increase in the 100-year flowrate downstream; and, the 
development would not raise the flood elevation of the 100-year storm event.  
Furthermore, with the implementation of the BMPs listed in Appendix F of this PEIR, as well as the California 
BMP Handbook, future development projects associated with the implementation of the proposed FPA 
would not result in a substantial increase in potential flooding impacts. Therefore, implementation of the 
proposed FPA would have a less than significant impact as a result of flooding.

B. Groundwater Impacts
Groundwater recharge in the proposed FPA area would potentially improve as a result of the proposed 
FPA.  This is due to the reduction in impervious surface due to the proposed changes in land use and the 
incorporation of LID features, and is reflected in the lower weighted runoff coefficients calculated for the 
proposed conditions hydrology analysis.  For future development projects within the proposed FPA area, no 
pumping of groundwater is anticipated in the post construction condition.  During the construction phase, 
a small amount of construction dewatering may be required in portions of the proposed FPA area 
adjacent to the San Diego River and Alvarado Creek.  However, this dewatering is not expected to 
substantially affect the overall groundwater table or any groundwater-dependant uses.  As such, with the 
implementation of the proposed FPA, this issue is considered a less than significant impact.  

Furthermore, the Construction and Post Construction BMPs, provided in Appendix F of this PEIR, reference 
the standard BMP details provided in the California BMP Handbook, prepared by the California Storm 
Water Quality Association (CASQA).  With implementation of the BMPs listed in Appendix F of this PEIR, as 
well as the California BMP Handbook, future development projects associated with the implementation of 
the proposed FPA would not result in a substantial increase in impervious surfaces and associated runoff.  In 
fact, there would be an overall decrease in impervious surfaces and associated runoff with implementation 
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of the proposed FPA, which would result in groundwater improvements as well.  Therefore, implementation 
of the proposed FPA would result in a less than significant impact to groundwater.

C. Wetlands Impacts
Wetland communities adjacent to the proposed FPA area include Riparian Forest, Southern Riparian Scrub, 
Freshwater Marsh, and Open Water, a majority of which are located within the San Diego River corridor.  In 
addition, Southern Riparian Scrub is located along portions of Alvarado Creek. These habitats support a 
number of sensitive biological resources, including rare, threatened or endangered plant and wildlife 
species.  Currently, existing drainage basins SD-1 through SD-6 outlet into the San Diego River at sites where 
wetland vegetation communities are located.  In addition, existing drainage basins A-1 through A-3 and A-
10 through A-11 outlet into Alvarado Creek at sites where wetland vegetation communities are located.  
Although the locations of the existing drainage basin outlets would not change with the implementation of 
the proposed FPA, runoff flow volumes for certain drainage basins would vary from the existing condition.  

As shown in Tables 5.7-2 and 5.7-3, runoff volumes for the 2-, 10- and 100-year storm events (Q(2), Q(10) and 
Q(100)) would increase in the proposed condition for drainage basins SD-1, SD-2, SD-9. A-1, and A-12.  In 
addition, runoff volumes for the 10-year storm event (Q(10)) would increase with the implementation of the 
proposed FPA for drainage basin SD-3.  However, there would be an overall decrease in the total runoff 
volumes for all three storm events (2-, 10-, and 100-year) for the drainage basins that outlet into the San 
Diego River and Alvarado Creek (A-1 through A-3 and A-10 through A-12).  This net reduction in total runoff
volumes into the San Diego River and Alvarado Creek would improve the functions and values of the 
wetland communities located within it.  For drainage basins showing an increase in peak flow rates with the 
implementation of the proposed FPA, Mitigation Measure HYD-1 would reduce the potential impact to a 
level less than significant.    

5.7.3.2 Significance of Impact
All future development projects associated with the implementation of the proposed FPA are subject to 
drainage and flood plain regulations in the SDMC, would be required to adhere to the City’s Drainage 
Design Manual and Storm Water Standards Manual, and would be required to implement recommended 
BMPs and comply with the California BMP Handbook. With the implementation of future development 
projects, the volume and rate of surface runoff within the proposed FPA would be reduced compared to 
the existing condition. In addition, through future development projects’ compliance with floodplain 
regulations and design requirements, flood hazard impacts associated with the implementation of the 
proposed FPA would be reduced to a level less than significant. The Mitigation Framework as detailed in 
Mitigation Measure HYD-1 would ensure that the proposed peak flows would remain similar or be reduced 
from the existing peak flow rates.  Therefore, it is anticipated that potential impacts to wetlands associated 
with runoff would be less than significant.

5.7.3.3 Mitigation Framework
With adherence to the SDMC, implementation of the recommended BMPs, and compliance with the 
California BMP Handbook, future development projects associated with the implementation of the 
proposed FPA would not substantially increase impervious surfaces or associated runoff. However, despite 
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the overall net reduction in impervious surface area, implementation of the proposed FPA is expected to 
cause an increase in runoff volumes and peak flow rates for certain drainage basins, as discussed in 5.7.3.1 
C. For future development within these specific basins, the Mitigation Framework as detailed Mitigation 
Measure HYD-1 would reduce impacts to a level less than significant.

HYD-1 All future project-specific developments shall be reviewed by City staff for potential runoff volumes 
and peak flow rate impacts (see City of San Diego Storm Water Management and Discharge 
Control Ordinance). If City Staff determines that a future project specific development would 
potentially result in runoff impacts, the preparation of a project-specific Hydrology Study and 
Water Quality Technical Report shall be required.  The project-specific reports shall identify specific 
mitigation measures such as on-site detention basins or bioretention facilities that would be 
incorporated into the design and construction of the project. Storm water improvements and 
water quality protection measures that shall be required for future projects include:

Increasing onsite filtration;
Preserving, restoring, or incorporating natural drainage systems into site design;
Directing concentrated flows away from MHPA and open space areas. If not possible, 
drainage shall be directed into sediment basins, grassy swales, or mechanical trapping 
devices prior to draining into the MHPA or open space areas;
Reducing the amount of impervious surfaces through selection of materials, site planning, 
and narrowing of street widths where possible;
Increasing the use of vegetation in drainage design;
Maintaining landscape design standards that minimize the use of pesticides and 
herbicides; and
To the extent practicable, avoiding development of areas particularly susceptible to 
erosion and sediment loss.

To accommodate vector control, any measure used to control runoff or protect water quality shall 
ensure that it does not result in 0.5-inch or more of standing water for more than 96 hours.

5.7.3.4 Significance After Mitigation
With implementation of the Mitigation Measure HYD-1, adherence to the SDMC, and all recommended 
BMPs, potential impacts would be reduced to a level less than significant.  



Chapter 5.0 - Environmental Impact Analysis 5.7 – Hydrology  

Grantville Focused Plan Amendment 5.7-14 May 2015
Final PEIR

5.7.4  Issue 2: Drainage Patterns 
Issue 2: Would the proposed FPA result in a substantial alteration to on-site and off-site 

drainage patterns due to changes in runoff flow rates or volumes?

5.7.4.1 Impact Analysis
Because this EIR is programmatic and does not address any specific grading or drainage design within the 
proposed FPA area, it is assumed that existing drainage patterns would remain intact. This assumption is in 
accordance with City of San Diego guidelines that future proposed development within the proposed FPA 
area shall not divert water from existing drainage courses, and in fact, drainage basin areas and discharge 
locations are substantially the same under both the existing and proposed conditions. 

The proposed FPA area includes 17 distinct drainage basin areas, of which 11discharge into Alvarado 
Creek, and 6 discharge into the San Diego River.  The drainage flow rates for these individual basins during 
a 2-year, 10-year, and 100-year storm event were calculated for the existing conditions and proposed 
conditions, as shown in Tables 5.7-4 and 5.7-5. For all but three of these basins, the flow rates were 
determined to be lower under the proposed conditions, with the implementation of the proposed FPA, 
than under the existing conditions.  For basins A-1, SD-1, and SD-2, the three storm event flow rates with the 
implementation of the proposed FPA exceeded that of the existing conditions.  In addition, for basin SD-3, 
the 10-year storm event flow rate for the proposed FPA conditions exceeded that of the existing conditions. 
However, the higher flow rates are not substantial, and the overall flow rates with the implementation of the 
proposed FPA are expected to decrease.

Table 5.7-4:  
Drainage Flows - Existing Conditions

DRAINAGE 
AREA/POINT

DRAINAGE AREA
(ACRE) Q2 (CFS) Q10 (CFS) Q100 (CFS)

A-1             5.23 14 21 30
A-2 23.82 41 61 89
A-3 15.55 29 43 63
A-4 20.25 36 54 78
A-5 15.36 29 43 63
A-6 14.09 30* 45* 65*
A-7 13.97 26 39 56
A-8 7.58 23 34 49
A-9 2.88 9 13 19

A-10 1.83 5 8 12
A-11 10.65 48* 72* 104*

A Total 290 434 628
SD-1 5.91 16 24 34
SD-2 9.80 18 27 39
SD-3 2.78 8 12 18
SD-4 50.23 65 97 141
SD-5 51.62 153* 230* 333*
SD-6 3.90 12 18 25

SD Total 271 409 590
Source: Fuscoe Engineering, 2014. *Includes Offsite Areas
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Table 5.7-5 
Drainage Flows - Proposed Conditions

DRAINAGE 
AREA/POINT

DRAINAGE AREA
(ACRE) Q2 (CFS)* Q10 (CFS)* Q100 (CFS)*

A-1 5.23 16 24 34
A-2 23.82 40 61 88
A-3 15.55 22 33 48
A-4 20.25 30 45 66
A-5 15.36 24 36 52
A-6 14.09 25* 38* 54*
A-7 13.97 20 30 43
A-8 7.58 17 25 36
A-9 2.88 6 10 14

A-10 1.83 4 6 9
A-11 10.65 46* 68* 98*

A Total 248 371 536
SD-1 5.91 18 27 38
SD-2 9.80 19 28 41
SD-3 2.78 8 13 18
SD-4 50.23 58 87 125
SD-5 51.62 147* 222* 321*
SD-6 3.90 9 13 19

SD Total 258 389 562
Source: Fuscoe Engineering, 2014. *Includes Offsite Areas

5.7.4.2 Significance of Impact
Implementation of the proposed FPA is not anticipated to result in a substantial alteration to on-site and off-
site drainage patterns associated with changes in runoff flow rates or volumes; in fact, existing drainage 
patterns would be preserved and it is anticipated that there would be an overall decrease in drainage 
flow with implementation of the proposed FPA. However, future development projects within the proposed 
FPA area would be reviewed by City staff to ensure that drainage patterns are not impacted.  Therefore, 
implementation of the proposed FPA would result in a less than significant impact for drainage patterns.

5.7.4.3 Mitigation Framework
Because there are no anticipated significant impacts associated with drainage issues, no mitigation 
measures are required.

5.7.4.4 Significance After Mitigation
No mitigation would be required; therefore, no potential adverse impacts are anticipated with regard to 
drainage patterns. 

5.7.5 Conclusion
Future development projects associated with the implementation of the proposed FPA area would result in 
a beneficial impact to hydrology and no significant adverse impacts have been identified.  The total site 
discharge would be reduced by decreasing the amount of impervious surfaces from that of the existing 
condition.  Additionally, existing and proposed flows would be routed to on-site detention basins or 
bioretention facilities, which increase the time of concentration providing smaller intensities of flow.   The 
City of San Diego would review for each individual future project grading plans and hydrology studies to 
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ensure that drainage patterns are not altered by future development projects within the proposed FPA.  
With the implementation of the Mitigation Framework as outlined in Mitigation Measure HYD-1, all future 
project-specific developments within the proposed FPA would be reviewed by City staff, and may require
a project-specific hydrology study and WQTR prior to project approval.  In addition, all future development 
projects would be required to implement recommended BMPs and comply with the California BMP 
Handbook.  Therefore, with implementation of the Mitigation Framework as detailed in Mitigation Measure 
HYD-1 and adherence to the SDMC and California BMP Handbook,  all potential impacts to hydrology, 
associated with implementation of the proposed FPA, would be reduced to a level less than significant.
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5.8 Water Quality
This section of the PEIR discusses the potential environmental impacts of the proposed FPA associated with 
water quality.  Information contained in this section is summarized from the Programmatic Water Quality 
Technical Report (dated May 14, 2014) (Appendix G of this PEIR) prepared by Fuscoe Engineering.  This 
document is provided on the attached CD of Technical Appendices found on the back cover of this PEIR. 

Since the development of Appendix G, the boundaries for this project have been redrawn to reflect the 
exact areas affected by the proposed FPA.  The maps and analysis in Appendix G, while completed for a 
larger geographical area, are still relevant to this PEIR as the actions in the proposed FPA (community plan 
amendment, CPIOZ, rezone, CPIOZ, and PFFP) have not changed.

5.8.1 Existing Conditions

5.8.1.1 Existing Water Quality

A. San Diego Regional Water Quality Control Board Basin Plan
Each of the nine regional boards in California is required to adopt a Basin Plan.  The San Diego Basin Plan 
designates the beneficial uses for all surface and groundwaters in the San Diego Region.  The proposed 
FPA area is located within the Mission San Diego Hydrologic Subarea, within the Lower San Diego 
Hydrologic Area and the Mission San Diego Hydrologic Subarea (907.11). The project area is divided into 
two major hydrologic basins, one draining to Alvarado Creek, and the other draining directly to the San 
Diego River.  As further discussed in Section 5.8.1.1(D) below, the San Diego River, Pacific Ocean at the San 
Diego River Outlet, and Alvarado Creek have Clean Water Act Section 303(d) listed impairments; however, 
the State of California has not identified any total maximum daily loads (TMDLs) for the pollutants to any of 
the receiving waters from the proposed FPA area. 

The present condition of the proposed FPA area includes approximately 280 acres of land predominantly in 
the developed condition.  The central and northerly portions of the proposed FPA area generally slope to 
the west toward the San Diego River, while the southerly portion of the proposed FPA area slopes towards 
Alvarado Creek, which runs through this portion of the proposed FPA area.  The existing network of streets 
and storm drain systems discharges runoff from the proposed FPA area to these watercourses at several 
outlet points.  Existing land uses within the watershed include mostly commercial and industrial uses, but 
also include open space, single family residential, multifamily residential, and hospital/office.

B. Beneficial Uses
Beneficial uses of groundwater and surface water have been established for each water body within the 
San Diego Basin.  According to the RWQCB Basin Plan:

Beneficial uses are defined as the uses of water necessary for the survival or well being of man, plants 
and wildlife.  The uses of water serve to promote the tangible and intangible economic, social and 
environmental goals of mankind. Examples include the drinking, swimming, industrial, and agricultural 
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water supply, and the support of fresh and saline aquatic habitats.  According to the Basin Plan, 
beneficial uses have been designated for specific coastal water bodies, inland surface waters, and 
groundwater.

The State Water Quality Control Board (SWQCB) adopted a uniform list and description of beneficial uses to 
be applied throughout all hydrological basins of the State.  The Mission San Diego Hydrologic Subarea has 
beneficial uses that may be affected by activities in the proposed FPA area.  Designated beneficial uses 
for the receiving waters of the San Diego River include: 

• Municipal and Domestic Supply (MUN) – Includes uses of water for community, military, or individual 
water supply systems including, but not limited to, drinking water supply.

• Agricultural Supply (AGR) – Includes uses of water for farming, horticulture, or ranching including, but 
not limited to, irrigation, stock watering, or support of vegetation for range grazing.

• Industrial Process Supply (PROC) - Includes uses of water for industrial activities that depend primarily
on water quality.

Industrial Service Supply (IND) – Includes uses of water for industrial activities that do not depend 
primarily on water quality including, but not limited to, mining, cooling water supply, hydraulic 
conveyance, gravel washing, fire protection, or oil well re-pressurization.

• Contact Water Recreation (REC 1) – Includes uses of water for recreational activities involving body 
contact with water, where ingestion of water is reasonably possible. These uses include, but are not 
limited to, swimming, wading, water-skiing, skin and SCUBA diving, surfing, white water activities, 
fishing, or use of natural springs.

• Non-contact Water Recreation (REC 2) – Includes the uses of water for recreational activities involving 
proximity to water, but not normally involving body contact with water, where ingestion of water is 
reasonably possible. These uses include, but are not limited to, picnicking, sunbathing, hiking, 
beachcombing, camping, boating, tidepool and marine life study, hunting, sightseeing, or aesthetic 
enjoyment in conjunction with the above activities.

• Marine Habitat (MAR) – Includes uses of water that support marine ecosystems including, but not 
limited to, preservation or enhancement of marine habitats, vegetation such as kelp, fish, shellfish, or 
wildlife (e.g., marine mammals, shorebirds).

• Estuarine Habitat (EST) – Includes uses of water that support estuarine ecosystems including, but not 
limited to, preservation or enhancement of estuarine habitats, vegetation, fish, shellfish, or wildlife 
(e.g., estuarine mammals, waterfowl, shorebirds).

• Warm Freshwater Habitat (WARM) – Includes uses of water that support warm water ecosystems 
including, but not limited to, preservation or enhancement of aquatic habitats, vegetation, wildlife 
(e.g., mammals, birds, reptiles, amphibians, invertebrates), or wildlife water and food sources.

• Wildlife Habitat (WILD) – Includes uses of water that support terrestrial ecosystems including, but not 
limited to, preservation and enhancement of terrestrial habitats, vegetation, wildlife (e.g., mammals, 
birds, reptiles, amphibians, invertebrates), or wildlife water and food sources.
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• Rare, Threatened, or Endangered Species (RARE) – Includes uses of water that support habitats 
necessary, at least in part, for the survival and successful maintenance of plant or animal species 
established under state or federal law as rare, threatened or endangered.

• Biological (BIOL) – Includes uses of water that support designated areas or habitats, such as refuges, 
parks, sanctuaries, ecological reserves, or Areas of Special Biological Significance (ASBS) where the 
preservation or enhancement of natural resources requires special protection.

• Migration of Aquatic Organisms (MIGR) – Includes uses of water that support habitats necessary for 
migration, acclimatization between fresh and salt water, or other temporary activities by aquatic 
organisms, such as anadromous fish. 

• Spawning Habitat (SPWN) – Includes uses of water that support habitats suitable for reproduction and 
early development of fish. This use is applicable for only the protection of anadromous fish.

• Shellfish Habitat (SHELL) – Includes uses of water that support habitats suitable for the collection of 
filter feeding shellfish (e.g. clams, oysters and mussels) for human consumption, commercial, or sport 
purposes.  

• Aquaculture (AQUA) – Includes the uses of water for aquaculture or mariculture operations including, 
but not limited to, propagation, cultivation, maintenance, or harvesting or aquatic plants and 
animals for human consumption or bait purposes.

• Commercial and Sport Fishing (COMM) – Includes the uses of water for commercial or recreational 
collection of fish, shellfish, or other organisms including, but not limited to, uses involving organisms 
intended for human consumption or bait purposes.

C. Water Quality Objectives
Like the designation of beneficial uses, the designation of water quality objectives must satisfy all of the 
applicable requirements of the California Water Code, Division 7 (Porter-Cologne Act) and the Clean 
Water Act.  California Water Code, Section 13241 provides that each Regional Water Quality Control Board 
shall establish water quality objectives for the waters of the state (i.e., ground and surface waters), which in 
the Regional Board’s judgment, are necessary for the reasonable protection of beneficial uses and for the 
prevention of nuisance.  The Clean Water Act Section 303 requires that the State adopt water quality 
objectives (called water quality criteria) for surface waters.

D. 303(d) List of Impaired Water Bodies
The RWQCBs identify water quality objectives in order to protect the designated beneficial uses of the 
water bodies.  Section 303(d) of the federal Clean Water Act (CWA, 33 USC 1250, et seq, at 1313(d)), 
requires States to identify waters that do not meet water quality standards after applying certain required 
technology-based effluent limits.  Waters that do not meet the water quality standards are referred to as 
“impaired” water bodies.  States are required to compile this information in a list and submit the list to the 
United States Environmental Protection Agency (USEPA) for review and approval.  This list is known as the 
Section 303(d) list of impaired waters.  As part of the listing process, states are required to prioritize 
water/watersheds for future development of TMDL.  The TMDL establishes the allowable pollutant loadings 
or other quantifiable parameters for a water body and provides the basis for the State to establish water 
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quality-based controls.  The purpose of TMDLs is to ensure that beneficial uses of the water body are 
restored and that the water quality objectives are achieved.

According to the California 2010 Integrated Report 303(d) List/ 305(b) Report published by the State Water 
Resources Control Board (SWRCB), the San Diego River and Pacific Ocean at the San Diego River outlet are 
beneficial use impaired water bodies.  Alvarado Creek is identified as an impaired water body from 
Selenium.  The San Diego River is impaired from Fecal Coliform, Enterococcus Bacteria, Low Dissolved 
Oxygen, Nitrogen, Phosphorus, Total Dissolved Solids, Toxicity, and Manganese. The Pacific Ocean at the 
San Diego River Outlet is impaired from Total Coliform and Enterococcus Bacteria. 

There are several points of discharge into the San Diego River and Alvarado Creek within the proposed FPA 
area. The Pacific Ocean Shoreline at the San Diego River outlet is approximately nine miles downstream of 
the proposed FPA area.  According to the 2010 303(d) list, the causes of water quality problems for the San 
Diego River include Urban Runoff/Storm Sewers and Wastewater. For Alvarado Creek, Other Urban Runoff is 
the primary contributor. 

E. River Park Master Plan
Over the last fifty years, commercial, residential and industrial uses have expanded around the San Diego 
River.  Mining operations and urban development have changed the character and physical course of the 
San Diego River.  The San Diego River Master Plan was adopted by the City of San Diego in 2013 to change 
this condition and enhance the relationship between the river and nearby land uses.

The following recommendations from the San Diego River Park Master Plan are specific to water quality: 

• Adopt programs to reduce/remove non-point source loads, including litter and solid waste.

• Future development projects should incorporate water quality considerations in all planning and 
guidance documents and monitor water quality following implementation of the projects.

The San Diego River Park Master Plan divides the river into six reaches: the Estuary, Lower Valley, 
Confluence, Upper Valley, Gorge, and Plateau.  The Confluence Reach of the San Diego River is within the 
proposed FPA area.

The Confluence segment is the area between Interstate 15 and Friars Road Bridge, and includes the point 
where Alvarado Creek joins the San Diego River at the southwest corner of the proposed FPA area.  Within 
the northern portion of the proposed FPA area, the reach is partially enclosed by a steep canyon wall on 
the west side of the river and industrial uses to the east.  Encroaching development on the east and 
Interstate 8 to the south further emphasize the sense of enclosure.  The river corridor is also constrained by a 
series of old gravel mine ponds below the Friars Road Bridge that impede the normal hydrologic activities 
of the river system.  In this area, extensive exotic vegetation infestation is present both in the ponds and in 
the river.  
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F. Baseline Assessment, San Diego River Watershed Management Plan
The lower San Diego River Watershed, which encompasses the proposed FPA area, has generally poor 
surface water quality.  Typical contaminants include elevated levels of biological indicators, total dissolved 
solids, pesticides, metals, petroleum, and trash.  These contaminants are often the result of:

• Increased impervious surfaces causing increased runoff and pollutant loading and poor natural 
pollutant assimilation.

• Alteration of river morphology and natural pollutant assimilation and buffering zones.

• Increased input of nutrients and pesticides from landscaped areas.

• Increased input of trash and other floatables.

• Local groundwater contamination from spills and leaks of hazardous materials.

• Accidental discharges of raw sewage.

• Increased erosion and siltation as a result of construction and other activities/practices.

• Increased TDS as a result of poor irrigation practices and imported water use.

G. Ground Water Quality
Soils along the San Diego River are porous, and surface water moves freely between ground and surface
water.  As a result, the water surface of standing water within the San Diego River channel represents the 
groundwater table.  The largest aquifer near the proposed FPA area is in Mission Valley.  The Mission Valley 
aquifer covers approximately 11 square miles along the San Diego River and storage capacity is estimated 
at 40,000 acre feet of water.  Within the San Diego River Watershed, groundwater quality is good.  Due to 
the porous nature of the aquifer, recharge through streamflow infiltration is rapid, and significant 
interchange between surface flows and groundwater flow occurs.  Designated beneficial uses for ground 
waters within the San Diego River Watershed include Municipal and Domestic Supply, Agricultural Supply,
Industrial Service Supply, and Industrial Process Supply.

5.8.1.2 Water Quality Regulations

A. Federal Clean Water Act
The Clean Water Act (CWA) is the primary federal law that protects the nation’s waters, including lakes, 
rivers, aquifers, and coastal areas. The CWA established basic guidelines for regulating discharges of 
pollutants into the waters of the U.S. and requires that states adopt water quality standards to protect 
public health, enhance the quality of water resources, and ensure implementation of the CWA. Section 401 
of the CWA requires that any applicant for a federal permit to conduct any activity, including the 
construction or operation of a facility which may result in the discharge of any pollutant, must obtain 
certification from the state. Section 402 of the CWA established the NPDES to regulate the discharge of 
pollutants from point sources, and Section 404 established a permit program to regulate the discharge of 
dredged material into Waters of the U.S.
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B. California Department of Fish and Game Code – Streambed Alteration Program
California Department of Fish and Wildlife (CDFW) is responsible for protecting, conserving, and managing 
wildlife, plant, fish, and riparian resources in the State of California.  Under Sections 1600–1607 of the Fish 
and Game Code, CDFW regulates activities that would divert or obstruct the natural flow or substantially 
change the bed, channel, or bank of any river, stream, or lake that supports fish or wildlife. CDFW has 
jurisdiction over riparian habitats (e.g., southern willow scrub) associated with watercourses. CDFW 
jurisdictional resources are delineated by the outer edge of riparian vegetation or at the top of the bank of 
streams or lakes, whichever is wider. A Streambed Alteration Agreement is required for a project that would 
impact CDFW jurisdictional resources. The Agreement with CDFW typically requires mitigation in the form of 
on-site, off-site, or in-lieu fee mitigation, or combination of all.

C. Porter-Cologne Water Quality Control Act
The Porter-Cologne Water Quality Control Act established the principal California legal and regulatory 
framework for water quality control. The Porter-Cologne Water Quality Control Act is embodied in the 
California Water Code.  The California Water Code authorizes the SWRCB to implement the provisions of 
the federal CWA. The State of California is divided into nine regions governed by RWQCBs. The RWQCBs 
implement and enforce provisions of the California Water Code and the CWA under the oversight of the 
SWRCB.  The City is located within the purview of the San Diego RWQCB (Region 9).  The Porter-Cologne 
Act also provides for the development and periodic review of Water Quality Control Plans (Basin Plans) that 
designate beneficial uses of California’s major rivers and groundwater basins and establish water quality 
objectives for those waters.

D. Water Quality Control Plan for the San Diego Basin
The San Diego Basin encompasses approximately 3,900 square miles, including most of San Diego County 
and portions of southwestern Riverside and Orange counties. The basin is composed of 11 major HUs, 54 
Hydrologic Areas, and 147 HSAs, extending from Laguna Beach southerly to the U.S./Mexico border. 
Drainage from higher elevations in the east flow to the west, ultimately into the Pacific Ocean. The RWQCB 
prepared the Basin Plan, which defines existing and potential beneficial uses and water quality objectives 
for coastal waters, groundwater, surface waters, imported surface waters, and reclaimed waters in the 
basin. Water quality objectives seek to protect the most sensitive of the beneficial uses designated for a 
specific water body.

E. Local Drainage Design Manual
Chapter 14, Article 2, Division 2 of the San Diego Municipal Code (SDMC) outlines Storm Water Runoff and 
Drainage Regulations which apply to all development in the City, regardless of whether or not a 
development permit or other approval is required. In addition, drainage design policies and procedures 
are provided in the City’s Drainage Design Manual. The Drainage Design Manual provides a guide for 
designing drainage, and drainage-related facilities for developments within the City. Of particular 
relevance to a fully built-out community such as proposed FPA area is basic objective (10) from the 
Drainage Design Manual, which requires projects to coordinate proposed designs with existing structures 
and systems handling the same flows to ensure that new projects do not result in any increased runoff or 
generate increased sediment or pollutants. In addition to coordinating proposed design with existing 
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structures and systems, coordination with the Navy may be necessary where storm water runoff from 
proposed FPA area flows across Naval Station San Diego.

F.  Storm Water Standards Manual (Starting January 1, 2016 new regulations will be in effect 
that will be pursuant to Storm Water Ordinance)

The City’s current Storm Water Standards Manual provides information to project applicants on how to 
comply with the permanent and construction storm water quality requirements in the City. Significant 
elements of the Storm Water Standards Manual include:

LID BMP Requirements 

Source Control BMPs 

BMPs Applicable to Individual Priority Development Project Categories 

Treatment Control BMPs

LID BMPs would be significant to site planning because these features require an area on-site to retain 
storm water for infiltration, re-use, or evaporation. The Storm Water Standards Manual states:

For Priority Development Projects [e.g., tentative maps and development permits, construction permits, 
and public projects that have not begun initial design that have not been deemed complete prior to a 
certain date], the feasible portion of the post-project runoff volumes and peak flows from the water 
quality design storm . . . shall be infiltrated on-site.  If it is shown to be infeasible to infiltrate the requisite 
volume of water, that water may be retained on-site for re-use or evapotranspiration. If it is shown to be 
infeasible to retain the requisite volume of water, then that water must be treated with treatment 
control BMPs. Although the footprint of the LID BMPs can often be fit into planned landscaping 
features, this requires early planning to ensure that the features are located in places where they can 
intercept the drainage and safely store the water without adverse effects to adjacent slopes, 
structures, roadways, or other features. The Storm Water Standards Manual also addresses 
“Hydromodification – Limitations on Increases of Runoff Discharge Rates and Durations.” 
Hydromodification management requirements would dictate design elements in locations where 
downstream channels are susceptible to erosion from increases in storm water runoff discharge rates 
and durations. Future development projects within the proposed FPA area would typically be exempt 
from hydromodification management requirements because of the location. Projects discharging into 
underground storm drains discharging directly to bays or the ocean are exempt. Downstream 
drainage systems from the proposed FPA area are hardened to San Diego Bay and/or are tidally 
influenced, and therefore are not susceptible to erosion from increases in storm water runoff discharge 
rates and durations.

The Storm Water Standards Manual also provides minimum requirements for construction site management, 
inspection, and maintenance of construction BMPs; monitoring of the weather and implementation of 
emergency plans as needed; and provides minimum performance standards, including: pollution 
prevention measures so that there would be no measurable increase of pollution (including sediment) in 
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runoff from the site, no slope erosion, water velocity moving off-site must not be greater than pre-
construction levels, and preserve natural hydraulic features and riparian buffers where possible.

G. General Plan
The City’s General Plan presents goals and policies for storm water infrastructure in the Public Facilities, 
Services, and Safety Element (2008), and presents goals and policies for open space (including floodplain 
management) and urban runoff management in the Conservation Element (2008), and are described as 
follows:

PF-G.1 Ensure that all storm water conveyance systems, structures, and maintenance practices are 
consistent with federal Clean Water Act and California RWQCB NPDES Permit standards.

PF-G.2 Install infrastructure that includes components to capture, minimize, and/or prevent pollutants in 
urban runoff from reaching receiving waters and potable water supplies

PF-G.3 Meet and preferably exceed regulatory mandates to protect water quality in a cost effective 
manner monitored through performance measures.

PF-G.4 Develop and employ a strategic plan for the City’s watersheds to foster a comprehensive 
approach to storm water infrastructure improvements.

PF-G.5 Identify and implement BMPs for projects that repair, replace, extend, or otherwise affect the storm 
water conveyance system. These projects should also include design considerations for 
maintenance, inspection, and, as applicable, water quality monitoring.

PF-G.6 Identify partnerships and collaborative efforts to sponsor and coordinate pollution prevention BMPs 
that benefit storm water infrastructure maintenance and improvements.

CE-B.1 Protect and conserve the landforms, canyon lands, and open spaces that: define the City’s urban 
form; provide public views/vistas; serve as core biological areas and wildlife linkages; are wetlands 
habitats; provide buffers within and between communities; or provide outdoor recreational 
opportunities. 

a. Utilize Environmental Growth Funds and pursue additional funding for the acquisition and
management of MHPA and other important community open space lands.

b. Support the preservation of rural lands and open spaces throughout the region.

c. Protect urban canyons and other important community open spaces including those that 
have been designated in community plans for the many benefits they offer locally, and 
regionally as part of a collective citywide open space system (see also Recreation 
Element, Sections C and F; Urban Design Element, Section A). 

d. Minimize or avoid impacts to canyons and other environmentally sensitive lands, by 
relocating sewer infrastructure out of these areas where possible, minimizing construction 
of new sewer access roads into these areas, and redirecting of sewage discharge away 
from canyons and other environmentally sensitive lands. 
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e. Encourage the removal of invasive plant species and the planting of native plants near 
open space preserves. 

f. Pursue formal dedication of existing and future open space areas throughout the City, 
especially in core biological resource areas of the City's adopted MSCP Subarea Plan. 

g. Require sensitive design, construction, relocation, and maintenance of trails to optimize 
public access and resource conservation. 

CE-B.2 Apply the appropriate zoning and Environmentally Sensitive Lands (ESL) regulations to limit 
development of floodplains, sensitive biological areas including wetlands, steep hillsides, canyons, 
and coastal lands. 

a. Manage watersheds and regulate floodplains to reduce disruption of natural systems, 
including the flow of sand to the beaches. Where possible and practical, restore water 
filtration, flood and erosion control, biodiversity and sand replenishment benefits.

b. Limit grading and alterations of steep hillsides, cliffs and shoreline to prevent increased 
erosion and landform impacts. 

CE-B.3 Use natural landforms and features as integrating elements in project design to complement and 
accentuate the City’s form (see also Urban Design Element, Section A).

CE-B.4 Limit and control runoff, sedimentation, and erosion both during and after construction activity.

CE-B.5 Maximize the incorporation of trails and greenways linking local and regional open space and 
recreation 

CE-B.6 Provide an appropriate defensible space between open space and urban areas through the 
management of brush, the use of transitional landscaping, and the design of structures (see also 
Urban Design Element, Policy UD-A.3.o). Continue to implement a citywide brush management 
system. 

CE-E.1 Continue to develop and implement public education programs. 

a. Involve the public in addressing runoff problems associated with development and raising 
awareness of how an individual’s activities contribute to runoff pollution. 

b. Work with local businesses and developers to provide information and incentives for the 
implementation of Best Management Practices for pollution prevention and control. 

c. Implement watershed awareness and water quality educational programs for City staff, 
community planning groups, the general public, and other appropriate groups. 

CE-E.2 Apply water quality protection measures to land development projects early in the process-during 
project design, permitting, construction, and operations-in order to minimize the quantity of runoff 
generated on-site, the disruption of natural water flows and the contamination of storm water 
runoff.  

a. Increase on-site infiltration, and preserve, restore or incorporate natural drainage systems 
into site design.
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b. Direct concentrated drainage flows away from the MHPA and open space areas. If not 
possible, drainage should be directed into sedimentation basins, grassy swales or 
mechanical trapping devices prior to draining into the MHPA or open space areas. 

c. Reduce the amount of impervious surfaces through selection of materials, site planning, 
and street design where possible. 

d. Increase the use of vegetation in drainage design.

e. Maintain landscape design standards that minimize the use of pesticides and herbicides.

f. Avoid development of areas particularly susceptible to erosion and sediment loss (e.g., 
steep slopes) and, where impacts are unavoidable, enforce regulations that minimize their 
impacts.

g. Apply land use, site development, and zoning regulations that limit impacts on, and 
protect the natural integrity of topography, drainage systems, and water bodies.

h. Enforce maintenance requirements in development permit conditions.

CE-E.3 Require contractors to comply with accepted storm water pollution prevention planning practices 
for all projects. 

a.  Minimize the amount of graded land surface exposed to erosion and enforce erosion 
control ordinances. 

b. Continue routine inspection practices to check for proper erosion control methods and 
housekeeping practices during construction. 

CE-E.4 Continue to participate in the development and implementation of Watershed Management 
Plans for water quality and habitat protection. 

CE-E.5 Assure that City departments continue to use "Best Practice" procedures so that water quality 
objectives are routinely implemented. 

a. Incorporate water quality objectives into existing regular safety inspections.

b. Follow Best Management Practices and hold training sessions to ensure that employees 
are familiar with those practices. 

c. Educate City employees on sources and impacts of pollutants on urban runoff and actions 
that can be taken to reduce these sources. 

d. Ensure that contractors used by the City are aware of and implement urban runoff control 
programs.

e. Serve as an example to the community-at-large. 

CE-E.6 Continue to encourage "Pollution Control" measures to promote the proper collection and disposal 
of pollutants at the source, rather than allowing them to enter the storm drain system. 

a. Promote the provision of used oil recycling and/or hazardous waste recycling facilities and 
drop-off locations. 
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b. Review plans for new development and redevelopment for connections to the storm drain 
system.

c. Follow up on complaints of illegal discharges and accidental spills to storm drains, 
waterways, and canyons. 

CE-E.7 Manage floodplains to address their multi-purpose use, including natural drainage, habitat 
preservation, and open space and passive recreation, while also protecting public health and 
safety.

H.  San Diego River Park Master Plan  
The San Diego River Park Master was adopted April 2013 to provide a vision and guidance to reverse the 
deteriorating condition of the San Diego River.  The 17.5 miles of the San Diego River within the City of San 
Diego are private and public land owners. Implementation of the Master Plan will rely on both private and 
public investment in the river valley. The implementation strategy includes an implementing framework, 
implementation tools, maintenance, management and security strategies, and public outreach/education 
methods to make the river park a success. The implementation framework looks at how the five principles 
have been implemented in the six reaches of the river and identifies areas where improvements are still 
needed. Federal, state and local funding sources, development tools and the required government 
approvals are discussed within the implementation tools. The maintenance, management and security 
section provides strategies for the future that could include a special maintenance district, a ranger 
program, an ‘Adopt the River’ program and the creation of a conservation corps or neighborhood youth 
corps program. The River Corridor area must also comply with the Land Development Code for Storm 
Water Runoff and Drainage Regulations.  For the River Influence Area, the guidelines provide information 
on building requirements such as building setback, building orientation, and type of access to the river park 
from adjacent development, building transparency and reflectivity, location for off-street parking, 
equipment and storage areas, and appropriate plant materials.  Also, depending on the type of project 
proposed within the river valley, these agencies such as FEMA and Army Corps of Engineers may need to 
be consulted and in some cases permits with applicable agency jurisdictions may be required.  

I. Applicable Permits and Regulations
Pursuant to Section 402 of the Clean Water Act, the EPA has established regulations under the NPDES 
program to control direct storm water discharges. In California, the State Water Resources Control Board 
administers the NPDES permitting programs and is responsible for developing waste discharge 
requirements. The RWQCB is responsible for developing waste discharge requirements specific to its 
jurisdiction. General waste discharge requirements that would directly apply to design and construction of
development projects within the proposed FPA area include the Construction Permits (Chapter 12 Article 9 

Division 1) and requirements of the 2013 Municipal Separate Storm Sewer System (MS4) Permit issued by the San Diego 

Regional Water Quality Control Board. General Construction Permit and the Municipal Storm Water Permit.
These permits may be reissued several times during the life of the FPA project implementation. In addition to 
the General Construction and Municipal Storm Water Permits, other permits may be applicable to specific 
activities or project sites.
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Municipal Storm Water Permit
The RWQCB issues the Municipal Storm Water Permit in order to establish the conditions under which 
pollutants can be discharged from the storm drain system to local streams, coastal lagoons, and the 
ocean. The Municipal Storm Water Permit implements requirements of the Clean Water Act and Federal 
NPDES storm water regulations. 

The City of San Diego operates a Municipal Separate Storm Sewer System (MS4) required to comply with 
state and federal discharge regulations. In 2013, the RWQCB adopted a Regional MS4 Permit for the San 
Diego Region to regulate MS4 discharges to inland surface waters, bays and estuaries and coastal waters 
throughout the three counties within the San Diego Region. With the adoption of the Regional MS4 Permit,
a major shift was made from prescriptive actions to an outcome based permitting approach with a focus 
on measuring and achieving improvements in storm water discharges and receiving water quality.

The Regional MS4 Permit jointly covers 39 municipal, county government, and special district entities 
(referred to jointly as co-permittees) located in Southern Orange County, Southwestern Riverside County, 
and San Diego County who own and operate large MS4s which discharge storm water (wet weather) 
runoff and non-storm water (dry weather) runoff to surface waters throughout the San Diego Region. 

The City is a co-permittee under the Regional MS4 Permit. As a co-permittee, the City must implement 
several storm water management programs, including programs designed to control storm water 
discharges from new development and redevelopment. Specific sections of the Permit that apply to 
design and construction include Section D.1, Development Planning Component, and D.2, Construction 
Component. These titles refer to required components of the City’s Jurisdictional Urban Runoff 
Management Program, which is one of the programs that must be implemented by the City under the 
Municipal Storm Water Permit. The City implements these requirements through their Jurisdictional Urban 
Runoff Management Program, Storm Water Standards Manual, and through site-specific permanent post-
construction BMPs.

Total Maximum Daily Loads
The Clean Water Act requires the development of TMDLs when the beneficial uses of a waterbody are 
found be impaired. The TMDL requires the restoration of the beneficial uses by the issuance of Waste Load 
Allocations requiring the responsible parties to take actions to reduce pollutant loads within a specific time 
schedule. This determination results in responsible parties taking actions to achieve compliance with the 
interim and final reductions, and verified by monitoring.  Section H of the Municipal Permit, TMDL, provides 
requirements for TMDLs and for the maximum amount of a given pollutant such as chemicals, bacteria, or 
sediment that can be released to a given water body. A TMDL is a "pollution budget" designed to help 
restore the beneficial uses of an impaired water body. A TMDL defines the maximum amount of a pollutant 
the water body can safely receive while meeting the water quality objectives identified in the Basin Plan. 
All TMDLs require submission of an implementation plan or a comprehensive load reduction plan to 
demonstrate the methodology a responsible party plans to achieve the TMDL goals. 
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Comprehensive Load Reduction Plan
The City, in cooperation with the cities of Lemon Grove and La Mesa, County of San Diego, Port District, U.S. 
Navy, and Caltrans, proposed strategies that are identified in the Comprehensive Load Reduction Plan to 
comply with the TMDL reduction requirements. These strategies include non-structural activities (e.g., 
education, enforcement, street sweeping, rain barrel rebates, etc.), and structural controls (e.g., grass 
swales, detention basins, etc.) that will be implemented over the next 20 years. As mandated, the 
Comprehensive Load Reduction Plan was submitted to the RWQCB on October 4, 2012.

General Construction Permits and Development Permits  
The purpose of the construction permit is to establish a review process for construction plans before 
construction, demolition, or installation and for inspection of construction work before use or occupancy. 
All projects required to apply for a construction or development permit, Construction Permits (Chapter 12 
Article 9 Division 1) and requirements of the 2013 Municipal Separate Storm Sewer System (MS4) Permit
issued by the San Diego Regional Water Quality Control Board. These projects are required to develop and 
implement a Storm Water Pollution Prevention Plan (SWPPP) and Water Pollution Control Plan. 
During the construction phase, any project that is one acre or greater in size, or that is less than one acre in 
size but is part of a larger common plan of development, would be subject to the requirements of the 
General Construction Permit. For coverage by the General Construction Permit, the project owner would 
be required to develop and implement a Storm Water Pollution Prevention Plan (SWPPP) describing BMPs to 
be used during and after construction to prevent the discharge of sediment and other pollutants in storm 
water runoff from the project. Projects that are less than one acre in size and not part of a larger common 
plan of development are not subject to the requirements of the General Construction Permit. However, in 
the City, construction storm water requirements apply to all new development and redevelopment
activities based on the City’s Storm Water Management and Discharge Control Ordinance (SDMC Section 
43.03 et. seq.). These projects are required to have a Water Pollution Control Plan, which identifies the 
pollution prevention measures that would be implemented.

General Industrial Permit (Outdated Information – All development permits or construction permits are 
subject to the Storm Water Ordinance)
Industrial facilities are subject to “Waste Discharge Requirements for Discharges of Storm Water Associated
with Industrial Activities Excluding Construction Activities” (General Industrial Permit). The General Industrial 
Permit requires the implementation of storm water management measures and development of a SWPPP 
for operation of existing industrial facilities and proposed new industrial facilities.  

Other Regulatory Permits
Alteration to Waters of the U.S. and/or State, such as Alvarado Creek and San Diego River, would require 
permits issued at many levels from federal, state, and local agencies, including a Section 404 (of the Clean 
Water Act) Permit from the Army Corps of Engineers (ACOE), a Section 401 Water Quality Certification from 
the RWQCB, and a Streambed Alteration Agreement with CDFW.

5.8.2 Significance Determination Thresholds
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Based on the City of San Diego’s CEQA Significance Determination Thresholds, which have been adapted 
to guide a programmatic analysis of the proposed FPA, a significant water quality impact would occur if 
implementation of the proposed FPA would:

• Result in substantial increase in pollutant discharge to receiving waters and increase discharge of 
identified pollutants to an already impaired water body; or,

• Impact local and regional water quality, including groundwater.
Addressed below are the key environmental issue areas that have been identified for the proposed FPA by 
the City as a result of the initial project review and consideration of comments received in response to the 
Notice of Preparation (NOP) (Appendix A).

5.8.3 Issue 1: Pollutant Discharge

Issue 1: Would the proposed FPA result in a substantial increase in pollutant discharge to 
receiving waters and increase discharge of identified pollutants to an already 
impaired water body?

5.8.3.1 Impact Analysis
Future development projects associated with the implementation of the proposed FPA would have the 
potential to change pollutant discharges.  The volume of runoff within the proposed FPA area is not 
expected to increase and would probably decrease through the required implementation of LID design.  
Furthermore, the pollutants that are listed for the area tributaries would likely be reduced with 
implementation of storm water BMPs, as the existing development in the area was constructed prior to 
storm water regulations were adopted.  The LID practices not only reduce pollution by reducing runoff 
volume, but also can provide treatment by filtration and microbial action for runoff that will ultimately be 
discharged through underdrains. The existing development within the proposed FPA area typically does not 
include any other structural practices to prevent the transport of pollutants off-site, such as trash traps or 
manufactured filtration devices. Currently, only specific industries subject to the General Industrial Permit 
may have implemented some storm water management practices to control pollution.

The following constituents are commonly found on similar land uses as those in the proposed FPA and could 
affect water quality:

• Sediment discharge due to construction activities and post-construction areas left bare

• Nutrients from fertilizers, animal waste, detergents, automobile emissions, and organic matter

• Heavy Metals from automobile sources

• Organic compounds found in pesticides, solvents, and hydrocarbons 

• Trash and debris deposited in drain inlets

• Oxygen demanding substances from plant debris, food waste, and chemical waste

• Hydrocarbons such as oil and grease from paved areas
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• Bacteria and viruses from food and animal waste products and fertilizer

• Pesticides from application in landscaped areas and around buildings

Based on the 2012 San Diego Storm Water Standards Manual, the pollutants given in Table 5.8-1 are 
anticipated, taking into account the proposed FPA land uses.  

According to Table 5.8-1 from the City of San Diego Storm Water Standards Manual, the proposed land 
uses within the proposed FPA area have anticipated or potential pollutants for sediment, nutrients, heavy 
metals, organic compounds, trash & debris, oxygen demanding substances, oil & grease, bacteria and 
viruses, and pesticides.  

Table 5.8-1 
Anticipated and Potential Pollutants
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Detached 
Residential 
Development

X X X X X X X 

Attached 
Residential 
Development

X X X P(1) P(2) P X 

Commercial 
Development P P P(2) X P(5) X P(3) P(5)

Automotive Repair 
Shops X X(4)(5) X X 

Restaurants X X X X P(1)

Steep Hillside 
Development X X X X X X 

Parking Lots P(1) P(1) X X P(1) X P(1)

Streets Highways 
and Freeways X P(1) X X(4) X P(5) X X P(1)

Notes:
X = Anticipated
P= Potential
(1) A potential pollutant if landscaping exists on-site.
(2) A potential pollutant if the project includes uncovered parking areas
(3) A potential pollutant if land use involves food or animal waste products.
(4) Including petroleum hydrocarbons
(5) Including solvents
Fuscoe Engineering, 2014

Receiving waters have 303(d) beneficial use impairments consisting of Fecal Coliform, Enterococcus 
Bacteria, Toxicity, Low Dissolved Oxygen, Manganese, Nitrogen, Phosphorus, Selenium, Total Dissolved 
Solids to include Salinity, Chlorides and Sulfates. Therefore, pollutants given in Table 5.8-2, which are 
designated as anticipated or potential for future development within the proposed FPA area as well as 
have 303(d) impairments downstream, are considered primary pollutants of concern.
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The following conditions are anticipated to be encountered in the construction and post-construction 
phase of future development projects within the proposed FPA area and would be required to comply with 
the SDMC and the implementation of the recommended BMPs that are further described in Appendix F of 
this PEIR:

Table 5.8-2 
Primary Pollutants of Concern

PRIMARY POLLUTANTS OF CONCERN SPECIFIC 303(D) IMPAIRMENT 

SEDIMENT Total Dissolved Solids

NUTRIENTS Phosphorus, Nitrogen, Selenium

ORGANIC COMPOUNDS Low Dissolved Oxygen

TRASH & DEBRIS Low Dissolved Oxygen

OXYGEN DEMANDING SUBSTANCES Low Dissolved Oxygen

BACTERIA & VIRUSES Fecal Coliform, Enterococcus Bacteria

METALS Manganese

Fuscoe Engineering, 2014

A. Sediment

Post-Construction Phase 
Future development projects within proposed FPA area would implement Site Design, Source Control and 
Treatment Control BMPs which will effectively remove sediment from runoff prior to discharge to the storm
drain system.  Possible Treatment Control BMPs for projects for which sediment is an anticipated pollutant, 
which have a high or medium removal rate of sediment, include infiltration trench, infiltration basin, 
retention/irrigation, wet pond, constructed wetland, extended detention basin, vegetated swale, 
vegetated buffer strip, Biofiltration, media filter, and vortex separator/wet vault.  

Construction Phase 
As a result of grading and other activities, construction sites can contribute large amounts of sediment to 
downstream channels unless properly managed.  These construction activities associated with future 
development projects within the proposed FPA area could impact water quality due to sheet erosion of 
exposed soils and subsequent deposition of particles and pollutants in drainage ways or introduction of 
construction-related pollutants.  Grading activities and sediment stockpiles, in particular, can lead to 
exposed areas of loose soil that are susceptible to uncontrolled sheet flow.  The use of materials such as 
fuels, solvents, and paints during the development of the sector areas also present a risk to surface water 
quality due to an increased potential for pollutants entering the storm drain system.  
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Under the Statewide General Construction NPDES Permit (Order No. 2009-0009-DWQ amended by 2010-
0014-DWQ & 2012-006-DWQ), an applicant of any future development project within the proposed FPA 
area would be required to submit a Notice of Intent to the SWRCB prior to commencement of construction 
activities.  In addition, a SWPPP would be prepared and implemented for each development project 
proposed within the proposed FPA area, and revised as necessary as administrative or physical conditions 
change.  The SWPPP would describe BMPs meeting the Best Available Technology Economically 
Achievable and Best Conventional Pollutant Control Technology (BAT/BCT) standards required by the 
Construction Permit and that address pollutant source reduction and will ensure that water quality 
standards are not exceeded in the receiving waters.  These include, but are not limited to erosion controls, 
sediment controls, tracking controls, non-storm water management, materials & waste management, and 
good housekeeping practices.  The SWPPP shall be developed in accordance with the construction plans.  
The SWPPP shall provide BMPs that are to be maintained for the duration of the construction as well as 
measures that are specific to each phase of construction.

As a result of the selected BMPs, source control measures, and compliance with the California BMP 
Handbook, it is expected that sediments in runoff would not be increased, that water quality standards 
would not be exceeded and that beneficial uses would not be adversely affected.  In order to reduce the 
amount of sediment discharged off-site due to construction activities, future development projects within the 

proposed FPA area would implement an effective combination of erosion and sediment control BMPs in conformance 

with the Construction Permits (Chapter 12 Article 9 Division 1) and requirements of the 2013 Municipal Separate Storm

Sewer System (MS4) Permit issued by the San Diego Regional Water Quality Control Board. General Construction Permit.

B. Nutrients
Nutrients from sources such as fertilizer, animal waste, detergents, automobile emissions and organic matter 
are to be minimized through appropriate source control measures such as the use of phosphate free 
fertilizers.  Limiting sediment discharge during the construction phase of projects within the proposed FPA 
area through proper SWPPP protocols would limit the amount of nutrients reaching offsite waters.  Also, any 
nutrients picked up by surface runoff on projects where nutrients are an anticipated pollutant would be 
conveyed to the LID and Treatment Control BMPs, which would be implemented for all future projects 
within the proposed FPA area.  Treatment Control BMPs, which provide a high or medium removal rate for 
nutrients include, infiltration trench, infiltration basin, retention/irrigation, wet pond, and constructed 
wetland.  Providing adequate BMPs on projects within the proposed FPA area would result in significant 
pollutant removal, creating a condition where nutrients would not be contained in runoff from future 
development projects at levels that could adversely affect water quality or beneficial uses in downstream 
waters.

C. Organic Compounds
Organic compounds are carbon-based, and are typically found in pesticides, solvents, and hydrocarbons.  
Organic compounds can also sorb to sediments, creating a situation where pollutants are mobilized 
through sediment transport.  Future development projects within proposed FPA area would be required to 
implement Source Control BMPs, which are designed to limit the availability of pollutant discharge to 
downstream waters, as well as Treatment Control BMPs to remove organic compounds from runoff on 
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future projects where organic compounds are an anticipated pollutant.  Integrated Pest Management 
methods would be used to limit pesticide application, resulting in a minimal amount of pollutants reaching 
the downstream waters.  Maintenance staff would be trained in ways to minimally use pesticides, as well as 
policies concerning storage and spill clean up.  Additional Source Control BMPs would include properly 
designed and maintained vehicle equipment wash areas, maintenance bays, outdoor processing areas, 
and fueling areas.  Treatment Control BMPs, which provide a high or medium removal rate of organic 
compounds include, infiltration trench, infiltration basin, retention/irrigation, wet pond, constructed 
wetland, extended detention basin, vegetated swale, vegetated buffer strip, biofiltration, and media filter.

D. Trash and Debris
Development can generate moderate/large amounts of trash and debris if not properly managed.  Trash 
and debris can contribute to the degradation of receiving waters by disruption of physical habitats, 
attracting pests and increasing the mobilization of nutrients, pathogens, metals and other pollutants that 
may be attached to the surface.  Future development projects within the proposed FPA area have the 
potential to generate trash and debris, which could be carried in runoff.  Maintenance staff employed 
onsite would be responsible for monitoring any patterns of waste/litter onsite and take corrective action, as 
well as properly maintaining and cleaning trash disposal areas.  Additionally, any trash or debris carried by 
storm flows on future projects within the proposed FPA area would be captured by LID and Treatment 
Control BMPs.  Treatment Control BMPs, which provide a high or medium removal rate of trash and debris 
include, infiltration trench, infiltration basin, retention/irrigation, wet pond, constructed wetland, extended 
detention basin, vegetated buffer strip, Biofiltration, media filter, water quality inlet, vortex separator/wet 
vault, and drain inserts.

E. Oxygen Demanding Substances
Oxygen demanding substances onsite include biodegradable organic material, which may come from 
plant debris, food waste, or chemical waste.  If allowed to reach receiving waters, this material creates a 
situation where dissolved oxygen levels may plummet, resulting in poor water quality.  Source controls 
including proper clean up of the park area, and placement of waste receptacles would reduce the 
amount of these substances contained on the onsite runoff.  In addition to source controls, storm water 
runoff from future development projects within the proposed FPA area, for which oxygen demanding 
substances are an anticipated pollutant, will be treated through LID site design as well as Treatment 
Control BMPs designed to remove pollutants prior to discharge to the offsite storm drain.  Treatment Control 
BMPs, which provide a high or medium removal rate for oxygen demanding substances, include infiltration 
trench, infiltration basin, retention/irrigation, wet pond, constructed wetland, extended detention basin, 
Biofiltration, and media filter.

F. Bacteria & Viruses
Future development projects within the proposed FPA area have the potential to introduce bacteria and 
viruses to storm water runoff.  Sources of bacteria and viruses include food waste, animal waste, and 
fertilizer.  Source Controls such as proper grounds maintenance and design of trash storage areas would
help prevent the introduction of bacteria and viruses to storm water runoff.  Additionally, LID and Treatment 
Control BMPs would be implemented by individual development projects within the proposed FPA, for 
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which bacteria and viruses are anticipated pollutants, to remove bacteria and viruses that are introduced 
to storm water runoff.  Treatment Control BMPs, which provide a high or medium removal rate for bacteria 
and viruses, include infiltration trench, infiltration basin, retention/irrigation, wet pond, constructed wetland, 
extended detention basin, Biofiltration, and media filter.

G. Dry Weather Flow
Although the previous discussions have focused on wet weather flows, dry weather flows are also 
important.  Dry weather flows due to anthropogenic sources have the potential to impact local receiving 
water bodies.  Dry weather flows are typically low in course sediment due to the low flow rates but 
pollutants associated with suspended solids (such as phosphorous, trace metals, pesticides) are typically 
found in low concentrations in dry weather flows.  Dry weather flows can also transport constituents such as 
bacteria and some pesticides.

Future development projects within the proposed FPA area are not expected to generate significant dry 
weather flows due to Source Control BMPs such as use of efficient irrigation systems and landscape design, 
as well as properly designed and maintained vehicle equipment wash areas, maintenance bays, outdoor 
processing areas, and fueling areas.  When dry weather flows do occur, they would be conveyed toward 
the LID and Treatment BMPs as described in Appendix F of this PEIR for water quality treatment.

Based on the analysis above, the potential for violation of water standards as a result of future 
development of projects within the proposed FPA area is considered a significant impact.  However, each 
future development project within the proposed FPA area would be required to comply with the Mitigation 
Framework detailed in Section 5.7, Hydrology and any additional requirements of the City of San Diego 
Municipal Storm Water Ordinance. All projects requiring discretionary approvals are subject to certain 
minimum storm water requirements.  Each project would be required to obtain approval from the City of 
San Diego in order to comply with the requirements of the RWQCB concerning coverage under the GCP 
and associated local NPDES regulations to ensure that the potential for water quality degradation and soil 
erosion is minimized on a project-by-project basis.  In accordance with standard City of San Diego project 
permitting and approval procedures, a NOI for coverage of projects under the GCP would be filed with 
the RWQCB prior to the issuance of a grading permit for projects one acre or greater of soil disturbance.   
Accordingly, a SWPPP would be prepared and implemented for each grading permit within the proposed 
FPA area, and revised as necessary, as administrative or physical conditions change.  The San Diego 
RWQCB, upon request, must instruct the developer to make the SWPPP available for public review.  The 
SWPPP would describe BMPs that address pollutant source reduction and provide measures/controls 
necessary to mitigate potential pollutant sources.  These include, but are not limited to: erosion controls, 
sediment controls, tracking controls, non-storm water management, materials & waste management, and 
good housekeeping practices.  Each individual project shall be examined to ensure compliance with the 
goals and recommendations described in the San Diego River Park Master Plan, as well as the San Diego 
River Watershed Management Plan.   

Furthermore, future development projects within the proposed FPA would be required to implement post-
construction BMPs, which would include site design, source control, and treatment control practices, many 
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of which overlap with LID practices.  Before any construction permits are issued for development projects, 
documentation of specific storm water BMPs and LID practices is required.  The storm water BMPs would 
reduce the amount of pollutants transported from a future proposed development project to receiving 
waters. 

As such, adherence with the requirements of the RWQCB and SDMC, including the requirements of the MS4 
permit for the San Diego Region and the City’s Storm Water Standards Manual; the implementation of 
BMPs; the implementation of the Mitigation Framework detailed in HYD-1; and compliance with California 
BMP Handbook, would reduce water quality impacts associated with the construction of future 
development projects within the proposed FPA area to a level less than significant. Therefore, 
implementation of the proposed FPA would result in a less than significant water quality impact.   

5.8.3.2 Significance of Impact
With the adherence to the requirements of the RWQCB and SDMC, including the requirements of the MS4 
permit for the San Diego Region and the City’s Storm Water Standards Manual; the implementation of 
BMPs; the implementation of the Mitigation Framework detailed in HYD-1; and compliance with California 
BMP Handbook, potential water quality impacts associated with the construction of future development 
projects within the proposed FPA area would be reduced to a level less than significant.  Therefore, 
implementation of the proposed FPA would result in a less than significant water quality impact.   

5.8.3.3 Mitigation, Monitoring, and Reporting
With the adherence to the requirements of the RWQCB and SDMC, including the requirements of the MS4 
permit for the San Diego Region and the City’s Storm Water Standards Manual; the implementation of 
BMPs; the required Mitigation Framework detailed in Mitigation Measure HYD-1; and compliance with 
California BMP Handbook, water quality impacts would be less than significant.

5.8.3.4 Significance After Mitigation
Future development implemented in accordance with the FPA would be subject to the requirements of 
the Storm Water Standards which includes design of new or improved system to meet local and state 
regulatory requirements satisfactory to the City Engineer. Strict adherence to the Mitigation Framework 
detailed in Mitigation Measure HYD-1, which requires regulatory compliance as noted above, would 
reduce impacts related to pollutant discharges to water bodies to below a level of significance.

5.8.4 Conclusion
The implementation of the proposed FPA is not expected to have a significant impact on water quality, 
because future development projects within the proposed FPA area would be required to adhere to the 
requirements of the RWQCB and SDMC, including the requirements of the MS4 permit for the San Diego 
Region and the City’s Storm Water Standards Manual; implementation of construction and post-
construction BMPs; implementation of the Mitigation Framework as outlined in Mitigation Measure HYD-1, 
and compliance with California BMP Handbook.  Therefore, water quality impacts would be less than 
significant. 



Chapter 5.0 – Environmental Impact Analysis  5.9 – Historical Resources  

Grantville Focused Plan Amendment 5.9-1 May 2015
Final PEIR

5.9 Historical Resources
This section of the PEIR discusses the potential environmental impacts of the proposed FPA associated with 
historical resources.  Information contained in this section is summarized from the Revised Draft Historic 
Resources Reconnaissance Survey for Grantville Focused Plan Amendment (dated May 2014) and the 
Cultural Resources Technical Report for the Grantville EIR Project (dated November 2013), both prepared 
by ASM Affiliates, Inc. These documents are attached as Appendices H1 and H2 of this PEIR, respectively.

Since the development of Appendices H1 and H2, the boundaries for this project have been redrawn to 
reflect the exact areas affected by the proposed FPA.  The maps and analysis in Appendices H1 and H2,
while completed for a larger geographical area, are still relevant to this PEIR as the actions in the proposed 
FPA (community plan amendment, CPIOZ, rezone, CPIOZ, and PFFP) have not changed.

5.9.1 Existing Conditions 

5.9.1.1 Records Search and Literature Review
A records search of the California Historical Resources Information System (CHRIS) at San Diego State 
University’s South Coastal Information Center (SCIC) was conducted on October 9, 2013.  The records 
search area included a 0.5-mi. buffer zone around the project area. The search included all relevant site 
records on file with the SCIC, as well as a search of the National Register of Historic Places (NRHP), 
California Register of Historical Resources (CRHR), Native American Heritage Commission (NAHC), and 
other local registers to determine if significant archaeological or historical sites had previously been 
recorded within or near the project survey area. Significant archaeological or historical sites are those that 
contain physical features, both natural and constructed, which reflect past human experience and are of 
historical, archaeological, scientific, educational, cultural, architectural, aesthetic, or traditional 
significance.

A. Historic Buildings and Structures
As listed in Table 5.9-1, the records search and literature review revealed that nine historic buildings have 
been previously recorded within the 0.5-mi. records search buffer, but none of the historic buildings are 
within the project area.

Table 5.9-1:  Historic Buildings within the Project Area
and Half-Mile Records Search Radius

Address (Source: ASM Affiliates, 2013) Common/Historic Name City Location in Relation to 
the Project Area

10810 San Diego Mission Road San Diego Mission Church San Diego Outside
2400 Admiral Baker Road Van Deman Hall USAR Center San Diego Outside
4256 Ridgeway - San Diego Outside
4449 Yerba Santa Drive Bond-Neutra House San Diego Outside
5317 E. Palisades Road Edna Thomas House San Diego Outside
6914 Mission Gorge Road - San Diego Outside
6974 Mission Gorge Road - San Diego Outside
6980 Mission Gorge Road, Suite B - San Diego Outside
6980 Mission Gorge Road, Suite E - San Diego Outside
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B. Archeological Resources
As listed in Table 5.9-2, 16 archeological resources have been previously recorded within the project area
and the 0.5-mi. record search buffer.  None of the previously recorded archeological resources have been 
recorded within or adjacent to the project area.  Three of the previously recorded archeological resources 
are buildings, two are unknown, two are historic trash scatters, eight are prehistoric lithic scatters, and one is 
a prehistoric habitation and bedrock milling site.

Table 5.9-2:  Previously Recorded Cultural Resources within the 
Project Area and Half-Mile Records Search Radius

Designation
Site Type Recorder, Date Relation to the 

Project AreaPrimary Number
(P-37-)

Trinomial
(CA-SDI-)

015654 - AP1. Unknown Kyle & Tift 1996 Outside
018411 - HP2. Single Family Residence -- Outside
018660 - HP2. Single Family Residence Cheney & McLean 2000 Outside

027911 - HP34. Military Property PAR Environmental 
Services, Inc. 2006 Outside

000035 35 AH4. Dumps/Trash Scatter Wolf 2013 Outside
000202 202 AP1. Unknown Troganza, n.d. Outside
000239 239 AP2. Lithic scatter Hall 1951 Outside
009899 9899 AP2. Lithic scatter Kidder & Miller 1984 Outside
011613 11613 AP2. Lithic scatter Pigniolo & Briggs 1990 Outside
011720 11720H AP2. Lithic scatter Clevenger & Briggs 1990 Outside
012088 12088 AP2. Lithic scatter Pigniolo & Briggs 1991 Outside
012089 12089 AP2. Lithic scatter Pigniolo & Briggs 1991 Outside

013706 13706 AP4. Bedrock Milling feature, 
AP15. Habitation debris Tift & Strudwick 1994 Outside

014062 14015 AP2. Lithic scatter Robbins-Wade, Alter, & 
Sculz 1997 Outside

- 14016 AP2. Lithic scatter Kyle, Kyle, & Tift 1995 Outside
029023 18589 AH4. Trash scatter Pigniolo 2007 Outside

Source: ASM Affiliates, 2014.

5.9.1.2 Historic Resources Field Survey
A historic resources reconnaissance field survey was conducted on November 4, 2013 to identify potential 
historic resources within the project area. During the survey, the architectural historians took written notes 
and photographs of overall street views and neighborhood settings.  All buildings constructed prior to 1974 
were identified, and information was recorded for architectural style, year built, resource attributes 
(property type), integrity, and National Register of Historic Places (NRHP) status code. For any properties 
recommended for future evaluation the potential NRHP criteria was noted. Information recorded for each 
parcel was directly entered in a City of San Diego Access Database.

The survey revealed that few resources remain that potentially represent important historical themes and 
periods of this area of San Diego.  No property types remain that reflect the theme of Mission San Diego de 
Alcalá and Ex-Mission Rancho (1769-1887), nor Early Community Development (1887-1888).  Few properties 
remain in the project area that are related to the theme of Agricultural Community Development (1887-
1953), including two residential buildings (only one with moderate integrity), three commercial buildings (all 
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with low integrity) and one industrial building (low integrity). The one residential building with moderate 
integrity is the only building associated with this theme and period that has potential to be eligible. 

More properties remain within the proposed FPA area that relate to the theme of Commercial, Industrial, 
and Manufacturing Development (1954-1973).  However, few have the potential to be eligible as good 
representations of this theme and/or lack integrity. Five residential buildings remain that are potentially 
associated with this theme, but none sufficiently represent the suburban residential tract development 
typical of the theme and period, and all possess only low or moderate integrity. Of more than 50 
commercial buildings potentially associated with this theme, only four retain high integrity. None of the 11 
industrial buildings potentially associated with this theme retain high integrity.  Only one institutional building 
exists that was constructed during the period of this theme, however it is not a good representation of it 
and lacks integrity.  As such, only four commercial buildings with high integrity associated with this theme 
and period have the potential to be eligible. 

In conclusion, five parcels are recommended for further evaluation within the FPA as potential eligible 
historic resources, as listed below in Table 5.9-3. Further analysis would be necessary to determine eligibility.
Any building or structure found to be eligible is considered a historically significant resource as defined in 
the Historical Resources Regulations.

Table 5.9-3: Potentially Eligible Historic Resources
Address Year 

Built APN Description Integrity Resource 
Attributes

Architectural 
Style

CRHR
Code

4411 Glacier 
Ave. 1970 4585221700

Recommended 
potentially 

eligible
High

1-3 Story 
Commercial 

Building
No Style 7R

6201 Mission 
Gorge Rd. 1970 4585321200

Recommended 
potentially 

eligible, roadside 
commercial
architecture

High
1-3 Story 

Commercial 
Building

Googie 7R

6290 Riverdale 
St. 1966 4585103200

Recommended 
potentially 

eligible
High

1-3 Story 
Commercial 

Building
Contemporary 7R

4385 Twain 
Ave. 1930 4611601000

Recommended 
potentially 

eligible
Moderate Single Family 

Property
Craftsman 
Bungalow 7R

4340
Vandever 

Ave.
1970 4585102800

Recommended 
potentially 

eligible
High

1-3 Story 
Commercial 

Building
Post-Modern 7R

Source: ASM Affiliates, 2013

5.9.1.3 Archeological Resources Field Survey
An archeological resources field survey was conducted on November 7, 2013 by ASM Affiliates, Inc. The 
vast majority of the project area was developed and paved. No archeological resources were identified 
during the survey of the project area, and no archeological resources have been previously recorded 
within the project area. Undeveloped land was present on the western edge of the project area, along the 
San Diego River; on the northwest corner of the intersection of Twain Street and Mission Gorge; and along 
Waring Road at the eastern edge of the project area. Ground surface visibility within the undeveloped 
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areas of the project was 25 percent or less, as dense vegetation obscured the ground surface. The 
undeveloped land along the San Diego River contained steep slopes, pooled water, and native and non-
native vegetation. The undeveloped land at Twain Street and Mission Gorge appears to have been 
previously developed and graded. The undeveloped land along Waring Road was characterized by 
dense vegetation and steep slopes.

5.9.2 Significance Determination Thresholds 
According to the City of San Diego’s CEQA Significance Determination Thresholds, impacts to historical 
resources would be considered significant if the proposed FPA would:

• Result in any alteration, including adverse physical or aesthetic effects, and/or destruction of a 
prehistoric or historic building (including an architecturally significant building), structure, object, or 
site; 

• Result in any impact to existing religious or sacred uses within the potential impact area; and/or, 

• Result in the disturbance of any human remains, including those interred outside of formal 
cemeteries.  

Addressed below are the key environmental issue areas that have been identified for the proposed FPA by 
the City as a result of the initial project review and consideration of comments received in response to the 
Notice of Preparation (NOP) (Appendix A).

5.9.2 Issue 1: Prehistoric/Historic Resources

Issue 1: Would implementation of the proposed FPA result in adverse physical or aesthetic 
effects to prehistoric, historic, or architecturally significant buildings, structures, 
objects, or sites?

5.9.2.1 Impact Analysis
The proposed FPA area includes a total of five parcels (listed in Table 5.9-3) recommended for future 
evaluation as containing potentially eligible historic resources for the City Register and/or the CRHR.  Future 
buildout of the proposed FPA area would facilitate future development that has the potential to impact 
these potentially eligible historic resources.  The demolition or substantial alteration of a resource listed on, 
or formally determined eligible for, the following would represent a significant direct impact to historical 
resources:

The NRHP or the CRHR, including contributors to the NRHR Historic Districts or California Register 
Historic Districts; or

The San Diego Historical Resources Register, including contributors to San Diego Register Historic 
Districts; or

That meets the CEQA criteria for historical resources.

While the proposed FPA does not specifically propose demolition or substantial alteration of a resource, it 
can be assumed that future development has the potential to result in significant direct and/or indirect 
impacts to historical resources if any of the five structures are deemed eligible.  The implementation of 
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Mitigation Measure HR-1 as described in Section 5.9.2.3 below would reduce any significant impact to 
historic buildings or structures. Impacts to prehistoric resources, such as archaeological resources are 
provided below in Section 5.9.4.

5.9.2.2 Significance of Impact
The proposed FPA area includes five parcels recommended for future evaluation as containing potentially 
eligible historic resources in the City Register or CRHR.  Implementation of the proposed FPA would facilitate 
future development that has the potential to significantly impact these resources.  Implementation of the 
Mitigation Framework as detailed in Mitigation Measure HR-1 would reduce any significant impact to 
historic buildings or structures.  

5.9.2.3 Mitigation Framework
Goals, policies, and recommendations enacted by the City combined with the federal, state and local 
regulations described above provide a regulatory framework for developing project-level historical 
resources mitigation measures for future ministerial or discretionary projects within the proposed FPA area. 
Prior to development on any of the five parcels within the proposed FPA that have been identified as 
containing potentially eligible historical structures, the following mitigation measure shall be implemented:

HR-1: Prior to issuance of any permit for a future development project implemented in accordance with 
the FPA that would City shall determine whether any structure in excess of 45 years of age has 
potential historical significance. All buildings on a parcel shall be evaluated together. The 
evaluation of historic architectural resources shall be based on criteria such as: age, location, 
context, association with an important person or event, uniqueness, or structural integrity, as 
indicated in the Historic Resources Guidelines.

Preferred mitigation for historic buildings or structures shall be to avoid the historic resource through 
project redesign.  If the resource cannot be entirely avoided, all prudent and feasible measures to 
minimize harm to the resource shall be taken.  Depending upon project impacts, measures shall 
include, but are not limited to:

a. Preparing a historic resource management plan;

b. Designing new construction which is compatible in size, scale, materials, color and 
workmanship to the historic resource (such additions, whether portions of existing buildings 
or additions to historic districts, shall be clearly distinguishable from historic fabric);

c. Repairing damage according to the Secretary of the Interior’s Standards for Rehabilitation;

d. Screening incompatible new construction from view through the use of berms, walls, and 
landscaping in keeping with the historic period and character of the resource;

e. Shielding historic properties from noise generators through the use of sound walls, double 
glazing, and air conditioning; and

f. Removing industrial pollution at the source of production.

Specific types of historical resource reports, outlined in Section III of the HRG, are required to 
document the methods to be used to determine the presence or absence of historical resources, 
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to identify potential impacts from a proposed project, and to evaluate the significance of any 
historical resources identified.  If potentially significant impacts to an identified historical resource 
are identified these reports will also recommend appropriate mitigation to reduce the impacts to 
below a level of significance.  If required, mitigation programs can also be included in the report.

5.9.2.4 Significance After Mitigation
Future development projects associated with the implementation of the proposed FPA that may directly or 
indirectly impact a significant historic resource, would be required to incorporate feasible mitigation 
measures, such as Mitigation Measure HR-1, adopted in conjunction with the certification of the 
subsequent CEQA review document.  With the implementation of the Mitigation Framework as detailed in 
Mitigation Measure HR-1, impacts would be less than significant.

5.9.3 Issue 2: Religious/Sacred Uses and Human Remains

Issue 2: Would implementation of the proposed FPA result in impacts to existing religious 
or sacred uses within the City or the disturbance of any human remains, including 
those interred outside formal cemeteries?

5.9.3.1 Impact Analysis
There are no known religious or sacred uses within the proposed FPA area or within the immediate vicinity 
of the proposed FPA area.  There are no known human remains including those interred outside formal 
cemeteries. However, there are many areas within the city where previously unknown prehistoric human 
remains have been uncovered during both archaeological investigations and grading activities. Therefore, 
the potential for encountering human remains during construction development activities is possible, and 
impacts to human remains as a result of implementation of the proposed FPA may occur. This would be 
considered a significant impact under CEQA.

5.9.3.2 Significance of Impact
Grading for future development has the potential to result in significant impacts to unknown human 
remains. While it is not expected that human remains would be disturbed as a result of implementation of 
the proposed FPA, there remains the potential for human remains to be present. In the unlikely event of the 
discovery of human remains during project grading, work shall halt in that area and the procedures set 
forth in the California Public Resources Code (Section 5097.98) and in the State Health and Safety Code 
(Section 7050.5) shall be undertaken.  Per Public Resources Code Section 5097.98, if a human remain if 
discovered as is identified as being Native American, a coroner is required to contact the Native American 
Heritage Commission within 24 hours.  

5.9.3.3 Mitigation Framework
The Mitigation Framework for human remains would be the same as outlined for archaeological resources. 
With implementation of the Mitigation Framework as detailed in Mitigation Measure HR-2, provided below, 
impacts to human remains would be less than significant.   
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5.9.3.4 Significance After Mitigation
Implementation of the Mitigation Framework, as outlined in Mitigation Measure HR-2, would reduce 
impacts to human remains to a level less than significant.  

5.9.4 Issue 3: Archaeological Resources

Issue 3: Would the proposed FPA cause a substantial adverse change in the significance 
of an archaeological resource pursuant to §15064.5?

5.9.4.1 Impact Analysis
There are no known archaeological resources within the proposed FPA area or within the immediate 
vicinity of the proposed FPA area.  However, there are many areas within the city where previously 
unknown archaeological resources have been uncovered during both archaeological investigations and 
grading activities. Therefore, the potential for encountering archaeological resources during construction 
development activities is possible, and impacts to archaeological resources as a result of implementation 
of the proposed FPA may occur.  However, with the implementation of Mitigation Measure HR-2, as 
described in Section 5.9.4.3 below, impacts to archaeological resources would be reduced to a level less 
than significant. 

5.9.4.2 Significance of Impact
The potential for encountering archaeological resources during construction development activities is 
possible, and impacts to archaeological resources as a result of implementation of the proposed FPA may 
occur.   As such, a significant impact to archaeological resources is identified with the implementation of 
the future development projects within the proposed FPA.  However, with the implementation of the 
Mitigation Framework as outlined in Mitigation Measure HR-2, described in Section 5.9.4.3 below, impacts to 
archaeological resources would be reduced to a level less than significant.

5.9.4.3 Mitigation Framework
The following mitigation measure is currently applied to projects subject to discretionary approval that 
could result in impacts to archaeological resources. Future development projects within the proposed FPA 
area would be subject to site-specific measures in effect at the time the projects are processed for 
discretionary review.

HR-2: Prior to issuance of any permit that could directly affect any archaeological resource or resources 
associated with prehistoric Native American activities, the City shall require the following steps be 
taken to determine: (1) the presence of archaeological resources and (2) the appropriate 
mitigation for any significant resources that may be impacted by a development activity.

Initial Determination:
The environmental analyst shall determine the likelihood for the project site to contain historical 
resources by reviewing site photographs and existing historic information (e.g., Archaeological 
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Sensitivity Maps, the Archaeological Map Book, and the California Historical Resources Inventory 
System) and conducting a site visit.  If there is any evidence that the site contains archaeological 
resources, then an evaluation consistent with the City of San Diego’s Historical Resources 
Guidelines shall be required.  All individuals conducting any phase of the archaeological 
evaluation program must meet professional qualifications in accordance with the City’s Historical 
Resources Guidelines.

Step 1:
Based on the results of the Initial Determination, if there is evidence that the site contains 
archaeological resources, preparation of an evaluation report is required.  The evaluation report 
could generally include background research, a field survey, archaeological testing and analysis.  
Before actual field reconnaissance would occur, background research is required that includes a 
record search at the SCIC at San Diego State University and the San Diego Museum of Man.  A 
review of the Sacred Lands File maintained by the Native American Heritage Commission (NAHC) 
must also be conducted at this time.  Information about existing archaeological collections shall 
also be obtained from the San Diego Archaeological Center and any tribal repositories or 
museums. 

Once the background research is complete, a field reconnaissance must be conducted by 
individuals whose qualifications meet City standards.  Consultants are encouraged to employ 
innovative survey techniques when conducting enhanced reconnaissance, including, but not 
limited to, remote sensing, ground penetrating radar, and other soil resistivity techniques as 
determined on a case-by-case basis.  Native American participation is required for field surveys 
when there is likelihood that the project site contains prehistoric archaeological resources or 
traditional cultural properties.  If historical resources are identified through the background 
research and field surveys, then an evaluation of significance must be performed by a qualified 
archaeologist.

Step 2:
Once a resource has been identified, a significance determination must be made.  It should be 
noted that tribal representatives and/or Native American monitors must be involved in making 
recommendations regarding the significance of prehistoric archaeological sites during this phase 
of the process.  The testing program may require reevaluation of the proposed project in 
consultation with the Native American representatives, which could result in a combination of 
project redesign to avoid and/or preserve significant resources, as well as mitigation in the form of 
data recovery and monitoring (as recommended by the qualified archaeologist and Native 
American representative).  An archaeological testing program will be required, which includes 
evaluating the horizontal and vertical dimensions of a site, the chronological placement, site 
function, artifact/ecofact density and variability, presence/absence of subsurface features, and 
research potential.  A thorough discussion of testing methodologies, including surface and 
subsurface investigations, can be found in the City of San Diego’s Historical Resources Guidelines.
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The results from the testing program will be evaluated against the Significance Thresholds found in 
the Historical Resources Guidelines and in accordance with the provisions outlined in Section 
15064.5 of the State CEQA Guidelines.  If significant historical resources are identified within the 
project’s Area of Potential Effect (APE), the site may be eligible for local designation.  At this time, 
the final testing report must be submitted to Historical Resources Board staff for eligibility 
determination and possible designation.  An agreement on the appropriate form of mitigation is 
required prior to distribution of a draft environmental document.  If no significant resources are 
found, and site conditions are such that there is no potential for further discoveries, then no further 
action is required.  Resources found to be non-significant as a result of a survey and/or assessment 
will require no further work beyond documentation of the resources on the appropriate DPR site 
forms and inclusion of results in the survey and/or assessment report.  If no significant resources are 
found, but results of the initial evaluation and testing phase indicates there is still a potential for 
resources to be present in portions of the property that could not be tested, then mitigation 
monitoring is required.

Step 3:
Preferred mitigation for archaeological resources is to avoid the resource through project redesign. 
If the resource cannot be entirely avoided, all prudent and feasible measures to minimize harm 
shall be taken. For archaeological resources where preservation is not an option, a Research 
Design and Data Recovery Program (RDDRP) is required or is required to follow alternate treatment 
recommendations by the Most Likely Descendant (MLD), which includes a Collections 
Management Plan for review and approval. The data recovery program shall be based on a 
written research design and is subject to the provisions as outlined in CEQA Section 21083.2. If the 
archaeological site is an historical resource, then the limits on mitigation provided under CEQA 
Section 21083.2 shall not apply, and treatment in accordance with CEQA Guidelines Section 
15162.4 and 21084.1 is required. The data recovery program must be reviewed and approved by 
the City’s Environmental Analyst prior to draft CEQA document distribution. Archaeological 
monitoring shall be required during building demolition and/or construction grading when 
significant resources are known or suspected to be present on a site, but cannot be recovered 
prior to grading due to obstructions such as, but not limited to, existing development or dense 
vegetation.  

A Native American observer must be retained for all subsurface investigations, including 
geotechnical testing and other ground disturbing activities, whenever a Native American 
Traditional Cultural Property (TCP) or any archaeological site located on City property or within the 
APE of a City project would be impacted.  In the event that human remains are encountered 
during data recovery and/or a monitoring program, the provisions of Public Resources Code 
Section 5097 must be followed. These provisions would be outlined in the MMRP included in the 
environmental document.  The Native American monitor shall be consulted during the preparation 
of the written report, at which time they may express concerns about the treatment of sensitive 
resources. If the Native American community requests participation of an observer for subsurface 
investigations on private property, the request shall be honored. 
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Step 4:
Archaeological Resource Management reports shall be prepared in conformance with the 
California Office of Historic Preservation (OHP) "Archaeological Resource Management Reports 
(ARMR): Recommended Contents and Format" (see Appendix C of the Historical Resources 
Guidelines), which will be used by Environmental Analysis Section staff in the review of 
archaeological resource reports.  Consultants must ensure that archaeological resource reports 
are prepared consistent with this checklist. This requirement will standardize the content and format 
of all archaeological technical reports submitted to the City.  A confidential appendix must be 
submitted (under separate cover) along with historical resources reports for archaeological sites 
and TCPs containing the confidential resource maps and records search information gathered 
during the background study.  In addition, a Collections Management Plan shall be prepared for 
projects that result in a substantial collection of artifacts and must address the management and 
research goals of the project and the types of materials to be collected and curated based on a 
sampling strategy that is acceptable to the City of San Diego. Appendix D (Historical Resources 
Report Form) shall be used when no archaeological resources were identified within the project 
boundaries. 

Step 5:
For all Archaeological Resources:  All cultural materials, including original maps, field notes, non-
burial related artifacts, catalog information, and final reports recovered during public and/or 
private development projects must be permanently curated with an appropriate institution, one 
which has the proper facilities and staffing for insuring research access to the collections consistent 
with state and federal standards. In the event that a prehistoric and/or historic deposit is 
encountered during construction monitoring, a Collections Management Plan would be required 
in accordance with the project MMRP. The disposition of human remains and burial related 
artifacts that cannot be avoided or are inadvertently discovered is governed by state (i.e., AB 2641 
and California Native American Graves Protection and Repatriation Act of 2001) and federal (i.e., 
Native American Graves Protection and Repatriation Act) law, and must be treated in a dignified 
and culturally appropriate manner with respect for the deceased individual(s) and their 
descendants. Any human bones and associated grave goods of Native American origin shall be 
turned over to the appropriate Native American group for repatriation. 

Arrangements for long-term curation must be established between the applicant/property owner 
and the consultant prior to the initiation of the field reconnaissance, and must be included in the 
archaeological survey, testing, and/or data recovery report submitted to the City for review and 
approval. Curation must be accomplished in accordance with the California State Historic 
Resources Commission’s Guidelines for the Curation of Archaeological Collections (dated May 7, 
1993) and, if federal funding is involved, 36CFR79 of the Federal Register. Additional information 
regarding curation is provided in Section II of the Historical Resources Guidelines. 
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5.9.4.4 Significance After Mitigation
Future development projects associated with the implementation of the proposed FPA, which will be 
required to implement Mitigation Measure HR-2 through the discretionary permitting process subject to 
Chapter 14 Article 3 Division 2. With the implementation of Mitigation Measure HR-2, impacts to 
archaeological resources associated with future development allowed by proposed FPA, would be 
reduced to a level less than significant.  

5.9.5 Conclusion
Future development projects associated with the implementation of the proposed FPA which will be 
required to incorporate feasible mitigation measures, such as Mitigation Measure HR-1, adopted in 
conjunction with the certification of the project-specific CEQA review.  

In addition, although no archaeological resources were found within the proposed FPA area, there is a 
potential for encountering archaeological resources or buried human remains during construction of future 
developments as a result of implementation of the proposed FPA.  However, with the implementation of 
the Mitigation Framework as detailed in Mitigation Measure HR-2, impacts to archaeological resources 
would be reduced to a level less than significant.
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5.10 Visual Effects/Neighborhood Character
This section of the PEIR discusses the potential environmental impacts of the proposed FPA to visual effects 
and neighborhood character.

5.10.1 Existing Conditions 

5.10.1.1 Existing Visual Landscape

A. Community Character
The proposed FPA area is situated in the eastern portion of the City of San Diego, in the Navajo Community 
Plan area. The City of San Diego has adopted the Navajo Community Plan, which provides guidelines 
related to land use and development, as further described below in Section 5.10.1.2.  The proposed FPA 
area is part of the Grantville Community, which is included in the larger 8,000-acre Navajo Community.  
Grantville is a subregional employment center located within the western portion of the Navajo area.  

The proposed FPA area is generally urban in character. The existing development within the proposed FPA
area includes commercial, office, industrial-related structures, residential, public and institutional facilities, 
parks, open space, and vacant land, but is mostly commercial and industrial in nature. The residential uses 
are minimal but include single-family and multi-family structures. Although the area includes the Grantville 
Trolley Station, the proposed FPA area is currently not pedestrian or bicycle friendly.  The open space areas 
within the proposed FPA area include the San Diego River, Mission Trails Regional Park, and Alvarado 
Canyon.  The area is blighted and industrial in nature and does not exhibit an aesthetic pleasing tone.   

B. Landform
The proposed FPA area is located in a valley, generally bounded to the east, west and south by relatively 
flat developed land and to the north and portions of the east by hillsides and canyons that help to frame 
the community area and define the pattern of development within the neighborhoods. There are over 700 
acres of scenic canyons, including Mission Gorge, which are dominant topographical features of the 
Navajo Community (City, 2013).  The San Diego River has historically shaped the overall nature of the area’s 
topography.  The river currently traverses Mission Trails Regional Park and Mission Gorge, and runs along 
Mission Gorge Road in the northern portion of the proposed FPA area, flowing from northeast to southwest.  
The portion of the river located in the northeast section of the Navajo community has been significantly 
altered as a result of an ongoing sand and gravel extraction operation.  Much of the area in and around 
the river has already been mined and is currently being used for industrial and contractor storage and 
operation uses.  A mix of retail, industrial and industrial office park uses have been developed along the 
portion of the river that forms portions of the northern and western boundary of the proposed FPA area.

C. Light and Glare
The proposed FPA area is urbanized and substantial light and glare is produced by existing development.  
The proposed FPA area currently consists of commercial, office, industrial development, public institutions, 
vacant land, and open space. Existing levels of light and glare are that of an urban, developed 
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community with daytime glare from building windows, automobile windshields, and paved surfaces, and 
nighttime light from billboards, commercial signage, buildings, street lights, automobile headlights and
parking lot/security lighting. 

D. Scenic Resources
The proposed FPA area’s built and natural visual resources are influenced by its proximity to the San Diego 
River, Mission Trails Regional Park, Alvarado Canyon, Cowles Mountain, Mission Valley, and Interstate-8 (I-8).  
The majority of the area consists of blighted industrial development that restricts public views of scenic 
resources. No significant existing landmarks are located within the proposed FPA area.

E. Public Views
The Navajo Community Plan does not include any officially designated scenic viewpoints or landmarks; 
however, public views towards the above mentioned scenic resources are minimal and scattered 
throughout the community.  Since the community does not exhibit pedestrian-oriented design features and 
the commercial and industrial development occurs in a one- to two-story horizontal configuration along 
the landscape of the area, most public views towards scenic resources are blocked by industrial 
development.  Overall, public views towards scenic resources are minimal in the proposed FPA area. 

5.10.1.2 Local Visual Resource Regulations
The local visual resource regulations which are applicable to the proposed FPA area include objectives, 
guidelines, policies, goals, and recommendations described in the City of San Diego Land Development 
Code (2014), City of San Diego General Plan (2006), Navajo Community Plan (2013), and the San Diego 
River Park Master Plan (2013). 

A. City of San Diego Land Development Code 
Chapter 9 of the City of San Diego Land Development Code includes regulations and policies related to 
building, housing, and sign regulations.  Chapter 13 of the Land Development Code provides regulations 
and policies according to zoning designations.  These regulations include descriptions for building height, 
fencing, lighting, and setbacks, in addition to other depictions, for development according to land use.    

B. City of San Diego General Plan – Urban Design Element
The City of San Diego General Plan – Urban Design Element’s goals and recommendations, which directly 
apply to the visual aesthetics and/or neighborhood character of the proposed FPA area, include the 
following (2006):

UD-A.5 Design buildings that contribute to a positive neighborhood character and relate to 
neighborhood and community context.

a. Relate architecture to San Diego's unique climate and topography.

b. Encourage designs that are sensitive to the scale, form, rhythm, proportions, and 
materials in proximity to commercial areas and residential neighborhoods that have a 
well-established, distinctive character.
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c. Provide architectural features that establish and define a building’s appeal and 
enhance the neighborhood character. 

d. Encourage the use of materials and finishes that reinforce a sense of quality and 
permanence.

e. Provide architectural interest to discourage the appearance of blank walls for 
development. This would include not only building walls, but also fencing bordering 
the pedestrian network, where some form of architectural variation should be 
provided to add interest to the streetscape and enhance the pedestrian experience. 
For example, walls could protrude, recess, or change in color, height or texture to 
provide visual interest. 

f. Design building wall planes to have shadow relief, where pop-outs, offsetting planes, 
overhangs and recessed doorways are used to provide visual interest at the 
pedestrian level. 

g. Design rear elevations of buildings to be as well-detailed and visually interesting as 
the front elevation, if they would be visible from a public right-of-way or accessible 
public place or street. 

h. Acknowledge the positive aspects of nearby existing buildings by incorporating 
compatible features in new developments. 

i. Maximize natural ventilation, sunlight, and views. 

j. Provide convenient, safe, well-marked, and attractive pedestrian connections from 
the public street to building entrances. 

k. Design roofs to be visually appealing when visible from public vantage points and 
public rights-of-way.

UD-A.7 Respect the context of historic streets, landmarks, and areas that give a community a 
sense of place or history. A survey may be done to identify "conservation areas" that retain 
original community character in sufficient quantity and quality but typically do not meet 
designation criteria as an individual historical resource or as a contributor to a historical 
district.

a. Create guidelines in community plans to be used for new development, so that a 
neighborhood's historic character is complemented within the conservation areas 
where appropriate (see also Historical Preservation Element, Policy HPA.2). 

b. Review the redevelopment of property within conservation areas to maintain 
important aspects of the surviving community character that have been identified as 
characteristics of a neighborhood that could be preserved.

UD-B.1 Recognize that the quality of a neighborhood is linked to the overall quality of the built 
environment. Projects should not be viewed singularly, but viewed as part of the larger 
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neighborhood or community plan area in which they are located for design continuity 
and compatibility. 

a. Integrate new construction with the existing fabric and scale of development in 
surrounding neighborhoods. Taller or denser development is not necessarily 
inconsistent with older, lower-density neighborhoods but must be designed with 
sensitivity to existing development. For example, new development should not cast 
shadows or create wind tunnels that would significantly impact existing development 
and should not restrict vehicular or pedestrian movements from existing development.

b. Design new construction to respect the pedestrian orientation of neighborhoods. 

c. Provide innovative designs for a variety of housing types to meet the needs of the 
population.

UD-B.5 Design or retrofit streets to improve walkability, strengthen connectivity, and enhance 
community identity.

a. Design or retrofit street systems to achieve high levels of connectivity within the 
neighborhood street network that link individual subdivisions/projects to each other 
and the community. 

b. Avoid closed loop subdivisions and extensive cul-de-sac systems, except where the 
street layout is dictated by the topography or the need to avoid sensitive 
environmental resources. 

c. Design open-ended cul-de-sacs to accommodate visibility and pedestrian 
connectivity, when development of cul-de-sacs is necessary. 

d. Emphasize the provision of high quality pedestrian and bikeway connections to 
transit stops/stations, village centers, and local schools.  

e. Design new streets and consider traffic calming where necessary, to reduce 
neighborhood speeding (see also Mobility Element, Policy ME-C.5). 

f. Enhance community gateways to demonstrate neighborhood pride and delineate 
boundaries. 

g. Clarify neighborhood roadway intersections through the use of special paving and 
landscape. 

h. Develop a hierarchy of walkways that delineate village pathways and link to 
regional trails. 

i. Discourage use of walls, gates and other barriers that separate residential 
neighborhoods from the surrounding community and commercial areas.

UD-B.6 Utilize alleys to provide improved and alternative pedestrian access to sites. This would 
include consideration of a promenade or paseo design for alleys with enhanced 
landscaping, and residential units or uses that face the alleys to activate them as 
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alternative pedestrian streets. This could provide an alternative function for alleys that is 
non-vehicular, but still provides linkages to other sites and uses and adds to a 
neighborhood’s connectivity.

UD-C.2 Design village centers to be integrated into existing neighborhoods through pedestrian 
friendly site design and building orientation, and the provision of multiple pedestrian 
access points.

UD-C.3 Develop and apply building design guidelines and regulations that create diversity rather
than homogeneity, and improve the quality of infill development. 

a. Encourage distinctive architectural features to differentiate residential, commercial 
and mixed-use buildings and promote a sense of identity to village centers.

UD-C.5 Design village centers as civic focal points for public gatherings with public spaces (see
also UD-C.1 for village center public space requirements and UD-E.1 for the design of 
public spaces). 

a. Establish build-to lines to frame and define village center public space and 
pedestrian streets. 

b. Ensure public spaces are easily accessible and open to the public. The mechanisms 
used to provide the public space would vary as appropriate and could include, but 
are not limited to: land dedications, joint use agreements, and public access 
easements. Public space areas may include reasonable hours of use restrictions, 
demarcation of private and publicly accessible areas, and other signage to 
communicate public access rights, responsibilities, and limitations. 

c. Encourage provision of public space in the earliest possible phase of development, 
as determined by the public’s ability to use and access the space.

UD-A.8 Landscape materials and design should enhance structures, create and define public and 
private spaces, and provide shade, aesthetic appeal, and environmental benefits. 

a. Maximize the planting of new trees, street trees and other plants for their shading, air 
quality, and livability benefits (see also Conservation Element, Policies CEA.11, CE-A.12, 
and Section J). 

b. Use water conservation through the use of drought-tolerant landscape, porous 
materials, and reclaimed water where available. 

c. Use landscape to support storm water management goals for filtration, percolation 
and control erosion 

d. Use landscape to provide unique identities within neighborhoods, villages and other 
developed areas.



Chapter 5.0 – Environmental Impact Analysis 5.10 – Visual Effects/Neighborhood Character

Grantville Focused Plan Amendment 5.10-6 May 2015
Final PEIR

e. Landscape materials and design should complement and build upon the existing 
character of the neighborhood.

f. Design landscape bordering the pedestrian network with new elements, such as a 
new plant form or material, at a scale and intervals appropriate to the site. This is not 
intended to discourage a uniform street tree or landscape theme, but to add interest 
to the streetscape and enhance the pedestrian experience. 

g. Establish or maintain tree-lined residential and commercial streets. Neighborhoods 
and commercial corridors in the City that contain tree-lined streets present a 
streetscape that creates a distinctive character. 

1. Identify and plant trees that complement and expand on the surrounding street 
tree fabric. 

2. Unify communities by using street trees to link residential areas. 

3. Locate street trees in a manner that does not obstruct ground illumination from 
streetlights. 

h. Shade paved areas, especially parking lots. 

i. Demarcate public, semi-public/private, and private spaces clearly through the use 
of landscape, walls, fences, gates, pavement treatment, signs, and other methods to 
denote boundaries and/or buffers. 

j. Use landscaped walkways to direct people to proper entrances and away from 
private areas. 

k. Reduce barriers to views or light by selecting appropriate tree types, pruning thick 
hedges, and large overhanging tree canopies. 

l. Utilize landscape adjacent to natural features to soften the visual appearance of a 
development and provide a natural buffer between the development and open 
space areas.

UD-B.1 Recognize that the quality of a neighborhood is linked to the overall quality of the built 
environment. Projects should not be viewed singularly, but viewed as part of the larger 
neighborhood or community plan area in which they are located for design continuity 
and compatibility. 

a. Integrate new construction with the existing fabric and scale of development in 
surrounding neighborhoods. Taller or denser development is not necessarily 
inconsistent with older, lower-density neighborhoods but must be designed with 
sensitivity to existing development. For example, new development should not cast 
shadows or create wind tunnels that would significantly impact existing development 
and should not restrict vehicular or pedestrian movements from existing development. 

b. Design new construction to respect the pedestrian orientation of neighborhoods.
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c. Provide innovative designs for a variety of housing types to meet the needs of the 
population.

UD-B.8 Provide useable open space for play, recreation, and social or cultural activities in 
multifamily as well as single family projects. 

a. Design attractive recreational facilities, common facilities, and open space that 
can be easily accessed by everyone in the development it serves. 

b. Design outdoor space as “outdoor rooms” and avoid undifferentiated, empty 
spaces. 

c. Locate small parks and play areas in central accessible locations.

UD-E.1 Include public plazas, squares or other gathering spaces in each neighborhood and 
village center (see also UD-C.1 and UD-C.5 for additional public space requirements in 
village centers, and UD-F.3 for policy direction on public art and cultural activities in public 
spaces). 

a. Locate public spaces in prominent, recognizable, and accessible locations. 

b. Design outdoor open areas as “outdoor rooms,” developing a hierarchy of usable 
spaces that create a sense of enclosure using landscape, paving, walls, lighting, and 
structures. 

c. Develop each public space with a unique character, specific to its site and use. 

d. Design public spaces to accommodate a variety of artistic, social, cultural, and 
recreational opportunities including civic gatherings such as festivals, markets, 
performances, and exhibits. 

e. Consider artistic, cultural, and social activities unique to the neighborhood and 
designed for varying age groups that can be incorporated into the space. f. Use
landscape, hardscape, and public art to improve the quality of public spaces. 

g. Encourage the active management and programming of public spaces. 

h. Design outdoor spaces to allow for both shade and the penetration of sunlight. 

i. Frame parks and plazas with buildings, which visually contain and provide natural 
surveillance into the open space. 

j. Address maintenance and programming.

UD-F.1 Integrate public art and cultural amenities that respond to the nature and context of their 
surroundings. Consider the unique qualities of the community and the special character of 
the area in the development of public art and programming for cultural amenities.

a. Use arts and culture to strengthen the sense of identity of the Neighborhood and 
Urban Village Centers of each community. 
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b. Use public art and cultural amenities to improve the design and public support for 
public infrastructure projects. 

c. Reinforce community pride and identity by encouraging artworks and cultural 
amenities that celebrate the unique cultural, ethnic, historical, or other attributes of 
each unique neighborhood. 

d. Use public art and cultural amenities as a means to assist in implementation of 
community-specific goals and policies. 

e. Use public art and cultural amenities as community landmarks, encouraging public 
gathering and wayfinding. 

f. Encourage involvement of recognized community planning groups and other 
community stakeholders in the decision-making process regarding public art and 
cultural amenities.

UD-F.3 Enhance the urban environment by animating the City’s public spaces. 

a. Utilize public are and cultural amenities such as festivals to create vibrant and 
distinctive public squares, plazas, parks, and other public gathering spaces. 

b. Ensure that public artworks respond to the nature of their surroundings both 
physically and conceptually. 

c. Encourage the use of public art in highly visible places as a directional assistance 
that can be used to delineate access routes and entrance points. 

d. In high foot traffic areas, use pedestrian-oriented art interventions to enhance the 
pedestrian experience. 

e. Highlight points of interest throughout the City through the use of artwork and 
cultural amenities.

f. Encourage artworks and activities that animate public spaces and energize the 
cityscape. 

g. Encourage temporary public artworks to create a dynamic changing and 
engaging environment. 

h. Encourage artist-designed infrastructure improvements within communities such as 
utility boxes, street-end bollards, lampposts, and street furniture. 

i. Encourage incorporation of vandal-resistant and easily repairable materials in art to 
reduce maintenance requirements. 

j. Encourage the programming of changing exhibits and public uses through active 
management and programming of public spaces. 

k. Encourage a range of activities, easily accessible, clean and attractive 
environment, and a space for people to socialize in order to attract legitimate users 
and thereby discourage improper behavior. 
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l. Provide front porches, parks, plazas, and other outside public spaces for residents to 
socialize.

C. Navajo Community Plan 
The Navajo community is characterized by a wide variety of natural features including flat mesas, steep 
canyons, and rolling hills.  The most prominent feature in the proposed FPA area is the San Diego River and 
Mission Trails Regional Park.  Elevations within the community range from a low of around 100 feet above 
sea level at the westerly edge of Mission Gorge to 1,591 feet at the peak of Cowles Mountain, the highest 
point in the City of San Diego. Several streets and other public areas offer framed public views of 
panoramic aesthetic features such as the open space areas to the north of the community or to Lake 
Murray and its surrounding native habitats.

The Navajo community contains a diverse land use development pattern with a majority of the area 
maintaining low to medium residential densities, while the commercial and industrial uses are focused 
along the main traffic corridors of Mission Gorge Road and Navajo Road.

The Navajo Community Plan’s goals and recommendations, which directly apply to the visual aesthetics 
and/or neighborhood character of the proposed FPA area, include the following (2013):

• Grading and landscaping standards should be improved.  Hillside cuts, in particular, must be better 
controlled to preserve the natural topography; 

• Enhance and maintain the aesthetic qualities of the San Diego River corridor as part of the open 
space system;

• The rear elevations of buildings which face the San Diego River or are visible from the street should 
be as well-detailed and visually interesting as the front elevations; 

• Buildings developed adjacent to the river should be set back 150 feet from the river to avoid glare 
and shading impacts to the habitat;

• Continue the ongoing efforts to revitalize the commercial areas along Mission Gorge Road, 
establish one or more Business Improvement District; 

• Site design should provide adequate visual buffers surrounding uses, such as with the use of 
landscaping or grade separation; 

• Develop commercial areas which have desirably distinctive qualities in their design, appearance 
and operation; 

• Improve the appearance of the existing strip commercial development on Mission Gorge Road 
between Interstate 8 and Zion Avenue by reducing signs, improving landscaping and architectural 
design, providing consistent building setbacks and providing adequate off-street parking;  

• The removal of off-premise signs and the consolidation of multiple on-premise signs should be 
pursued during project reviews in an effort to reduce sign clutter and enhance the visual 
appearance of Mission Gorge Road; 



Chapter 5.0 – Environmental Impact Analysis 5.10 – Visual Effects/Neighborhood Character

Grantville Focused Plan Amendment 5.10-10 May 2015
Final PEIR

• Ensure that industrial appearance and effects of industrial uses are compatible with the character 
of the surrounding residential and commercial areas and the sensitive resources of the San Diego 
River; and,  

• Development along Mission Gorge Road shall comply with the regulations included in the 
Community Plan Implementation Overlay Zone (CPIOZ). 

D. San Diego River Park Master Plan 
According to the San Diego River Park Master Plan (2013) the following “regulations are intended to assure 
that development occurs in a manner that protects the overall quality of the resources and the natural 
and topographic character of the area, encourages a sensitive form of development, retains biodiversity 
and interconnected habitats, maximizes physical and visual public access to and along shoreline, and 
reduces hazards due to flooding in specific areas while minimizing the need for construction of flood 
control facilities”:

• Secondary pathways and trails should be visual and physical green connections that connect 
more people to the ecology, culture and history of the river.

• Green Gateways should be located below major highways that cross the river and should consist 
of large-scale native riparian trees and shrubs to identify the river’s location from the highway.

• To create visual interest, the building massing should vary in form and façade and avoiding 
repetition and monotonous walls.  Building levels and planes should vary to create visual interest 
and to help define view corridors. To maximize view corridors to the river, the upper levels of the 
structure to diminish in size to create a slimmer silhouette than the lower levels of the structure. The 
building width facing the river at and above 70 feet in height above finish grade should be 
reduced by a minimum of 30 percent of the width of the building at the ground floor fronting the 
river.

• Fences and walls should provide screening without visually walling-off the River Corridor Area.  
Within the 10-foot building setback from the River Corridor Area, the following fences and walls 
should be consistent with the following: 

- Solid fences or walls not exceeding 3 feet in height.  

- Fences or walls of 6 feet in height that are 75 percent open/transparent. 

- A combination of a 3 feet solid fence or wall topped with a 3 foot fence or wall that is 75 
percent open/transparent. 

- For purposes of this section chain link fencing does not qualify as a 75 percent open fence. 

Chain link fencing should not be used in the 10-foot building setback and used only within 
landscape areas where plant material can screen the chain link and the chain link fence should 
have a green or black vinyl covering.
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5.10.2 Significance Determination Thresholds
Based on the City of San Diego’s CEQA Significance Determination Thresholds, a significant visual effect 
and neighborhood character impact would occur if implementation of the proposed FPA would result in: 

• A substantial obstruction of any vista or scenic view from a public viewing area s identified in the 
community plan;

• The creation of a negative aesthetic site or project;

• Project bulk, scale materials, or style which would be incompatible with surrounding development;

• Substantial alteration to the existing or planned character of the area, such as could occur with 
the construction of a subdivision in a previously undeveloped area;

• The loss of any distinctive or landmark tree(s), or stand of mature trees as identified in the 
community plan;

• Substantial change in the existing landform; and/or,

• Substantial light or glare, which would adversely affect daytime or nighttime view in the area.  

Addressed below are the key environmental issue areas that have been identified for the proposed FPA by 
the City as a result of the initial project review and consideration of comments received in response to the 
Notice of Preparation (NOP) (Appendix A).

5.10.3 Issue 1: Public Views

Issue 1: Would the proposed FPA create any substantial obstruction of any vista or scenic 
view from a public viewing area as identified in the community plan?

5.10.3.1 Impact Analysis
There are no public viewsheds currently identified in the Community Plan. However, new viewing areas 
could be created through new development. The proposed FPA would amend some of the land uses 
within the proposed FPA area from commercial and industrial to mixed-use transit-oriented development. 
The Navajo Community Plan does not contain any designated scenic viewpoints; however, the plan 
objectives and goals are to maintain viewsheds towards the natural canyons, Mission Trails Regional Park, 
and San Diego River. Mixed-use transit-oriented development land uses would allow for taller, more dense 
development than the existing industrial and commercial structures. The existing landform of the area is 
relatively flat in nature, which results in the any existing public viewsheds being blocked by single- and two-
story horizontally-dominating industrial and commercial structures.  The proposed FPA would provide the 
opportunity for new public viewsheds view corridors to be createdexposed because the new structures 
would be designed to be more vertical in nature and allow for greater visibility from higher stories, and for 
widened view corridors through a planting zones and expanded pedestrian walkways throughout the FPA 
area through the Navajo Community Plan – Grantville CPIOZ Section Supplemental Design Regulations.
Since the proposed land use amendments would cater to mixed-use transit-oriented development, it is 
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anticipated that the outdoor public use areas would be expanded and the aesthetic appearance would 
be enhanced with fresh hardscape and landscaping. 
Views towards the San Diego River from most areas of the community and buildings are currently 
obstructed by industrial and commercial structures, which restrict active uses along the river. The presence 
and overgrowth of non-native vegetative species within the river valley further contributes to the 
disconnection of the San Diego River and the Navajo community.  The proposed FPA would allow for 
development that caters to the co-existence of the San Diego River, Mission Trails Regional Park and the 
Navajo Community by providing outlets to the river from the community. The proposed FPA would provide 
the ability for landscaping and hardscaping that would enhance the opportunities for public viewpoints 
within the community and would provide for development that caters to the natural beauty of the 
canyonscape. Furthermore, the proposed FPA has the potential to allow the opportunity for some public 
viewsheds to be exposed and could improve the existing viewing opportunities throughout the community.

Additionally, as future development activities proceed within the proposed FPA area, each individual 
development proposal shall be reviewed for compliance with the development standards of the Land 
Development Code and the adopted design guidelines of General Plan Urban Design Element, Navajo 
Community Plan, and San Diego River Park Master Plan.  The Navajo Community Plan does not currently 
identify any existing public view sheds. As such, the implementation of the proposed FPA would not create 
any substantial obstruction of any vista or scenic view from a public viewing area as identified in the 
community plan, and impacts would be less than significant.  

5.10.3.2 Significance of Impact
Given the existing visibility conditions and the policies proposed to improve views within the community, the 
proposed FPA would not substantially alter or block public views from critical view corridors, designated 
open space areas, public roads, or public parks. Furthermore, the future land use and development plans 
consistent with the proposed FPA would potentially open up various view corridors within the community 
that are currently blocked by horizontal industrial and commercial development.  Additionally, each 
individual any development proposal within the proposed FPA shall be reviewed for compliance with the 
development standards of the Land Development Code, General Plan Urban Design Element, Navajo 
Community Plan, and San Diego River Park Master Plan.  Because the implementation of the proposed FPA 
would not create any substantial obstruction of any vistas or scenic views from any public viewing areas (as 
identified in the community plan), impacts are considered less than significant.  

5.10.3.3 Mitigation Framework
The implementation of the proposed FPA would not create any substantial obstruction of any vista or 
scenic view from a public viewing area as identified in the community plan; therefore, no mitigation 
measures would be required. 

5.10.3.4 Significance after Mitigation
No mitigation would be required and public view impacts would be less than significant. 
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5.10.4 Issue 2: Aesthetic Appearance

Issue 2: Would the proposed FPA result in the creation of a negative aesthetic site or 
project?

5.10.4.1 Impact Analysis
Due to the age and declining physical condition of the industrial properties within the proposed FPA, the 
Navajo Community Plan has planned a mixed-use area along the western side of Mission Gorge Road.  The 
mixed-use area was identified as prime for neighborhood revitalization with a mix of employment, 
commercial, higher density residential, and civic uses. A shift in land uses to accommodate this mixed-use 
development would allow many of the properties containing outdated and blighted buildings and uses to 
be updated and better utilized. The proposed FPA would supplement the existing community plan to 
encourage transit-oriented development, which would also allow for updated, sustainable development 
and better utilization of the land.  The FPA proposes some of the existing land uses be amended from 
commercial and industrial to mixed-use, transit-oriented development. The proposed land use 
amendments would allow for the future development of areas experiencing blight.  The future
development of this area would provide new development that would capitalize on the existing transit 
station that exists at the heart of the proposed FPA area; thus providing a more pedestrian-oriented 
community and include appropriate landscaping and hardscaping for public use.   The proposed FPA 
would provide the opportunity to benefit the existing aesthetic appearance of the Grantville community 
area.  

Additionally, as future development activities proceed within the proposed FPA area, each individual any
development proposal would be reviewed for compliance with the development standards of the Land 
Development Code, and the adopted design guidelines of the General Plan – Urban Design Element, 
supplemental design regulations of the Navajo Community Plan – Grantville CPIOZ Section, and San Diego 
River Park Master Plan.  The objectives and recommendations of these policy documents, which are 
discussed above, provide guidelines which The standards and regulations above are applicable to the 
proposed FPA and would be adheredrequire compliance in order to process ministerially through the 
permit process. to upon future development within the proposed FPA area. As such, implementation of the 
proposed FPA would not result in the creation of a negative aesthetic site.  Impacts would be less than 
significant.  

  
5.10.4.2 Significance of Impact
Future development consistent with the proposed FPA would provide new development that would 
capitalize on the existing transit station that exists at the heart of the proposed FPA area; thus providing a 
more pedestrian-oriented community and include appropriate landscaping and hardscaping for public 
use.   The proposed FPA would provide the opportunity to benefit the existing aesthetic appearance of the 
community area. Additionally, each individualAny development proposal within the proposed FPA would
be reviewed for compliance with the development standards of the Land Development Code, and the 
adopted design guidelines of the General Plan Urban Design Element, supplemental design regulations of 
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the Navajo Community Plan – Grantville CPIOZ Section, and San Diego River Park Master Plan. As such, 
implementation of the proposed FPA would not result in the creation of a negative aesthetic site.  Impacts 
would be less than significant.

5.10.4.3 Mitigation Framework
The proposed FPA would not result in the creation of a negative aesthetic site or project; therefore, no 
mitigation measures would be required. 

5.10.4.4 Significance after Mitigation
No mitigation would be required, as a less than significant impact related to aesthetic appearance has 
been identified with implementation of the proposed FPA.    

5.10.5 Issue 3: Bulk and Scale

Issue 3: Would the proposed FPA’s bulk, scale, materials or style be incompatible with the 
surrounding development?

5.10.5.1 Impact Analysis
The proposed FPA includes land use changes from commercial and industrial to mixed-use residential. The 
proposed land use amendments would allow the opportunity for development with altered bulk, scale, 
materials and style from the existing structural characteristics.  This variation in bulk, style, scale, and 
materials is critical for the future development of the area to create a mixed-use pedestrian-oriented 
residential area. The area is surrounded with existing residential uses, which would more appropriately 
aesthetically blend with the proposed FPA.  Additionally, the proposed FPA would facilitate the opportunity 
for development that addresses the needs of the student population that attends nearby San Diego State 
University by providing housing, shopping, and public spaces.  The proposed FPA would change the 
existing immediate development’s bulk, scale, materials, and style, and would more appropriately blend 
with the surrounding community’s residential and institutional land use type and style.  

Additionally, as future development activities proceed within the proposed FPA area, each individual any 
development proposal would be reviewed for compliance with the development standards of the Land 
Development Code and the adopted design guidelines of General Plan, Navajo Community Plan, and San 
Diego River Park Master Plan. Therefore, the proposed FPA would result in a less than significant adverse 
impact to the existing bulk and scale within the area.

5.10.5.2 Significance of Impact
The proposed FPA would change the existing development’s bulk, scale, materials, and style. The
supplemental design regulations in the Grantville CPIOZ Section include specific design strategies to 
reduce bulk, scale, and increase materials and styling of new development. and, thus, would more 
appropriately support the surrounding existing residential and institutional uses;  Therefore, the proposed 
FPA would result in a less than significant adverse impact to bulk and scale. With the policies and 
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supplemental design regulations identified in the Grantville CPIOZ section of the Navajo Community Plan,
new development would create opportunities for transit-oriented, walkable, bikeable, mixed-use centers 
for residents and visitors.

5.10.5.3 Mitigation Framework
The proposed FPA would result in a less than significant adverse impact to bulk and scale; therefore, no 
mitigation measures would be required.
  
5.10.5.4 Significance after Mitigation
The proposed FPA would result in a less than significant adverse impact to bulk and scale; therefore, no 
mitigation measures would be required. 

5.10.6 Issue 4: Neighborhood Character

Issue 4: Would the proposed FPA cause a substantial alteration to the existing or planned 
character of the area? 

5.10.6.1 Impact Analysis
The proposed FPA would alter the existing character of the man-made industrial and commercial structures 
of the immediate area, but would better blend with the surrounding residential and institutional uses of the 
area.  Also, the proposed FPA would not alter the existing natural land forms of the area.  The planned 
character of the future development would be aesthetically pleasing throughout the community.
Withfollow the policies and supplemental design regulations identified in the Grantville CPIOZ section of the 
Navajo Community Plan, new development would create opportunities for transit-oriented, walkable, 
bikeable, mixed-use centers for residents and visitors. The proposed FPA would transition the area, which is 
primarily made up of older industrial and commercial structures, to allow for new mixed-use residential 
pedestrian-friendly development.  The area is primarily developed and the overall topographical and 
natural land forms would remain unchanged. There are over 700 acres of scenic canyons, including Mission 
Gorge, which are dominant topographical features of the Navajo Community (City, 2012). These 
topographical features which characterize the community would remain; therefore, the proposed FPA 
would provide the opportunity for improvements and enhancements to character throughout the existing 
community.  

Additionally, as future development activities proceed within the proposed FPA area, each individual any
development proposal would be reviewed for compliance with the development standards of the Land 
Development Code, General Plan, Navajo Community Plan, and San Diego River Park Master Plan.   The 
proposed FPA would create a substantial alteration to the existing character of the area. However, the 
proposed FPA would make the character consistent with the City of San Diego General Plan goal for Urban 
Villages and Grantville. As such, the proposed FPA would not adversely impact the existing character of 
the community and a less than significant adverse impact is anticipated for neighborhood character. The 
proposed FPA would substantially alter the existing character of the area if new development occurs. The 
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new development can be processed ministerially if in conformance with the policies and supplemental 
design regulationsof the Grantville CPIOZ Section of the Navajo Community Plan. If not in conformance, 
future development will be processed through a discretionary process.

5.10.6.2 Significance of Impact
Future development that would be facilitated by the proposed FPA is anticipated to provide a benefit to 
the neighborhood character.  The proposed FPA focuses on creating a walkable, bikeable, mixed use, 
transit-oriented neighborhood that plans for wide, enhanced sidewalks, streetscape furnishings, and 
bicycle amenities throughout Grantville. In addition, all future development would comply with the 
development standards of the Land Development Code and the adopted design guidelines of the 
General Plan, Navajo Community Plan, and San Diego River Park Master Plan. Therefore, the
implementation of the proposed FPA would result in a less than significant adverse impact to neighborhood 
character.

5.10.6.3 Mitigation Framework
The proposed FPA would pose a less than significant adverse impact to neighborhood character; 
therefore, no mitigation measures would be required. 

5.10.6.4 Significance after Mitigation
No mitigation measures would be required.  The proposed FPA would result in a less than significant 
adverse impact to neighborhood character. 

5.10.7 Issue 5: Light and Glare

Issue 5: Would the proposed FPA create a substantial amount of light or glare that would 
adversely affect daytime or nighttime views?

5.10.7.1 Impact Analysis
As future development occurs in the proposed FPA area, the potential for light and glare would increase 
on a localized basis.  Additional lighting sources may be introduced into areas which currently have less 
lighting and nighttime activities. Future development has the potential to increase the overall effect of 
nighttime lighting within and adjacent to the proposed FPA area.  Additionally, glare from building surfaces 
would increase if future development proposals within the proposed FPA area include the construction of 
buildings with greater reflective surfaces.

Because the proposed FPA area is generally urban, future development activities are not anticipated to 
result in a significant increase in light and glare in the area.  The proposed FPA would allow for future 
development, which would be required to comply with City development standards that address lighting 
and compatibility of lighting with surrounding land uses. 

Additionally, as future development activities proceed within the proposed FPA area, each individual 
development proposal would be reviewed for compliance with the development standards of the Land 
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Development Code, General Plan, Navajo Community Plan, and San Diego River Park Master Plan.
Therefore, impacts associated with an increase in light and glare are considered less than significant.

5.10.7.2 Significance of Impact
The proposed FPA would allow for future development which would be required to comply with City 
development standards that address lighting and compatibility of lighting with surrounding land uses.  
Therefore, impacts associated with an increase in light and glares are considered less than significant.

5.10.7.3 Mitigation Framework
The proposed FPA would result in a less than significant impacts resulting form light and glare; therefore, no 
mitigation measures are required.

5.10.7.4 Significance after Mitigation
No mitigation measures are required.  The proposed FPA would result in a less than significant impacts 
resulting from light and glare. 

5.10.8 Conclusion
Implementation of the proposed FPA would result in less than significant impacts related to visual effects
and neighborhood character. As future development activities proceed within the proposed FPA area, 
each individual any development proposal would be reviewed for compliance with the development 
standards of the Land Development Code, and the adopted design guidelines of the General Plan - Urban 
Design Element, Navajo Community Plan, and San Diego River Park Master Plan.
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5.11 Geologic Conditions
This section of the PEIR discusses the potential environmental impacts of the proposed FPA associated with 
geologic conditions.  Information contained in this section is summarized from the Geology and Soils 
Evaluation for the Grantville Focused Plan Amendment, prepared by Ninyo & Moore, dated May 12, 2014 
(Appendix I of this PEIR).  This document is provided on the attached CD of Technical Appendices found on 
the back cover of this PEIR. 

Since the development of Appendix I, the boundaries for this project have been redrawn to reflect the 
exact areas affected by the proposed FPA.  The maps and analysis in Appendix I, while completed for a 
larger geographical area, are still relevant to this PEIR as the actions in the proposed FPA (community plan 
amendment, CPIOZ, rezone, CPIOZ, and PFFP) have not changed.

5.11.1 Existing Conditions

5.11.1.1 Site Topography
The majority of the proposed FPA area is located in the San Diego River Valley.  The southern portion of the 
proposed FPA area is located within the Alvarado Creek drainage.  The elevation along the San Diego 
River is approximately 80 feet above mean sea level (AMSL).  Elevations of the eastern limits of the 
proposed FPA area near Mission Gorge Place are approximately 100 feet AMSL.  Elevations of the southern 
limits of the proposed FPA area near Interstate 8 are approximately 300 feet AMSL.

5.11.1.2 Regional Geologic Setting
The proposed FPA area is situated in the in the coastal foothill section of the Peninsular Ranges 
Geomorphic Province of Southern California. The Peninsular Ranges encompasses an area that extends 
approximately 900 miles from the Transverse Ranges and the Los Angeles Basin south to the southern tip of 
Baja California.  The province varies in width from approximately 30 to 100 miles.  In general, the province 
consists of rugged mountains underlain by Jurassic metavolcanic and metasedimentary rocks, and 
Cretaceous igneous rocks of the southern California batholith.  The Peninsular Ranges Province is traversed 
by a group of sub-parallel faults and fault zones trending roughly northwest.  Several of these faults are 
considered active.  The Elsinore, San Jacinto and San Andreas faults are active fault systems located 
northeast of the proposed FPA area and the Rose Canyon, Coronado Bank, San Diego Trough, and San 
Clemente faults are active faults located west of the proposed FPA area.  Major tectonic activity 
associated with these and other faults within the regional tectonic framework consists primarily of right-
lateral, strike-slip movement.

5.11.1.3 Geologic Units
Geologic mapping indicates that the near-surface geology at the proposed FPA area includes the 
geologic units listed below.  However, based on field reconnaissance conducted by Ninyo & Moore (2014), 
developed portions of the proposed FPA area are generally underlain by fill associated with the 
development of individual parcels.  Figure 5.11-1 shows the geologic units and their respective locations. A 
brief description of the geologic units expected to be present in the proposed FPA area is included below.
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A. Fill
Existing fills in the proposed FPA area are expected to consist of engineered and undocumented fills, 
derived from nearby formational and surficial units.  Fill soils can vary from clay to sand, depending on the 
parent material.  The compaction of the fills can vary considerably, ranging from loose to dense.

B. Qya: Young Alluvial Flood-Plain Deposits (Holocene and late Pleistocene)
Qya consists of poorly sorted, poorly consolidated, permeable flood-plain deposits of sand, silt, or clay.  
Scattered layers of gravel and cobbles are also likely to be present within the alluvium.  The alluvium is 
generally in a loose condition and much of it would be subject to liquefaction below the water table.  In 
developed parts of the western portion of the proposed FPA area, alluvium is likely to be present below 
existing fill soils.

C. Qyc: Young Colluvial Deposits (Holocene and late Pleistocene)
Qyc consists of poorly sorted and poorly consolidated sand and silt slope wash deposits.  These deposits are 
expected to also contain gravel and cobbles.  They are also expected to be generally in a loose condition.

DC. Qoa: Old Alluvial Flood-Plain Deposits (late to middle Pleistocene)
Qoa consists of poorly sorted, well consolidated, permeable, commonly slightly dissected gravel, sand, silt, 
and clay.

E. Tmv: Mission Valley Formation (middle Eocene)
Tmv consists of predominantly light olive gray, soft, friable, fine- to medium-grained marine and non-marine 
sandstone containing cobble conglomerate tongues.  These materials may be slightly to moderately 
cemented.

F. Tst: Stadium Conglomerate (middle Eocene)
Tst consists of massive cobble conglomerate with dark yellowish brown, coarse-grained sandstone matrix.  
These materials may be moderately cemented.

G. Tf: Friars Formation (middle Eocene)
Yellowish gray, medium-grained, massive, poorly indurated non-marine lagoonal sandstone and claystone 
with tongues of cobble conglomerate.  These materials may be moderately cemented.

5.11.1.4 Groundwater
Sources provided by the California Department of Water Resources (DWR) and the California State Water 
Resources Control Board (SWRCB) were reviewed for information pertaining to groundwater quality and 
occurrence in the vicinity of the proposed FPA area.  According to the SWRCB Water Quality Control Plan 
for the San Diego Basin, the proposed FPA area is located within the Mission San Diego Hydrologic Subarea 
(907.11) in the San Diego Unit (907.00).  Ninyo & Moore researched information on the SWRCB GeoTracker 
website for properties with wells located in proximity to the proposed FPA area and found that several DWR 
wells are located within the proposed FPA area.  Based on the research, groundwater is present at 
relatively shallow depths (as shallow as nine feet below the adjacent surface) throughout the proposed 
FPA area.  The monitoring wells located within the proposed FPA area have measured groundwater depths 
ranging from 9 to 47 feet below the surface.  Specifics of the groundwater data obtained can be seen in 
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the Geology and Soils Evaluation.  Based on the topography of the proposed FPA area and its proximity to 
the San Diego River and Alvarado Creek, groundwater beneath the proposed FPA area is presumed to 
flow generally in a westerly direction.  Groundwater levels can fluctuate due to seasonal variations, 
groundwater withdrawal or injection, and other factors.

5.11.1.5 Geologic Hazards
The proposed FPA area is located within geologic hazard zones 23, 31, 32and, 52, and 53 as designated on 
the City of San Diego Seismic Safety Study Geologic Hazards Maps and as shown on Figure 5.11-2.  A brief 
description of each geologic hazard zone located within the proposed FPA area is included below.

Zone 23 is characterized by the Friars Formation with neutral or favorable geologic structure.  The 
Friars Formation is considered to be a slide-prone formation.

Zone 31 is characterized by a high potential for liquefaction, shallow groundwater, major 
drainages, and hydraulic fills.

Zone 32 is characterized by a low potential for liquefaction, fluctuating groundwater, and minor 
drainages.

Zone 52 is characterized by other level areas, gently sloping to steep terrain with favorable 
geologic structure and low risk.

Zone 53 is characterized by level or sloping to steep terrain with unfavorable geologic structure 
and low to moderate risk.

A. Faulting and Seismicity
The proposed FPA area is considered to be seismically active due to several active faults located within the 
region.  However, according to the City of San Diego Seismic Safety Study (2008) and as shown on Figure 
5.11-1, there are no known faults that cross the proposed FPA area.  The closest known major active fault is 
the Rose Canyon Fault, which is capable of generating an earthquake magnitude of 7.2.  The Rose 
Canyon Fault is located approximately four miles west of the proposed FPA area, and is shown on Figure 
5.11-2.  In general, hazards associated with seismic activity include strong ground motion, ground surface 
rupture, liquefaction, and tsunamis, which are discussed below.

Strong Ground Motion
According to the 2010 San Diego County Multi-Jurisdiction Hazard Mitigation Plan, one way to express an 
earthquake's severity is to compare its acceleration to the normal acceleration due to gravity. The 
acceleration due to gravity is often called "g". A 100% g earthquake is very severe. More damage tends to 
occur from earthquakes when ground acceleration is rapid. Peak ground acceleration (PGA) is a measure 
of the strength of ground movement. PGA measures the rate in change of motion relative to the 
established rate of acceleration due to gravity (980 cm/sec/sec). PGA is used to project the risk of damage 
from future earthquakes by showing earthquake ground motions that have a specified probability (10%, 
5%, or 2%) of being exceeded in 50 years. These ground motion values are used for reference in 
construction design for earthquake resistance. The ground motion values can also be used to assess 
relative hazard between sites, when making economic and safety decisions.
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The proposed FPA area modified PGA Maximum Considered Earthquake is an estimated 0.49g using the 
United States Geological Survey (USGS) ground motion calculator.  The design PGA was 0.33g using the 
USGS ground motion calculator.  These estimates of ground motion do not include near-source factors that 
may be applicable to the design of structures on site. The seismic design criteria for future structures in the 
FPA area should be further evaluated through site specific geotechnical investigation including subsurface 
and laboratory evaluation.

Ground Surface Rupture
Based on a review of geologic literature, active faults are not known to cross the FPA vicinity.  Therefore, 
the potential for ground rupture due to faulting at the site is considered low.  However, lurching or cracking 
of the ground surface as a result of nearby seismic events is possible.

Liquefaction and Seismically Induced Settlement
Liquefaction of cohesionless soils can be caused by strong vibratory motion due to earthquakes. Research 
and historical data indicate that loose granular soils and non-plastic silts that are saturated by a relatively 
shallow groundwater table are susceptible to liquefaction.

Based on the shallow groundwater table and relatively loose granular nature of the subsurface materials, 
portions of the proposed FPA area underlain by alluvium (or fills over alluvium) have a high potential for 
liquefaction in the event of a nearby seismic event.  Based on the relatively dense nature of the subsurface 
materials on portions of the proposed FPA area further away from the drainages of the San Diego River and 
Alvarado Creek, the potential for liquefaction is not a design consideration in these areas.

Liquefaction hazards are mapped by the City of San Diego, and according to the City of San Diego 
Seismic Safety Study, portions of the proposed FPA area are mapped as Categoryies 31 and 32.  Areas 
mapped as Category 31 are defined as having a high potential for liquefaction. and areas mapped as 
Category 32 are defined as having a low potential for liquefaction.

B. Tsunamis
Tsunamis are long wavelength seismic sea waves (long compared to the ocean depth) generated by 
sudden movements of the ocean bottom during submarine earthquakes, landslides, or volcanic activity.  
Based on the inland location and elevation of the proposed FPA area, the potential for a tsunami is not 
considered a design constraint.

C. Landsliding
Landslide hazards are mapped both by the State of California and the City of San Diego.  According to the 
State of California, the majority of the proposed FPA area is classified as being marginally susceptible to 
landsliding (Designation 2).  However, some portions of the proposed FPA area are classified as being 
generally susceptible or most susceptible to landsliding (Designations 3-1 or 4-1).  The eastern portion of the 
proposed FPA area (along Waring Road) is classified as being most susceptible to landsliding. According to 
the City of San Diego Seismic Safety Study, portions of the proposed FPA area are mapped as having a low 
risk for landsliding (Category 52).  However, some portions of the proposed FPA area are defined as having 
a low to moderate risk for landsliding (Category 53).  
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D. Flood Hazards
Based on review of Federal Emergency Management Agency (FEMA) Flood Insurance Rate Maps (FIRM), 
the low-lying areas near the San Diego River and Alvarado Creek are within 100- and 500-year floodplains.  
Based on this review and our site reconnaissance, the potential for significant flooding for parcels located
near the San Diego River and Alvarado Creek is high.

E. Expansive Soils
Expansive soils generally result from clay minerals that have the capacity to shrink or swell in response to 
changes in moisture content.  Shrinking or swelling of foundation soils can lead to damage to foundations 
and engineered structures, including tilting and cracking.  Review of regional geologic maps, geologic 
reconnaissance, and site-specific subsurface exploration at the proposed FPA area, indicates that the near 
surface soils consist predominately of cobbles, gravel, sand, silt, and clay.  The soils at the proposed FPA 
area have a low to moderate potential for expansion.

F. Corrosive Soils
Caltrans corrosion criteria define corrosive soils as soils with more than 500 parts per million chlorides, more 
than 0.2% sulfates, or a pH less than 5.5.  Soil corrosivity testing was not performed for the FPA in preparation 
for this specific project.  Based on laboratory testing performed on soil samples during previous Ninyo & 
Moore projects elsewhere in the area, and Caltrans corrosion criteria, those soils were not classified as 
corrosive.  However, there is the potential for corrosive soils to occur through the proposed FPA area, in 
particular, on parcels in close proximity to the San Diego River.

G. Agricultural Soils
Based on the Soil Survey for the San Diego Area, several different soil series have been mapped in the 
proposed FPA area.  These soil types and their characteristics are summarized in Table 5.11-1 below.  The 
potential for loss of agricultural soils due to further development of the study area is considered negligible 
since the majority of the proposed FPA area has been extensively developed and is no longer in its natural 
state.  The potential for loss of agricultural soils due to development are a concern in undeveloped areas 
such as those directly adjacent to the San Diego River.

Table 5.11-1 
Proposed FPA Area Soil Series Characteristics

Soil Series Use Erosion Potential

Huerhuero loam (HrC) Range, irrigated truck crops, tomatoes, and 
flowers Slight to Moderate

Huerhuero urban land complex (HuC) Range, irrigated truck crops, tomatoes, and 
flowers Slight to Moderate

Made land (Md) Building sites N/A
Olivenhain cobbly loam (OhF) Range and watershed High
Riverwash (Rm) Farming, ranching, sand and gravel N/A
Terrace Escarpments (TeF) Watershed N/A
Tujunga sand (TuB) Range and golf courses Slight
Source: Ninyo & Moore, 2014.
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5.11.1.6 Mineral Resources
According to the California Geological Survey Open File Report 96-04, areas mapped as Mineral Resource 
Zone 2 and 3 (MRZ-2 and MRZ-3) have been mapped in the proposed FPA area.  Areas mapped as being 
in MRZ-2 are considered to have extractable aggregate deposits.  Areas mapped as being in MRZ-3
contain mineral deposits that may qualify as mineral resources. Based on a review of referenced data, the 
proposed FPA area is in an urban area where the potential for loss of mineral deposits due to further 
development is considered low.

5.11.1.7 Regulatory Framework

A. Earthquake Fault Zoning Act (Alquist-Priolo Act)
The State of California Alquist-Priolo Earthquake Fault Zoning Act (1972) was established to mitigate the 
hazard of surface faulting to structures for human occupancy. Pursuant to the Act, the State Geologist has 
established regulatory zones (known as Earthquake Fault Zones) around surface traces of active faults. 
These have been mapped for affected cities, including San Diego. A detailed geologic investigation must 
be prepared prior to receiving a permit in an area extending 100 feet on both sides of known potentially 
and recently active earthquake fault zone traces (City, 2008).

B. City of San Diego Seismic Safety Study (SDSSS)
The SDSSS is a series of maps indicating likely geologic hazards throughout the City. The maps do not 
provide site-specific information; they are to be used as a guide to determine relative risk. The SDSSS 
identifies areas prone to liquefaction and earthquake-induced landslides as Zones of Required 
Investigation, which require a report of the geotechnical condition prior to obtaining a permit (City, 2008). 
The level of technical geological study is dependent on the following: 

The type of permit being sought (e.g., land-planning, land-development, and/or building); 

Geological hazard category;

The building type/land use group; and,

Relative risk.

When required, the geologic technical report will either consist of a preliminary study, a geologic 
reconnaissance, or an in-depth geologic investigation report that includes fieldwork and analysis. The 
geologic reconnaissance report and the geologic investigation report shall include all pertinent 
requirements as established by the Building Official. In addition, the Building Official may require a geologic 
reconnaissance report or a geologic investigation report for any site if the Building Official has reason to 
believe that a geologic hazard may exist at the site. Section 145.1803 of the SDMC discusses in more detail 
the requirements related to the geotechnical report outlined in the SDSSS.
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C. City of San Diego General Plan Policies
The City’s General Plan presents goals and policies for geologic and soil safety in the Public Facilities, 
Services, and Safety Element.  The following are relevant excerpts from this element:

PF-Q.1 Protect public health and safety through the application of effective seismic, geologic 
and structural considerations.

a. Ensure that current and future community planning and other specific land use 
planning studies continue to include consideration of seismic and other geologic 
hazards. This information should be disclosed, when applicable, in the California 
Environmental Quality Act (CEQA) document accompanying a discretionary 
action.

b. Maintain updated citywide maps showing faults, geologic hazards, and land use 
capabilities, and related studies used to determine suitable land uses. 

c. Require the submission of geologic and seismic reports, as well as soils engineering 
reports, in relation to applications for land development permits whenever seismic 
or geologic problems are suspected.

d. Utilize the findings of a beach and bluff erosion survey to determine the 
appropriate rate and amount of coastline modification permissible in the City.

e. Coordinate with other jurisdictions to establish and maintain a geologic “data 
bank” for the San Diego area.

f. Regularly review local lifeline utility systems to ascertain their vulnerability to 
disruption caused by seismic or geologic hazards and implement measures to 
reduce any vulnerability. 

g. Adhere to state laws pertaining to seismic and geologic hazards.

PF-Q.2 Maintain or improve integrity of structures to protect residents and preserve communities. 

a. Abate structures that present seismic or structural hazards with consideration of 
the desirability of preserving historical and unique structures and their architectural 
appendages, special geologic and soils hazards, and the socioeconomic 
consequences of the attendant relocation and housing programs.

b. Continue to consult with qualified geologists and seismologists to review geologic 
and seismic studies submitted to the City as project requirements. 

c. Support legislation that would empower local governing bodies to require 
structural inspections for all existing pre-Riley Act (1933) buildings, and any 
necessary remedial work to be completed within a reasonable time.

5.11.2 Significance Determination Thresholds
Based on the City of San Diego’s CEQA Significance Determination Thresholds, impacts related to geologic 
conditions would be significant if the proposed FPA would: 
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Result in the exposure of people or property to geologic hazards such as earthquakes, landslides, 
mudslides, ground failure or similar hazards;

Result in a substantial increase in wind or water erosion of soils, either on or off the site; and/or,

Result in allowing structures to be located on a geological unit or soil that is unstable or that would 
become unstable and potentially result in on-site or off-site landslides, lateral spreading, 
subsidence, liquefaction or collapse. 

Addressed below are the key environmental issue areas that have been identified for the proposed FPA by 
the City as a result of the initial project review and consideration of comments received in response to the 
Notice of Preparation (NOP) (Appendix A).

5.11.3 Issue 1: Geologic Hazards

Issue 1: Would the proposed FPA expose people or property to geologic hazards such as 
earthquakes, landslides, mudslides, ground failure, or similar hazards?

5.11.3.1 Impact Analysis
As discussed above, the City of San Diego General Plan contains numerous goals and policies in relation to 
geologic hazards which promote the implementation of seismically safe development requirements for 
fault zones; design publicly accessible open space in areas of active faults where development cannot 
take place; and promote interagency coordination for tsunami events. The relevant excerpts of this 
element were described above.  Additionally, all future projects implemented under the proposed FPA 
would be required to comply with the San Diego Municipal Code (SDMC), the California Building Code 
(CBC), and the applicable General Plan policies described above.

A. Surface/Fault Rupture and Ground Shaking
The proposed FPA area is considered to be seismically active due to the several active faults located within 
the region.  According to the City of San Diego Seismic Safety Study (2008) and as shown on Figure 5.11-1, 
there are no known faults that cross the proposed FPA area.  Therefore, the potential for ground rupture 
due to faulting at the site is considered low.  However, the closest known major active fault is the Rose 
Canyon Fault, which is located approximately 4 miles west of the site.  The Rose Canyon Fault has the 
potential to generate a magnitude 7.2 earthquake.  As such, subsequent land use activities associated 
with the implementation of the proposed FPA have a moderate potential for exposure to strong ground 
motion, lurching, or cracking of the ground surface resulting from seismic events on nearby active faults. 

The Seismic Hazards Mapping Act requires that cities use the Seismic Hazard Zone Maps in their land use 
planning and building permit processes. It also requires that site-specific geotechnical investigations be 
conducted within the Zones of Required Investigation in order to identify and evaluate seismic hazards and 
formulate mitigation measures prior to permitting most developments designed for human occupancy. If 
surface rupture hazards are identified, the use of structural setbacks or similar measures would be used.



Chapter 5.0 – Environmental Impact Analysis 5.11 – Geologic Conditions

Grantville Focused Plan Amendment 5.11-13 May 2015
Final PEIR

All new development proposed within the proposed FPA area would be required to comply with the SDMC 
and the CBC, which include design criteria for seismic loading and other geologic hazards. This includes 
design criteria for geologically induced loading that governs sizing and structural members and provides 
calculation methods to assist in the design process. Thus, while surface/fault rupture and ground shaking 
impacts could be potentially damaging, they would also tend to be reduced and their effects minimized 
during the design process due to the SDMC regulations and CBC criteria. The CBC includes provisions for 
buildings to structurally survive an earthquake without collapsing and includes measures such as anchoring 
to the foundation and structural frame design.  As such, compliance with the SDMC and the CBC would 
ensure that people, structures, and infrastructure are not adversely impacted by seismic hazards related to 
surface/fault rupture and ground shaking.  Therefore, impacts related to surface rupture hazards would be
considered less than significant with the implementation of the proposed FPA. 

B. Tsunamis
Based on the inland location and elevation of the proposed FPA area, there are no potential impacts 
associated with tsunamis. 

C. Landslides and Mudslides
Landslide and mudslide hazards are mapped both by the State of California and the City of San Diego, 
and no landslides or mudslides have been mapped in the proposed FPA area. According to the City of San 
Diego, the majority of the proposed FPA area is mapped as having a low risk for landsliding (Category 52).  
However, some portions of the proposed FPA area are mapped as having a low to moderate risk for 
landsliding (Category 53) (City of San Diego, 2008). 

According to the State of California, the majority of the proposed FPA area is classified as being marginally 
susceptible to landsliding (Designation 2).  The eastern portion of the proposed FPA area is classified as 
being most susceptible to landsliding, and is shown on Figure 5.11-4 below. All new development within the 
proposed FPA area would be required to comply with the SDMC and CBC, which would ensure that 
potential impacts associated with landslides and mudslides would be less than significant. 

D. Flood Hazards
Based on review of FEMA Flood Maps, the low-lying areas near the San Diego River and Alvarado Creek 
are within 100- and 500-year floodplains.  As such, the potential for significant flooding for parcels located 
in close proximity to the San Diego River and Alvarado Creek is considered high. However, adherence to 
the SDMC and CBC would ensure that potential flood hazard impacts to future developments within the 
proposed FPA area would be less than significant.

E. Soils
Based on previous geotechnical evaluations conducted by Ninyo & Moore in the proposed FPA area, the 
soils present within the FPA area are anticipated to have a low potential for expansion.  In addition, 
corrosive soils are not anticipated to be present at the project site.  However, there is still a potential for the 
presence of corrosive soils at parcels located adjacent to the San Diego River and Alvarado Creek. 
However, all new development within the proposed FPA area would be required to comply with the SDMC 
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and CBC, which would ensure that potential impacts associated with the potential presence of corrosive 
soils would be less than significant.

F. Groundwater
Based on research conducted by Ninyo & Moore, groundwater is present at relatively shallow depths, as 
shallow as nine feet below the adjacent surface, throughout the proposed FPA area.  The monitoring wells 
located within the proposed FPA area have measured groundwater depths ranging from 9 to 47 feet 
below the surface.  Based on the topography of the proposed FPA area and its proximity to the San Diego 
River and Alvarado Creek, groundwater beneath the proposed FPA area is presumed to flow generally in a 
westerly direction.  A shallow groundwater table combined with the relatively loose granular nature of the 
subsurface materials on portions of the FPA site allows for a high potential for liquefaction in the event of a 
nearby seismic event. However, future developments would utilize proper engineering design and standard 
construction practices in order to avoid potential impacts associated with a shallow groundwater table 
and liquefaction.  In addition, adherence to the SDMC and CBC would ensure that potential impacts 
would be less than significant.

5.11.3.2 Significance of Impact

A. Surface/Fault Rupture and Ground Shaking 
While there are no known active faults that cross the proposed FPA area, the proposed FPA area is 
considered to be seismically active due to several active faults located within the region.  Potential future 
physical development associated with proposed FPA has a moderate potential for exposure to strong 
ground motion, lurching, or cracking of the ground surface resulting from seismic events on nearby active 
faults. However, impacts related to geologic hazards would be avoided or reduced to a level less than 
significant through adherence to the SDMC and CBC.

B. Tsunamis 
The potential for the proposed FPA to expose people or structures to tsunamis would be very low, due to 
the inland location and elevation of the proposed FPA area.  Therefore, there would be no impacts 
associated with tsunamis. 

C. Landslides and Mudslides
No landslides or mudslides have been mapped in the proposed FPA area, therefore the potential for 
landslides is considered to be low for the majority of the proposed FPA area.  However, some portions of 
the proposed FPA area are mapped as having a low to moderate risk for landsliding.  All new development 
within the proposed FPA area would be required to comply with the SDMC and CBC, which would ensure 
that potential impacts associated with landslides and mudslides would be less than significant.

D. Flood Hazards
Due to the FPA’s low-lying location within the 100- and 500-year floodplains, the potential for significant 
flooding of parcels located in close proximity to the San Diego River and Alvarado Creek is considered 
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high.  However, adherence to the SDMC and CBC would ensure that potential flood hazard impacts to 
future developments within the proposed FPA area would be less than significant.

E. Soils
Previous geotechnical investigations conducted by Ninyo & Moore in the proposed FPA area indicate that 
there is a low potential for the presence of expansive and/or corrosive soils to be present on-site.  However, 
there is still a potential for the presence of corrosive soils at parcels located adjacent to the San Diego River 
and Alvarado Creek. However, all new developments within the proposed FPA area would be required to 
comply with the SDMC and CBC, which would ensure that impacts associated with the potential presence 
of corrosive soils would be less than significant.

D. Groundwater
Groundwater is present at relatively shallow depths, as shallow as nine feet below the adjacent surface, 
throughout the proposed FPA area, which could result in liquefaction in the instance of a strong seismic 
event.  However, proper engineering design, utilization of standard construction practices, and adherence 
to the SDMC and CBC would ensure that potential impacts associated with a shallow groundwater table 
and liquefaction would be less than significant. 

5.11.3.3 Mitigation Framework
Implementation of the proposed FPA would not result in significant impacts associated with the geologic 
hazards described above. Therefore, no mitigation measures are required.

5.11.3.4 Significance after Mitigation
No mitigation would be required; therefore, there would be no impacts after mitigation.

5.11.4 Issue 2: Soil Erosion 

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

5.11.4.1 Impact Analysis
Most of the proposed FPA area is developed and was previously graded, except for the area adjacent to 
the San Diego River. Implementation of the proposed FPA would allow for the intensification of some land 
uses that could lead to construction and grading activities that could temporarily expose topsoil and 
increase soil erosion from water and wind. Development of parcels within the proposed FPA area could 
remove the existing pavement and cover, thereby exposing soils to potential runoff and erosion during 
construction. However, continued implementation of the SDMC would ensure that there are no adverse 
impacts from erosion and loss of topsoil. The SDMC grading regulations require extensive measures to 
control erosion during and after grading or construction. These include:
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Desilting basins, improved surface drainage, or planting of ground covers installed early in the 
improvement process in areas that have been stripped of native vegetation or areas of fill 
material; 

Short-term measures, such as sandbag placement and temporary detention basins; 

Restrictions on grading during the rainy season (November through March), depending on the size 
of the grading operation, and on grading in proximity to sensitive wildlife habitat; and, 

Immediate post-grading slope revegetation or hydroseeding with erosion-resistant species to 
ensure coverage of the slopes prior to the next rainy season. 

Conformance to such mandated City grading requirements would ensure that proposed grading and 
construction operations would avoid significant soil erosion impacts. Furthermore, any development 
involving clearing, grading, or excavation that causes soil disturbance of one or more acres, or any project 
involving less than one acre that is part of a larger development plan, is subject to NPDES General 
Construction Storm Water Permit provisions. Additionally, any development of this size within the City would 
be required to prepare and comply with an approved SWPPP that would consider the full range of erosion 
control BMPs, including any additional site-specific and seasonal conditions.  

In addition, the RWQCB has adopted an area-wide Municipal Stormwater Permit, Order No. 2001-01, NPDES 
No. CAS0108758, “Waste Discharge Requirements for Discharges of Urban Runoff from the Municipal 
Separate Stormwater Sewer Systems (MS4s) Draining the Watersheds of the County of San Diego, the 
Incorporated Cities of San Diego County and the San Diego Unified Port District.”  All future development 
projects within the proposed FPA would need to adhere to the requirements of the MS4 permit for the San 
Diego Region.  As such, project compliance with NPDES and MS4 permit requirements; compliance with 
the SDMC; and the implementation of BMPs would significantly reduce the potential for substantial erosion 
or topsoil loss to occur in association with new development.  Therefore, soil erosion impacts associated 
with the implementation of the proposed FPA would be less than significant.  

5.11.4.2 Significance of Impact
Any future development projects would be subject to comply with the SDMC, NPDES General Construction 
Storm Water Permit, and MS4 Stormwater Permit, and would be required to prepare and implement a 
SWPPP and BMPs.  Therefore, no impacts associated with wind or water erosion of soils would occur and no 
mitigation measures are required.  Adherence to the SDMC grading regulations and construction 
requirements and implementation of recommendations and standards would preclude significant erosion 
impacts.  As such, potential soil erosion impacts with the implementation of the proposed FPA are
determined to be less than significant.

5.11.4.3 Mitigation Framework
Implementation of the proposed FPA would not result in significant impacts associated with soil erosion. 
Therefore, no mitigation measures are required.
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5.11.4.4 Significance after Mitigation
No mitigation would be required; therefore, there would be no impacts after mitigation.

5.11.5 Issue 3: Geologic Stability 

Issue 3: Would the proposed FPA result in allowing structures to be located on a geologic 
unit or soil that is unstable or that would become unstable as a result of the 
proposed FPA, and potentially result in on-site or off-site landslides, lateral 
spreading, subsidence, liquefaction or collapse?

5.11.5.1 Impact Analysis

A. Seismically Induced Landslide
Landslide hazards are mapped both by the State of California and the City of San Diego, and no landslides 
have been mapped in the proposed FPA area. According to the City of San Diego, the majority of the 
proposed FPA area is mapped as having a low risk for landslides (Category 52).  However, some portions of 
the proposed FPA area are mapped as having a low to moderate risk for landsliding (Category 53) (City of 
San Diego, 2008).

According to the State of California, the majority of the proposed FPA area is classified as being marginally 
susceptible to landsliding (Designation 2).  However, some portions of the proposed FPA area are classified 
by the State as being generally susceptible or most susceptible to landsliding (Designations 3-1 or 4-1).  As 
depicted in Figure 5.11-4, the eastern portion of the proposed FPA area is classified as being most 
susceptible to landsliding.  Implementation of the proposed FPA could allow for development on a 
geologic unit or soil that is unstable, thus creating substantial risks to life and property.  However, all new 
development within the proposed FPA area would be required to comply with the SDMC and CBC, which 
would ensure that potential impacts associated with seismically induced landslides would be less than 
significant. 

B. Liquefaction
Based on the shallow groundwater table and relatively loose granular nature of the subsurface materials 
on portions of the proposed FPA area underlain by alluvium, there is a high potential for liquefaction in the 
event of a nearby seismic event.  Based on the relatively dense nature of the subsurface materials on 
portions of the proposed FPA area away from the drainages of the San Diego River and Alvarado Creek, 
the potential for liquefaction is not a design consideration in these areas.

Liquefaction hazards are mapped by the City of San Diego.  Areas underlain by formational materials that 
are out of the low-lying valley areas have a low potential for liquefaction.  However, parcels in close 
proximity to the San Diego River and Alvarado Creek may have a moderate to high potential for 
liquefaction (Category 31) (City of San Diego, 2008).  With the continued implementation of the SDMC and 
compliance with the CBC, potential liquefaction impacts to future new development within the proposed 
FPA area would be less than significant.
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C. Seismically Induced Settlement 
Geologically, the proposed FPA area is underlain by fill (both documented and undocumented), young 
alluvium, young colluvium, old alluvium, and formational soils of the Mission Valley Formation, Stadium 
Conglomerate, and Friars Formation.  Fill, young alluvium, and young colluvium are not considered suitable 
in their current state for support of development.  The condition of these fills, young alluvium, and young 
colluvium soils is not known and they may be subject to settlement under foundation loads.  In addition, the 
formational materials contain layers of cemented gravel and cobbles, which may be difficult to excavate 
and may impact trenching operations. However, adherence with the SDMC and CBC, per the Mitigation 
Framework, would ensure that potential impacts associated with seismically induced settlement within the 
proposed FPA area would be less than significant.

5.11.5.2 Significance of Impact

A. Seismically Induced Landslide
No landslides have been mapped in the proposed FPA area; therefore the potential for landslides is 
considered low over the major portions of the proposed FPA area. However, some portions of the proposed 
FPA area are mapped as having a low to moderate risk for landsliding.  All new development within the 
proposed FPA area would be required to comply with the SDMC and CBC, as per the Mitigation 
Framework, which would ensure that potential impacts associated with seismically induced landslides 
would be less than significant. 

B. Liquefaction
Based on the shallow groundwater table and relatively loose granular nature of the subsurface materials in 
portions of the proposed FPA area underlain by alluvium, there is a high potential for liquefaction in these 
areas in the event of a nearby seismic event. With the continued implementation of the SDMC and 
compliance with the CBC, potential liquefaction impacts to future new development within the proposed 
FPA area would be less than significant.

C. Seismically Induced Settlement
The potential for seismically induced settlement occurring at an individual project site exists due to the fill, 
young alluvium, and young colluvium present on site.  Fill, young alluvium, and young colluvium are not 
considered suitable in their current state for support of development, and they may be subject to 
settlement under foundational loads. However, adherence with the SDMC and CBC would ensure that 
potential impacts associated with seismically induced settlement within the proposed FPA area would be 
less than significant.

5.11.5.3 Mitigation Framework
Implementation of the proposed FPA could result in significant impacts associated with the geologic 
instability and the associated geologic hazards described above. Unstable conditions relating to seismically 
induced landslides, liquefaction, and seismically induced settlement require the following mitigation 
measure to reduce the impacts to a less than significant level. 
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GC-1:  Impacts associated with geologic hazards shall be mitigated at the project-level through 
adherence to the City’s Seismic Safety Study and recommendations of a site-specific 
geotechnical report prepared in accordance with the City’s Geotechnical Report Guidelines. 
Impacts shall also be avoided or reduced through engineering design that meets or exceeds 
adherence to the City’s Municipal Code and the California Building Code.

5.11.5.4 Significance after Mitigation
With implementation of the Mitigation Framework as detailed in GC-1, there would be no impacts after 
mitigation.

5.11.6 Conclusions
Portions of the proposed FPA area are located in areas potentially susceptible to the geologic hazards as 
described above. With the implementation of the proposed FPA, future development projects may be 
exposed to strong seismic shaking, landslides, shallow groundwater, liquefaction, and seismically induced 
settlement.  However, adherence to the Mitigation Framework detailed in GC-1, which requires regulatory 
compliance as noted above, for future development within the proposed FPA would ensure that geologic 
condition impacts would be less than significant. 
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5.12 Paleontological Resources
This section of the PEIR discusses the potential environmental impacts of the proposed FPA to 
paleontological resources. As a result of the change to a smaller project area, the proposed FPA area does 
not include any low, medium, or high sensitivity geologic formations.

5.12.1 Existing Conditions
Paleontological resources represent a limited, nonrenewable, and impact-sensitive scientific and 
educational resource.  As defined in this section, “paleontological resources” (i.e., fossils) are the remains 
and/or traces of prehistoric plant and animal life exclusive of man.  Fossil remains such as bones, teeth, 
shells, and leaves are found in the geologic deposits (rock formations) where they were originally buried.  
Paleontological resources include not only the actual fossil remains, but also the collecting localities, and 
the geologic formations containing those localities. 

Paleontological resource sensitivities are rated for individual geologic formations and recognize the 
important relationship between fossils and the geologic formations within which they are entombed. Figure 
5.11-1 highlights the geologic conditions for the FPA. The FPA does not include any low, medium, or high 
sensitivity geologic formations as a result of the changed project area.  A high sensitivity is assigned to 
geologic formations known to produce vertebrate fossil remains or are considered to have the potential to 
produce such remains.  A moderate sensitivity is assigned to geologic formations that are judged to have a 
strong, but unproven potential for producing important fossil remains.  A marginal sensitivity is assigned to 
geologic formations that are composed either of pyroclastic volcanic or meta sedimentary rocks, but 
which nevertheless have a limited probability of producing fossil remains from certain sedimentary 
lithologies at localized outcrops.   The FPA area has changed per 4.0 Project History Changes. This 
information is incorrect based on geology technical report.
  
The proposed FPA area is in the Coastal Plain region of the Peninsular Ranges Geomorphic Province, and 
contains several rock formations.  This province is underlain by a sequence of marine and non-marine 
sedimentary rock units that record portions of the last 140 million years of earth history.  Over this period of 
time, the relationship of land and sea has fluctuated drastically, such that today there are ancient marine 
rocks preserved up to elevations of about 900 feet above mean sea level (AMSL) (City of San Diego, 2007).
Each of the geologic formations found within the proposed FPA area are shown on Figure 5.11-1 in Section 
5.11 – Geologic Conditions of this PEIR, and their characteristics are summarized below (Deméré & Walsh, 
1994).  In addition, Table 5.12-1 provides the paleontological sensitivities for each formation.

TABLE 5.12-1
Paleontological Resource Sensitivity

Geologic Deposit/Formation/Rock 
Unit Potential Fossil Localities Sensitivity Rating

Alluvium All communities where this unit occurs Low

River/Stream Terrace Deposits
A.  South Eastern, Chollas Valley, Fairbanks Ranch, Skyline, 

Paradise Hills, Otay Mesa, Nestor, San Ysidro
B.  All other areas

A.  Moderate

B.  Low
Mission Valley Formation All communities where this unit occurs High
Stadium Conglomerate All communities where this unit occurs High
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Friars Formation All communities where this unit occurs High
Source: City of San Diego, 2011.

The FPA does not have any geologic formations recognized has low, medium or high sensitivity ratings

Late Quaternary Alluvium
The sediments at the bottom of streambeds of the later Quaternary alluvium are generally younger than 
10,000 years old.  In the Coastal Plain Region, later Quaternary alluvial deposits occur extensively along the 
floors of major east-west trending drainages, as well as in many of the smaller tributary drainages.  Fossils 
are generally unknown from these deposits in the Coastal Plain Region.  However, there are three notable 
exceptions.  Teeth and limb bones of a mammoth were found in floodplain deposits of the Tijuana River 
Valley, a single mammoth tusk was found in alluvial deposits in the southwestern portion of El Cajon Valley, 
and a mammoth femur was recovered from alluvial in the Santa Margarita River channel at the south end 
of the Camp Pendleton Marine Corps Base.

Unnamed River Terrace Deposits
Deposits of coarse-grained, gravelly sandstones, pebble and cobble conglomerates, and claystones occur 
along the margins of many of the larger coastal river valleys, as well as in isolated areas associated with 
elevated marine abrasion platforms.  These deposits generally occur at levels above the active stream 
channels and represent the sediments of ancient river courses.  The exact age of these deposits is presently 
unknown, but it is estimated that they are anywhere from 10,000 to 500,000 years old.  Fossils have been 
collected from river terrace deposits at several locations in coastal San Diego County.  Fossils collected 
include “Ice Age” mammals, such as ground sloth, mammoth, wolf, camel, and mastadon.

Mission Valley Formation
The Mission Valley Formation in the proposed FPA area consists of light gray, fine-grained marine 
sandstones, and is the only Eocene rock unit in southern California to have a radiometric date directly 
associated with fossil mammal localities.  The marine strata of the Mission Valley Formation have produced 
abundant and generally well-preserved remains of marine microfossils (e.g., foraminifers), 
macroinvertebrates (e.g., clams, snails, crustaceans, and sea urchins), and vertebrates (e.g., sharks, rays, 
and bony fish).  Fluvial strata of the Mission Valley Formation have produced well-preserved examples of 
petrified wood and fairly large and diverse assemblages of fossil land mammals including opossums, 
insectivores, bats, primates, rodents, artiodactyles, and perissodactyls.  The simultaneous occurrence of 
land mammal fossils and marine microfossils is extremely important, as it allows for the direct correlation of 
terrestrial and marine faunal time scales.  The Mission Valley Formation represents one of the few instances 
in North America where such comparisons are possible.

Stadium Conglomerate
The Stadium Conglomerate is made up of two conglomeratic units that are distinct both with regard to the 
time period of formation and to the composition of the formation (City, 2007).  The upper and lower 
conglomeratic units are in depositional contact in the Mission Valley and Murphy Canyon areas.  However, 
to the north and east, the upper member appears to be absent.  The proposed FPA area is located within 
the upper member of the Stadium Conglomerate.  Fossil foraminifers and marine mollusks have been 
collected from the upper member of the Stadium Conglomerate.  Collecting sites in Murphy Canyon have 
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yielded sparse, but well-preserved remains of opossums, insectivores, primates, rodents, carnivores, 
rhinoceros, and artiodactyls.
Friars Formation
The Friars Formation consists primarily of sandstones, siltstones, mudstones, and cobble conglomerate.  It is 
middle Eocene in age, and is rich in vertebrate fossils, especially terrestrial mammals such as opossums, 
insectivores, primates, rodents, artiodactyles, and perissodactyls.  In addition, well-preserved remains of 
marine microfossils and macroinvertebrates as well as fossil leaves have also been recovered from the Friars 
Formation.

5.12.1.1 Regulatory Setting
Pursuant to Section 15065 of the State CEQA Guidelines, a lead agency must find that a “project may have 
a significant effect on the environment and therefore require an EIR to be prepared for the project where 
the project has the potential to eliminate important examples of the major periods of California history or 
prehistory, which includes the destruction of significant paleontological resources.”

According to the City of San Diego’s CEQA Significance Determination Thresholds, impacts to 
paleontological resources are considered potentially significant for areas with a high sensitivity if grading 
would exceed 1,000 cubic yards and extend to a depth of 10 feet or greater, and for areas with moderate 
sensitivity if grading would exceed 2,000 cubic yards and extend to a depth of 10 feet or greater. 
Additionally, impacts would be considered significant in areas of shallow grading where formational soils 
are exposed at the surface (i.e., as a result of previous grading) and where fossil localities have already 
been identified (City of San Diego, 2011).

5.12.2 Significance Determination Thresholds
According to the City’s CEQA Significance Determination Thresholds, significant impacts to paleontological 
resources would occur if future development associated with the implementation of the proposed FPA 
would:

• Require over 1,000 cubic yards of excavation extending to a depth of 10 feet or greater in a high 
resource potential geologic deposit/formation/rock unit; or, 

• Require over 2,000 cubic yards of excavation extending to a depth of 10 feet or greater in a 
moderate resource potential geologic deposit/formation/rock unit.

Because paleontological resources are largely a buried resource, there is no way to accurately predict 
what fossils are present within a site or their individual significance to the scientific community before they 
are discovered.  For the purposes of this PEIR, impacts to paleontological resources are considered 
significant if future development activities involve grading in areas underlain by geologic formations that 
exhibit a moderate to high paleontological resource potential. Figure 5.11-1, Geologic Map, shows there 
are no low, medium, or high sensitivity geologic formations. No mitigation is required.
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Addressed below are the key environmental issue areas that have been identified for the proposed FPA by 
the City as a result of the initial project review and consideration of comments received in response to the 
Notice of Preparation (NOP) (Appendix A).

5.12.3 Issue 1: Paleontological Resources

Issue 1: Would the proposed FPA require over 1,000 cubic yards of excavation in a high 
resource potential geologic formation or over 2,000 cubic yards of excavation in 
a moderate resource potential formation that would result in the loss of significant 
paleontological resources?

5.12.3.1 Impact Analysis
Figure 5.11-1 highlights the geologic conditions for the FPA. The FPA does not include any low, medium, or 
high sensitivity geologic formations as a result of the changed study area. Implementation of the FDA 
would not impact any sensitive geologic formations therefore no impacts would occur.  No mitigation is 
required.
Because human understanding of history is obtained, in part, through the discovery and analysis of 
paleontological resources, activities which excavate or grade geologic formations, which could contain 
fossil remains, would be significant. Paleontological resources are typically impacted when earthwork 
activities such as mass excavation projects cut into geological deposits (formations) within which fossils are 
buried.  These impacts are in the form of physical destruction of fossil remains.  Since fossils are the remains 
of prehistoric animal and plant life, they are considered to be non-renewable.  Such impacts are 
significant, and under CEQA Guidelines, require mitigation.

As identified in Table 5.12-1, the Alluvium and River/Stream Terrace Deposits within the proposed FPA have 
a low potential for producing significant paleontological resources.  However, the Mission Valley Formation, 
Stadium Conglomerate, and Friars Formation have a high potential for producing significant 
paleontological resources.  The FPA does not have any geologic formations recognized has low, medium 
or high sensitivity ratings

As shown in Figure 5.11-1 in Section 5.11, Geologic Conditions, of this PEIR, the majority of the proposed FPA 
area does not have the potential to yield paleontological resources.  

The specific location and nature of future development projects within the proposed FPA area are 
currently unknown.  However, it is anticipated that future development activities will involve grading and 
earthwork with excavations into these formations.  Any future earthwork requiring excavation of 1,000 cubic 
yards or more and would extend to a depth of 10 feet or greater within the Mission Valley Formation, 
Stadium Conglomerate, and Friars Formation has the potential to significantly impact paleontological 
resources. However, implementation of the Mitigation Framework detailed in PR-1, which would require 
paleontological monitoring would reduce potential impacts to paleontological resources to a level less 
than significant.  Mitigation Measure PR-1 requires monitoring of project site grading for any future 
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development projects in the areas of high sensitivity for paleontological resources, as well as recovery and 
proper curation of fossils should significant fossils be encountered during site grading.

5.12.3.2 Significance of Impact
Future development activities within the proposed FPA area have the potential to result in the substantial 
excavation of potential fossil-bearing geologic formations.  As such, potential impacts to paleontological 
resources would be considered significant.  However, with the implementation of the Mitigation Framework 
detailed in PR-1, this impact would be reduced to a level less than significant.   Future development 
activities within the proposed FPA area have no potential to result in the excavation of potential fossil-
bearing geologic formations. Figure 5.11-1 shows there are no low, medium, or high sensitivity geologic 
formations. This impact is less than significant.

5.12.3.3 Mitigation Framework
Mitigation is not required because there is no project-related paleontological impact. Figure 5-11.1 
highlights that there are no low, medium, or high sensitivity geologic formations.
The following Mitigation Framework been developed by the City of San Diego to reduce the project-
related paleontological impact to below a level of significance. These measures encompass a 
comprehensive program to protect paleontological resources should they be found at a construction site.  
The Mitigation Framework is consistent with standard programs employed at other sites within the City of 
San Diego.  Implementation of these measures would allow preservation and future scientific study of any 
important paleontological resources encountered, thereby reducing the potential impact to below a level 
of significance.  This Mitigation Framework applies to future development projects located within the 
Mission Valley Formation, Stadium Conglomerate and Friars Formation only.

Mitigation Measure:
PR-1 Prior to the approval of subsequent development projects implemented in accordance with the

CPU, the City shall determine the potential for impacts to paleontological resources based on 
review of the project application submitted under CPIOZ-Type B, and recommendations of a 
project-level analysis completed in accordance with the steps presented below. Future projects 
shall be sited and designed to minimize impacts on paleontological resources in accordance with 
the City’s Paleontological Resources Guidelines and CEQA Significance Thresholds. Monitoring for 
paleontological resources required during construction activities shall be implemented at the 
project-level and shall provide mitigation for the loss of important fossil remains with future 
subsequent development projects that are subject to environmental review.

I. Prior to Project Approval

A. The environmental analyst shall complete a project-level analysis of potential impacts on 
paleontological resources. The analysis shall include a review of the applicable USGS 
Quad maps to identify the underlying geologic formations, and shall determine if 
construction of a project would:
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Require over 1,000 cubic yards of excavation and/or a 10-foot, or greater, depth in a 
high resource potential geologic deposit/formation/rock unit.
Require over 2,000 cubic yards of excavation and/or a 10-foot, or greater, depth in a 
moderate resource potential geologic deposit/formation/rock unit.
Require construction within a known fossil location or fossil recovery site. Resource 
potential within a formation is based on the Paleontological Monitoring Determination 
Matrix.

B. If construction of a project would occur within a formation with a moderate to high 
resource potential, monitoring during construction would be required.

Monitoring is always required when grading on a fossil recovery site or a known fossil 
location.
Monitoring may also be needed at shallower depths if fossil resources are present or 
likely to be present after review of source materials or consultation with an expert in 
fossil resources (e.g., the San Diego Natural History Museum).
Monitoring may be required for shallow grading (<10 feet) when a site has previously 
been graded and/or unweathered geologic deposits/formations/rock units are 
present at the surface.
Monitoring is not required when grading documented artificial fill. When it has been 
determined that a future project has the potential to impact a geologic formation 
with a high or moderate fossil sensitivity rating a Paleontological MMRP shall be 
implemented during construction grading activities.

   
5.12.3.4 Significance after Mitigation 
Implementation of Mitigation Measure PR-1 would ensure that potential impacts to paleontological 
resources that may result from future development under the proposed FPA would be reduced to a level 
less than significant.   

5.12.6 Conclusion 
The proposed FPA area is underlain by geologic formations characterized as highly sensitive in regards to 
the potential presence of paleontological resources. Any future development projects under the proposed 
FPA that propose grading of 1,000 cubic yards or more and would extend to a depth of 10 feet or greater 
within areas of high paleontological sensitivity have the potential to result in significant impacts to 
paleontological resources.  However, implementation of the Mitigation Framework detailed in Mitigation 
Measures PR-1would reduce potential impacts to paleontological resources to a level less than significant.  

The proposed FPA area is underlain by geologic formations that are free of low, medium, or high sensitivity 
geologic formations. Therefore the potential that paleontological resources could be impacted is less than 
significant and no mitigation is required.  
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5.13 Health and Safety
This section of the PEIR discusses the environmental impacts of the proposed FPA associated with health 
and safety.  The information provided in this section is summarized from the Hazardous Materials Technical 
Study for the Grantville Focused Plan Amendment, prepared by Ninyo & Moore dated November 11, 2013 
(Appendix J of this PEIR). This document is provided on the attached CD of Technical Appendices found on 
the back cover of this PEIR.

Since the development of Appendix J, the boundaries for this project have been redrawn to reflect the 
exact areas affected by the proposed FPA.  The maps and analysis in Appendix J, while completed for a 
larger geographical area, are still relevant to this PEIR as the actions in the proposed FPA (community plan 
amendment, CPIOZ, rezone, CPIOZ, and PFFP) have not changed.

5.13.1 Existing Conditions
The proposed FPA area is an approximately 280-acre area comprised of commercial, office, industrial, 
public facility, park and open space uses located immediately north of Interstate 8 (I-8) along both sides of 
Fairmount Avenue, Friars Road and Mission Gorge Road north to Zion Avenue.  Portions of the proposed 
FPA area to the north, west, and southeast are located within a Very High Fire Hazard Severity Zone
(VHFHSZ) as designated by the City of San Diego Fire-Rescue Department (City of San Diego, 2009).

5.13.1.1 History of the Proposed FPA Area 
A review of historical aerial photographs and topographic maps was conducted by Ninyo & Moore (2013) 
to document the general historical development of the proposed FPA area.

A. Aerial Photographs
Historical aerial photographs for selected years dated 1928 through 2012 were reviewed.  In general, 
scattered agricultural, commercial, and residential development has been present within the proposed 
FPA area since the 1920s. By the 1950s, the majority of present-day roads were existing, with increasing 
commercial development along major roads after approximately the 1960s. By the 1980s, the proposed 
FPA area was densely developed with primarily commercial/light industrial uses, similar to its current state.

B. Topographic Maps
The United States Geological Survey (USGS) La Mesa Quadrangle topographic maps dated 1967 
(photorevised 1975), 1994, and 2012 were reviewed to evaluate the presence of facilities of potential 
environmental concern. The earlier map (1967, photorevised 1975) depicts structures within the proposed 
FPA area on the west side of Fairmount Avenue, along the San Diego River, which were interpreted to be 
industrial/commercial structures, since USGS maps typically do not depict individual residential structures in 
densely developed urban areas. Other clusters of commercial/industrial structures within the proposed FPA 
area were noted on the north side of Alvarado Canyon Road along I-8, and surrounding the junction of 
Friars Road and Mission Gorge Road. The Grantville School was noted adjacent to the eastern portion of 
the proposed FPA area, south of Vandever Avenue and east of Decena Drive/Mission Gorge Road.
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In the 1994 USGS map, the clusters of commercial/industrial structures noted in the earlier map were no 
longer depicted; however, larger commercial/industrial structures were noted along Twain Avenue and 
Vandever Avenue, west of Mission Gorge Road. Other larger structures were noted along Mission Gorge 
Place, north of I-8. The proposed FPA area was otherwise generally depicted as being a “built-up” area 
(i.e., with urban development). Structures are not depicted in the 2012 USGS map.

5.13.1.2 Environmental Database Search
A number of facilities within the proposed FPA area were listed on unauthorized release databases.  In 
general, the unauthorized release facilities are located along major streets within the proposed FPA area, 
including Friars Road, Mission Gorge Road, and Fairmount Avenue.  Some of the unauthorized release 
cases remain open with regulatory agencies, generally indicating that impacts to soil and/or groundwater 
have not been assessed, and/or that remedial activities are ongoing.  Based on a review of the regulatory 
database conducted by Ninyo & Moore, impacts to soil and groundwater have been documented at 
multiple properties within the proposed FPA area.  The environmental database search identified the 
following properties listed in various databases:

3 Resource Conservation and Recovery Act (RCRA) Large Quantity Generator (LQG) sites;

23 RCRA Small Quantity Generator (SQG) sites;

5 Emergency Response Notification System database sites;

7 Department of Toxic Substances Control (DTSC) ENVIROSTOR sites;

1 Waste Discharge System (WDS) site;

16 Spills, Leaks, Investigation and Cleanup (SLIC) sites;

1 Solid Waste Facilities/Landfills (SWF/LF) site;

47 Leaking Underground Storage Tank (LUST) sites; and, 

17 Underground Storage Tank/Aboveground Storage Tank (UST/AST) sites.

A case-closed status generally indicates a lower likelihood that release continues to be a significant source 
of impacts to groundwater.  However, cases in the 1980s and early 1990s were often justified for closure 
using rationale and/or methodology that would not be considered to be the current standard of care, and 
closure is generally based on regulatory action levels that can change over time.  While there is a low 
likelihood that closed cases present potentially significant concern to the proposed FPA area, it is still 
possible that unauthorized releases that have been granted closure may have impacted soil and/or 
groundwater.  Furthermore, there is also the possibility that soil and/or groundwater within the proposed 
FPA area may be impacted by businesses not listed on unauthorized release databases that use, store, or 
dispose of hazardous materials or wastes if releases of chlorinated solvents, petroleum hydrocarbons, 
and/or other hazardous materials/wastes have occurred.
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5.13.1.3 Additional Environmental Record Sources

A. Online Regulatory Databases
Online regulatory databases were also reviewed to supplement the environmental database search 
conducted by EDR.  Table 5.13-1 provides a summary of the findings from the online database search. 

Table 5.13-1 
Online Regulatory Databases

Online Database/Website Findings

DTSC EnviroStor The review of the EnviroStor database identified the same 
cases as those discussed in Appendix J Section 6.1.

DTSC Cortese List The proposed FPA area was not listed.

SWRCB GeoTracker The review of the GeoTracker database identified the 
same cases as those discussed in Appendix J Section 6.1

CalRecycle SWIS

According to the database, Admiral Baker Golf Course 
(37-CR-0002), located adjacent to the northwest of the 
proposed FPA area was a pre-regulations disposal site. No 
violations were reported.

California Department of Oil, Gas, and Geothermal 
Resources (DOGGR)

Oil, gas, or geothermal wells were not depicted within the 
project area.

U.S. Pipeline and Hazardous Materials Safety 
Administration, National Pipeline Mapping System Map 
Viewer

A natural gas transmission pipeline operated by San Diego 
Gas and Electric is present on the southern portion of the 
proposed FPA area and generally trends east to west 
parallel to I-8.

Army Corps of Civil Engineers Formerly Used Defense Sites 
Database

Camp Elliot is depicted adjacent to the northwest of the 
project area. The camp consists of 30,500 acres and is 
known or suspected to contain military munitions and 
explosives.

Source: Ninyo & Moore, 2013.

B. Refuse Dumps and Solid Waste Disposal Facilities
A “Report on Refuse Dumps” prepared by the City Planning Commission of the City of San Diego, dated 
January 31, 1938, was reviewed to evaluate whether documented historical dumps of trash/refuse were 
present in the proposed FPA area. Disposal facilities in the vicinity of the proposed FPA area were not listed 
in the document (City Planning Commission, 1938).

C. Mines
According to the California Division of Mines and Geology, Mines and Mineral Resources of San Diego 
County book dated 1963, two plaster sand processing operations are depicted along the San Diego River 
on the western portion of the proposed FPA area. 

5.13.1.3 Commonly Encountered Environmental Conditions 
The following are additional environmental conditions commonly encountered in developed areas.

A. Aerially-Deposited Lead
Aerially-deposited lead (ADL) is typically associated with exposed soil near freeway rights-of-way as a result 
of emissions from vehicular exhaust prior to the elimination of lead from fuels in the mid-1980s.  Based on the 
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presence of roads within and adjacent to the proposed FPA area, it is possible that ADL is present within the 
proposed FPA area.

B. Treated Wood
Wooden infrastructure may be treated with chemical preservatives to prevent rotting due to mold, mildew, 
and insects, which may leach from the wood into surrounding soil.  Wood preservatives may include 
creosote, chromated copper arsenate, alkaline copper quaternary, copper azole, copper-HDO, acid 
copper chromate, and chlorinated phenols.
C. Asbestos-Containing Materials
Potential asbestos-containing materials may be present within the proposed FPA area in older structures 
(e.g., pre-1980).  In addition, commonly encountered asbestos-containing materials in street rights-of-way 
include insulated subsurface natural gas lines and cementitious water lines (e.g., transite).

D. Polychlorinated Biphenyl-Containing Material
Polychlorinated biphenyls (PCBs) were manufactured from the late 1920s until 1979 when their manufacture 
was banned by the Toxic Substances Control Act.  PCBs were used in coolants, insulating fluids (transformer 
oil), caulk, sealants, and paints (roadway striping).  Transformers associated with public utilities noted within 
the proposed FPA area along public ROW are owned and operated by San Diego Gas and Electric 
(SDG&E).  SDG&E states that it has not specified PCB transformers for its electrical distribution system.

E. Lead-Based Paint
Painted surfaces within the proposed FPA area may contain lead-base paint.  The Consumer Product 
Safety Commission has banned the use of paint containing lead above certain thresholds for residential 
uses.  However, lead-based paint may be used in industrial settings or may be present on older structures 
(e.g., pre-1980) within the proposed FPA area.

F. Miscellaneous Hazardous Materials
Materials falling under the Universal Waste Rule (UWR) requirements may potentially be present in buildings 
within the proposed FPA area including, but not limited to: mercury-containing fluorescent light tubes 
and/or vapor lights, and PCB-containing light ballasts.

5.13.1.4 Sensitive Receptors
The locations of potential sensitive receptors to hazardous materials/waste impacts were documented 
within the proposed FPA area.  Schools, daycare, and/or education-related facilities noted in the proposed 
FPA area include Little Sprouts Academy, Dehesa Charter School, Mission Nazarene Child Care, Academy 
of Learning Preschool, Junior Achievement of San Diego, and Gold N Child Care Services.  National 
University, Nazareth School, and Stein Education Center were noted in the vicinity of the proposed FPA 
area, beyond the proposed FPA area boundaries.  Hospitals in the proposed FPA area include Kaiser
Permanente Foundation Hospital, located south of Zion Avenue and West Crawford Street, and the Kaiser 
Permanente Medical Facility located at 4405 Vandever Avenue between Fairmount Avenue and Mission 
Gorge Road.
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5.13.1.5 Regulatory Setting

A. Resource Conservation and Recovery Act 
The Resource Conservation and Recovery Act (RCRA) is a U.S. law that provides the general guidelines for 
the waste management program.  It includes a Congressional mandate directing the Environmental 
Protect Agency (USEPA) to develop a comprehensive set of regulations to implement the law.  The 
hazardous waste program, under RCRA Subtitle C, establishes a system for controlling hazardous waste 
from the time it is generated until its ultimate disposal – in effect, from “cradle to grave” (EPA, 2012c).

B. Title 40 CFR, Part 257
Title 40 CFR, Part 257 established criteria for classification of solid waste disposal facilities and practices 
(Sections 257.1 to 257.30). The USEPA has the authority under RCRA to authorize states to implement RCRA, 
and California is a RCRA authorized state.

C. Title 40 CFR, Part 290
Title 40 CFR, Part 290 established technical standards and corrective action requirements for owners and 
operates of Underground Storage Tanks (USTs) under RCRA.

D. Clean Water Act
The Federal Clean Water Act (CWA) is the principal statute governing water quality and established the 
basic framework for regulating the discharge of pollutants into the nation’s waters, a permit system known 
as the National Pollutant Discharge Elimination System (NPDES).  The Environmental Protection Agency 
(USEPA) is given the authority to implement pollution control programs.  The NPDES program requires 
permits for the discharge of pollutants from any point source (including storm water discharges) into 
“waters of the United States.”  As defined in the CWA, “waters of the United States” applies only to surface 
waters, rivers, lakes, estuaries, coastal waters, and wetlands.  The authority to implement the NPDES 
program is generally delegated to individual states.

E. Clean Air Act
The Federal Clean Air Act (CAA) contains key provisions to protect public health and welfare from different 
types of air pollution caused by a diverse array of pollution sources.  The CAA also contains specific 
provisions to address “hazardous” or “toxic” air pollutants that pose health risks such as cancer or 
environmental threats such as bioaccumulation of heavy metals (EPA, 2013a).

F. Comprehensive Environmental Response, Compensation, & Liability Act
The Comprehensive Environmental Response, Compensation, & Liability Act (CERCLA), commonly known 
as Superfund, created a tax on the chemical and petroleum industries and provided broad Federal 
authority to respond directly to releases or threatened releases of hazardous substances that may 
endanger public health or the environment (EPA, 2011b).



Chapter 5.0 – Environmental Impact Analysis 5.13 – Health and Safety

Grantville Focused Plan Amendment 5.13-6 May 2015
Final PEIR

G. Superfund Amendments & Reauthorization Act
The Superfund Amendments & Reauthorization Act (SARA) amended CERCLA on October 17, 1986, making 
several important changes reflecting the USEPA’s experience in administering the Superfund program in its 
first six years.  SARA increased focus on human health problems associated with hazardous waste, 
permanent and innovative technologies for cleaning up hazardous waste sites, and required the USEPA to 
revise the Hazard Ranking System (HRS) (EPA, 2011a).

H. Federal Insecticide, Fungicide, & Rodenticide Act
The Federal Insecticide, Fungicide, & Rodenticide Act (FIFRA) mandates that the USEPA regulate the use 
and sale of pesticides to protect human health and preserve the environment (EPA, 2012b).

I. Occupational Safety and Health Act
The Federal Occupational Safety and Health Act (OSHA) assures the safe and healthful working conditions 
for working men and woman by authorizing enforcement of standards developed under the Act.  
Additionally, the Act provides research, information, education, and training in the field of occupational 
safety and health (DOL, 2004).

J. Hazardous Materials Transportation Act
The Hazardous Material Transportation Act (HMTA) provides for adequate protection against the risks to life 
and property inherent in the transportation of hazardous material in commerce by improving the regulatory 
and enforcement authority of the Secretary of Transportation.  The Secretary of Transportation defines a 
hazardous material as any “particular quantity or form” of a material that “may pose an unreasonable risk 
to health and safety or property” (EPA, 2011c)

K. Safe Drinking Water Act
The Safe Drinking Water Act (SDWA) is the main federal law that ensures the quality of American’s drinking 
water.  Under SDWA, the USEPA sets standards for drinking water quality and oversees the states, localities, 
and water suppliers who implement those standards (EPA, 2012a).

L. Toxic Substances Control Act
The Toxic Substances Control Act (TSCA) provides the USEPA with authority to require reporting, record-
keeping and testing requirements, and restrictions relating to chemical substances and/or mixtures.  The 
TSCA addresses the production, importation, use, and disposal of specific chemicals including PCBs, 
asbestos, radon, and lead-based paint (EPA, 2013b).

M. San Diego County Area Plan
The San Diego County Department of Environmental Health, Hazardous Materials Division, established the 
County Area Plan for emergency response to a release, or threatened release, of hazardous material within 
the County.  The Federal Risk Management Plan, as incorporated and modified by the State of California 
Accidental Release Prevention Program has a goal to make all facilities that handle regulated substances 
free of catastrophic incidents.
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5.13.1 Significance Determination Thresholds
According to the City of San Diego’s CEQA Significance Thresholds, impacts to health and safety would be 
considered significant if the proposed FPA would:  

• Expose people or structures to significant risk of loss, injury or death involving wildland fires, 
including when wildlands are adjacent to urbanized areas or where residences are intermixed with 
wildlands; 

• Result in hazardous waste emissions or handle hazardous or acutely hazardous materials, 
substances, or waste within a quarter-mile of an existing or proposed school;

• Impair implementation of, or physically interfere with an adopted emergency response plan or 
emergency evacuation plan;

• Be located on a site which is included on a list of hazardous materials sites compiled pursuant to 
Government Code Section 65962.5 and, as a result, create a significant hazard to the public or 
environment;

• Expose people to toxic substances, such as pesticides and herbicides, some of which have long-
lasting ability, applied to the soil during previous agricultural uses;

• Result in a safety hazard for people residing or working in a designated airport influence area; 
and/or, 

• Result in a safety hazard for people residing or working within two miles of a private airstrip or a 
private airport or heliport facility that is not covered by an adopted Airport Land Use Compatibility 
Plan.  

Addressed below are the key environmental issue areas that have been identified for the proposed FPA by 
the City as a result of the initial project review and consideration of comments received in response to the 
Notice of Preparation (NOP) (Appendix A).

5.13.2 Issue 1: Wildland Fire Hazards

Issue 1: Would the proposed FPA expose people or structures to significant risk of loss, 
injury or death involving wildland fires, including when wildlands are adjacent to 
urbanized areas or where residences are intermixed with wildlands?

5.13.2.1 Impact Analysis
Portions of the proposed FPA area to the north, west, and southeast are located within a Very High Fire 
Hazard Severity Zone (VHFHSZ) as designated by the City of San Diego Fire-Rescue Department (City of San 
Diego, 2009).  The proposed FPA and rezone of existing land uses would allow for the future development 
of residential and mixed-use development in the Grantville neighborhood, which is currently comprised of 
predominately industrial and commercial uses.  Therefore, the proposed FPA would allow for future 
development that may expose people or structures to the existing fire zones.  However, any future 
development proposed within this proposed FPA area would be subject to the City’s standard 
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development review process and Land Development Code – Landscape Standards which is included in 
the Mitigation Framework outlined in HS-1.  Therefore, compliance with HS-1 would ensure that no impact 
related to wildland fires would result from future development allowed in the proposed FPA area.  As such, 
a less than significant impact is identified for this issue area.  
  
5.13.2.2 Significance of Impact
Future development activities within the proposed FPA area have the potential to expose people or 
structures to significant loss, injury or death involving wildland fires.  However, compliance with the 
Mitigation Framework outlined in HS-1 would ensure that no impact related to wildland fires would result 
from future development allowed in the proposed FPA area.  As such, a less than significant impact with 
implementation of the proposed FPA would occur.

5.13.2.3 Mitigation Framework
Implementation of the proposed FPA would have a potentially significant impact related to wildland fires.  

Mitigation Measure HS-1:  
Future projects are implemented in accordance with the CPU shall be required to incorporate sustainable 
development and other measures into site plans in accordance with the City’s Brush Management 
Regulations and in accordance with the Land Development Code - Landscape Standards Landscape 
Standards pursuant to General Plan, and CPU policies which are intended to reduce the risk of wildfires. In 
addition, all future projects shall be reviewed for compliance with the 2010 California Fire Code, Section 
145.0701 through 145.0711 of the LDC, and Chapter 7 of the California Building Code.

5.13.2.4 Impacts after Mitigation
With adherence to the Mitigation Framework as detailed in HS-1, impacts would be less than significant.

5.13.3 Issue 2: Hazardous Waste Exposure to Schools

Issue 2:  Would the proposed FPA result in hazardous waste emissions or handle hazardous 
or acutely hazardous materials, substances, or waste within a quarter-mile of an 
existing or proposed school?

5.13.3.1 Impact Analysis
Several existing schools and/or day care/educational centers are located within the proposed FPA area, 
and other proposed and/or existing schools may be located within a quarter-mile of the proposed FPA 
area.  While it is possible that hazardous materials/wastes may be disturbed during future development 
project activities, implementation of the proposed FPA would be expected to result in the overall 
decreased exposure of sensitive receptors to hazardous materials, since one of the overall goals of the 
proposed FPA is to alleviate the proliferation of substandard industrial properties and allow for the financing 
of improvements such as industrial pollution mitigation.  It is unlikely that the proposed FPA would result in a 
significant impact with the incorporation of the Mitigation Framework as detailed in HS-2 through HS-12,
further discussed below in Section 5.13.7.  As such, with the implementation of Mitigation Framework HS-2 
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through HS-12, the implementation of future development allowed by the proposed FPA would result in a 
less than significant impact related to exposure of existing or proposed schools to hazardous waste.  

5.13.3.2 Significance of Impact
It is possible that hazardous materials/wastes may be disturbed during future development construction 
activities. Further evaluation shall be conducted on a project-specific basis prior to individual project 
implementation. However, implementation of the Mitigation Framework as detailed in HS-2 through HS-12,
further described below in Section 5.13.7, would reduce impacts associated with accidental hazardous 
waste release during future project construction to a level less than significant.

5.13.3.3 Mitigation Framework
Mitigation Framework HS-2 though HS-12, as described in Section 5.13.7 below, shall be implemented to 
reduce potential hazardous waste impacts to existing and proposed schools associated with the proposed 
FPA to a level less than significant.   

5.13.3.4 Impacts after Mitigation
Implementation of the Mitigation Framework as detailed in HS-2 through HS-12, described below in Section 
5.13.7, would reduce impacts to a level less than significant.

5.13.4 Issue 3: Emergency Response and Evacuation Plans

Issue 3:  Would the proposed FPA impair implementation of, or physically interfere with an 
adopted emergency response plan or emergency evacuation plan?

5.13.4.1 Impact Analysis
Subsequent future development in the proposed FPA area would be consistent with the Navajo 
Community Plan.  As such, the proposed FPA would not involve the closure of evacuation routes or 
interfere with an emergency response plan. It is anticipated that the proposed FPA would not result in an 
impact associated with impairing the implementation of, or physical interference with an adopted 
emergency response plan or emergency evacuation plan.

5.13.4.2 Significance of Impact
The proposed FPA would not impair or physically interfere with an adopted emergency response plan or 
emergency evacuation plan.  Therefore, there would be no significant impact.

5.13.4.3 Mitigation, Monitoring, and Reporting
The proposed FPA would have no impact to this issue area; therefore no mitigation measures are required.

5.13.4.4 Impacts after Mitigation
No mitigation measures are required; therefore, there would be no impact after mitigation.
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5.13.5 Issue 4: Government Lists of Hazardous Materials Sites 

Issue 4: Would the proposed FPA be located on a site, which is included on a list of 
hazardous materials sites compiled pursuant to Government Code Section 
65962.5 and, as a result, create a significant hazard to the public or environment?

5.13.5.1 Impact Analysis

A. DTSC Listed Facilities 
Government Code Section 65962.5 requires that the DTSC compile a list of facilities and properties in the 
five categories listed below:

Hazardous waste facilities subject to corrective action pursuant to Section 25187.5 of the Health 
and Safety Code

Land designated as “hazardous waste property” or “border zone property”

Properties with hazardous waste disposals on public land

Hazardous substance release sites selected for (and subject to) a response action

Sites included in the Abandoned Site Assessment Program

Based on a review conducted by Ninyo & Moore (2013) of the databases listed above, the proposed FPA is 
not located on a site included in a list of hazardous materials sites compiled pursuant to Government Code 
Section 65962.5.

B. Other Government Facilities Lists/Databases
The following provides a discussion of other hazardous materials Government Facilities Lists/Databases that 
were reviewed by Ninyo and Moore (2013) to determine potential impacts associated with the 
implementation of the proposed FPA. 
  

a. San Diego County Environmental Assessment Case Listing: The County of San Diego DEH is the 
Certified Unified Program Agency (CUPA) responsible for tracking and maintaining hazardous 
materials/hazardous waste files in the County of San Diego.  The DEH maintains listings of properties 
associated with unauthorized releases of hazardous materials and petroleum products and wastes.  
These listings, including LUST cases, were reviewed in the EDR environmental database report.  
Several facilities on the environmental assessment case listing were reported to be located on 
properties within the proposed FPA area.

b. State Department of Toxic Substances Control (DTSC):  The DTSC Cortese List of hazardous waste 
sites compiled pursuant to Section 65962.5 of the California Government Code was reviewed by 
Ninyo & Moore (2013).  No sites within the proposed FPA area were noted on the Cortese List.
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c. Other possible sources – Sanborn maps, Fire Department records, topographic/existing conditions 
surveys:  Sanborn fire insurance maps were not available for the proposed FPA area.  Topographic 
maps, aerial photographs, environmental databases, among other sources, were reviewed for the 
HMTS.  Various properties of potential environmental concern were noted in the proposed FPA 
area during review of the environmental database report, including unauthorized release facilities.

d. Site-specific emission data from the San Diego Air Pollution Control District (SDAPCD):  As the 
proposed FPA does not specifically propose the construction of new industrial facilities, which 
could emit hazardous air pollutants, this criterion is considered non-applicable to the proposed 
FPA.  

e. Located within 1,000 feet of a known contamination site: Based on review of the environmental 
database search report, known contamination sites, such as those associated with unauthorized 
releases of hazardous materials and wastes (e.g., LUST cases), are located in the proposed FPA 
area.

f. Located within 2,000 feet of a known “border zone property” (also known as a “Superfund” site) or 
hazardous waste property subject to corrective action pursuant to Health and Safety Code:  No
designated hazardous waste property or border zone property pursuant to Government Code 
Section 65962.5(a) are located within the proposed FPA area. 

g. Sites with DEH Site File Closed:  Based on review of the environmental database search report, 
properties associated with unauthorized release/LUST cases are located in the proposed FPA area.  
Some of the properties are associated with unauthorized release cases that remain open with 
regulatory agencies, generally indicating that impacts to soil and/or groundwater have not been 
delineated or assessed, and/or remedial activities are ongoing.

A case-closed status generally indicates a lower likelihood that a release continues to be 
significant source of impacts to soil and/or groundwater; however, earlier cases, such as those in 
the 1980s and early 1990s, were often justified for closure using rationale and/or methodology that 
may not be considered to be the current standard of care, and closure is generally based on 
regulatory action levels, which can change over time.  Therefore, while there is a lower likelihood 
of potential impacts compared to open cases; it is possible that unauthorized releases currently 
under case-closed status are associated with contamination within the proposed FPA area.

h. Located in Centre City San Diego, Barrio Logan, or other areas known or suspected to contain 
contamination sites: The proposed FPA is not located in Centre City or in Barrio Logan.  However, 
based on review of historical and regulatory sources indicating facilities of potential environmental 
concern, known and/or suspected contamination sites are located in the proposed FPA area.
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i. Located on or near an active or former landfill:  The Admiral Baker Golf Course Landfill is a closed, 
pre-regulation facility located adjacent to the northwest of the proposed FPA area, within the San 
Diego River valley.  According to the CalRecycle website, the most recent inspection was 
conducted in December 2003 and no violations were reported.  Review of the 1938 City of San 
Diego Planning Commission Report on Refuse Dumps and the County of San Diego Solid Waste 
Disposal Facilities map dated January 1985 did not reveal evidence that known refuse (trash) 
dumps or solid waste disposal facilities were historically located within or near the proposed FPA 
area.

j. Properties historically developed with industrial or commercial uses which involved dewatering (the 
removal of groundwater during excavation), in conjunction with major excavation in an area with 
high groundwater (such as downtown): Based on the research conducted by Ninyo & Moore for 
the Geology and Soils Evaluation, groundwater is present at relatively shallow depths in the 
proposed FPA area (as shallow as 9 feet below the adjacent surface). Therefore, the proposed 
FPA area is considered to be in a location with relatively high groundwater. Some properties within 
the proposed FPA area may have been associated with dewatering activities, the identification of 
which was beyond the scope for the HMTS.

5.13.5.2 Significance of Impact
Although the proposed FPA area is not located on a site included in a list of hazardous materials compiled 
by DTSC pursuant to Government Code Section 65962.5, portions of the proposed FPA area are included in 
a number of other government hazardous site lists/databases.  It is possible that hazardous materials/wastes 
may be disturbed during future development construction activities. Further evaluation shall be conducted 
on a project-specific basis prior to individual project implementation for all projects. Implementation of the 
Mitigation Framework as detailed in HS-2 through HS-12, further described below in Section 5.13.7, would 
reduce potential hazardous waste impacts to the public or environment a less than significant level.

5.13.5.3 Mitigation Framework
Mitigation Framework HS-2 though HS-12, as described in Section 5.13.7 below, shall be implemented to 
reduce potential hazardous waste impacts to the public or environment associated with the proposed FPA 
to a level less than significant.   

5.13.5.4 Impacts after Mitigation
Implementation of the Mitigation Framework as detailed in HS-2 through HS-12, described below in Section 
5.13.7, would reduce impacts to a level less than significant.
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5.13.6 Issue 5: Toxic Substances Exposure

Issue 5:  Would the proposed FPA expose people to toxic substances, such as pesticides 
and herbicides, some of which have long-lasting ability, applied to the soil during 
previous agricultural uses?

5.13.6.1 Impact Analysis
Previous agricultural land usage can result in concentrations of constituents of concern (e.g., pesticides, 
herbicides) in soil and/or groundwater.  Agricultural land usage in the proposed FPA area was noted during 
review of historical aerial photographs.  However, by the 1980s, the majority of the proposed FPA area was 
developed with non-agricultural uses (e.g., commercial, industrial, residential).  Properties within the 
proposed FPA area would be expected to have similar likelihood of containing agriculturally related 
contaminants, if any, as other nearby properties within San Diego.  Implementation of the proposed FPA
would not be expected to result in exposure to potentially impacted soil during future development 
activities.  Based on the historical urban development of the proposed FPA area, and the length of time 
since agricultural uses were present within the proposed FPA, it is not likely that residual agricultural 
contaminants, if any, would result in a significant impact to future development projects.  However, the 
implementation of Mitigation Framework as detailed in HS-2 through HS-12 would ensure that future 
development projects would not expose people to toxic substances and a less than significant impact is 
identified for this issue area.  

5.13.6.2 Significance of Impact
Based on the historical urban development of the proposed FPA area, as well as the length of time since 
agricultural uses, it is not likely that residual agricultural contaminants, if present, would be exposed to 
people in the proposed FPA area.  However for assurance, implementation of the Mitigation Framework as 
detailed in HS-2 through HS-12, described below in Section 5.13.7, would ensure impacts would be less than 
significant.

5.13.6.3 Mitigation Framework
Implementation of the Mitigation Framework as detailed in HS-2 through HS-12, described below in Section 
5.13.7, would reduce potential impacts associated with the exposure to toxic substances associated with 
future development within the proposed FPA to a less than significant level.

5.13.6.4 Impacts after Mitigation
Implementation of the Mitigation Framework as detailed in HS-2 through HS-12, described below in Section 
5.13.7, would reduce impacts to a less than significant level.
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5.13.7 Mitigation Framework
The following mitigation measures relating to hazardous materials/wastes shall be required with
implementation of the proposed FPA to identify where further remediation may be needed and what type 
of land uses may be appropriate at various locations. The Comprehensive Environmental Response, 
Compensation, and Liability Act (CERCLA) of 1980 made the purchaser of any real property liable for any 
contaminants on this property. CERCLA's retroactive liability has made the performance of an 
Environmental Site Assessment (ESA) a practical necessity for any potential buyer of property who does not 
want to assume liability for the cleanup of any contaminants found on a previously industrial or light 
industrial use site. Any project with contaminants would be subject to a discretionary review process and 
CEQA guidelines. In addition, implementation of the following mitigation measures would reduce potential 
impacts identified in the issue areas above to a level less than significant.

Mitigation Measures:

HS-2 Property-specific due diligence processes shall be conducted by qualified environmental
professionals, in accordance with applicable guidelines and regulations, on specific properties 
within the proposed FPA area prior to property transactions and/or future development. Phase I
Environmental Site Assessments (ESAs) shall be conducted by qualified environmental professionals 
in accordance with the standard of care at that time (currently the American Society for Testing 
and Materials Standard Practice E1527-13) and applicable regulations (currently the EPA 40 Code 
of Federal Regulations §312 titled “Standards and Practices for All Appropriate Inquiries”).

HS-3 For properties within the proposed FPA area with suspected or documented soil and/or 
groundwater contamination or other potential environmental concerns, further evaluation, such as 
Phase II ESAs and/or remediation activities, shall be conducted prior to or during future 
development activities by appropriately certified and/or registered professionals in accordance 
with a work plan that is approved by the regulatory agency having oversight of the activities. 
Results of previous assessment activities for a property (e.g., previous Phase II ESAs, UST removal 
sampling data) shall be evaluated by certified and/or registered professionals prior to future 
development activities.

HS-4 The “case closure” regulatory status shall be reevaluated prior to future development activities by
a qualified environmental professional in conjunction with the regulatory agency having oversight 
of the activities for unauthorized release properties when a site use change is part of the planned 
future development (e.g., from industrial to residential use).

HS-5 For properties with documented or suspected impacts to soil and/or groundwater, appropriate
worker and community health safety measures shall be implemented by the contractor under the 
oversight of a qualified environmental professional during soil/groundwater disturbance activities 
(e.g., dust control, air monitoring, stockpile management).
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HS-6 It is possible that contaminated soil and/or groundwater, not identified during pre-construction
technical studystudies, may be present within the proposed FPA area (e.g., lead in shallow soil, 
burn pits). For this reason, the following precautions shall be observed during excavation activities 
associated with the improvements conducted during future development: 

Pre-project activities (e.g., planning or early design) shall include site-specific environmental
evaluation to address hazardous materials concerns related to worker and community health 
and safety, waste generation and disposal, and regulatory requirements.

Caution shall be taken during excavation activities near the facilities associated with
unauthorized releases, because of the potential for encountering documented and 
undocumented releases of contaminants and hazardous materials or wastes that may have
occurred within or adjacent to these sites. Excavation and/or soil monitoring shall be
conducted by professionals trained in the identification and management of hazardous
materials or wastes, such as contaminated soil or groundwater.

Appropriate references to the potential to encounter contaminated soil or groundwater shall
be included in construction specifications.

A Site Health and Safety Plan shall be prepared and implemented prior to initiation of
construction activities within the boundaries of the proposed FPA area to reduce potential
health and safety hazards to workers and the public.

HS-7 Soil generated during construction activities for future development (e.g., subsurface excavation,
grading) at contaminated properties shall require chemical characterization (e.g., analytical
testing) by a qualified environmental professional prior to reuse, export, or disposal.

HS-8 Further assessment is recommended to be performed by a qualified environmental professional if 
discolored soil or other potential environmental issues are encountered in the proposed FPA area
during construction/future development activities. If contamination is discovered, regulatory
agencies may require additional environmental investigation and/or mitigation to be conducted
by the property owner, particularly if there is the potential to affect public health, safety, and/or 
the environment.

HS-9 Future development of impacted or potentially impacted properties involving soil excavation,
grading, or other subsurface disturbance shall include implementation of a soil and groundwater
management plan to address the possibility of encountering localized areas of potential
environmental concern. The plan shall be prepared by a qualified environmental consultant and
shall be implemented during soil/groundwater disturbance activities under the oversight of an
environmental professional on behalf of the property owner/developer. The plan shall address
monitoring of excavated soil, community and worker health and safety, and soil and groundwater
handling, stockpiling, characterization, on-site reuse, export, and disposal protocols. Appropriate
references to the potential to encounter contaminated soils and/or groundwater shall be included
in construction specifications and bid documents so that the contractor can consider various 
factors (e.g., groundwater pumping rates, soil disposal) in their work.
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HS-10 Groundwater at certain locations within the proposed FPA area has been documented as being 
impacted. Based on evidence of shallow groundwater depths (i.e., as shallow as 9 feet below 
adjacent ground surface) at some locations, if dewatering activities are planned for construction 
or other proposed improvements, they may be subject to increased disposal costs or other 
environmental surcharges (e.g., permitting) as a result of the presence of contaminated 
groundwater.  A discharge permit will likely be required for dewatering, and water may need to be 
characterized by a qualified environmental consultant and/or treated prior to discharge. The
RWQCB and/or agency providing oversight of wastewater discharge shall be contacted by a
qualified environmental consultant in conjunction with the contractor and/or property owner for 
guidance on the requirements for discharge of dewatering effluent, prior to initiation of 
construction activities. The groundwater management plan mentioned in the previous bullet shall
be implemented by a contractor during construction activities if groundwater is expected to be 
encountered.

HS-11 Prior to renovation or demolition of structures, surveys shall be conducted for the presence of
hazardous building materials such as asbestos-containing materials, lead-containing surfaces, and
other materials falling under UWR requirements. The surveys shall be conducted by California
Department of Public Health Certified Lead Inspector/Assessors and California Division of 
Occupational Safety and Health Certified Asbestos Consultants in accordance with applicable 
local, state, and federal guidelines and regulations. Prior to renovation or demolition of buildings, 
appropriate abatement measures shall be implemented by a licensed abatement contractor 
using trained and certified workers and supervisors.

HS-12 For sites where structures are to be demolished, especially structures built in the 1970s or earlier,
analyze surface and shallow soils for lead and termiticides prior to demolition or soil disturbance
(e.g., grading).

5.13.8 Conclusion
With adherence to the Framework as detailed in HS-1, the proposed FPA would not expose people or 
structures to significant risk of loss, injury or death involving wildland fires.  Overall, implementation of the 
proposed FPA is not anticipated to result in increased generation of hazardous emissions or handling of 
hazardous or acutely hazardous materials, substances, or wastes, nor would it impair implementation of, or 
physically interfere with an adopted emergency response or evacuation plan.  However, soil and/or 
groundwater that have been impacted by releases of hazardous materials or petroleum products from 
surficial spills, subsurface releases from USTs, or other sources, may be considered a potential significant 
impact.  As such, implementation of Mitigation Framework as detailed in HS-2 through HS-12 described
above would reduce impacts associated with hazardous materials/waste to a less than significant level.
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5.14 Public Services and Facilities
This section of the PEIR discusses the potential environmental impacts of the proposed FPA to public 
services and facilities. 

5.14.1 Existing Conditions
Existing public services and facilities, including police, fire-rescue, libraries, parks and recreational facilities, 
and schools serve the residents and businesses within the proposed FPA area and surrounding communities.  
The locations of existing public facilities are shown in Figure 5.14-1.

5.14.1.1 Police Services  
The San Diego Police Department (SDPD) provides police services including patrol, traffic, investigative, 
records, laboratory, and support services to the City of San Diego (City of San Diego 2008).  The proposed 
FPA area is currently patrolled by Beat 321 in the Grantville neighborhood in the Eastern Division of the 
SDPD.  The Eastern Division currently serves a population of 155,892 people and encompasses a total of 
approximately 47.1 square miles (City of San Diego, 2014a).  The Eastern Division Police Substation houses 
approximately 108 sworn officers, and is located approximately 1.86 miles northwest of the proposed FPA 
area at 9225 Aero Drive, in the Serra Mesa community. Additional resources (such as SWAT, canine units, 
etc.) respond to the Eastern Division as needed.  Previously, additional police services for the proposed FPA 
area were provided by the Police Community Relations Office (also known as the Navajo Storefront) 
located at 7381 Jackson Drive.  However, according to Community Relations Officer McElroy, the Navajo 
Storefront is no longer in operation.  The Eastern Division Police Substation is open Monday through Friday 
from 8 a.m. to 5 p.m.

According to the City of San Diego Fiscal Year 2014 Adopted Budget, the 2013 citywide staffing ratio for 
sworn police officer to population is 1.48 officers per 1,000 residents (City of San Diego, 2014b).  The SDPD 
has personnel on duty and available to respond to calls for service seven days a week, 24 hours a day.   
SDPD currently utilizes a multi-level priority dispatch system, with different response-time guidelines for 
different call types.  Calls for service range from level “1 priority,” meaning life-threatening/suspicious 
activity, to level “4 priority” related to non life-threatening/suspicious activity.  Priority E calls, meaning 
imminent threat to life, receive the highest priority.  

Table 5.14-1 below lists the department’s response-time guidelines, as well as the Eastern Division and 
citywide average response times for each Priority Call for 2013.

Table 5.14-1:
Eastern Division Call Priority Response Times

Call Priority
General Plan

Response-Time 
Guidelines

2013 Average
Response Times 

(Eastern Division)

2013 Average 
Response Times 

(Citywide)
Priority E – Imminent threat to life Within 7 minutes 7.4 minutes 7.0 minutes
Priority 1 – Serious crimes in progress Within 12 minutes 14.8 minutes 14.0 minutes
Priority 2 – Less serious crimes with no threat to life Within 30 minutes 30.0 minutes 27.0 minutes
Priority 3 – Reported after a crime has been committed Within 70 minutes 65.0 minutes 68.0 minutes
Priority 4 – Parking complaints and lost and found reports Within 70 minutes 66.0 minutes 70.0 minutes
Sources: City of San Diego 2008a; City of San Diego, 2014; McElroy, pers. comm. 2014.
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As indicated in Table 5.14-1, the average response times for Priority E calls in the Eastern Division exceed the 
General Plan response-time guidelines, and the average response times for Priority 1 calls in the Eastern 
Division and citywide exceed the General Plan response-time Guidelines.  Response times for Priority 2, 3 
and 4 calls are currently below or meet the General Plan response-time guidelines.

5.14.1.2 Fire/Life Protection
The proposed FPA area is located within the service area of the City of San Diego Fire-Rescue Department 
(SDFD).  The SDFD serves a total area of approximately 331 square miles, including 17 miles of coastline 
extending three miles offshore, and a population of approximately 1,337,000 people.  The SDFD has a 
current total of 47 fire stations and 9 permanent lifeguard stations, and employs 1,339 uniformed personnel 
and 161 civilian personnel for a total of 1,300 personnel.  In addition to fire protection services, the SDFD 
also provides Emergency Medical Services (EMS).  911 calls are first screened by dispatchers who are 
trained in Emergency Medical Dispatch (EMD) protocols.  Most fire stations send a fire engine (first 
responder) to all 911 medical calls.  San Diego County EMS Policy requires two paramedics to respond to all 
911 life-threatening calls.  Ambulances are staffed with one emergency medical technician (EMT) and one 
paramedic, and first responders have a minimum of one firefighter/paramedic on board (City of San 
Diego, 2014c).
In 2011, the City of San Diego retained Citygate Associates, LLC to conduct a Fire Services deployment 
planning study to:

Further refine the findings of the Regional Fire Service Deployment Study that Citygate conducted 
for the County of San Diego that pertained to Fire-Rescue deployment within the City of San 
Diego;

Analyze whether the San Diego Fire-Rescue Department’s performance measures are appropriate 
and achievable given the risks, topography and special hazards to be protected in the City of San 
Diego; and, 

Review existing Fire-Rescue Department deployment and staffing models for efficiency and 
effectiveness and determine how and where alternative deployment and staffing models could 
be beneficial to address current and projected needs (Citygate, 2011).

Prior to this study, the SDFD used the National Fire Protection Association (NFPA) Standard 1710 for the 
Organization and Deployment of Fire Suppression Operations to determine adequate response times.  
According to the standards, initial fire suppression resources shall be deployed to provide for the arrival of 
an engine company within a 4-minute travel time to 90% of incidents (NFPA, 2010).  However, the study 
concluded that additional fire-rescue resources were needed to meet these service delivery goals.  In 
response, the SDFD adopted the recommendations of the study and set new deployment standards, which 
differ from those provided in the City’s General Plan.  The updated deployment standards and fire station 
planning measures are described below.
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Distribution of Fire Stations  
To treat medical patients and control small fires, the first-due unit should arrive within 7:30 minutes.  This 
should occur at least 90 percent of the time from the receipt of the 911 call in fire dispatch.  This equates to 
1-minute dispatch time, 1:30 minutes/seconds company turnout time and 5 minutes drive time in the most 
populated areas. 

Multiple-Unit Effective Response Force for Serious Emergencies  
To confine fires near the room of origin, to limit wildland fires to under 3 acres when noticed promptly, and 
to treat up to 5 medical patients at once, a multiple-unit response of at least 17 personnel should arrive 
within 10:30 minutes/seconds from the time of 911-call receipt in fire dispatch, 90 percent of the time.  This 
equates to 1-minute dispatch time, 1:30 minutes/seconds company turnout time and 8 minutes drive time 
spacing for multiple units in the most populated areas.

Adopted Fire Station Location Measures  
To direct fire station location timing and crew size planning as the community grows, the adopted fire unit 
deployment performance measures based on population density zones are listed in the Table 5.14-2 below: 

Table 5.14-2:  Deployment Measures for San Diego City Growth
By Population Density per Square Mile

Structure Fire 
Urban Area

Structure Fire 
Rural Area

Structure Fire 
Remote Area

Wildfires 
Populated 

Areas
>1,000-

people/sq. 
mi.

1,000 to 500 
people/sq. 

mi.

500 to 50 
people/sq. 

mi. *

Permanent 
open space 

areas
1st Due Travel Time 5 12 20 10
Total Reflex Time 7.5 14.5 22.5 12.5
1st Alarm Travel Time 8 16 24 15
1st Alarm Total Reflex 10.5 18.5 26.5 17.5

Source: SDFD, 2014.

Aggregate Population Definitions  
Where more than one square mile is not populated at similar densities, and/or a contiguous area with 
different zoning types aggregate into a population “cluster,” these standards guide the determination of 
response time measures and the need for fire stations:

Table 5.14-3:  Aggregate Population Standards
Area Aggregate Population First-Due Unit Travel Time Goal

Metropolitan > 200,000 people 4 minutes
Urban-Suburban < 200,000 people 5 minutes
Rural 500 - 1,000 people 12 minutes
Remote < 500 > 15 minutes
Source: SDFD, 2014.
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Three SDFD fire stations are located within the vicinity of the proposed FPA and would provide fire and 
emergency services to the proposed FPA area:

Station 31 located at 6002 Camino Rico

Station 45 located at 9449 Friars Road

Station 17 located at 4206 Chamoune Avenue

Fire Station 31 is the primary responding unit for the proposed FPA area and serves Grantville/Del Cerro and 
its surrounding areas.  Station 31 is located approximately 1.14 miles east of the proposed FPA area.  In 
addition, Engine 31’s district is 6.30 square miles.  This station includes a fire engine, a paramedic unit, and a 
medic rescue rig (City of San Diego, 2014c).  Table 5.14-2 shows the number of incident runs for Engines 31, 
45 and 17 for Fiscal Year (FY) 2013. 

Table 5.14-4:  Fire Stations 45, 31, and 17 Incident Runs for FY 2013
Engine 31 Engine 45 Engine 17

Total Incident Runs 1,877 2,110 5,901
Fire 136 209 345
Medical/Rescue 1,566 1,641 5,236
Other 172 260 320

Sources: City of San Diego Fire-Rescue, 2014c; 

5.14.1.3 Libraries
The proposed FPA is located within the service area of the City of San Diego Public Library system.  The City 
of San Diego General Plan states that the library system is a vital learning presence in the community, 
providing information objectively and offering lifelong learning opportunities through the system’s Central 
Library and 35 branches.  The library system conducts regular evaluations of services to adapt to service 
demands, to take advantage of constantly evolving technology, and to provide for facility construction 
and maintenance costs.  Such assessments contribute to the provision of adequate collections that are 
responsive to community needs. 

The facility requirements for branch libraries establish a minimum of 15,000 square feet of dedicated library 
space and should include features and services that address community specific needs (City of San Diego, 
2008).  In addition, branch libraries should ideally serve a resident population of 30,000 and may be 
established when a service area, which is expected to grow to 30,000 residents within 20 years of library 
construction, has a minimum population of 18,000 to 20,000.  Branches should also be located in areas of 
intense human activity, with a two-mile maximum service area, where trips can be combined with other 
daily trips (City of San Diego, 2011).  The proposed FPA area is currently served by two City of San Diego 
Public Libraries, each within the two-mile service area. The Allied Gardens/Benjamin Library is a 3,875 
square foot facility located at 5188 Zion Avenue, approximately 0.73 miles east of the proposed FPA.  Based 
on the 15,000 square foot requirement of the General Plan, the Allied Gardens/Benjamin Library is severely 
deficient in dedicated library space. Also, the Mission Valley Library is 20,000 square foot facility constructed 
in 2002, located at 2123 Fenton Parkway approximately, 1.30 miles west of the proposed FPA.   The Mission 
Valley Library exceeds the General Plan requirements for dedicated library space.
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5.14.1.4 Parks/Recreational Facilities
The City of San Diego has over 38,930 acres of park and open space lands that offer a diverse range of 
recreational opportunities.  Parks can improve the quality of life by assisting in maintaining physical well-
being. Parks can also provide other benefits, including visual relief from urban development, passive 
recreational opportunities, and healthy activities for youth (City of San Diego, 2008).  The City operates 
three different types of parks for residents and visitors, including population-based parks (neighborhood 
and community), resource-based parks that include natural or man-made resources intended to serve the 
citywide population, and open space lands parks that allow public access to city canyons, mesas and 
other natural land forms.undeveloped natural landforms. 

The proposed FPA area is located within the Navajo Planning Area of the Eastern Region designated in the 
City of San Diego’s General Plan.  The Eastern Region contains a total of 8,018.4 acres of parks and open 
space.  A breakdown of Eastern Region parks and open space can be seen in Table 5.14-3. 

Table 5.14-5
Eastern Region Parks and Open Space

Population Population Based 
Parks (acres)

Resource Based 
Parks (acres)

Open Space 
Lands 

(acres)

Other Park Lands 
(acres)

Total Parks and 
Open Space 

(acres)
253,843 899.6 0.0 7,118.8 0.0 8,018.4

Source: City of San Diego, 2008b.

The City’s General Plan establishes a minimum standard of 2.8 useable acres per 1,000 residents for 
population-based parks (City of San Diego, 2008).  This standard can be met through neighborhood and 
community park acreage, as well as park equivalencies.  Currently, there are approximately 3.54 acres of 
population-based park space per 1,000 people in the entire Eastern Region, which greatly exceeds the 
population-based standards set forth in the City’s General Plan.  There is no standard for resource-based 
parks or open space lands parks in the City’s General Plan. 

The entire Navajo Community is currently served by three community parks, six neighborhood parks, and 
five joint-use areas.  The current Navajo community population warrants approximately 1368.9 acres of
population-based park space, and a total of approximately 204151.42 acres of population-based park 
space is recommended at full community build-out (City of San Diego, 2007).

Neighborhood parks are typically should have a size of three to 13 acres and serve a population of 3,500 to
5,000 residents living within approximately one half-mile distance. The existing One neighborhood park is 
located within the half-mile service area.  The Grantville Neighborhood Park, located on Vandever 
Avenue, is approximately 2.66 acres and includes an open play lawn, a tiny-tots play area, and picnic 
facilities and serves the Grantville area..

Community parks are typically should have a minimum size of 13 acres and serve a populations of 
between 18,000 to 25,000 residents and typically serve one community plan area but depending on 
location, can sever multiple community planning areas. living up to one and a half miles from the park.  A
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typical component of a community park includes a recreation center, which should be a minimum 17,000 
square feet (sf) per 25,000 residents.  In addition, a community swimming pool with a minimum standard 
size of 25 meters by 25 yards is recommended within a six one and a half to two mile service radius for 
every 50,000 residents.  Allied Gardens Community Park and Recreation Center, located adjacent to Lewis 
Middle School, is the only community park located adjacent to Grantville. within the service area.  This 
facility is approximately 13.84 acres, which includes the 9,186 sf recreation center and a swimming pool.  
The Allied Gardens Community Park and Recreation Center is adjacent to Lewis Middle School which 
provides also includes an additional 9.584.8 acres of turf athletic fields for public use through located on 
the Lewis Middle School campus that are usable by the community through a joint use agreement with the 
San Diego Unified School District. school/City lease arrangement.

Resource-based parks should provide approximately 15 to 17 acres per 1,000 residents citywide.  Resource-
based parks are identified as areas of outstanding scenic, natural, or cultural interest; however, portions of 
these parks may serve as a community park (City of San Diego, 2011).  Resource-based parks in the Navajo 
Community include Mission Trails Regional Park and the San Diego River Park

5.14.1.5 Schools
The proposed FPA area is located within two separate attendance boundaries of the San Diego Unified 
School District (SDUSD).  Portions of the proposed FPA west of Mission Gorge Road are located within an 
Optional Area attendance boundary, while portions of the proposed FPA east of Mission Gorge Road are 
located within a typical single school attendance boundary.  Certain areas of the SDUSD have been 
designated Optional Areas and allow for students who reside in an Optional Area to select one of the 
multiple schools servicing that area. 

Six SDUSD schools serve the proposed FPA area, including two elementary schools, two middle schools, and 
two high schools.

Juarez Elementary School is located at 2633 Melbourne Drive, approximately 1.24 miles to the west 
of the proposed FPA area;

Foster Elementary School is located at 6550 51st Street, approximately 0.56 miles to the east of the 
proposed FPA Area;

Lewis Middle School is located at 5170 Greenbrier Avenue, approximately 0.90 miles east of the 
proposed FPA area;

Taft Middle School is located at 9191 Gramercy Drive, approximately 1.68 miles to the northwest of 
the proposed FPA area;

Patrick Henry High School is located at 6702 Wandermere Drive, approximately 2.11 miles to the 
northeast of the proposed FPA area; and, 

Kearny High School Educational Complex is located at 7651 Wellington Way, approximately 3.31 
miles to the northwest of the proposed FPA area.
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Students located in the proposed FPA area west of Mission Gorge Road may choose any of the listed 
schools (the preference among existing students is for Foster, Lewis, and Henry).  Students located in the 
proposed FPA area east of Mission Gorge Road are assigned only to Foster, Lewis, and Henry (pers. comm. 
Hudson, 2014). Table 5.14-4 below shows the existing and projected (2014-2015) enrollment and capacity 
for each of the schools serving the proposed FPA area.  As indicated below, the enrollments at all schools 
are currently well below the available capacity.

Table 5.14-65:  School Enrollment and Capacity
School Estimated

Capacity
2013-14

Enrollment

2014-2015 
Enrollment 
Projection

Current Available 
Capacity

Foster Elementary (K-5) 572 373 355 199
Juarez Elementary (K-5) 380 240 244 140
Lewis Middle School (6-8) 1,151 1,031 1,022 120
Taft Middle School (6-8) 813 516 523 297
Henry High School (9-12) 2,474 2,056 2,418 418
Kearny High Complex (9-12) 1,825 1,550 1,510 275
Notes: Capacities are approximate and are calculated using current class size ratios; if class size ratios change, additional or less 

capacity may be available.  Attendance boundaries are reviews annually and may change.  Inclusion in the above table 
does not guarantee that these schools will serve any future residential development in the proposed FPA area.
Current available capacity is based on the estimated capacity and 2013-2014 enrollment.
Source: SDUSD, 2014; Hudson, pers. comm. 2014.

5.14.1.6 Roadway Maintenance
Maintenance of the City of San Diego’s circulation system is a critical City function that enhances safety, 
efficiency, and capacity of the circulation system thus enhancing mobility.  Established industry metrics and 
benchmarking with similar municipalities, as well as regular assessment of system conditions, form the basis 
for determining the level of City resources that are allocated to maintain baseline standards (City of San 
Diego, 2008).

The City of San Diego Public Works Department (PWD) provides engineering services including technical 
and operational support, design, and construction for the Capital Improvements Program (CIP), and 
oversight of the development of public infrastructure and facilities.  The PWD is comprised of three 
branches, which consists of 10 divisions.  Within the Engineering Branch, the Right-of-Way Division manages 
the implementation of right-of-way and related horizontal capital improvement projects, including the 
design and management of transportation and street-related projects (City of San Diego, 2014d).

Daily operation and maintenance of the City’s roadways is provided by the Street Division of the City’s 
Transportation and Storm Water Department.  The mission of the Street Division is, “to provide a safe city 
street system through effective and efficient maintenance, with an emphasis on exceptional customer 
service”.  The Street Division’s Roadways Services is responsible for alleys, bridges, curbs, gutters, dirt roads, 
potholes, sidewalks, street resurfacing and slurry sealing.  Contractors perform resurfacing on City streets, 
and City crews perform other repairs as necessary.  The Street Division inspects and evaluates contractors’ 
work to assure it meets with City codes and standards (City of San Diego, 2014d).

5.14.1.7 City of San Diego General Plan Policies
The Public Facilities, Services and Safety (Public Facilities) Element, Recreation Element, and Mobility 
Element of the City of San Diego’s General Plan include a number of policies addressing the public services 
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and facilities discussed in this section.  In addition to essential public facilities and services such as Fire-
Rescue, Police, Libraries, and Schools, the Public Facilities Element also includes policies that apply to 
transportation improvements and park and recreation facilities and services, with additional guidance from 
the Mobility Element and the Recreation Element.  The Public Facilities Element also includes a public 
facilities financing strategy, prioritization guidelines, and policies for new growth to pay its fair-share 
contribution towards public facility improvements.  

5.14.1.8 Navajo Public Facilities Financing Plan
The City maintains a Public Facilities Financing Plan (PFFP) for the Navajo Community Planning Area, which 
will be updated concurrently with the proposed amendment to the Navajo Community Plan. The PFFP 
includes the community’s boundary, a summary of the community’s existing public facilities and future 
needs, a financing strategy, a Development Impact Fee (DIF) determination, and an impact fee schedule. 
The DIF incorporates community build-out assumptions and cost assumptions for the proposed community-
serving facilities. DIFs are collected through new development permits to maintain existing levels of service 
for the community and to mitigate the impact of new development through provision of a portion of the 
financing needed for these identified public facilities. The PFFP sets forth the major public facilities needs 
specific to the Navajo community with respect to transportation (streets, storm drains, traffic signals, etc.), 
libraries, park and recreation facilities, and fire stations. 

5.14.2 Significance Determination Thresholds
According to the City of San Diego’s CEQA Significance Determination Thresholds, a potential significant 
impact to public services and facilities would occur if implementation of the proposed FPA would have:

An effect upon, or result in a need for new or altered government facilities in any of the following 
areas: police protection, fire/life safety protection, libraries, parks or other recreational facilities, 
maintenance of public facilities, including roads, and schools.

Addressed below are the key environmental issue areas that have been identified for the proposed FPA by 
the City as a result of the initial project review and consideration of comments received in response to the 
Notice of Preparation (NOP) (Appendix A).

5.14.3 Issue 1:  Public Facilities

Issue 1: Would the proposed FPA have an effect upon, or result in a need for new or 
altered governmental services in any of the following areas:

Police protection
Fire/life protection
Libraries
Parks/recreational facilities
Schools 
Roads
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5.14.3.1 Impact Analysis

A. Police Protection
The proposed FPA area is currently served by Beat 321 in the Grantville neighborhood in the Eastern Division 
of the SDPD.  The Eastern Division police station is 1.86 miles to the northwest of the proposed FPA area, 
located at 9225 Aero Drive.  Police protection for the proposed FPA area would continue to be provided 
by the Eastern Division of the SDPD.  Table 5.14-1 identifies that the response times for the Priority E and 
Priority 1 calls in the Eastern Division exceed the General Plan response time guidelines, while Priority 2, 3, 
and 4 calls are below or meet the General Plan response time guidelines.  Additionally, as noted above, 
the 2013 citywide staffing ratio for police officer to population is 1.48 sworn officers per 1,000 residents.  

The proposed FPA would result in a net increase of 8,275 residential dwelling units, and would thus increase 
residential population requiring additional police services in the area at build-out. According to the Air 
Quality Study prepared for the proposed FPA (Appendix C of this PEIR), this increase in dwelling units would 
generate approximately 15,888 new residents. 

SDPD has indicated that the net increase of 8,275 residential dwelling units and approximately 15,888 new 
residents at build-out of the proposed FPA would likely increase the number of calls for service, which in turn 
would potentially increase the response times to those calls.  Typically, multi-family and low-income housing 
units have a greater number of service calls than single-family residences, primarily because of the 
increased population density.  Since the proposed land uses consist primarily of residential and commercial 
mixed-use, and multi-family residential, there would likely be a significant increase in the number of service 
calls requiring responses from Beat 321 and the Eastern Division.  In addition, the SDPD has indicated that 
no new officers would be added to the area with implementation of the proposed FPA, as the Eastern 
Division is not currently allocated additional police officers due to budget considerations and constraints 
(pers. comm. McElroy, 2014). 

No facilities are required or anticipated because no new police officers are being added to the area. The 
construction of any new police facilities or expansion of existing facilities that may be required as a result of 
future actions not associated with this proposed FPA would be subject to environmental review pursuant to 
CEQA at the time of plan design for such facilities.  Therefore, it is anticipated that impacts associatedat 
this program-level of analysis, environmental impacts associated with the construction or expansion of 
police protection facilities would be less than significant with the implementation of the proposed FPA.  

B. Fire/Life Protection
The PFFP amendment included in the proposed FPA contains line items to address Fire and Safety 
Protection. One of these projects, t The expansion of Fire Station 31 located at 6002 Camino Rico, was 
completed in 2006. The PFFP includes expansion of Fire Station 34, however, Fire Station 31 serves the 
Grantville FPA. Fire Station 31 is the primary responding unit for the proposed FPA area and serves 
Grantville/Del Cerro and its surrounding areas. 
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To direct fire station location timing and crew size planning as the community grows, the adopted fire unit 
deployment performance measures based on population density zones are listed in the Table 5.14-2.  Any
expansion construction of this facility or the development of a new facility would be subject to separate 
environmental review at the time design plans are available. Therefore, at this program-level of analysis, 
impacts related to the expansion construction would be less than significant.
  
C. Libraries
The proposed FPA would rezone portions of the proposed FPA from predominately single-use commercial 
and industrial zones to residential and mixed-use zones, allowing for a net increase of 8,275 dwelling units 
and approximately 15,888 new residents at build-out.  The increase in population in the proposed FPA area 
would likely increase the number of people utilizing local branch libraries serving the Proposed FPA area.  
The Allied Gardens/Benjamin Library and Mission Valley Library are both within the 2.0-mile maximum 
service area identified in the City’s CEQA Significance Determination Thresholds.  As such, both could 
potentially serve as local branch libraries to future residents of the proposed FPA area.  

The City’s General Plan establishes a minimum of 15,000 square feet of dedicated library space for branch 
libraries.  In addition, branch libraries should ideally serve a resident population of 30,000 and may be 
established when a service area, which is expected to grow to 30,000 residents within 20 years of library 
construction, has a minimum population of 18,000 to 20,000.  Currently, the 3,875 square foot Allied 
Gardens/Benjamin Library is severely deficient in dedicated library space.  However, the Navajo PFFP 
provides for the expansion/replacement of the existing Allied Gardens/Benjamin Library to 15,000 square 
feet to be consistent with the City’s General Plan requirements for libraries, although funding sources are 
currently unidentified.  In addition, the new 20,000 square foot Mission Valley Library greatly exceeds the 
City’s General Plan requirements for libraries, and should be able to provide adequate library services to 
the proposed FPA area as it will be accessible to the proposed FPA area by transit.  Furthermore, as 
required in the City’s General Plan, any future residential developments in the proposed FPA area would 
make a fair share contribution to library facilities through DIF payments, which will be detailed within the 
updated Navajo PFFP.  Therefore, these two libraries could adequately service the increase in residents as 
a result of the proposed land use amendments, and it is anticipated that impacts to these branches would 
be less than significant with the implementation of the proposed FPA and associated updated PFFP.

D. Parks/Recreational Facilities
Implementation of the proposed FPA would allow for a net increase of 8,275 residential dwelling units at 
build-out.  As previously mentioned, this increase in dwelling units would generate an estimated 15,888 new 
residents.  As such, the increase in population in the proposed FPA area would likely increase the use of City 
park and recreational facilities by future residents.  Population-based park requirements for the proposed 
FPA are based on full build-out.  Table 5.14-65 identifies the current and proposed population-based park 
acreage and recreation facility needs of the Navajo Community and the proposed FPA area at build-out.
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Table 5.14-67:  Existing and Proposed Population-Based Parks 
and Recreational Facilities Needs in the FPA

Existing Build-out Requirements Build-out Deficit
Population-Based Parks (acres) 25.210.86 44.49* 19.2823.63
Recreational Centers (sq. ft) 9,186 10,804** 1,618
Aquatic Complex (m x yd) 125 x 25 0.310 0
Notes: *General Plan Guideline: 15,888 people ÷ 1,000 = 15.888 x 2.8 acres = 44.49 acres

**General Plan Guideline: 15,888 people ÷ 25,000 = 0.636 x 17,000 sf = 10,804 sf
***General Plan Guidelines: 15,888 ÷ 50,000 = 0.31

Source: City of San Diego, 2008 and BRG Consulting, Inc., 2014.

As shown in Table 5.14-65, implementation of the proposed FPA would result in a population-based park
deficit of 19.2823.63 acres and a recreational center deficit of 1,618 square feet. surplus of approximately 3 
acres and a deficit of approximately 12,000 square feet of recreational center space. The existing 
community pool at the Allied Gardens Recreation Center currently meets General Plan standards for 
aquatic complexes.  Based on the information provided in Table 5.14-55.14-6, implementation of the 
proposed FPA would promote population growth resulting in a need for new or altered park and 
recreational facilities to meet the General Plan requirement of 2.8 usable acres of population-based park 
per 1,000 residents.  As such, impacts to parks and recreational facilities would be considered significant.

The entire Navajo Community is currently served by three community parks, six neighborhood parks, and 
five joint-use areas.  The current Navajo community population warrants approximately 1368.9 acres of 
population-based park space.  At community build out the Navajo Community population will require 
approximately 204 acres of population-based parks. Through the community update process an additional
72.46 acres of park land was identified for future acquisition and development, resulting in a 7.76 acre 
surplus in the Navajo Community. In addition, a total of approximately 151.4 acres of population-based 
park space is recommended at full community build-out.  

The futurerecommended park acreage identified at full community build-out is calculated in the Navajo 
PFFP.  By law, DIFs cannot be collected to satisfy existing infrastructure deficiencies.  As such, the fees 
collected from future new development within the proposed FPA area will generate only that portion of 
the amount needed for new development.  The entire park acreage and projected population is used in 
determining the park component of the DIF for Navajo.  The Navajo PFFP currently identifies a number of 
proposed park and recreation facilities projects that would be scheduled once funding sources are 
identified, several of which would serve the proposed FPA area.  A few of the proposed park and 
recreation faclilities projects include the expansion and upgrade of the Allied Gardens Community Park 
swimming pool facilities, as well as an expansionreplacement of the existing 9,186 sf Allied Gardens 
Recreation Center with a new to a 17,000 sf recreation center in order to conform to the General Plan 
guidelines for recreation centers.  Additional proposed park and recreation projects are further detailed in 
the Navajo PFFP.

As previously discussed, an update to the Navajo PFFP is a component of the proposed FPA, which would 
require future developments in the proposed FPA area to contribute to the construction of new park and 
recreational facilities, as needed, through the mandatory payment of DIFs.  The proposed update to the 
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Navajo PFFP would ensure create a financing plan for public facility demands and adjusted the plan to 
account for changes in future land use that would result from the proposed increase in residential density in 
the Grantville neighborhood.  The DIFs would be assessed on a project-specific basis and required as 
conditions of project approvals to address proportionate fair-share of capital costs of constructing new 
park and recreational facilities to serve the needs of future residents.  The construction of any new park and 
recreational facilities that may be required would be subject to environmental review pursuant to CEQA at 
the time of design and approval of such facilities.  Therefore, it is anticipated that impacts associated with 
parks and recreation facilities would be less than significant with the implementation of the proposed FPA.  

E. Schools
The proposed FPA would rezone portions of the area from predominately single-use commercial and 
industrial zones to residential and mixed-use zones, allowing for a net increase of 8,275 dwelling units and 
approximately 15,888 new residents at build-out.  The increase in population in the proposed FPA area 
would potentially result in increased enrollment by future students in each of the six SDUSD schools serving 
the proposed FPA area.  Table 5.14-4 shows the existing and projected (2014-2015) enrollment and 
capacity for each of the schools serving the proposed FPA area.  Between these six schools, there is 
inadequate capacity available to serve the increase in student population likely generated by the 
proposed FPA.  Development of new schools within the proposed FPA area would likely be required 
(Hudson pers. comm., 2014).  Typically, student generation rates can be used to determine the projected 
number of students that would be generated by the proposed FPA.  Student generation rates vary based 
on the type of project, the number of units, the bedroom mix, whether there are affordable or senior 
housing components, the proximity to schools, the amenities, the neighborhood, and other factors.  
According to the SDUSD, the information currently available about the proposed FPA lacks a level of detail 
necessary to produce reliable student generation estimates.  However, the SDUSD has indicated that the 
cumulative potential increase in students from the proposed FPA, nearby proposed developments, and 
enrollment from existing nearby single-family residential neighborhoods would likely impact district schools 
to the point of reaching or exceeding capacity.  Therefore, new or expanded school facilities would likely 
be needed (Hudson pers. comm., 2014).  As such, implementation of the proposed FPA and subsequent 
future development would result in a significant impact to schools.  The construction of any new school 
facilities that may be required would be subject to environmental review by SDUSD pursuant to CEQA at 
the time of design and approval of such facilities.

Government Code Section 65995 and Education Code Section 53080 authorize school districts to impose 
facility mitigation fees on new development to address any increased enrollment that may result. Senate 
Bill (SB) 50, enacted on August 27, 1998, significantly revised developer fee and mitigation procedures for 
school facilities as set forth in Government Code Section 65996.  The legislation holds that an acceptable 
method of offsetting a project’s effect on the adequacy of school facilities is payment of a school impact 
fee prior to issuance of a building permit. Once paid, the school impact fees would serve as mitigation for 
any project related impacts to school facilities. As such, the City is legally prohibited from imposing any 
additional mitigation related to school facilities, as payment of the school impact fees constitutes full and 
complete mitigation.  The school district will be responsible for potential expansion or development of new 
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facilities. Therefore, impacts to schools resulting from future development would be less than significant 
through implementation of SB 50 (City of San Diego, 2011).

F. Roadway Maintenance 
The proposed FPA would rezone the area from predominately single-use commercial and industrial zones 
to residential and mixed use zones, which would likely increase the overall volume of traffic accessing the 
proposed FPA area on any given day.  The potential increase in vehicles travelling on the road segments in 
the study area would potentially affect roadway conditions for those segments.  The impacts relating to 
traffic and roadways as a result of the proposed FPA are discussed in detail in Section 5.2 Traffic/Circulation 
of this PEIR, as well as the Traffic Impact Analysis provided as Appendix B of this PEIR.  

The proposed FPA includes the Grantville Community Plan Implementation Overlay Zone (CPIOZ) Type A 
designation within the proposed FPA area.  The CPIOZ provides supplemental development regulations 
and guidelines to implement Transit-Oriented Development (TOD) within the Navajo Community Plan area, 
which would reduce reliance on the use of automobiles as the primary means of transportation.  In 
addition, the Navajo PFFP identifies a number of transportation related projects that are needed in the 
Navajo Community.  An update to the Navajo PFFP is a component of the proposed FPA, which would 
identify funding sources for any necessary roadway improvements.  Future developments in the proposed 
FPA area would be required to contribute to the roadway improvements, as needed, through the 
mandatory payment of DIFs.  The proposed update to the Navajo PFFP is to assure that public facility 
demands are adjusted to account for changes in future land use that will result from the proposed increase 
in residential density in the Grantville neighborhood.  The DIFs would be assessed on a project-specific basis 
and required as conditions of project approvals to address proportionate fair-share of capital costs of 
roadway improvements.  The construction of any new roadways that may be required would be subject to 
environmental review pursuant to CEQA at the time of plan design for such facilities.  Therefore, it is 
anticipated that impacts associated with roadway maintenance would be less than significant with the 
implementation of the proposed FPA.  

5.14.3.2 Significance of Impact

A. Police Protection
The population increase that would result from implementation of the proposed FPA would not result in the 
need to construct a new substation.  Therefore, no DIF payments for police facilities will be required for 
future development within the proposed FPA.  Typically, to address increases in population, staffing ratios 
are evaluated and officers are appropriately allocated, rather than constructing additional substations.  
However, if a new substation would be required, the construction of any new police facilities would be 
subject to environmental review pursuant to CEQA at the time of plan design for such facilities.  Therefore, it 
is anticipated that impacts associated with police protection would be less than significant with the 
implementation of the proposed FPA.
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B. Fire/Life Protection
Three SDFD fire stations are located within the vicinity of the proposed FPA and would provide fire and 
emergency services to the proposed FPA area. Fire Station 31 is the primary responding unit for the 
proposed FPA area and serves Grantville/Del Cerro and its surrounding areas. It is not anticipated at this 
time that additional fire stations would be necessary.

To direct fire station location timing and crew size planning as the community grows, the adopted fire unit 
deployment performance measures based on population density zones are listed in the Table 5.14-2. The 
implementation of the proposed FPA would lead to higher densities in Grantville and could require 
additional fire and life protection services.  Any expansion construction of existing facilities or the 
development of a new facility would be subject to separate environmental review at the time design plans 
are available. Therefore, at this program-level of analysis, impacts related to the expansion construction 
would be less than significant.

C. Libraries
The proposed FPA could result in a net increase of 8,275 residential dwelling units and approximately 15,888 
new residents at build-out, thus increasing the population utilizing the two San Diego Public library branches 
servicing the proposed FPA area.  However, the existing Allied Gardens/Benjamin Library is scheduled to be 
upgraded once funding is identified.  In addition, the Mission Valley Library that also services the proposed 
FPA area exceeds the General Plan requirement for dedicated library space, providing adequate services 
for future area residents. Furthermore, as required in the City’s General Plan, any future residential 
developments in the proposed FPA area would make a fair share contribution to library facilities.  Therefore, 
these two libraries would adequately service the increase in residents associated with the implementation 
of the FPA, and it is anticipated that impacts to libraries would be less than significant.  As such no new 
library facilities would be required with implementation of the proposed FPA.

D. Parks/Recreational Facilities
Implementation of the proposed FPA could result in a net increase of 8,275 residential dwelling units and 
approximately 15,888 new residents at build-out.  As such, the increase in population in the proposed FPA 
area would potentially increase the use of City park and recreational facilities by future residents. As shown 
in Table 5.14-55.14-6, implementation of the proposed FPA would result in a population-based park surplus 
of approximately 3 acres and a deficit of approximately 12,000 square feet of recreational center space. 
deficit of 19.2823.63 acres and a recreational center deficit of 1,618 square feet. Based on the information 
provided in Table 5.14-55.14-6, implementation of the proposed FPA would result in a need for new or 
altered park and recreational facilities to meet the General Plan requirement of 2.8 usable acres of 
population-based park per 1,000 residents.  As such, impacts to parks and recreational facilities would be 
considered significant.  However, any future development in the proposed FPA area would be required to 
contribute a proportionate fair-share to the construction of park and recreational facilities, as identified in 
the community planneeded, through the mandatory payment of DIFs.  The Navajo PFFP identifies a 
number of proposed park and recreation projects needed in the Navajo Community to serve future 
residents and would be implemented as funding sources are identified.  The construction of any new park 
and recreational facilities that may be required would be subject to environmental review pursuant to 
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CEQA at the time of plan design.  Therefore, it is anticipated that impacts to parks and recreation would be 
less than significant with the implementation of the proposed FPA.

E. Schools
The cumulative potential increase in students from the proposed FPA, nearby proposed developments, 
and enrollment from existing nearby single-family residential neighborhoods would likely impact district 
schools to the point of reaching or exceeding capacity, requiring new or expanded school facilities.  As 
such, potential impacts to schools would be considered significant.  However, potential impacts to schools 
would be mitigated through payment of school impact fees by future developers on a project-specific 
basis, as required by Government Code Section 65996 and SB 50.  The construction of any new school 
facilities would be subject to environmental review by SDUSD pursuant to CEQA at the time of design and 
approval of such facilities.  Therefore, it is anticipated that impacts to schools would be reduced to a less 
than significant level with the implementation of the proposed FPA.

F. Roadway Maintenance
The increase in population that would result from implementation of the proposed FPA would likely increase 
the number of vehicles using roadway segments in the proposed FPA area on any given day, and impacts 
to roadways would be considered significant.  However, implementation of the proposed FPA would 
include the adoption of the CPIOZ Type A designation, which would promote TOD within the proposed FPA 
area. In addition, future development in the proposed FPA area would be required to contribute a 
proportionate fair-share to the roadway improvements, as needed, through the mandatory payment of 
DIFs.  The construction of any new roads that may be required would be subject to environmental review 
pursuant to CEQA at the time of design and approval.  Therefore, it is anticipated that impacts to 
roadways would be less than significant with the implementation of the proposed FPA.

5.14.2.3 Mitigation Framework
Developer fees, such as school impact fees and DIFs would serve as proportionate fair-share mitigation for 
any impacts to fire/life protection, libraries, parks and recreational facilities, schools, and roadways.  The 
construction of any new or altered public facilities that may be needed would be subject to environmental 
review pursuant to CEQA at the time of facility design and approval. Therefore, it is anticipated that 
impacts would be less than significant, and no mitigation measures are required.

5.14.3.4 Significance after Mitigation
No mitigation is required; therefore, there would be no impacts after mitigation.

5.14.4 Conclusions
The increase in population that would result with implementation of the proposed FPA would likely increase 
the need for public services and facilities, potentially to the extent that would require the construction of 
new or altered government facilities.  However, the proposed FPA includes an update to the Navajo PFFP, 
with provisions for funding that would address financing opportunities for future developments, such as 
expansion of library facilities and roadway improvements in the proposed FPA area.  In addition, any 
impacts related to fire/life protection, libraries, schools, parks and recreational facilities, and roadways 
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would be partially mitigated by state mandated developer fees and fair share contributions.  While no new 
fire/life protection facilities were identified as being needed, the construction of any new public facilities 
that may be required would be subject to environmental review pursuant to CEQA at the time of facility 
design and approval.  Therefore, it is anticipated that impacts to public services and facilities would be less 
than significant with the implementation of the proposed FPA.
The increase in population that would result with implementation of the proposed FPA would likely increase 
the need for public services and facilities, potentially to the extent that would require the construction of 
new or altered government facilities.  However, the proposed FPA includes an update to the Navajo PFFP, 
which would partially address financing opportunities that may be provided by future developments in the 
proposed FPA area.  In addition, the proposed FPA includes a CPIOZ Type A designation, which would 
promote TOD within the Navajo Community Plan area, which has been demonstrated to reduce vehicle 
miles travelled (VMTs).  Furthermore, any impacts related to fire/life protection, libraries, schools, parks and 
recreational facilities, and roadways would be partially mitigated by state mandated developer fees and 
fair share contributions.  The construction of any new public facilities that may be required would be 
subject to environmental review pursuant to CEQA at the time of facility design and approval.  Therefore, it 
is anticipated that impacts to public services and facilities would be less than significant with the 
implementation of the proposed FPA.
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5.15 Public Utilities
This section of the PEIR discusses the potential environmental impacts of the proposed FPA associated with 
public utilities. 

5.15.1 Existing Conditions

5.15.1.1 Water
The City of San Diego Public Utilities Department (PUD) Water Branch provides potable water service to the 
proposed FPA area and the rest of the 1.3 million residents of the City.  The PUD oversees a municipal water 
system that includes more than 3,300 miles of distribution pipeline, nine reservoirs with a total capacity of 
415,000 acre-feet (AF), and an average of 200 million gallons of water delivered daily to customers.   The 
City’s PUD purchases up to 90 percent of its water from the San Diego County Water Authority (Water 
Authority), which itself purchases most of its water from the Metropolitan Water District (MWD).  While the 
PUD imports the majority of its water, it also relies on local surface water, recycled water, and water 
conservation.

The City’s water system consists of primarily nine raw water storage facilities with over 408,000 AF of storage 
capacity, three water treatment plants, 28 treated water storage facilities, and more than 3,294 miles of 
transmission and distribution lines. The local surface raw water storage facilities are connected directly or 
indirectly to the City’s water treatment operations, Otay Water Treatment Plant, Alvarado Water Treatment 
Plant, and Miramar Water Treatment Plant.  These three water treatment plants have a total combined 
rated capacity of 294.4 million gallons per day (MGD).

For projects potentially affecting water and/or sewer lines, the California Department of Health Services 
Drinking Water Field Operations Branch requires notification if the separation between potable water and 
sewer or recycled water at any point is less than ten feet horizontal or one foot vertical.  A minimum six-inch 
vertical separation is required to be maintained between the two utilities. 

The PUD emphasizes the importance of water conservation to minimize water demand and avoid 
excessive water use.  The PUD’s Water Conservation Program, established in 1985, accounts for 
approximately 34,000 AF of potable water savings per year.  These savings have been achieved through 
creation of a water conservation ethic and implementation of programs, policies, and ordinances 
designed to promote water conservation practices, including irrigation management.  In accordance with 
Municipal Code Chapter 14 Article 7 Division 4Section 147.04, all residential, commercial, and industrial 
buildings, prior to a change in ownership, are required to be certified as having water-conserving plumbing 
fixtures in place.  The PUD also examines new water saving technologies and annually checks progress 
toward conservation goals, working collaboratively with the MWD and Water Authority to formulate new 
conservation initiatives.

The City developed a Long-Range Water Resources Plan (2002-2030) in order to address the projected 
need for additional water supplies.  This Plan detailed existing water supplies, new water supply 
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opportunities, objectives and performance measures, and ultimately conclusions and recommendations.  
The Plan is to be implemented in three phases in order to meet the City’s growing demands and to make 
adjustments as necessary.  The three phases are 2010, 2020 and 2030.

In May 2011, the City issued a draft 2010 Urban Water Management Plan (UWMP) which addresses the 
City’s water system, water supply sources, historic and projected water use, and provides a comparison of 
water supply to water demands during average, single-dry, and multiple-dry year periods.  The UWMP was 
prepared in accordance with the Urban Water Management Act (as amended, California Water Code, 
Sections 10610 through 10656), which requires every urban water supplier that provides water for municipal 
purposes to more than 3,000 connections or supplies more than 3,000 acre-feet of water, annually, to 
adopt and submit a plan every five years to the California Department of Water Resources.

In accordance with the Conservation Element of the City’s General Plan (Policy CE-A.11), development 
projects shall implement sustainable landscape design such as planting “deciduous shade trees, evergreen 
trees, and drought-tolerant native vegetation, as appropriate, to contribute to sustainable development
goals” and using “recycled water to meet the needs of development projects to the maximum extent 
feasible” to aid in water conservation (City of San Diego, 2008a).

5.15.1.2 Sewer/Wastewater 
The City of San Diego PUD provides wastewater collection, treatment, and disposal services to San Diego 
through its Metropolitan Sewerage System, serving a population of approximately 2.2 million residents in a 
450 square mile service area (City of San Diego, 2014a).  An average of 180 million gallons of wastewater is 
treated every day.  The City of San Diego also operates and maintains the approximately 3,000-mile 
Municipal Sewerage Collection System for the collection and conveyance of wastewater from residences 
and businesses in the City treatment facilities.  Wastewater is conveyed to the North City Reclamation 
Plant, the Point Loma Wastewater Treatment Plant, and the South Bay Water Reclamation Plant.  The Point 
Loma facility processes approximately 160 million gallons per day of wastewater and has a treatment 
capacity of 240 million gallons per day.  Treated effluent is discharged into the Pacific Ocean through two 
ocean outfalls, one at Point Loma and the other north of the International Border with Mexico.  The two 
reclamation plants produce reclaimed water for appropriate uses (including plant operation and irrigation) 
and support the City’s water service strategy of diversifying water supply sources to reduce future reliance 
on imported water (City of San Diego, 2008a).  Reclaimed water is sold and distributed by the City. Solids 
from the wastewater treatment plants are processed at the Metro Biosolids Center located at Marine Corps 
Air Station Miramar.

There are nine major pump stations in the Metropolitan Sewerage System and 75 smaller pump stations 
throughout the Municipal Sewerage System.  The largest pump stations are Pump Stations #1 and #2.  
Pump Station #1, located on East Harbor Drive, collects all of South San Diego’s wastewater and has an 
average daily flow of 75 million gallons.  It sends the wastewater flow north via the 8-mile South Metro 
Interceptor to Pump Station #2, which is located on North Harbor Drive.  The average daily flow into Pump 
Station #2 is approximately 180 million gallons.  This station pumps the wastewater to the Point Loma 
Wastewater Treatment Plant through two 87-inch force mains.
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The Navajo community is bounded by two major trunk sewers, which serve the communities in the El Cajon 
Valley and the City of La Mesa, as well as the Navajo community and adjacent communities.  One large 
trunk sewer is located in Mission Gorge and the other is located in Alvarado Canyon.  These two major trunk 
sewers are capable of serving a combined population of 300,000 people and related services (City of San 
Diego, 2008b).

5.15.1.3 Stormwater
Municipalities in San Diego County collect and discharge stormwater and urban runoff containing 
pollutants through their storm water conveyance systems.  The San Diego Regional Water Quality Control 
Board (RWQCB) issues the required National Pollutant Discharge Elimination System (NPDES) permit to local 
jurisdictions, including the City of San Diego, which requires the implementation of programs to reduce 
pollutants in stormwater and urban runoff.  The City of San Diego regulates stormwater discharge through 
the Storm Water Division of the Transportation and Storm Water Department.

The central and northerly portions of the proposed FPA area generally slope to the west toward the San 
Diego River, while the southerly portion of the proposed FPA area slopes towards Alvarado Creek, which 
runs through this portion of the proposed FPA area.  The existing network of streets and storm drain systems 
discharge runoff from the proposed FPA area to these watercourses at several outlet points.  Existing land 
uses in the analyzed watersheds include open space, single-family residential, multi-family residential, 
hospital/office, but mainly consist of office and industrial uses.  

The proposed FPA area is divided into two major hydrologic basins, one draining to Alvarado Creek, and
the other draining directly to the San Diego River.  Alvarado Creek runs from east to west through the 
southerly portion of proposed FPA area, joining with the San Diego River near the southwesterly corner of 
proposed FPA area.  Alvarado Creek extends approximately four miles east of the proposed FPA area, and 
its watershed includes portions of the Cities of San Diego and La Mesa, as well as Lake Murray.  The 
watershed is predominantly developed, with the exception of portions of Mission Trails Regional Park.  The 
onsite portions of the watershed drain to Alvarado Creek through a combination of storm drain systems 
and surface flow.  Alvarado Creek also accepts offsite flow through the proposed FPA area from areas to 
the north and south of the proposed FPA area.  As it flows through the proposed FPA area, portions of 
Alvarado Creek are conveyed in a lined channel, an underground culvert, and a semi-natural channel.  
The San Diego River forms the northwesterly and westerly boundaries of the proposed FPA area.  The 
northerly and westerly portions of the proposed FPA area drain to the San Diego River through surface flow 
and storm drain systems.  These storm drain systems also convey runoff from the adjacent residential area 
to the east through the proposed FPA area to the San Diego River. Runoff flows continue west for 
approximately nine miles in the San Diego River.  Flows pass through developed portions of Mission Valley in 
a semi-natural channel before reaching areas of hardened channel slopes and discharging into the Pacific 
Ocean at the Dog Beach outlet in Ocean Beach.   

5.15.1.3 Solid Waste
Solid waste disposal in the proposed FPA area is provided by the combined services of the City of San 
Diego’s Environmental Services Department (ESD) and private contractors.  The City provides refuse, 
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recycling, and yard waste collection and disposal services to some residents under the People’s Ordinance 
(Municipal Code Section 66.0127). In accordance with the People’s Ordinance, the City provides free solid 
waste collection services to primarily single-family homes, and some multi-family and commercial/business 
customers through General Fund monies.  Most multi-family residences are required to fund and contract 
directly with private haulers for trash and recycling collection. 

Solid waste generated in the City is primarily taken to three landfills.  The majority of waste (that is not 
diverted) is disposed of at the Miramar Landfill, which is expected to be in operation through 2022 at 
current waste disposal rates.  The Miramar Landfill is located at 5180 Convoy Street and is operated by the 
ESD's Refuse Disposal Division. The remaining waste goes to other landfills, including the Otay Landfill or 
Sycamore Landfill.  These two landfills are currently owned and operated by Allied Waste Industries, a 
private waste management company that purchased the County of San Diego's solid waste system in 
1997.  Depending on how much waste is accepted, the Otay Landfill is projected to accept refuse through 
2025, and the Sycamore Landfill through 2033 (City of San Diego, 2008a).

The Integrated Waste Management Act (IWMA) (AB 939) of 1989 was enacted by the California Legislature 
to address landfill capacity and solid waste disposal concerns.  The IWMA established a comprehensive 
statewide system of permitting, inspections, enforcement, and maintenance of solid waste facilities 
(CalRecycle, 1997).  In addition, the IWMA requires each city or county to divert 50 percent of all solid 
waste through source reduction, recycling, and composting activities.  In 2006, the City met this 
requirement with a 55 percent diversion rate.  Today, the City is currently at a 67 percent diversion rate 
(City of San Diego, 2014b).  To ensure continued compliance with the IWMA, the City adopted the 
Recycling Ordinance on November 13, 2007, and began phased implementation on January 1, 2008.  The 
Recycling Ordinance established requirements for “recycling of recyclable materials generated from 
residential facilities (both single-family and multi-family), commercial facilities (including City buildings), and 
special events. These requirements are intended to increase the diversion of recyclable materials from 
landfill disposal, conserve the capacity and extend the useful life of the Miramar Landfill, reduce 
greenhouse gas emissions, and avoid the potential financial and other consequences to the City of failing 
to meet AB 939 requirements” (City of San Diego, 2007). 

In 2011, the California Legislature enacted AB 341, which established a state policy goal to divert 75 
percent of the solid waste generated in the state from disposal through source reduction, recycling, and 
composting activities by 2020 (CalRecycle, 2013).  To ensure compliance with AB 341, the City amended 
the Recycling Ordinance in July 2012, lowering the exemption threshold from six cubic yards per week to 
four cubic yards per week.  Thus, privately serviced businesses, commercial/institutional facilities, 
apartments, and condominiums generating four or more cubic yards of trash per week are required to 
recycle.  The State’s mandatory recycling program is also applicable to multi-family properties with five or 
more units.

5.15.1.4 Electricity and Natural Gas
Electrical power and natural gas service for the proposed FPA area is provided by the San Diego Gas and 
Electric Company (SDG&E), and is the primary provider throughout the San Diego metropolitan area.  
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Energy that is provided throughout California, including the proposed FPA area, is generated by numerous 
power plants that are located within and outside the State.  Electricity and natural gas is supplied via the 
electric grid and transmission lines. The California Public Utilities Commission (CPUC) regulates SDG&E, as 
well as all other privately owned electric and natural gas companies.  In addition to setting gas and 
electricity rates, the CPUC is responsible for ensuring that California utilities customers are provided with 
safe and reliable utility service and infrastructure at reasonable rates, protecting utilities customers from 
fraud, and promoting environmental enhancement and a healthy California economy (CPUC, 2007).

SDG&E’s transmission system (69kV and above) is under the operational control of the California 
Independent System Operator (CAISO).  Interconnection of generation facilities to the SDG&E transmission 
system is subject to the CAISO Federal Energy Regulatory Commission (FERC) approved Generation 
Interconnection Procedures (GIP) tariff.  Projects proposing to interconnect to the SDG&E transmission 
system (transmission lines and substations) are studied in a cluster.  In order to evaluate the feasibility of an 
individual project as it pertains to transmission capacity, all projects in that cluster need to be considered to 
identify the available capacity (SDG&E, 2014).

There are two electric transmission lines and one gas transmission line within the limits of the Navajo 
Community.  At present, no additional electric transmission lines or electric substations are planned for the 
area.  If additional transmission capacity is required, the existing lines would be reconducted within the 
existing easements. Additional electric distribution facilities would be added to serve additional load in the 
area as the need occurs (City of San Diego, 2008b).

The CalEEMod outputs from the Greenhouse Gas Analysis prepared for the proposed FPA were used to 
estimate energy usage for the existing land uses in the proposed FPA area (Section 5.3 of this PEIR).  Using 
the CalEEMod outputs, the baseline condition of the proposed FPA area consisting of strip mall, general 
office building, and industrial park land uses results in an estimated annual electricity usage of 
approximately 19,007,770 kilowatt-hours (KWh) of electricity per year, and an estimated annual natural gas 
usage of approximately 24,092 million British thermal units (mmBTU) per year.

5.15.2 Significance Determination Thresholds
According to the City of San Diego’s CEQA Significance Determination Thresholds, a significant impact to 
public utilities would occur if the proposed FPA would result in:

A need for new systems, or require substantial alterations to existing utilities, the construction of 
which would create physical impacts (e.g. natural gas, water, sewer, communication systems, solid 
waste disposal);

The use of excessive amounts of fuel or energy (e.g. natural gas);

The use of excessive amounts of power;

The use of excessive amounts of water; and/or, 

Landscaping which is predominantly non-drought resistant.
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Addressed below are the key environmental issue areas that have been identified for the proposed FPA by 
the City as a result of the initial project review and consideration of comments received in response to the 
Notice of Preparation (NOP) (Appendix A).

5.15.3 Issue 1:  Utilities Systems

Issue 1: Would the proposed FPA result in the need for new systems or require substantial 
alterations to existing utilities, the construction of which would create physical 
impacts (e.g. natural gas, water, sewer, communication systems, solid waste 
disposal)? 

5.15.3.1 Impact Analysis 

A. Water
Water is provided to the City of San Diego by the Metropolitan Water District in Los Angeles via the San 
Diego County Water Authority (Water Authority). Due to increased demand in the western states and
increased environmental protections involving water sources, the City’s supply of water is dependent on 
allocations of outside decision makers. Therefore, to meet the needs of the existing and future population, 
measures have been taken to protect and use the water allocation as efficiently as possible. In addition, 
state planning law requires water supply planning to be integrated into large-scale planning efforts, 
including community plans.

The proposed FPA would result in approximately 8,275 residential dwelling units. Under SB 610 (codified in
the Water Code beginning at Section 10910), a water supply assessment (WSA) must be furnished to cities 
and counties for inclusion in any environmental documentation of projects (defined in the Water Code) 
that propose to construct 500 or more residential units, or that will use an amount of water equivalent to 
what would be used by 500 residential units, and are subject to the California Environmental Quality Act 
(CEQA). The City of San Diego Public Utilities Department prepared a WSA for the proposed FPA (see 
Appendix K).  

Using the City’s and Water Authority’s 2010 Urban Water Management Plan (UWMP), the WSA concluded 
that there is sufficient water planned to supply the proposed FPA’s estimated annual average usage. The 
projected water demands of the Project are 1,881,591 gallons per day (gpd) or 2,107 acre feet per year 
(AFY). In the City’s 2010 UWMP, the planned water demands of this project site are 1,968,612 gpd or 2,205 
AFY. The WSA concluded that there is sufficient water supply planned to serve the proposed FPA’s future 
water demands within the Department service area in normal, single-dry year, and multiple-dry water year 
forecasts.

Future development within the proposed FPA area likely would increase demand for water services, which 
may result in the need to increase the size and capacity of existing pipelines and water mains.  Water 
requirements for incoming development projects are administered by the City PUD.  Additionally, water 
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demand is handled on a project-specific basis, where developers are required to submit a water study 
based upon Water Design Guidelines.

The FPA area is an urban, built environment; water infrastructure already exists in the area. Future 
development under the proposed FPA would have the potential to require the alteration of water facilities; 
however, the foreseeable alterations would not be substantial in nature. The adoption of the FPA would not 
require new facilities to be constructed. Existing facilities would be able to meet the demand from the 
development of the proposed FPA. The proposed FPA would not create the need for new water facilities or 
the need to substantially alter the existing water infrastructure, and thus, impacts would be less than 
significant.Due to the programmatic nature of the proposed FPA, the size, location, and type of specific 
development are not known at this time. Any future development allowed under the proposed FPA would 
need to be evaluated on a project-specific basis for potential impacts to water facilities, and mitigation 
measures would be implemented accordingly.  If future development in the proposed FPA area results in 
the need for new or substantial alterations to existing water systems, separate environmental review would 
be required at the time of facility design.  All proposed public water facilities would be required to comply 
with the construction and design criteria outlined in the City’s Water Design Guidelines, as well as any other 
applicable City regulations.  Therefore, it is anticipated that impacts to water systems would be less than 
significant.

B. Sewer/Wastewater
Future development within the proposed FPA area likely would increase demand for sewer services, which 
may result in the need to increase the size and capacity of existing pipelines and sewer mains. Sewer 
requirements for incoming development projects are administered by the City Metropolitan Wastewater 
Department.  Additionally, sewer demand is handled on a project-specific basis, where developers are 
required to submit a sewer study using the measurement of equivalent dwelling units (EDUs).  Sewer trunk 
lines are continually monitored in the field by the City to determine the remaining levels of capacity.  The 
Engineering Division plans its capital improvement projects several years prior to pipelines actually reaching 
capacity.  According to the City’s CEQA Significance Determination Thresholds, the Engineering Division 
has indicated that the City’s existing sewer system will overall be able to accommodate future growth.

The FPA area is an urban, built environment; sewer/wastewater infrastructure already exists in the area. 
Future development under the proposed FPA would have the potential to require the alteration of 
sewer/wastewater facilities; however, the foreseeable alterations would not be substantial in nature. The 
adoption of the FPA would not require new facilities to be constructed. Existing facilities would be able to 
meet the demand from the development of the proposed FPA. The proposed FPA would not create the 
need for new sewer/wastewater facilities or the need to substantially alter the existing sewer/wastewater 
infrastructure, and thus, impacts would be less than significant. Due to the programmatic nature of the 
proposed FPA, the size, location, and type of specific development are not known at this time. Any future 
development allowed under the proposed FPA would need to be evaluated on a project-specific basis for 
potential impacts to wastewater facilities, and mitigation measures would be implemented accordingly.  In 
addition, future developments would have to comply with the requirements described above, including 
the submittal of a sewer study.  If future development in the proposed FPA area results in the need for new 
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or substantial alterations to existing sewer systems, separate environmental review would be required at the 
time of facility design.  All proposed public sewer facilities would be required to comply with the 
construction and design criteria outlined in the City’s Sewer Design Guidelines, as well as any other 
applicable City regulations. Therefore, it is anticipated that impacts to sewer systems would be less than 
significant.

C. Stormwater
As described in Section 5.7, Hydrology, of this PEIR, the proposed FPA area is currently developed and 
includes a variety of land uses, including open space, single-family residential, multi-family residential, 
commercial, hospital, office, and industrial.  Total site discharge from future development projects within 
the proposed FPA would be reduced due to the expected decrease in impervious surfaces from that of 
the existing condition.  Additionally, in compliance with current stormwater regulations, existing and 
proposed flows would be routed to on-site detention basins or bioretention facilities, which increase the 
time of concentration providing smaller intensities of flow.   The City of San Diego would review grading 
plans and hydrology studies for each individual future project, and would maintain the authority to ensure 
that drainage patterns are not altered by future development projects within the proposed FPA.  With the 
implementation of Mitigation Measure HYD-1, all future project-specific developments within the proposed 
FPA would be required to be reviewed by City staff, and potentially be required  to prepare a project-
specific hydrology study and WQTR for approval by the City of San Diego prior to project approval.  In 
addition, all future development projects would be required to implement recommended BMPs and 
comply with the California BMP Handbook.  Therefore, with implementation of Mitigation Measure HYD-1 
and adherence to the SDMC and California BMP Handbook,  all potential impacts to stormwater runoff 
associated with implementation of the proposed FPA would be reduced to a level less than significant.  

D. Solid Waste
As previously discussed, the City of San Diego has adopted a number of ordinances and regulations to 
comply with the 50 percent diversion rate of solid waste from landfill disposal pursuant to AB 939.  To ensure 
compliance with AB 341, which requires diversion of 75 percent of solid waste from landfill disposal, the City 
amended the Recycling Ordinance in July 2012, lowering the exemption threshold from six cubic yards per 
week to four cubic yards per week. Any future development projects that would result from 
implementation of the proposed FPA would have to comply with the City’s Refuse and Recyclable 
Materials Storage Regulations, the Recycling Ordinance, and the Construction and Demolition (C&D) 
Debris Deposit Ordinance, among others.  However, projections indicate diversion rates achieved through 
compliance with these regulations and ordinances alone would not be sufficient to achieve the 50 percent 
diversion rate (City of San Diego, 2011).  To address this, the City’s CEQA Significance Determination 
Thresholds requires that discretionary projects which have the potential to generate 60 tons of solid waste 
or more, are considered to have cumulative impacts on solid waste facilities and the project applicant 
would be required to prepare a Waste Management Plan (WMP).  Projects that would typically exceed this 
threshold include the construction, demolition, and/or renovation of 40,000 square feet (sf) or more of 
building space.
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It is anticipated that the solid waste disposal needs of future residents and businesses would increase as a 
result of implementation of the proposed FPA.  Due to the programmatic nature of the proposed FPA, the 
size, location, and type of specific developments are not known at this time.  Any future developments 
allowed under the proposed FPA would need to be evaluated on a project-specific basis for potential 
impacts to solid waste facilities.  

5.15.3.2 Significance of Impact

A. Water
The WSA concluded that there is sufficient water supply planned to serve the proposed FPA’s future water
demands within the PUD’s service area in normal, single-dry year, and multiple-dry water year forecasts.

The FPA area is an urban, built environment; water infrastructure already exists in the area. Future 
development under the proposed FPA would have the potential to require the alteration of water facilities; 
however, the foreseeable alterations would not be substantial in nature. The adoption of the FPA would not 
require new facilities to be constructed. Existing facilities would be able to meet the demand from the 
development of the proposed FPA. The proposed FPA would not create the need for new water facilities or 
the need to substantially alter the existing water infrastructure, and thus, impacts would be less than 
significant. Future development within the proposed FPA area likely would increase demand for water 
services.  Any future developments allowed under the proposed FPA would need to be evaluated on a  
project-specific basis for potential impacts to water facilities, and mitigation measures would be 
implemented accordingly.  In addition, future development in the proposed FPA area would have to 
comply with these City regulations, standards, and guidelines.  With future project-specific development in 
accordance with regulations, standards, and guidelines, it is anticipated that impacts to water systems 
would be less than significant.

B. Sewer/Wastewater
The FPA area is an urban, built environment; sewer/waste infrastructure already exists in the area. Future 
development under the proposed FPA would have the potential to require the alteration of sewer/waste
facilities; however, the foreseeable alterations would not be substantial in nature. The adoption of the FPA 
would not require new facilities to be constructed. Existing facilities would be able to meet the demand 
from the development of the proposed FPA. The proposed FPA would not create the need for new 
sewer/waste facilities or the need to substantially alter the existing sewer/waste infrastructure, and thus, 
impacts would be less than significant.Future development within the proposed FPA area likely would 
increase demand for wastewater services. Any future developments allowed under the proposed FPA 
would need to be evaluated on a project-specific basis for potential impacts to wastewater facilities, and 
mitigation measures would be implemented accordingly.  In addition, future developments in the 
proposed FPA area would have to comply with all applicable City regulations, standards, and guidelines.  
With future project-specific development in accordance with these regulations, standards, and guidelines, 
it is anticipated that impacts resulting from additional wastewater would be less than significant.
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C. Stormwater
The City of San Diego would review grading plans and hydrology studies for each individual future project, 
and would maintain the authority to ensure that drainage patterns are not altered by future development 
projects within the proposed FPA.  With the implementation of Mitigation Measure HYD-1, all future project-
specific developments within the proposed FPA would be required to be reviewed by City staff, and 
potentially be required  to prepare a project-specific hydrology study and WQTR for approval by the City 
of San Diego prior to project construction.  In addition, all future development projects would be required 
to implement recommended BMPs and comply with the California BMP Handbook.  Therefore, with 
implementation of Mitigation Measure HYD-1 and adherence to the SDMC and California BMP Handbook,  
all potential impacts from stormwater runoff, associated with implementation of the proposed FPA, would 
be reduced to a level less than significant.  Therefore, it is anticipated that impacts resulting from 
stormwater would be less than significant.

D. Solid Waste
It is anticipated that implementation of the proposed FPA would increase the solid waste disposal needs of 
future residents and businesses.  However, due to the programmatic nature of the proposed FPA, the size, 
location, and type of specific developments are not known at this time.  Any future development projects 
that would result from implementation of the proposed FPA would have to comply with the City’s Refuse 
and Recyclable Materials Storage Regulations, the Recycling Ordinance, and the Construction and 
Demolition (C&D) Debris Deposit Ordinance, among others.   In addition, any future development in the 
proposed FPA area would need to be evaluated on a project-specific basis for potential impacts to solid 
waste facilities.  With implementation of the Mitigation Framework as detailed in Mitigation Measure PU-1, 
impacts would be reduced to a level less than significant.

5.15.3.3 Mitigation Framework
Implementation of the proposed FPA has the potential to have a cumulatively significant solid waste 
impact. Implementation of the Mitigation Framework as detailed in Mitigation Measure PU-1 would reduce 
that impact to a level less than significant.

PU-1  Pursuant to the City’s Significance Determination Thresholds, future subsequent development 
projects (including construction, demolition, and /or renovation) that would generate 60 tons or 
more of solid waste shall be required to prepare a Waste Management Plan (WMP). The WMP shall 
be prepared by the applicant, conceptually approved by the Environmental Services Department
and discussed in the environmental document. The WMP shall be implemented by the applicant 
and address the demolition, construction, and occupancy phases of the project as applicable to 
include the following:

a. A timeline for each of the three main phases of the project (demolition, construction, and 
occupancy).

b. Tons of waste anticipated to be generated (demolition, construction, and occupancy).
c. Type of waste to be generated (demolition, construction, and occupancy).
d. Describe how the project will reduce the generation of C&D debris.
e. Describe how the C&D materials will be reused on-site.
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f. Include the name and location of recycling, reuse, and landfill facilities where recyclables 
and waste will be taken if not reused on-site.

g. Describe how the C&D waste will be source separated if a mixed C&D facility is not used 
for recycling.

h. Describe how the waste reduction and recycling goals will be communicated to
subcontractors.

i. Describe how a "buy recycled" program for green construction products, including mulch 
and compost, will be incorporated into the project.

j. Describe how the Refuse and Recyclable Materials Storage Regulations (LDC Chapter 14, 
Article 2 Division 8) will be incorporated into design of building's waste storage area.

k. Describe how compliance with the Recycling Ordinance (Municipal Code Chapter 6,
Article 6, Division 7) will be incorporated in the operational phase.

l. Describe any International Standards of Operation 1, or other certification, if any.

5.15.3.4 Significance after Mitigation
With implementation of the Mitigation Framework as detailed in Mitigation Measure PU-1, impacts would be 
reduced to a level less than significant.

5.15.4 Issue 2:  Energy and Water Usage
Issue 2: Would the proposed FPA result in the use of excessive amounts of fuel or energy 

(e.g. natural gas), power or water?

5.15.4.1 Impact Analysis

A. Water
The Water Supply Assessment (WSA, Appendix G2) is a determination by the PUD as to whether sufficient 
water supplies will be available to meet the demand of the project. The WSA includes a discussion of the 
PUD’s potable water system facilities, recycled water facilities, and its existing and projected water supplies.  
The WSA concluded there is sufficient water supply to serve the proposed FPA’s future demand.

On December 10, 2013, the San Diego City Council approved the 2012 Long-Range Water Resources Plan
(2012 LRWRP). The 2012 LRWRP is a long-range strategy document that evaluates water supply and 
demand-side objectives against multiple planning objectives. The 2012 LRWRP evaluated over 20 water 
supply options such as water conservation, recycled water, groundwater storage, brackish groundwater 
desalination, rainwater harvesting, graywater and potable reuse. The plan addresses the risk and 
uncertainty of future water supply conditions through the year 2035. It is intended to set the direction of 
where the City places its efforts in developing local water supplies. Conservation and water recycling 
programs have been implemented and are under investigation for ways to be expanded or increased. The 
City is also investigating the development of groundwater and potable reuse.

Additionally, the Conservation Element of the City’s General Plan (Policy CE-A.11) sets goals and policies 
that development projects should implement sustainable landscape design such as planting “deciduous 
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shade trees, evergreen trees, and drought-tolerant native vegetation, as appropriate, to contribute to 
sustainable development goals” and use “recycled water to meet the needs of development projects to 
the maximum extent feasible” to aid in water conservation.  Municipal Code Chapter 14 Article 2 Division 4 
requires projects to be comply with Landscape Regulations. Since future projects within the proposed FPA 
would have an adequate water supply, and will be consistent goals and policies identified in comply with
the City’s General Plan, and will comply with the Municipal Code, it is not anticipated that the proposed 
FPA would result in the use of excessive amounts of water.

Future development within the proposed FPA area likely would increase demand for water services, which 
may result in the need to increase the size and capacity of existing pipelines and water mains.  Water 
requirements for incoming development projects are administered by the City PUD.  Additionally, water 
demand is handled on a project-specific basis, where developers are required to submit a water study 
based upon Water Design Guidelines.

Due to the programmatic nature of the proposed FPA, the size, location, and type of specific 
developments are not known at this time. Any future development allowed under the proposed FPA would 
need to be evaluated on a project-specific basis for potential impacts to water facilities, and mitigation 
measures would be implemented accordingly.  If future development in the proposed FPA area results in 
the need for new or substantial alterations to existing water systems, separate environmental review would 
be required at the time of facility design.  All proposed public water facilities would be required to comply 
with the construction and design criteria outlined in the City’s Water Design Guidelines, as well as any other 
applicable City regulations.  Therefore, it is anticipated that impacts to water systems would be less than 
significant.

B. Fuel, Energy and Power
SDG&E provides electricity and natural gas services to residents and businesses within the proposed FPA 
area.  According to the City of San Diego’s CEQA Significance Determination Thresholds, power and gas 
requirements for upcoming development projects are addressed on a project-specific basis, and SDG&E 
consults with developers to incorporate energy saving devices into project design, where feasible.  

Forecasting future electric power and natural gas consumption demand is performed on a continual basis 
by SDG&E.  In situations where projects with large power loads are planned, these new large power loads 
are considered cumulatively with other existing or anticipated future loads in the project vicinity.  Electrical 
substations are upgraded or new substations are built if capacities of existing substations are exceeded.  
Direct impacts to electrical and natural gas facilities are addressed and mitigated by SDG&E at the time 
incoming development projects occur.  The proposed FPA is programmatic in nature, and thus does not 
include details regarding any specific development projects at this time.  Therefore, impacts to energy 
resources can only be addressed with respect to the potential population increase in the proposed FPA 
area at buildout.  CalEEMod was used to estimate energy usage for the proposed land uses, and the 
estimated output for electricity and natural gas is provided in Table 5.15-1 below.
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Table 5.15-1: Estimated Annual Energy Consumption
Land Use Natural Gas (mmBTU) Electricity (kWh)

General Office Building 8,098.65 27,551,800
Office Park 5,594.25 1,047,190
Apartments High Rise 43,706.30 5,772,650
Apartments Mid Rise 1,661.19 2,923,360
Total Proposed 59,060.39 37,295,000
Total Existing 24,092 19,00,770
Notes: CalEEMod Model assumes compliance with Title 24 energy conservation requirements. Source: Rincon Consultants, Inc., 2014; BRG 
Consulting, Inc., 2014.

As shown in Table 5.15-1, the estimated energy consumption for the proposed land uses in terms of both 
natural gas and electricity usage greatly exceeds the energy that is currently consumed by the existing 
land uses.  It is estimated that the buildout of the proposed FPA would result in approximately twice the 
consumption of electricity and approximately two and a half times the consumption of natural gas than 
the existing conditions.  Depending on the size, type, and location of future individual development 
projects in the proposed FPA area, impacts resulting from increased natural gas and electricity usage 
would need to be addressed on a project-specific basis.  Future discretionary projects in the proposed FPA 
area would be subject to environmental review pursuant to CEQA, and potential impacts associated with 
uses of power and energy would be addressed at that time.  In addition, future developments would be 
required to comply with the mandatory energy standards of the California energy code (Title 24 Building 
Energy Standards of the California Public Resources Code), which include energy saving efficiencies that 
must be incorporated into all new developments.  Title 24 contains requirements for structural, mechanical, 
electrical, and plumbing systems, and requires measures for energy conservation, green design, 
construction and maintenance (CBSC, 2010).  Although implementation of the proposed FPA has the 
potential to drastically increase electricity and natural gas usage, it is anticipated that compliance with 
mandatory state, regional and local regulations requiring the utilization of energy conservation measures 
on a project-specific basis would reduce impacts associated with excessive energy and power 
consumption to a less than significant level.

With regard to fuel, the proposed FPA includes the Grantville Community Plan Implementation Overlay 
Zone (CPIOZ) Type A designation within the proposed FPA area.  The CPIOZ provides supplemental 
development regulations and guidelines to implement Transit-Oriented Development (TOD) within the 
Navajo Community Plan area, which would reduce reliance on the use of automobiles as the primary 
means of transportation.  Implementation of TOD would reduce total vehicle miles traveled (VMT) and 
associated fuel consumption.  The proposed FPA area, which is within an existing urbanized area adjacent 
to existing public transit, provides opportunities for increased transit ridership by future residents and visitors, 
which corresponds to reduced VMT.  Therefore, no impacts associated with the use of excessive amounts 
of fuel are identified.
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5.15.4.2 Significance of Impact

A. Water
Future development within the proposed FPA area likely would increase demand for water services.  Any 
future development allowed under the proposed FPA would need to be evaluated on a  project-specific 
basis for potential impacts associated with excessive water usage, and mitigation measures would be 
implemented accordingly.  In addition, future development in the proposed FPA area would have to 
comply with all applicable City regulations, standards, and guidelines.  With future project-specific 
development in accordance with regulations, standards, and guidelines, it is anticipated that impacts 
associated with excessive water usage would be less than significant.

B. Fuel, Energy, and Power
The proposed FPA has the potential to result in approximately twice the electricity consumption and 
approximately two and a half times the natural gas consumption at buildout when compared to the 
existing conditions.  However, any future discretionary projects in the proposed FPA area would be subject 
to environmental review pursuant to CEQA, and potential impacts associated with uses of power and 
energy would be addressed on future project-specific basis.  In addition, future development would be 
required to comply with mandatory state, regional and local regulations requiring the utilization of energy 
conservation measures on a project-specific basis.  As such, it is anticipated that compliance with these 
regulations would reduce impacts associated with excessive use of power and energy to a less than 
significant level.

Implementation of the proposed FPA would include the adoption of CPIOZ Type A designation, which 
includes development guidelines and regulations to implement TOD.  TOD would reduce reliance on the 
use of automobiles as the primary means of transportation, which would reduce total VMTs and associated 
fuel consumption.  Therefore, it is anticipated that there would be no impacts associated with the use of 
excessive amounts of fuel.

5.15.4.3 Mitigation Framework
Although implementation of the proposed FPA has the potential to significantly increase electricity and 
natural gas usage, it is anticipated that compliance with mandatory state, regional and local regulations 
requiring the utilization of energy conservation measures on a project-specific basis would reduce impacts 
associated with excessive energy and power consumption to a less than significant level.  In addition, the 
TOD component of the proposed FPA would reduce total VMTs and associated fuel consumption.  
Therefore, no mitigation measures are required at this time.

5.15.4.4 Significance after Mitigation
No mitigation is required; therefore, there would be no impacts after mitigation.
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5.15.5 Issue 3: Landscape Elements 

Issue 3: Would the proposed FPA utilize landscape elements which are predominantly 
non-drought resistant vegetation?

5.15.5.1 Impact Analysis
The proposed FPA is a land use amendment, and does not include any physical project-specific 
development.  In addition, approval of the proposed FPA would not permit the construction of any 
individual project.  Due to the programmatic nature of the proposed FPA, the size, location, and type of 
specific developments are not known at this time.  The landscape elements of any future development 
allowed under the proposed FPA would need to be evaluated on a project-specific basis.  However, future 
development would be required to conform to the applicable policies of the General Plan and the City’s 
Landscape Standards requiring the use of drought-resistant vegetation as a landscape element.  Therefore, 
it is anticipated that there would be no impacts associated with the use of non-drought resistant 
vegetation as a landscape element.

5.15.5.2 Significance of Impact
The proposed FPA is programmatic in nature, and thus does not include plans for any project-specific 
developments which may utilize non-drought resistant vegetation as a landscape element.  However, any 
future developments in the proposed FPA area would be required to conform to the applicable policies of 
the General Plan and the City’s Landscape Standards requiring the use of drought-resistant vegetation as 
a landscape element.  Therefore, it is anticipated that there would be no impacts associated with the use 
of non-drought resistant vegetation as a landscape element.

5.15.5.3 Mitigation Framework
It is anticipated that there would be no impacts associated with the use of non-drought resistant 
vegetation as a landscape element; therefore no mitigation measures are required.

5.15.5.4 Significance after Mitigation
No mitigation is required; therefore, there would be no impacts after mitigation.

5.15.6 Conclusions
The proposed FPA would not result in any significant impacts water supply, wastewater, storm drainage, 
electricity and natural gas, and landscaping elements.  The proposed FPA has the potential to have a 
cumulative solid waste impact. Implementation of the Mitigation Framework as detailed in Mitigation 
Measure PU-1 would reduce that impact to a level less than significant. The proposed FPA would not result 
in the need for new systems or require substantial alterations to existing utilities or infrastructure.  Any future 
developments in the proposed FPA area would be required to comply with all applicable state, regional, 
and local regulations and policies.  Therefore, there would be a less than significant impact to public 
utilities.
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6.0 SIGNIFICANT IRREVERSIBLE

ENVIRONMENTAL CHANGES

As required by Section 1516.2(c) of the CEQA Guidelines, the significant irreversible environmental changes 
of a project must be identified.  Irreversible commitments of resources are evaluated to assure that their use 
is justified.  Irreversible environmental changes typically fall into three categories: primary impacts, such as 
the use of nonrenewable resources; secondary impacts, such as highway improvements which provide 
access to previously inaccessible areas; and environmental accidents associated with a project.

Nonrenewable resources generally include biological habitat, agricultural land, mineral deposits, water 
bodies, and some energy sources. As evaluated in Section 5.6 – Biological Resources and Chapter 9.0 – 
Effects Not Found to be Significant, of this PEIR, adoption and subsequent implementation of the proposed 
FPA would not result in significant irreversible impacts to agricultural, biological, or mineral resources.  Future 
development that could occur as a result of the implementation of the proposed FPA would entail the 
commitment of energy and natural resources.  The primary energy source for operational lighting, heating, 
and cooling would be fossil fuels, representing an irreversible commitment of this non-renewable resource.  
Construction of future projects would also require the use of natural resources and construction materials, 
including cement, concrete, lumber, water, steel, other metals, etc., and labor.  Although the City of San 
Diego Construction & Demolition (C&D) Debris Diversion Deposit Ordinance requires the diversion of at 
least 50% of construction materials to be recycled, the remainder of these resources would be irreversibly 
committed.

The application of the five new Community Commercial zones, along with the adoption of the new CPIOZ 
Type A designation, would promote mixed-use, transit-oriented development with pedestrian and bicycle 
orientation.  These new zones may serve to reduce the irreversible commitment of fossil fuels associated 
with the transportation needs of future residents and visitors to the proposed FPA area.
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7.0 GROWTH INDUCEMENT
This section of the PEIR considers the ways implementation of the proposed FPA could directly or indirectly 
encourage economic or population growth in the surrounding environment. Induced growth is any growth 
which exceeds planned growth and results from new development (i.e., extension of infrastructure) which 
would not have taken place in the absence of the proposed project. 

CEQA Guidelines Section 15126.2(d) requires that an EIR:

Discuss ways in which the proposed project could foster economic or population growth, or the 
construction of additional housing, either directly or indirectly, in the surrounding environment. 
Included in this are projects which would remove obstacles to population growth (a major 
expansion of a waste water treatment plant might, for example, allow for more construction in 
service areas). Increases in the population may tax existing community services facilities, requiring 
construction of new facilities that could cause significant environmental effects. It must not be 
assumed that growth in any area is necessarily beneficial, detrimental, or of little significance to the 
environment.

According to the City’s CEQA Significance Determination Thresholds, growth inducement is “usually 
associated with those projects that foster economic or population growth, or the construction of additional 
housing, either directly or indirectly which may result in the construction of major and new infrastructure 
facilities. Also, a change in land use policy or projects that provide economic stimulus, such as industrial or 
commercial uses, may induce growth. Accelerated growth may further strain existing community facilities 
or encourage activities that could significantly affect the surrounding environment.” In addition, the 
thresholds state, “the analysis must avoid speculation and focus on probable growth patterns or projects.”

The proposed rezoning from Industrial and low-density Community Commercial zones to higher-density 
Multiple-Unit Residential and Community Commercial zones would increase the allowable population 
densities up to 8,275 additional dwelling units and 388,300 square feet of additional commercial 
development which may eventually be developed within the proposed FPA area.  Three of the proposed 
new Community Commercial zones (CC-3-6, CC-3-8, and CC-3-9) are considered to be high-density and 
would allow residential density ranges of up to 109 dwelling units per acre around the Grantville Transit 
Station. This would concentrate future population growth in an area where residential uses do not currently 
exist because they are prohibited by the existing Industrial-Light zoning. 

As further detailed in Appendix C of this PEIR, San Diego’s current population is 1,326,238.  The proposed 
FPA could facilitate up to 8,275 dwelling units, generating an estimated 15,888 new residents over the 30-
year life of the plan (based on an average household size of 1.92 persons).  This would increase the City’s 
estimated current population by 1.2% to 1,342,126 (see Table 5.3-5 of the Section 5.3 of this PEIR).  By 
comparison, the population forecasts in the City’s General Plan, upon which the RAQS is based, estimate 
the City’s 2020 population at 1,514,336 (an increase of 188,098 people from the current population) and 
the 2030 population at 1,656,257 (an increase of 330,019 from the current population).  According to these 
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forecasts, the increased population in the FPA would comprise 8.4% of the City’s total estimated 2020 
population increase and 4.8% of the City’s total estimated 2030 population increase.   See Table 5.3-6 of 
Section 5.3 of this PEIR for this comparison. 

As a consequence of this induced growth in the FPA area, infrastructure in the proposed FPA area would 
likely require upgrades and expansion in order to accommodate the anticipated increase in demand on 
public services, facilities, and utilities. As discussed in Sections 5.14 and 5.15 of this PEIR, the update to the 
Navajo Public Facilities Financing Plan (PFFP), included as a component of this proposed FPA, would assure 
that public facility demands are adjusted to account for changes in future land use that will result from the 
proposed increase in residential density in the Grantville neighborhood. This includes facilities for 
governmental services such as police protection, fire/life safety protection, libraries, parks or other 
recreational facilities, and maintenance of roads and schools. As discussed in Section 5.15 of this PEIR, 
implementation of the proposed FPA is anticipated to indirectly result in increased demand for public 
utilities, including water, sewer, natural gas, communication systems, and solid waste disposal in the FPA 
area. This includes the construction of new water and sewer lines where none previously exist, which would 
be expected to occur if a multiple-unit residential building were to be constructed on property currently 
used as low-density industrial. Although the project may indirectly result in the extension of existing 
infrastructure, due to the concentration of redevelopment within an existing developed area, no new 
areas would open up for development as a result of the extension and no new systems would be required 
as a result of the proposed FPA.  Therefore, although the proposed FPA does not propose any specific 
development, implementation of the FPA is expected to induce population growth as an indirect result of 
the potential future development that may occur within the proposed FPA area. However, the population 
growth would be concentrated and transit-oriented, which is more sustainable than the existing planned 
industrial uses.  Implementation of the proposed FPA would make the Grantville area a vibrant pedestrian 
neighborhood, which would support a healthy local commercial economy with enhanced connectivity. 

The City of San Diego population will grow over time regardless of whether the proposed FPA is adopted.  
The proposed FPA will provide for more sustainable development opportunities in the Grantville 
neighborhood areas to support the population growth.  The proposed FPA promotes infill development and 
encourages the use of public transit. The proposed FPA is also intended to provide guidance for orderly 
growth and redevelopment in accordance with smart growth principals.  Through the placement of higher 
density residential development in areas in and around transit and commercial corridors, the proposed FPA 
would result in the creation of a mixed-use urban environment that supports transit and pedestrian activity.  
The proposed FPA is growth accommodating, rather than growth inducing, because it provides 
comprehensive planning for the management of population growth and necessary economic expansion 
to support the development efforts.  Therefore, the growth-inducing impact of the project is considered to 
be less than significant.  
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8.0 CUMULATIVE IMPACTS
CEQA Guidelines Section 15355 defines cumulative impacts as “two or more individual effects which, when 
considered together, are considerable or which compound or increase other environmental impacts.”  The 
CEQA Guidelines further state that the individual effects may be changes resulting from a single project or 
a number of separate projects; or the incremental impact of the project when added to other closely 
related past, present, and reasonably foreseeable probable future projects.  Section 15130(b)(1) of the 
CEQA Guidelines allows for the use of two alternative methods to determine the scope of projects for the 
cumulative impact analysis:

List Method – A list of past, present, and probable future projects producing related or cumulative 
impacts, including those projects outside the control of the agency (if necessary).

Projection Method – A summary of projections contained in an adopted local, regional or statewide 
plan, or related planning document, that describes or evaluates conditions contributing to the 
cumulative effect. This analysis relies on regional planning documents, in accordance with Section 
15130(b)(1)(B), to serve as a basis for the analysis of the cumulative impacts of the FPA.

Pursuant to Section 15130(d), cumulative impact discussions may rely on previously approved land use 
documents such as general plans, specific plans, and local coastal plans and may be incorporated by 
reference. Also, no further cumulative impact analysis is required when a project is consistent with such 
plans, where the lead agency determines that the regional or area-wide cumulative impacts of the 
proposed project have already been adequately addressed in a certified EIR for that plan.

In addition, Section 15130(e) states that an EIR “should not further analyze a cumulative impact if it was 
adequately addressed in a prior EIR for a community plan, zoning action, or general plan, and the project 
is consistent with that plan.”

This cumulative impacts discussion is based on the adopted Final Program EIR for the City General Plan that 
evaluated region-wide conditions pertaining to cumulative impacts.  In accordance with State CEQA 
Guidelines Section 15130(b)(1)(B), the General Plan Final Program EIR’s analysis of the cumulative effects 
relied on the regional growth projections provided by SANDAG’s 2030 Regional Growth Forecast Update 
(Regional Growth Forecast).

The Regional Growth Forecast provides estimates and forecasts of employment, population, and housing 
for the period between 2004 and 2030.  The Regional Growth Forecast and Final Program EIR for the 
General Plan are available for review at the City Planning and Community Investment Department.

According to the 2030 forecast, the year projected for build-out of the proposed FPA, the population of the 
City is projected to increase by 361,110 persons or approximately 28 percent between 2004 and 2030 to 
approximately 1,656,257 persons.  The population of San Diego County (i.e., the unincorporated areas of 
the County and all of the incorporated cities) is projected to increase by 971,739 persons or approximately 
32 percent between 2004 and 2030 to 3,984,753 persons. The number of housing units is projected to 
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increase by approximately 24 percent within the City and 26 percent within the County during from 2004-
2030.

This analysis of cumulative impacts primarily relies on the cumulative impact determinations in the General 
Plan PEIR, and focuses on issues identified as potentially significant based on the analysis contained in 
Section 5.0, Environmental Impact Analysis, of this PEIR.  The issues analyzed in this PEIR include land use, 
transportation/circulation, air quality and odor, greenhouse gas emissions, noise, biological resources, 
hydrology, water quality, historical resources, visual effects and neighborhood character, geologic 
conditions, paleontological resources, health and safety, public services and facilities, and public utilities.  

In addition, the General Plan PEIR identified significant cumulative impacts to air quality, biological 
resources, geologic conditions, health and safety, historic resources, hydrology, land use, mineral resources, 
noise, paleontological resources, population and housing, public services and facilities, public utilities, 
traffic, visual effects and neighborhood character, and water quality. Consistent with Section 15130(e), 
where significance of cumulative impacts was previously identified for the General Plan PEIR, and the 
proposed FPA is consistent, those impacts do not need to be analyzed further. However, where the 
proposed FPA would add incremental effects to the issues identified above, the effects associated with the 
proposed FPA are also considered cumulatively significant.

8.1 Cumulative Analysis Setting
This cumulative impact analysis utilizes the projection method and relies on previously approved regional 
planning documents. Cumulative impacts for the proposed FPA were weighed against the Significance 
Determination Thresholds presented in Section 5.1 through 5.15 of this PEIR and the significant cumulative 
impacts identified in the City of San Diego General Plan PEIR. 

City of San Diego General Plan
The comprehensive update to the City of San Diego’s General Plan provided a policy guidance to 
balance the needs of a growing city while enhancing quality of life for current and future San Diegans.  The 
General Plan provides a strategy, the City of Villages, for how the City can enhance its many communities 
and neighborhoods as growth occurs over time.  It presents ten elements that overall provide a 
comprehensive “blueprint” for the City of San Diego’s growth over the next twenty plus years.

The City of Villages strategy aims to focus growth into mixed-used activity centers that are pedestrian-
friendly, centers of community, and linked to the regional transit system.  The strategy focuses on the long-
term economic, environmental, and social health of the City and its many communities.  Implementation 
of the City of Villages strategy is an important component of the City’s strategy to reduce local 
contributions to greenhouse gas emissions through more transit-oriented communities.

A broad examination of cumulative impacts involves considering the proposed FPA and the associated 
land use plan, together with growth of the City.  Development pursuant to the General Plan would occur in 
accordance with the land use designations and development intensities identified in the Land Use and 
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Community Planning Element of the General Plan.  The land uses and the associated potential 
development designated in the General Plan correlates to regional growth estimates made by SANDAG.

The population growth projected to occur by 2030, as discussed above, would necessitate augmentation 
of the City’s current housing stock, infrastructure, and public services.  Cumulative impacts would occur as 
a result of multiple projects developed by 2030. The strategy of the General Plan is to anticipate the 
cumulative effects of growth and plan for it in a manner that is balanced in its approach. The focused 
growth strategy addresses future growth as a whole, and proposes policies to avoid impacts on a 
cumulative basis.

SANDAG Regional Comprehensive Plan  
The Regional Comprehensive Plan (RCP), prepared by the San Diego Association of Governments 
(SANDAG), is the strategic planning framework for the San Diego region.  The scope of the RCP extends 
beyond the borders of San Diego County and considers planning and growth underway in Imperial, 
Orange and Riverside Counties, as well as in Baja California, Mexico.  The policy recommendations
contained in the RCP were heavily influenced by principles of sustainability and smart growth.  A major 
emphasis of the RCP is to improve connections between land use and transportation.  As such, the RCP 
identifies “Smart Growth Opportunity Areas” where compact, mixed-use, pedestrian-oriented 
development either exists now, is currently planned, or has the potential of future incorporation into local 
land use plans.  SANDAG and local agencies designated the “Smart Growth Opportunity Areas” on a 
“Smart Growth Concept Map,” which is being used as a planning tool to communicate with local 
jurisdictions and infrastructure providers about where smart growth should happen (SANDAG, 2004).

San Diego River Park Master Plan
The San Diego River Park Master Plan (City of San Diego, 2013) is a policy document that provides 
recommendations and guidelines to be considered in concert with land use decisions along the San Diego 
River.  The goal of the plan is to create a continuous river park linking all 17.5 miles of the river within the 
City, and ultimately from its headwaters near Julian to the Pacific Ocean.

The plan divides the San Diego River into six segments, or reaches, that are based on topographic 
characteristics and river conditions.  The six reaches include the Estuary (Pacific Ocean to I-5), the Lower 
Valley (I-5 to I-15), the Confluence (I-15 to Friars Road Bridge), the Upper Valley (Friars Road Bridge to 
Mission Trails Regional Park), and the Plateau (east of Mission Trails to the City of Santee). The reaches of the 
San Diego River within the proposed FPA area are the Confluence and Upper Valley Reach.

Each of the six reaches has its own distinct set of policy recommendations for development within the River 
Corridor Area and the River Influence Area. The Master Plan defines the River Corridor Area as all areas 
within 35 feet of the 100-year floodway (as defined by the Federal Emergency Management Agency 
[FEMA], as shown on Figure 5.1-2), and defines the River Confluence Area as areas within 200 feet of the 
River Corridor Area.  The Master Plan recommendations describe general and specific strategies for 
addressing the ecological health of the river, facilitating human recreational use, as an amenity for 
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economic development, and how development should be reoriented toward the river to create value 
and provide identity for the San Diego River Park.

The Confluence reach is the area between I-15 and Friars Road Bridge, and includes the point where 
Alvarado Creek joins the San Diego River at the southwest corner of the proposed FPA area.  Closer to the 
northern portion of the proposed FPA area, the reach is partially enclosed by a steep canyon wall on the 
west side of the river and industrial uses to the east.  Encroaching development on the east and I-8 to the
south further emphasize the sense of enclosure.  The river corridor is also constrained by a series of old 
gravel mine ponds below the Friars Road bridge that impede the normal hydrologic activities of the river 
system.  In this area, extensive exotic vegetation infestation is present both in the ponds and in the river. 

The Upper Valley reach extends from the Friars Road bridge north to the western boundary of Mission Trails 
Regional Park, and includes the area located north of the Friars Road bridge, including a small portion of 
Admiral Baker Golf Course along the west bank of the San Diego River.

The Upper Valley is characterized by three hydrologic conditions: 1) the gravel extraction mine bordering 
Mission Trails Regional Park has channelized the river and disrupted habitat continuity through and across 
the mine site; 2) the river corridor through the mine site is infested with exotic plant species; and, 3) the river 
channel is interrupted by a series of ponds that obstruct the natural sediment transport processes of the 
stream.

8.2 Cumulative Impacts Found To Be Significant
Based on the analyses contained in Chapter 5.0, Environmental Impact Analysis of this PEIR, the project’s 
contribution to cumulative land use (related to noise), transportation/circulation, air quality and odor, and 
noise impacts would be cumulatively considerable, as analyzed below.

8.2.1 Land Use (Noise)
The General Plan PEIR concludes that the gradual development of this region would result in significant, 
unavoidable cumulative land use impacts, and includes the adoption of mitigation measures that provide 
strategies for future individual development projects to apply in an attempt to reduce these impacts from 
future projects.  

As discussed in Section 5.1 of this PEIR, Land Use, implementation of the proposed FPA would conflict with 
one goal in the Noise Element of the General Plan.  Otherwise, the proposed FPA does not conflict with the 
stated goals, objectives, and recommendations of the City of San Diego General Plan, Navajo Community 
Plan, Tierrasanta Community Plan, College Area Community Plan, MSCP Subarea Plan, San Diego River 
Park Master Plan, Montgomery Field ALUCP, or SANDAG RCP. 

The City of San Diego requires new projects to meet exterior noise level standards as established in the 
Noise Element of the General Plan. Traffic-related noise impacts are considered significant if project-
generated traffic would result in exterior noise levels exceeding 65 dBA or interior levels exceeding 45 dBA 
for single and multi-family residences. If a project is currently at or exceeds the significance thresholds for 
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traffic noise described above and noise levels would result in less than a 3 dB increase, then the impact is 
not considered significant. Because noise levels within the proposed FPA area currently exceed the 65 dBA 
exterior criteria for residential uses, and the increase in future exterior noise levels is expected to be as high 
as 3 dBA, the increase in noise levels is considered a substantial permanent increase and a cumulative 
significant impact, which is inconsistent with the goals of the Noise Element of the City of San Diego’s 
General Plan. With implementation of the Mitigation Framework as detailed Mitigation Measures N-1
through N-6, the potential significant noise impacts associated with temporary construction noise and/or 
operational noise associated with future development projects within the proposed FPA would be reduced 
to the extent feasible; however, operational noise impacts would not be reduced to below a level of 
significance.  Therefore, cumulative noise impacts to sensitive receptors would remain significant and 
unmitigable.  As such, because the increase in noise would not be consistent with the goals of the Nose 
Element of the General Plan, a cumulatively significant and unmitigable land use (related to noise) impact 
is identified with the implementation of the proposed FPA. 

The proposed FPA would contribute to an overall increase in urban density within the proposed FPA area. 
The General Plan has anticipated these cumulative effects associated with a more urban and dense 
redevelopment environment and created specific design and planning standards, which are mirrored in 
the proposed FPA, to ensure an effective use of land within the FPA area. Despite the fact that the General 
Plan PEIR addressed the increase in density within urban areas, including the proposed FPA area, the 
greater density proposed could result in greater cumulative environmental impacts (quantitatively) related 
to traffic, air quality, noise, and historical resources (buildings and structures), all of which are discussed 
below. However, with respect to land use, because these effects were anticipated and addressed in the 
General Plan PEIR and the proposed FPA is in conformance with the policies of the General Plan,
cumulative land use and planning impacts associated with implementation of the proposed FPA would be 
less than significant.

8.2.2 Transportation/Circulation
The future traffic volumes (Year 2030) presented in Section 5.2 of this PEIR, Transportation/Circulation, are 
based on output from the SANDAG Regional Series 11 Traffic Model.  The Series 11 Traffic Model is an 
approved SANDAG model that assumes additional area-wide traffic growth.  The traffic model provided 
forecasted ADT volumes for the proposed FPA.  Land use assumptions contained in the SANDAG Model 
within the study area were reviewed and updated as required prior to running the model for the proposed 
FPA.  Land use and network assumptions outside of the proposed FPA area were consistent with the 
approved Series 11 land use and network assumptions. 

Because the proposed FPA would not directly result in development of new or expanded uses, the analysis 
of potential impacts to transportation/circulation discussed in Section 5.2 of this PEIR was conducted at a 
plan level and is indicative of the potential cumulative impacts.  The General Plan PEIR identified a 
cumulative impact to roadway LOS due to future Community Plan updates that could alter planned land 
uses and transportation.  However, the General Plan PEIR analyzed the resulting increase in VMT on 
roadways within the City rather than specific roadways.  Thus, the proposed FPA’s contribution to the 
identified city-wide significant cumulative impact is determined to be cumulatively considerable, 
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specifically as it pertains to the intersections, roadway segments, freeway segments, and freeway ramps
located within the proposed FPA area, as discussed within this PEIR. 

As discussed in Section 5.2, the proposed FPA would result in cumulatively significant impacts at nine 
intersections, fifteen street segments, eight freeway segments, and one freeway ramp.  With 
implementation of the Mitigation Measures T-1 through T-23 and T-27 through T-37, many of the cumulative 
impacts resulting from the proposed FPA would be reduced to a level less than significant, and in many 
cases, improve upon the existing traffic situation.  However, a number of mitigation measures are not 
feasible, and cumulative impacts to the affected intersections and roadway segments would remain 
significant and unmitigable. Implementation of the proposed FPA would generate a significant number of 
new vehicular trips to the proposed FPA area. Implementation of the Mitigation Framework as detailed in 
Mitigation Measures T-24 through T-26, which require pedestrian, bicycle, and transit improvements, as well 
as a preparation of a TDM program to ensure compliance with the Navajo Community Plan Circulation 
Element, would reduce impacts to a less than significant level. As such, the proposed FPA would not 
increase traffic hazards to motor vehicles, bicyclists, or pedestrians.  However, even with the 
implementation of Mitigation Measures T-1 through T-23 and T-27 through 37, which specifically addresses 
impacts to intersections, roadway segments, freeway segments, and freeway ramps, the proposed FPA’s 
cumulative transportation/circulation impacts to several intersections and roadway segments would 
remain significant and unmitigable.  

8.2.3 Air Quality and Odor
While air quality in the SDAB has generally improved over recent decades due to auto emissions and other 
emissions restrictions and improved technologies, the SDAB is currently in non-attainment for federal and 
state ozone standards and state PM10 and PM2.5 standards, and is unclassifiable for the federal PM10

standard.  Past development has contributed to this condition, and future development forecasted for the 
region would generate increased pollutant emission levels from transportation and stationary sources.  
Because the SDAB is in non-attainment for ozone, PM2.5, and PM10, any potential increase in emissions of 
these criteria pollutants resulting from development would potentially pose cumulatively considerable and 
significant air quality effects.

Cumulative assessment of air quality impacts to the SDAB relies on assessment of project consistency with 
the adopted RAQS and SIP. The RAQS and SIP are based on growth forecasts for the region, which are in 
turn based on maximum build-out of land uses as allowed in the adopted community and general plans. 
Potential cumulative air quality impacts would thus be reduced through achievement of emission levels 
and reduction strategies identified in the RAQS.  The potential population increase associated with build-
out of the proposed FPA would be within the RAQS population forecasts, and thus would conform to the 
RAQS and SIP.

As further discussed in Section 5.3 of this PEIR, Air Quality and Odor, implementation of the proposed FPA 
has the potential to result in cumulative significant and unmitigable long-term operational air quality 
impacts resulting from cumulatively considerable increases in criteria pollutants, some of which the SDAB is 
currently under federal and/or state non-attainment.  While it is anticipated that emissions from 
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construction of individual development projects allowed under the proposed FPA would not result in 
significant air quality impacts, the potential exists for cumulatively considerable emissions to occur should 
multiple projects be constructed simultaneously. However, with implementation of the Mitigation 
Framework as detailed in Mitigation Measures AQ-1 and AQ-2, short-term cumulative impacts would be 
reduced to a less than significant level, but long-term cumulative operational air quality impacts would 
remain cumulatively significant and unmitigable.

8.2.4 Noise
The General Plan PEIR states that the goals, policies, and recommendations of the General Plan and 
compliance with federal, state, and local regulations would, in general, preclude impacts related to the 
incremental exposure of sensitive receptors to increased ambient noise levels along major transportation 
corridors and within the vicinity of new stationary sources. However, the potential for exposure of sensitive 
receptors to increased noise related to roadways and stationary sources exists, and would be considered a
cumulatively significant impact. 

As discussed in Section 5.5 of this PEIR, future development activities associated with the implementation of 
the proposed FPA have the potential to result in significant temporary construction noise impacts.  
However, compliance with the SDMC and implementation of Mitigation Measures N-1 through N-5 would 
reduce cumulative construction noise impacts to a level less than significant.  

Future development activities that may result from implementation of the proposed FPA have the potential 
to result in the exposure of noise-sensitive land uses to future operational noise levels which exceed 
applicable standards; a substantial increase in existing ambient noise levels; or, increased land use 
incompatibilities associated with noise.  Compliance with the federal, state, and local noise regulations, as 
well as the implementation of Mitigation Measures N-1 and N-6 would help to avoid, minimize, and reduce 
potential project-specific operational noise impacts; however, the reduction of impacts to below a level of 
significance cannot be achieved for the proposed residential uses along the northern portion of Fairmount 
Avenue. Therefore, implementation of the proposed FPA would result in cumulatively significant and 
unmitigable impacts related to operational noise.

8.3 Cumulative Impacts Found Not To Be 
Significant

Based on the analyses contained in Chapter 5.0, Environmental Analysis of this PEIR, the project’s 
contribution to cumulative greenhouse gas emissions, biological resources, hydrology, water quality, 
historical resources, visual effects/neighborhood character, geologic conditions, paleontological 
resources, health and safety, public services and facilities, and public utilities impacts would not be 
cumulatively considerable, as analyzed below.

8.3.1 Greenhouse Gas Emissions
The General Plan PEIR concluded that the cumulatively considerable incremental contribution to 
worldwide GHG emissions resulting from citywide development would be considered cumulatively 
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significant.  As such, the City’s General Plan contains policies that would reduce GHG emissions from 
transportation and operational building uses (related to water and energy consumption, and solid waste 
generation, etc.).  These policies are consistent with the goals and strategies of local and State plans, 
aimed at reducing GHG emissions from land use and development.  These goals, policies, and 
recommendations provide a framework for developing project level GHG protection measures for future 
development.

As discussed in Section 5.4 of this PEIR, Greenhouse Gas Emissions, the future development associated with 
the implementation of the proposed FPA would result in approximately 87,367 MTCO2E per year.  However, 
with the implementation of emissions reduction measures, the operational emissions would be reduced by 
44.2%, which meets and exceeds the 28.3% reduction goal of AB 32 and the City of San Diego.  In addition, 
the proposed FPA would be consistent with applicable, policies, and regulations adopted for the purpose 
of reducing GHG emissions, and would not conflict with the City’s sustainable community program, Climate 
Protection Action Plan, General Plan, or CAP.  Therefore, the implementation of the proposed FPA would 
not contribute to a cumulatively significant greenhouse gas emissions impact. 

8.3.2 Biological Resources
As discussed in Section 5.6 of this PEIR, Biological Resources, future development activities located 
adjacent to sensitive resources or the MHPA that would be allowed per the proposed FPA have the 
potential to result in direct and indirect impacts to biological resources. However, when viewed together 
with the citywide loss of biological resources identified in the General Plan PEIR, the potential incremental 
contribution from projects allowed under the proposed FPA would be minimal since the proposed FPA area 
is mostly developed.  As discussed in Section 5.1 of this PEIR, Land Use, any future development located 
adjacent to the MHPA would need to incorporate the Mitigation Framework as detailed in Mitigation 
Measures LU-1 through LU-3 and would be required to comply with the MHPA Land Use Adjacency 
Guidelines to address land use impacts related to the MHPA. In addition, compliance with the City of San 
Diego MSCP Subarea Plan and its implementing regulations, the implementation of the Mitigation 
Framework as detailed in Mitigation Measures BR-1 through BR-6 5 and the associated mitigation elements 
identified in Section 5.6.9 would reduce the proposed FPA’s contribution to potential cumulative biological 
resources impacts to a level less than significant. 

8.3.3 Hydrology
The General Plan PEIR concluded that incremental hydrological impacts related to absorption rates,
drainage patterns, and/or rates of surface runoff, when viewed in connection with hydrological impacts 
elsewhere in the region, are considered to result in a cumulatively significant impact. However, as 
discussed in Section 5.7 of this PEIR, Hydrology, future development projects associated with the 
implementation of the proposed FPA area would result in a cumulatively beneficial impact to hydrology 
and no significant adverse impacts have been identified.  The total site discharge would be reduced by 
decreasing the amount of impervious surfaces from that of the existing condition.  Additionally, existing and 
proposed flows would be routed to on-site detention basins or bioretention facilities, which increase the 
time of concentration providing smaller intensities.   The City of San Diego would review grading plans and 
hydrology studies from each individual future project, and would maintain the authority to ensure that 
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drainage patterns are not altered by future development projects within the proposed FPA.  With the 
implementation of the Mitigation Framework as detailed in Mitigation Measure H-1, all future project-
specific development within the proposed FPA would be required to be reviewed by City staff, and 
potentially be required to prepare a project-specific hydrology study and WQTR for approval by the City of 
San Diego prior to project construction.  In addition, all future development projects would be required to 
implement recommended BMPs and comply with the California BMP Handbook.  Therefore, with
implementation of the Mitigation Framework as detailed in Mitigation Measure H-1 and adherence to the 
SDMC and California BMP Handbook, potential cumulative hydrology impacts associated with 
implementation of the proposed FPA would be reduced to a level less than significant.  

8.3.4 Water Quality
The General Plan PEIR concluded that incremental water quality impacts, when viewed in connection with
water quality impacts elsewhere in the region, are considered to result in a cumulatively significant impact.
However, as discussed in Section 5.8 of this PEIR, Water Quality, implementation of the proposed FPA has 
the potential to have a significant impact on water quality. Implementation of the proposed FPA is 
expected to result in an increase in runoff volumes and peak flow rates for certain drainage basins which 
outlet into wetland vegetation communities located within the San Diego River and Alvarado Creek.
Adherence to federal, state, and local regulations would serve to reduce significant impacts to a degree, 
but cannot guarantee that all future project-level impacts would be avoided or mitigated to below a level 
of significance. Implementation of the Mitigation Framework as detailed in Mitigation Measure H-1 would 
reduce the cumulative water quality impacts to a level less than significant.

8.3.5 Historical Resources 
The General Plan PEIR states that the continued pressure to develop or redevelop areas would result in 
incremental impacts to historical resources in the San Diego region, and was identified as a cumulatively 
significant impact. Regardless of the efforts to avoid impacts to cultural resources, the more that land is 
converted to developed uses, the greater the potential for impacts to cultural resources. However, the 
proposed FPA would be implemented on land that is already developed.

While the proposed FPA could result in direct impacts to historical resources (buildings and structures), the 
goals, policies, and recommendations of the Historic Preservation Element of the General Plan, combined
with the federal, state, and local regulations described in Section 5.9 of this EIR, Historical Resources,
provides a framework for developing project-level historical resources mitigation measures for future 
discretionary projects.   All future discretionary project submittals under the proposed FPA shall be subject 
to site-specific review in accordance with the HRR and guidelines.  The City’s process for the evaluation of 
discretionary projects includes environmental review and documentation pursuant to CEQA as well as an 
analysis of those projects for consistency with the goals, policies, and recommendations of the General 
Plan.

As further discussed in Section 5.9 of this PEIR, Historical Resources, future development projects associated 
with the implementation of the proposed FPA that are subject to a ministerial or discretionary permit will be 
reviewed for impacts to historic resources and will be required to incorporate feasible mitigation measures, 
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such as Mitigation Measure HR-1, adopted in conjunction with the certification of the project-specific 
CEQA review when a historic resource is present.  With implementation of the Mitigation Framework as 
detailed in Mitigation Measure HR-1, impacts would be less than significant.

The General Plan PEIR stated that the continued pressure to develop or redevelop areas would result in 
incremental impacts to archaeological resources and prehistoric human remains in the San Diego region, 
and was identified as a cumulatively significant impact. Regardless of the efforts to avoid impacts to 
resources, the more that land is converted to developed uses, the greater the potential for impacts to 
archaeological resources and prehistoric human remains. While any individual project may avoid or 
mitigate the direct loss of a specific resource, the effect would be cumulatively considerable, and 
therefore would result in a cumulatively significant impact.

As discussed in Section 5.9 of this PEIR, Historical Resources, future development projects associated with 
the implementation of the proposed FPA that are subject to a ministerial or discretionary permit, will be 
reviewed for impacts to historic resources and will be required to incorporate feasible mitigation measures, 
such as Mitigation Measure HR-2, adopted in conjunction with the certification of the project-specific 
CEQA review when a historic resource is present.  Compliance with the California Public Resources Code 
and State Health and Safety Code in the event that human remains are encountered during future 
development of the proposed FPA area, in addition to the above mitigation measure, would reduce 
cumulative impacts to human remains to a level less than significant. 

In addition, although no archaeological resources were found within the proposed FPA area, there is a 
potential for encountering archaeological resources during future construction development as a result of 
implementation of the proposed FPA.  However, with the implementation of the Mitigation Framework as 
detailed in Mitigation Measure HR-2, as described in Section 5.8.4.3, cumulative impacts to archaeological 
resources would be reduced to a level less than significant.

8.3.6 Visual Effects/Neighborhood Character
Generally, the cumulative study area associated with aesthetic impacts is the geographic area from which 
a project is likely to be seen, based on topography and land use patterns. The cumulative study area 
included in the General Plan PEIR was the entire San Diego region. This area consists of a varying degree of 
significant landscape features and landforms. The General Plan PEIR concluded that the gradual 
development of this region would result in cumulatively significant aesthetic impacts. The General Plan PEIR 
includes the adoption of mitigation measures that provide strategies for future individual development 
projects to apply in an attempt to reduce significant visual impacts from future projects.

As discussed in Section 5.10 of this PEIR, Visual Effects/Neighborhood Character, implementation of the 
proposed FPA would result in less than significant impacts related to visual effects and neighborhood 
character.  As future development activities proceed within the proposed FPA area, each individual 
development proposal shall be reviewed by the City to comply with the development standards of the City 
of San Diego Land Development Code and the adopted design guidelines of the City of San Diego 



Chapter 8.0 – Cumulative Impacts

Grantville Focused Plan Amendment 8-11 May 2015
Final PEIR

General Plan – Urban Design Element, Navajo Community Plan, and San Diego River Park Master Plan.  
Therefore, cumulative impacts to visual effects and neighborhood character would be less than significant.

8.3.7 Geologic Conditions
As discussed in Section 5.11 of this PEIR, Geologic Conditions, the major geologic hazards associated with 
the proposed FPA area include strong seismic shaking, landslides, liquefaction, and seismically induced 
settlement.  The General Plan PEIR identified a cumulatively significant impact related to such hazards.  
However, as discussed in Section 5.11 of this PEIR, with implementation of Mitigation Measure GC-1, the 
proposed FPA would result in less than significant impacts associated with the above geologic conditions 
and hazards. Impacts associated with geologic hazards would be mitigated at the project-level through 
adherence to the City’s Seismic Safety Study and recommendations of a site-specific geotechnical report 
prepared in accordance with the City’s Geotechnical Report Guidelines. Impacts would also be avoided 
or reduced through engineering design that meets or exceeds adherence to the City’s Municipal Code 
and the California Building Code. As such, cumulative geologic conditions impacts would be less than 
significant.

8.3.8 Paleontological Resources
The General Plan PEIR concluded that impacts to paleontological resources, similar to cultural resources, 
would be cumulatively significant. For each future discretionary project requiring mitigation (i.e., measures 
that go beyond what is required by existing regulations), the General Plan PEIR identified site-specific 
measures listed within the Mitigation Framework which would reduce significant project-level incremental 
paleontological resources impacts to a less than significant level. 

As discussed in Section 5.12 of this PEIR, Paleontological Resources, the proposed FPA area is underlain by 
geologic formations characterized as highly sensitive in regards to the potential presence of 
paleontological resources.  Any future development projects under the proposed FPA which propose 
grading of 1,000 cubic yards or more and would extend to a depth of 10 feet or greater within areas of 
high paleontological sensitivity have the potential to result in significant impacts to paleontological 
resources.  However, mitigation measures consistent with those identified in the General Plan PEIR have 
been provided in Section 5.12 of this PEIR to reduce potential impacts to below a level of significance.  As 
such, implementation of the Mitigation Framework as detailed in Mitigation Measure PR-1 would reduce 
potential cumulative impacts to paleontological resources to a level less than significant.  

8.3.9 Health and Safety
The General Plan PEIR concluded that the population growth occurring during implementation of the 
General Plan may result in an incremental increase in the number of people exposed to hazards (e.g., 
wildland fires, aircraft operations accidents, and flooding). Adoption of mitigation measures was included 
that provides strategies for future individual development projects to apply in an attempt to reduce 
significant impacts to human health and safety from future projects. However, because the degree of 
future impacts and applicability, feasibility, and success of future mitigation measures cannot be 
adequately known for each specific future project at the program level, the General Plan PEIR concluded 
that there was a cumulatively significant impact to human health and safety.
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As discussed in Section 5.13 of this PEIR, Health and Safety, the proposed FPA would not impair 
implementation of, or physically interfere with an adopted emergency response or evacuation plan.  The 
proposed FPA would have the potential to expose people or structures to significant risk of loss, injury or 
death involving wildland fires, but this impact would be reduced to a level less than significant with the 
implementation of the Mitigation Framework as detailed in Mitigation Measure HS-1. Overall, 
implementation of the proposed FPA is not anticipated to result in increased generation of hazardous 
emissions or handling of hazardous or acutely hazardous materials, substances, or wastes.  However, soil
and/or groundwater that have been impacted by releases of hazardous materials or petroleum products 
from surficial spills, subsurface releases from USTs, or other sources, may be disturbed during future project 
construction activities, which would be considered a potentially significant cumulative health and safety
impact.  Accordingly, implementation of the Mitigation Framework as detailed in Mitigation Measures HS-2
through HS-12, described in Section 5.13, would reduce cumulative health and safety impacts associated 
with hazardous materials/waste to a less than significant level.

8.3.10 Public Services and Facilities
As discussed in Section 5.14 of this PEIR, Public Services and Facilities, the increase in population that would 
result with implementation of the proposed FPA would likely increase the need for public services and 
facilities, potentially to the extent that would require the construction of new or altered government 
facilities. The General Plan PEIR identified that a cumulatively significant impact exists relative to public 
services and facilities. However, the proposed FPA includes an update to the Navajo PFFP, which provides 
a plan for financing public facilities through developer impact fees and other mechanisms.  In addition, the 
proposed FPA includes a CPIOZ Type A designation, which would promote TOD within the Navajo 
Community Plan area which has been demonstrated to reduce vehicle miles travelled (VMTs), and thus 
would reduce impacts to roadways that may require maintenance.  Furthermore, any cumulative impacts 
related to fire/life protection, libraries, schools, park and recreational facilities, and roadways would be 
partially mitigated by state mandated developer fees and fair share contributions.  The construction of any 
new public facilities that may be required would be subject to environmental review pursuant to CEQA at 
the time of facility design and approval.  Therefore, cumulative impacts to public services and facilities 
would be less than significant with the implementation of the proposed FPA.

8.3.11 Public Utilities
The General Plan PEIR concluded that a cumulatively significant impact to public utilities exists, particularly 
to public utilities infrastructure and excessive energy consumption.  Although the City’s existing built areas 
are currently served by water, solid waste, storm water infrastructure, and public utilities infrastructure, some 
of the City’s existing built areas currently have existing infrastructure deficiencies.  Due to the existing 
infrastructure deficiencies in some of the built areas of the City and the potential for excessive energy 
consumption, new or improved public utilities infrastructure would be required to meet the increased needs 
of the City’s future growth occurring through infill and redevelopment.

The General Plan PEIR concluded that there is no cumulatively significant impact to the water supply.  The 
Water Supply Assessment (WSA) prepared for the proposed FPA determined that there is sufficient water 
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planned to supply the proposed FPA’s estimated annual average usage. The projected water demands of 
the Project are 1,881,591 gallons per day (gpd) or 2,107 acre feet per year (AFY). In the City’s 2010 UWMP, 
the planned water demands of this project site are 1,968,612 gpd or 2,205 AFY. The WSA concluded that 
there is sufficient water supply planned to serve the proposed FPA’s future water demands within the 
Department service area in normal, single-dry year, and multiple-dry water year forecasts.  

When added to other past, existing, and future planned development, implementation of the proposed 
FPA would contribute incrementally to the demand for public utility services.  However, as discussed in 
Section 5.15 of this PEIR, Public Utilities, the proposed FPA would not result in any significant impacts to 
public utilities, including water supply, wastewater, storm drainage, solid waste, electricity and natural gas, 
and landscaping elements.  The proposed FPA would not result in the need for new systems or require 
substantial alterations to existing utilities or infrastructure.  Any future developments in the proposed FPA 
area would be required to comply with all applicable state, regional and local regulations and policies.  
Therefore, the cumulative impact to public utilities from the implementation of the proposed FPA is less than 
significant.
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9.0 EFFECTS FOUND NOT TO BE SIGNIFICANT
CEQA Guidelines §15128 requires that an EIR contain a brief statement disclosing the reasons why various 
possible significant effects of a proposed project were found not to be significant and, therefore, would not 
be discussed in detail in the EIR.  The environmental issues not expected to have a significant impact as a 
result of the proposed FPA are Agricultural Resources and Mineral Resources.        

9.1 Agricultural Resources

9.1.1 Farmland Mapping and Monitoring Program
Based on the farmland maps prepared by the California Department of Conservation (2006), the proposed 
FPA area is not identified as containing Prime Farmland, Unique Farmland, or Farmland of Statewide 
Importance. The proposed FPA area is located within an urbanized area and there are no existing 
agricultural lands or agricultural uses in the proposed FPA area. Therefore, there would be no impact to 
prime farmland, unique farmland of statewide importance. 

Furthermore, based on the Soil Survey for the San Diego Area, several different soil series have been 
mapped in the proposed FPA area.  These soil types and their characteristics are summarized in Table 
5.11-1 in Section 5.11, Geologic Conditions.  The potential for loss of agricultural soils due to further 
development of the proposed FPA area is considered negligible since the majority of the proposed FPA 
area has been extensively developed and is no longer in its natural state.  The potential for loss of 
agricultural soils due to development is a concern in undeveloped areas (Ninyo and Moore, 2013).  

9.1.2 Agricultural Zoning/Williamson Act
The proposed FPA area is not zoned for agriculture and is not under a Williamson Act contract.  Therefore, 
no impact is identified for this issue area.  

9.1.3 Forest, Timberland, Timberland Production Zone
The proposed FPA area is located within an urbanized area. There are no existing forestlands, timberlands, 
or timberland zoned Timberland Production either within the proposed FPA area or in the immediate vicinity 
that would conflict with existing zoning or the proposed rezoning (ESRI, 2008). Therefore, no impact is 
identified for this issue area.

9.1.4 Loss of Forest Land
The proposed FPA area is located within an urbanized area. There are no existing forestlands either within 
the proposed FPA area or in the immediate vicinity (ESRI, 2008). The proposed FPA area would not result in 
the loss of forestland or conversion of forestland to non-forest use. Therefore, no impact is identified for this 
issue area. 
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9.1.5 Natural Conversion of Farmland or Forest
The proposed FPA area is located within an urbanized area; there are no existing agricultural and 
forestland or uses either on-site or in the immediate vicinity (ESRI, 2008). The proposed FPA area would not
involve any other changes that could result in conversion of farmland to non-agricultural use (i.e., increase 
population) or conversion of forestland to non-forest use.  Therefore, no impact is identified for this issue 
area.

9.2 Mineral Resources
According to the California Department of Conservation (CDC), Division of Mines and Geology, the 
proposed FPA area is designated with two Mineral Land Classifications: 

MRZ-2: Areas where adequate information indicates that significant mineral deposits are present or where 
it is judged that a high likelihood for their presence exists; and

MRZ-3: Areas containing mineral deposits the significance of which cannot be evaluated from available 
data (CDC, 1996).  

According to the California Geological Survey Open File Report 96-04, areas mapped as Mineral Resource 
Zone 1, 2, 3, and 4 (MRZ-1 through MRZ-4) have been mapped for the City of San Diego.  MRZ-1 areas are 
locations in San Diego County that have been identified as having no significant mineral deposits.  Areas 
mapped in MRZ-2 are considered to have extractable aggregate deposits.  Areas mapped in MRZ-3
contain mineral deposits that may qualify as mineral resources.  MRZ-4 areas are those where geologic 
information does not rule out either the presence or absence of mineral resources.  As shown on Figure 10-
1, the southwestern portion of the proposed FPA area adjacent to the San Diego River is located in MRZ-2, 
while the northeastern portion is located in MRZ-3.  Based on a review of referenced data, the proposed 
FPA area is in an urban area where the potential for loss of mineral deposits due to further development is 
considered low (Ninyo and Moore, 2013). 

In addition, the proposed FPA area is located entirely within a developed urban area and does not require 
the acquisition of additional land. Furthermore, the proposed FPA will not result in a loss of availability of a 
locally important mineral resource recovery site delineated on any local or general plan. There are no 
identified mineral resources that would be affected or “lost” as a result of this proposed FPA.  Therefore, no 
impact is identified for this issue area.  
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10.0 ALTERNATIVES
In considering the appropriateness of a project, CEQA mandates that alternatives to its implementation be 
discussed. State CEQA Guidelines Section 15126.6(a) requires the discussion of “a range of reasonable 
alternatives to a project, or the location of a project, which would feasibly attain most of the basic 
objectives of the project but would avoid or substantially lessen any of the significant effects of the project, 
and evaluate the comparative merits of the alternatives.” State CEQA Guidelines Section 15126.6(f) further 
states that “the range of alternatives in an EIR is governed by the ‘rule of reason’ that requires the EIR to set 
forth only those alternatives necessary to permit a reasoned choice.” Thus, the following discussion focuses 
on those alternatives that are capable of reducing or eliminating significant environmental impacts, even if 
they would impede the attainment of some project objectives, or would be more costly. In accordance 
with State CEQA Guidelines Section 15126.6(f)(1), among the factors that may be taken into account when 
addressing the feasibility of alternatives are (1) site suitability; (2) economic viability; (3) availability of 
infrastructure; (4) general plan consistency; (5) other plans or regulatory limitations; (6) jurisdictional 
boundaries; and (7) whether the proponent can reasonably acquire, control, or otherwise have access to 
an alternative site. Table 10-1 provides a comparison of the following alternatives addressed in this chapter:

No Project Alternative (Current Adopted Community Plan) 

Reduced Density Alternative (<43 dwelling units [du]/acre)

Reduced Density Alternative (<73 du/acre)

Alternative Site Location Alternative

10.1 Goals/Objectives 
In developing the alternatives to be addressed in this chapter, consideration was given to meeting the 
basic objectives of the project and eliminating or substantially reducing significant environmental impacts.  
The following goals presented in Chapter 3.0 have been identified for the proposed FPA and include:

• Promote planning, redesign, and development of areas that are underutilized;

• Promote Transit Oriented Development within walking distance to the Grantville Trolley Station, with 
a mix of residential, commercial, and industrial uses that would be designed for the pedestrians 
without excluding automobiles;

Provide more market-rate and affordable housing opportunities consistent with a land use pattern 
that promotes infill development and socioeconomic equity;

Promote a Multi-Modal Transportation Strategy including walkable and bicycle-friendly streets, 
accessible and enhanced transit options, and comprehensive parking strategies throughout the 
community;

• Provide an incentive for development within the Grantville Community Plan Implementation 
Overlay Zone (CPIOZ) by streamlining the permit processing requirements in order to ensure a less 
costly and time-intensive process; 
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• Allow for the ability to reduce vehicle miles traveled and reduce associated air pollution and GHG 
emissions; 

• Conserve resource lands and open space; and, 

• Facilitate implementation of the San Diego River Park Master Plan. 

10.2 Rationale for Alternative Selection
The CEQA Guidelines §15126.6(f)(1) provides several factors that may be considered with regard to the 
feasibility of an alternative: (1) site suitability; (2) economic viability; (3) availability of infrastructure; (4) 
general plan consistency; (5) other plans or regulatory limitations; (6) jurisdictional boundaries; and (7) 
whether the project applicant can reasonably acquire, control, or otherwise have access to the 
alternative site (if an off-site alternative is evaluated). As discussed in Chapter 5.0, implementation of the 
proposed FPA would result in significant and unavoidable impacts to the following: land use (related to 
noise), transportation/circulation, air quality, noise (operational), and historical resources (built 
environment).  In addition, the proposed FPA would result in potentially significant but mitigable impacts to 
the following: noise (construction), biological resources, hydrology, historical resources (archaeological), 
paleontological resources, and health and safety.  The alternatives identified in this section are intended to 
reduce or avoid one or more significant environmental effects of the proposed FPA.   Each major issue 
area included in the impact analysis of this PEIR has been given consideration in the alternatives analysis.

In developing the alternatives to be addressed in this chapter, consideration was given to each 
alternative’s ability to meet the basic objectives of the proposed FPA and to eliminate or reduce 
potentially significant environmental impacts. The alternatives evaluated include the following: No Project 
Alternative (Adopted Community Plan), Reduced Density (<43 du/acre) Alternative, and Reduced Density 
(<73 du/acre) Alternative. An Alternative Site Location was also evaluated, considered and rejected but 
was determined to be in feasible.  These alternatives allow informed decision making and public 
participation because there is enough variation among the alternatives to provide a reasonable range.
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Table 10-1 
Comparison of the Proposed FPA and Project Alternatives

Environmental 
Issue Area 

Focused Plan 
Amendment (FPA) 

No Project 
Alternative 

Reduced Density 
(<43 du/acre) 
Alternative

Reduced Density 
(<73 du/acre) 
Alternative

Land Use SU (Noise) Greater than 
proposed FPA

Similar to 
proposed FPA

Similar to 
proposed FPA

Transportation/Cir
culation

SU (Intersections 
and roadways)

Less than 
proposed FPA

Less than 
proposed FPA but 
still SU

Less than 
proposed FPA but 
still SU

Air Quality and 
Odor

SU (Long-term 
operational)

Similar to 
proposed FPA

Similar to 
proposed FPA

Similar to 
proposed FPA

Greenhouse 
Gases

LS Greater than 
proposed FPA

Less than 
proposed FPA

Less than 
proposed FPA

Noise SU (Operational) Similar to 
proposed FPA

Less than 
proposed FPA but 
still SU

Less than 
proposed FPA but 
still SU

Biological 
Resources

SM Less than 
proposed FPA

Similar to 
proposed FPA

Similar to 
proposed FPA

Hydrology SM Similar to 
proposed FPA

Similar to 
proposed FPA

Similar to 
proposed FPA

Water Quality SM Similar to 
proposed FPA

Similar to 
proposed FPA

Similar to 
proposed FPA

Historical 
Resources

SM Similar to 
proposed FPA

Similar to 
proposed FPA

Similar to 
proposed FPA

Visual Effects and 
Neighborhood 
Character

LS Similar to 
proposed FPA

Similar to 
proposed FPA

Similar to 
proposed FPA

Geologic 
Conditions

SM Similar to 
proposed FPA

Similar to 
proposed FPA

Similar to 
proposed FPA

Paleontological 
Resources

SM Similar to 
proposed FPA

Similar to 
proposed FPA

Similar to 
proposed FPA

Health and Safety SM Similar to 
proposed FPA

Similar to 
proposed FPA

Similar to 
proposed FPA

Public Services 
and Facilities

LS Less than 
proposed FPA

Less than 
proposed FPA

Less than 
proposed FPA

Public Utilities LS Greater than 
proposed FPA

Less than 
proposed FPA

Less than 
proposed FPA

LS = less than significant; SM = significant and mitigated; SU = significant and unavoidable  
Note: For the proposed FPA, Agricultural Resources, Paleontological Resources, and Mineral Resources 
were determined not to be significant (see Chapter 9.0) and were therefore excluded from this matrix.
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10.3 No Project Alternative (Adopted Community Plan)  

The following discussion of the No Project Alternative (Adopted Community Plan) is based on the CEQA 
Guidelines Section 15126.6 (e) (3) (A), which states:

When the project is the revision of an existing land use or regulatory plan, policy or ongoing 
operation, the “no project” alternative will be the continuation of the existing plan, policy or 
operations into the future. Typically, this is a situation where other projects initiated under the 
existing plan will continue while the new plan is developed. Thus the projected impacts of the 
proposed plan or alternative plans would be compared to the impacts that would occur under 
the existing plan. 

Further, according to Section 15126.6(e)(3)(C):

After defining the no project alternative . . . the lead agency should proceed to analyze the 
impacts of the no project alternative by projecting what would reasonably be expected to occur 
in the foreseeable future if the project were not approved, based on current plans and consistent 
with available infrastructure and community services.

The No Project Alternative (Adopted Community Plan) would allow development to proceed in 
accordance with the existing adopted Navajo Community Plan (City of San Diego,1982). The adopted 
plan has eleven elements that establish specific land use, transportation, and environmental quality 
policies and proposals, together with an evaluation of the social and economic impacts resulting from 
those proposals. Recommendations are included in each element to provide the framework for 
development. 

The specific elements of the adopted Navajo Community Plan are:

1. Residential

2. Commercial

3. Industrial

4. Mixed-use

5. San Diego River Park Subdistrict

6. Open Space Retention and Utilization

7. Parks and Recreation

8. Public Schools

9. Other Community Facilities

10. Circulation 

11. Community Environment

10.3.1 Land Use
The No Project Alternative (Adopted Community Plan) would retain the 1982 Navajo Community Plan that 
currently exists. The Navajo Community Plan was originally established as a “program for providing health, 
safety, and welfare to the existing and future residents and maintain the area as a desirable neighborhood 
to live in” (City of San Diego, 1982). 

The No Project Alternative (Adopted Community Plan) would not implement the City of Villages concept of 
the General Plan and Strategic Framework Element to the same extent as the proposed FPA. Specifically, 
the No Project Alternative would not include a rezone and CPIOZ in Grantville to provide design standards 
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to ensure high-quality development which supports walkability, strengthens connectivity and enhances 
community identity. Thus, because the No Project Alternative (Adopted Community Plan) would conflict 
with adopted land use plans, policies, or ordinances, it would not provide the same level of land use 
benefits as the proposed FPA. In addition, under this alternative, incompatible land uses would continue to 
be allowed under current zoning, and new incompatibilities would be more likely to result over time. In 
addition, under this alternative, the additional potential 109 dwelling units per acre would not be permitted 
and consequently it would result in less intensity of uses.  As such, land use impacts under the No Project 
Alternative (Adopted Community Plan) would be greater than the proposed FPA.

10.3.2 Transportation/Circulation
Buildout of the FPA area in accordance with the existing Navajo Community Plan would result in reduced 
transportation impacts compared with the proposed FPA. The existing Community Plan’s total number of 
housing units at buildout would be significantly less due to the lack of the rezone. Although the existing 
Community Plan’s Circulation Element differs from that of the proposed FPA, both of the plans include 
recommendations and policies to address transportation related issues. Because of the potential reduction 
in units due to the subtraction of the rezone, impacts for this alternative would be reduced but still 
significant and unavoidable compared to the proposed FPA.  The No Project Alternative (Adopted 
Community Plan) would not provide the benefits of reduced vehicle miles travelled and GHG emissions 
reduction that would be achieved by the synergy of mixed use, transit-oriented development around the 
Grantville Trolley (Transit) Station provided by the proposed FPA.

10.3.3 Air Quality and Odor
The existing Community Plan includes objectives to promote higher densities and improve local air quality. 
The existing plan contains the General Plan policy framework to address this issue. Air quality effects for the 
entire City of San Diego were addressed in the General Plan Update, which acknowledged SANDAG’s 
Regional Transportation Plan and the Regional Comprehensive Plan. The existing plan would result in limited
Air Quality reductions based on the current less intensive zoning, but these reductions are minimal. 
Therefore, Air Quality impacts would be similar under the No Project Alternative (Adopted Community Plan) 
compared to the proposed FPA.  

10.3.4 Greenhouse Gases
Future projects implemented under the No Project Alternative (Adopted Community Plan) would not 
benefit from the additional GHG-reducing features identified in the proposed FPA policies (Section 5.4) 
beyond the reductions mandated under existing codes and regulations. Under the proposed FPA, project-
level GHG reduction design features are available that could reduce business-as-usual (BAU) GHG 
emissions to 28.3 percent or greater relative to BAU, which would meet the City’s GHG reduction goal. In 
addition, implementation of the No Project Alternative (Adopted Community Plan) would not benefit from 
the proposed Mobility, Urban Design, and Conservation elements of the proposed FPA, which include 
specific policies that require dense, compact, and diverse development; encourage highly efficient 
energy and water conservation design; increase walkability and bicycle and transit accessibility; increase 
urban forestry practices and community gardens; decrease urban heat islands; and increase climate 
sensitive community design. These proposed policies would serve to reduce consumption of fossil-fueled 
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vehicles and energy resulting in a reduction in community-wide GHG emissions relative to BAU. Therefore, 
GHG impacts would be greater under the No Project Alternative (Adopted Community Plan) compared to 
the proposed FPA.

10.3.5 Noise
Under this alternative, noise sources, such as transportation and construction noise, would continue to exist. 
Similar to the proposed FPA, future construction activities related to the existing plan would potentially 
generate short-term noise impacts to noise-sensitive land uses located adjacent to construction sites. 
Compliance with the City’s standards and codes, along with other federal, state, and local regulations, is 
required of all projects. The Noise Element of the proposed FPA provides goals and policies to ensure 
location of compatible land uses and includes noise abatement measures for existing and new uses to 
protect people living and working in the project area from an excessive noise environment. Since the 
existing land use plan and zoning do not provide measures to the extent that would be provided by the 
proposed FPA and may not provide the same level of benefit to the community, future projects subject to 
discretionary review would need to demonstrate conformance with existing noise regulations, plans, and 
policies. Therefore, noise impacts under the No Project Alternative (Adopted Community Plan) would be 
similar the proposed FPA.

10.3.6 Biological Resources
Future development activities that would be allowed with the existing Community Plan or proposed FPA 
have the potential to result in direct and indirect impacts to biological resources due the fact that portions 
of the proposed FPA are either in or adjacent to the MSCP Subarea.  However, under the No Project 
Alternative (Adopted Community Plan), compliance with the City of San Diego MSCP Subarea Plan and its 
implementing regulations would ensure impacts would be less than significant because the use in the area 
would not intensify and additional impacts would not occur. Overall, impacts to biological resources would 
be less compared to the FPA. 

10.3.7 Hydrology
Future development projects associated with the implementation of the proposed FPA area would result in 
a beneficial impact to hydrology and no significant adverse impacts have been identified.  The total site 
discharge would be reduced by decreasing the amount of impervious surfaces from that of the existing 
condition.  Additionally, existing and proposed flows would be routed to on-site detention basins or 
bioretention facilities, which increase the time of concentration providing smaller intensities of flow.
Adverse impacts to hydrology and water quality under the No Project Alternative (Adopted Community 
Plan) would be more significant than those from the proposed FPA.  Current drainage patterns in the 
project area would remain with the No Project (Adopted Community Plan) and future development under 
the No Project Alternative (Adopted Community Plan) would occur in areas that are fully developed and 
largely impervious due to existing structures, paving, and other improvements; therefore, the volume or rate 
of runoff would remain as existing.

Consistent with the existing topography, the existing storm water conveyance system discharges into the 
ocean. All future projects would be subject to discretionary review on a project-by-project basis, and all 
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development proposals in the City are subject to SDMC drainage regulations. Treatment and capacity 
requirements to address larger storm events that exceed current capacity would be addressed at the time 
projects are proposed. Improvements, which could include upgrades to the existing conveyance system, 
would be identified to address deficiencies if needed. Implementation of storm water control measures 
would provide incremental benefits by filtering and reducing runoff volume from new development 
compared to the existing condition.

Continued development consistent with the No Project Alternative (Adopted Community Plan) would not 
be expected to significantly increase the volume of direct runoff to drainage basins, municipal storm water 
systems, or ultimately to receiving surface and ground water bodies, or change the existing hydrology 
within the proposed FPA area. As with the proposed FPA, new development proposed as part of the No 
Project Alternative (Adopted Community Plan) would be required to implement LID BMPs as discussed in 
the City’s Storm Water Standards Manual. Implementation of storm water BMPs would reduce the amount 
of pollutants transported from the project area to receiving waters during smaller storm events. Therefore, 
hydrology impacts of the No Project Alternative (Adopted Community Plan) would be similar to the 
proposed FPA.  

10.3.8 Water Quality
Similar to the processing of a project under the existing No Project Alternative (Adopted Community Plan), 
implementation of the proposed FPA is not expected to have a significant impact on water quality.  Future 
development projects within the proposed FPA area would be required to adhere to the requirements of 
the RWQCB and SDMC, including the requirements of the MS4 permit for the San Diego Region and the 
City’s Storm Water Standards Manual; implementation of construction and post-construction BMPs; and, 
compliance with the California BMP Handbook.  

10.3.9 Historical Resources
The existing Community Plan contains policies directed to protecting and conserving historical resources. 
While both the No Project Alternative (Adopted Community Plan) and the proposed FPA do not specifically 
propose demolition or substantial alteration of a resource or ground disturbing activities such as grading or 
excavation, it can be assumed that future development has the potential to result in significant direct 
and/or indirect impacts to cultural or historical resources. As the project area would be the same for both 
the proposed FPA and the No Project Alternative, impacts to historical resources would be similar for the 
proposed FPA and the No Project Alternative.

10.3.10 Visual Effects and Neighborhood Character
The Navajo Community Plan contains a framework to retain the character of Grantville. However, the 
existing plan does not contain specific polices to address visual quality or neighborhood character. The 
Navajo Community Plan directly addresses these issues in accordance with the framework established in 
the Urban Design Element of the General Plan. Implementation of the proposed land use amendments 
would pose less than significant impacts upon visual resources and neighborhood character. As 
redevelopment activities proceed within the FPA area, each individual development proposal shall be 
reviewed by the City to comply with the development standards of the City of San Diego Land 



10.0 – Alternatives

Grantville Focused Plan Amendment 10-8 May 2015
Final PEIR

Development Code and the adopted design guidelines of the City of San Diego General Plan – Urban 
Design Element, Navajo Community Plan, and San Diego River Park Master Plan.  Therefore, similar to the 
proposed FPA, the No Project Alternative (Adopted Community Plan) would not result in visual effect and 
neighborhood character impact.  

10.3.11 Geologic Conditions
The project area contains geologic conditions, as described in Section 5.11, which could pose significant 
risks if the future development in the project area is not properly designed and constructed. However, 
potential impacts related to geology and soils would be avoided or reduced to less than significant 
through adherence to standard building code measures, including compliance with applicable building 
codes (e.g., Title 24 of the California Code of Regulations), the CBC, and the SDMC (effective August 30, 
2012). Additionally, if required, a comprehensive, site-specific soil and geologic evaluation would be 
required for future projects to determine potential site specific hazards and site conditions. Erosion impacts 
associated with future development would be similar for the No Project Alternative (Adopted Community 
Plan) and the proposed FPA. Conformance to mandated City grading requirements would ensure that 
proposed grading and construction operations would avoid significant soil erosion impacts. Adherence to 
the requirements of the City’s Stormwater Standards Manual during construction would also be expected 
to improve post-construction conditions related to erosion, as new development would be required to 
adhere to a higher standard of BMPs compared to existing design standards.

Furthermore, General Plan Polices PF-Q.1 and PF-Q.2 promote the implementation of seismically safe 
development requirements for fault zones, the design of publicly accessible open space in areas of active 
faults where development cannot take place, and interagency coordination for tsunami events. 
Development under this alternative would be subject to the policies of the General Plan.  Therefore, 
impacts under the No Project Alternative (Adopted Community Plan) would be similar to the proposed 
FPA.

10.3.12 Paleontological Resources
The proposed FPA and the adopted community plan both forecast development over the same area, and 
implementation of each has the potential to result in significant impacts to paleontological resources (see 
Section 5.12). The project area is underlain by geologic formations characterized as highly sensitive with 
regard to the potential presence of paleontological resources.  Any future development projects allowed 
under the Proposed FPA which propose grading of 1,000 cubic yards or more and would extend to a depth 
of 10 feet or greater within areas of high paleontological sensitivity have the potential to result in significant 
impacts to paleontological resources.  Because the No Project Alternative [Adopted Community Plan]) 
does not change the criteria for discretionary projects, additional CEQA review would continue to be 
required as specific projects are proposed.

Therefore, at the time individual development projects are proposed, potential impacts to paleontological 
resources would be reduced below a level of significance through project specific mitigation or standard 
measures to be implemented during construction to ensure the recovery of any resources. The proposed 
FPA does include any high sensitivity geological formations per the City’s Paleontological Guidelines and 
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no paleontological resources are anticipated. Impacts under the No Project Alternative (Adopted 
Community Plan) and the proposed FPA would be similar.

10.3.13 Health and Safety
Future development consistent with the No Project Alternative (Adopted Community Plan), as with the 
proposed FPA, may result in significant impacts if such development allows greater contact between 
humans and hazards or retains industrial/heavy commercial uses adjacent to more sensitive uses. In either 
case, potential significant impacts would occur with construction where soil and/or groundwater have 
been impacted by releases of hazardous materials or petroleum products from surficial spills, subsurface 
releases from USTs, or other sources.  As such, significant hazardous materials impacts would be similarly 
mitigated for new development through compliance with all applicable federal, state, and local laws and 
regulations regarding hazardous materials siting, assessment, and remediation. In addition, a risk 
assessment would be required at all sites within the project area where contamination has been identified 
or is discovered during future construction activities, and a hazardous building materials survey would be 
conducted at all buildings in the project area prior to demolition or renovation activities.

10.3.14 Public Services and Facilities
The demand on public services resulting from the No Project Alternative (Adopted Community Plan) would 
potentially be less than the proposed FPA due to current zoning. However, the increased demand based 
on the proposed zoning under the proposed FPA would be less than significant.  Any impacts related to 
police protection, fire/life protection, libraries, schools, park and recreational facilities, and roadways would 
be mitigated by mandated developer impact fees and fair share contributions. Therefore, because the No 
Project (Adopted Community Plan) Alternative could result in fewer residents due to current zoning, it can 
be assumed that the demand for public services would be less, compared to the proposed FPA.  

10.3.15 Public Utilities
Under the No Project Alternative (Adopted Community Plan), the provision of public utilities would be 
implemented as detailed in the current PFFP. However, utility upgrades may be required as growth occurs. 
The proposed FPA updates the PFFP to address the current and future needs of the community.

The need for additional sewer, water, energy and solid waste systems under the existing land use plan 
would potentially be decreased due to current zoning. However, the increased demand based upon the 
rezoning per the proposed FPA would be negligible. As noted previously, the Navajo Community Plan does 
not contain the benefits and polices of the updated 2008 General Plan. The General Plan Conservation 
Element discusses water resources management and the Public Facilities and Service Element evaluates 
growth and its effects upon infrastructure. These elements are fundamental to maintaining public utilities in 
response to the growing community.  Therefore, because the existing plan does not have the benefits of an 
updated PFFP and the recommendations from the updated General Plan Public Facilities and Service 
Element, impacts to Public Utilities would be greater with the No Project Alternative compared to the 
proposed FPA.   

10.3.16 Summary of No Project Alternative (Adopted Community Plan) 
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Compared to the proposed FPA, the No Project Alternative (Adopted Community Plan) would not avoid or 
substantially reduce the significant effects of the project with respect to land use (noise), 
transportation/circulation, air quality, and noise.  While the No Project Alternative would result in lower 
population at build-out, land use, greenhouse gas emissions, visual effects/neighborhood character, and 
public utility impacts would be greater compared to the proposed FPA. 

The No Project (Adopted Community Plan) Alternative would not meet a substantial portion of the 
proposed FPA’s objectives. Specifically, it would not accomplish the smart growth principles through the 
provision of high-density and affordable residential units in an already urbanized location adjacent to 
existing public transportation, employment, and other public infrastructure and services to the same 
degree as the proposed FPA. In addition, the No Project (Adopted Community Plan) Alternative would not 
address the current co-location of incompatible uses associated with heavy industrial uses near sensitive 
receptors. Selection of the No Project alternative would allow industrial uses throughout the community, but 
at a cost to the community character and potential health of residents where incompatible uses are 
allowed to coexist. The No Project (Adopted Community Plan) Alternative would not result in programs or 
processes that could incentivize development in the TOD area, such as the ministerial review and 
streamlined permitting. Finally, this alternative would not support a multi-modal transportation strategy in 
the community or the City as a whole.  

This alternative does not meet the following project objectives:
Promote a Transit Oriented Development within walking distance to the Grantville Trolley Station, 
with a mix of residential, commercial, and industrial uses that would be designed for the 
pedestrians without excluding automobiles;

Promote a Multi-Modal Transportation Strategy: Including walkable and bicycle-friendly streets, 
accessible and enhanced transit options, and comprehensive parking strategies throughout the 
community;

Provide more market-rate and affordable housing opportunities consistent with a land use pattern 
that promotes infill development and socioeconomic equity;

Provide an incentive for development within the Grantville Community Plan Implementation 
Overlay Zone by streamlining the permit processing requirements in order to ensure a less costly 
and time-intensive process; and,

Allow for the ability to reduce vehicle miles traveled and reduce associated air pollution and GHG 
emissions;

10.4 Alternative 1 - Reduced Density (<43 du/acre) Alternative 
Alternative 1 – Reduced Density (<43 du/acre) Alternative would reduce the density and intensity of 
development compared to the proposed FPA by more than 60 percent. The distribution of land use would 
otherwise be consistent with the proposed FPA. This alternative would reduce project impacts associated 
with the intensity of use, and any corresponding significant impacts that would result.
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10.4.1 Land Use
Similar to the proposed FPA, Alternative 1 would include an amendment to the Navajo Community Plan. 
Therefore, Alternative 1 would amend the zoning types, in accordance with the proposed FPA, but would 
call for a maximum of 43 du/acre. Implementation of this alternative would provide 5,237 units, reducing 
the total number of proposed residential units in the FPA by approximately 37 percent (3,038 units). Fewer 
residential units would also reduce the number and size of new dwelling units available in the community.
The following table describes acreages per zone proposed for Alternative 1.  The zoning of Alternative 1 
would be similar to the zoning described in the proposed FPA; however, the community commercial zoning 
would be reduced to just CC-2-5 and CC-3-6, eliminating the CC-3-8, CC-3-9 that would be allowed by the 
proposed FPA.  Figures 10-1 and 10-2 depict the proposed zoning and land use, respectively, for Alternative 
1.  Table 10-2 lists the acreage of the zoning for Alternative 1.

Table 10-2 
Acreage of Existing and Proposed Alternative 1 – Reduced Density 

Alternative Zones (<43 du/acre) 

Category Zone Acres 
(Existing) 

Acres
(Proposed with Reduced 

Density Alt 1)
Agricultural-Residential AR-1-1 3.82 0
Community Commercial CC-1-3 5.59 0

CC-2-5 0 36.63
CC-3-6 0 145.90
CC-3-8 0 0
CC-4-2 10.85 0

Commercial-Visitor CV-1-1 3.13 0
Industrial-Light IL-2-1 10.59 0

IL-3-1 184.36 0
Open Space-Floodplain OF-1-1 7.27 9.82
Residential-Multiple Unit RM-3-7 0 34.26

TOTAL 226.61 226.61
Source: City of San Diego, 2014; BRG Consulting, 2014. 

Although Alternative 1 would result in less density compared to the proposed FPA, impacts to Land Use 
under this alternative would be similar to the proposed FPA, as the location of land uses would be largely 
similar.

10.4.2 Transportation/Circulation
Similar to the FPA, the goals and recommendations of the Mobility Element would be applied to Alternative 
1 in order to reduce impacts. With a reduction in residential units, under current zoning, trip generation 
(Average Daily Trips [ADT] volume) would be reduced by approximately 60.8 percent compared to the 
proposed FPA, and parking demand would be reduced slightly.  However, it is anticipated that traffic 
conditions would remain significant and unavoidable with the implementation of Alternative. Impacts to 
road segments and intersections would be incrementally reduced compared to the proposed FPA since 
fewer residents and service vehicles would be traveling on local and regional roadways in the area. With 
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implementation of some or all of the roadway and freeway improvements discussed in Section 5.2 of this 
PEIR, impacts could be reduced, but not to a level of less than significant. 

It can be assumed that the same or similar targeted street improvements, traffic signals, restriping, 
transportation systems management techniques, and traffic calming measures would be implemented to 
increase street capacity, reduce congestion, reduce speeding, and improve neighborhood livability. 
Additionally, continued adherence to the General Plan and the SANDAG Regional Transportation Plan 
would be required under this alternative. Implementation of the mixed use and transit-oriented
development principles provided in the proposed land use plan and CPIOZ would be anticipated to 
reduce the number of vehicle trips and vehicle miles travelled within the project area.  As such, 
traffic/circulation impacts under Alternative 1 would be slightly decreased when compared to those 
anticipated under the proposed FPA; however, it is anticipated that the impacts would remain significant 
and unavoidable.  

10.4.3 Air Quality and Odor
Alternative 1 would be consistent with the growth assumptions used in development of the local air quality 
plans and the General Plan and, therefore, would see a reduction of air quality impacts over the existing 
plan.  Due to the reduction in density for this alternative  compared to the proposed FPA, air quality 
impacts would be slightly reduced; however, it is unlikely that the air quality impacts would be reduced to 
a level less than significant.  Therefore, similar to the proposed FPA, a significant and unavoidable air quality 
impact is identified for this alternative.  

10.4.4 Greenhouse Gases
GHG impacts would be slightly reduced under Alternative 1 compared to those of the proposed FPA due 
to the reduction in residential units. Transportation-related emissions consistently contribute the most GHG 
emissions, followed by electricity generation and industrial emissions. As such, it can be assumed that 
vehicle emissions would decrease correspondingly. As with the proposed FPA, additional vehicle emissions 
reductions for this alternative would also be expected over time due to regulations on automobile and fuel 
manufacturers that would reduce vehicle emissions by 2020. 

In addition, this alternative would be required to comply with the Title 24 California Building Code that 
contains increased energy and water efficiency requirements that would reduce GHG emissions from 
those sources. Implementation of this alternative would also benefit from the additional GHG-reducing 
features identified for the proposed FPA. Other policies from the proposed FPA that encourage highly 
efficient energy and water conservation design; increase walkability and bicycle and transit accessibility; 
increase urban forestry practices and community gardens; decrease urban heat islands; and increase 
climate sensitive community design would still apply. These policies would serve to reduce consumption of 
fossil fueled vehicles and energy resulting in a reduction in communitywide GHG emissions relative to the 
existing conditions. The implementation of Alternative 1 would result in slightly reduced GHG impacts 
compared to the proposed FPA.
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10.4.5 Noise
Noise impacts under Alternative 1 would be incrementally reduced compared to the proposed FPA due to 
construction of fewer residential units and commercial uses, with an associated reduction in traffic. Under 
this alternative, noise impacts would continue to exist. Similar to the proposed FPA, future construction 
activities related to the existing plan would potentially generate short-term noise impacts to noise-sensitive 
land uses located adjacent to construction sites. Compliance with the City’s standards and codes, along 
with other federal, state, and local regulations, is required of all projects. 

Alternative 1 would also implement the goals and policies from the Navajo Community Plan to ensure noise 
abatement measures for existing and new uses to protect people living and working in the project area 
from an excessive noise environment.  Therefore, due to the decreased intensity in land uses, noise impacts 
under the Alternative 1 would be slightly decreased when compared to the proposed FPA.  However, 
similar to the proposed FPA a significant and unavoidable operational noise impact associated with 
increased traffic would result with the implementation of this Alternative.  

10.4.6 Biological Resources
Alternative 1 would impact the same area as the proposed FPA, which could potentially lead to impacts to 
biological resources. The proposed rezone would primarily occur in areas of the Grantville community that 
are currently developed and lack biological resources. As with implementation of the proposed FPA, 
Alternative 1 would be required to comply with the MSCP, which provides comprehensive long-term 
habitat conservation to address the needs of multiple species and the preservation of natural vegetation 
communities for lands within the City and sphere of influence boundaries. All future projects developed 
under the proposed FPA as well as Alternative 1 and other alternatives would be required to adhere to 
regulations imposed by state and federal resource agencies which provide additional assurances that 
impacts to biological resources would not be significant. Impacts related to biological resources under 
Alternative 1 would be similar to those identified for the proposed FPA.

10.4.7 Hydrology
Current drainage patterns on the project site would be improved with Alternative 1.  As with the proposed 
FPA, future development under Alternative 1 would occur in areas that are fully developed and largely 
impervious due to existing structures, paving, and other improvements; therefore, due to the increase in 
pervious surfaces, the volume or rate of runoff to drainage basins, municipal storm water systems, or 
ultimately to receiving waters would be an improvement. Additionally, all development in the City is 
subject to drainage regulations through the City Municipal Code. As with the proposed FPA, new 
development proposed as part of Alternative 1 would be required to implement LID BMPs as discussed in 
the City’s Storm Water Standards Manual. As new projects are brought forward, mandatory storm water 
regulations would be required to control or reduce the rate and volume of runoff from redeveloped sites, 
thereby resulting in an incremental reduction in runoff and drainage impacts for smaller storm events over 
time as compared to the existing condition. Runoff for larger storms (25-, 50-, 100-, and 500-year storms) 
would be similar to the existing conditions. Regardless, implementation would not result in significant 
changes to the existing hydrology or drainage compared to the existing conditions.  As such, impacts 
related to hydrology under Alternative 1 would be similar to those identified for the proposed FPA.  
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10.4.8 Water Quality
Similar to the proposed FPA, the implementation of Alternative 1 is not expected to have a significant 
impact on water quality.  The existing project area is highly urbanized, and future development that 
maintains or incrementally reduces the intensity of land use on existing disturbed or developed parcels 
would not be expected to significantly degrade water quality of receiving surface and ground water 
bodies. Furthermore, regardless of the alternative selected, new development projects would be required 
to comply with existing water quality regulations and design requirements, resulting in an incremental 
improvement to water quality over time. Future development projects within the proposed FPA area would 
be required to adhere to the requirements of the RWQCB and SDMC, including the requirements of the 
MS4 permit for the San Diego Region and the City’s Storm Water Standards Manual; implementation of 
construction and post-construction BMPs; and, compliance with California BMP Handbook.  Therefore, 
similar to the proposed FPA, implementation of Alternative 1 would result in less than significant water 
quality impacts.  

10.4.9 Historical Resources
As with the proposed FPA, implementation of this alternative would be required to adhere to all applicable 
City, federal, state, and local regulations regarding the protection of historical resources, as described in 
Section 5.9. Where preservation of the historically significant components related to historic buildings and 
structures can be maintained through compliance with regulations and/or mitigation, impacts would be 
reduced to below a level of significance. As the project area would be the same for both the proposed 
FPA and Alternative 1, both would have similar potential to impact historical resources.

10.4.10 Visual Effects and Neighborhood Character
The goals and recommendations included in the proposed FPA, which specifies design recommendations 
and guidelines intended to retain Grantville’s community character would also be applied to Alternative 1.
The implementation of the proposed rezone of Alternative 1 would not have a negative impact on visual 
quality and neighborhood character and therefore, impacts under Alternative 1 would be similar to the 
proposed FPA.

10.4.11 Geologic Conditions
Impacts under Alternative 1 would be similar to those of the proposed FPA. Implementation of Alternative 1 
has the potential to result in significant impacts related to geology and soils. The project area contains 
geologic conditions, which could pose significant risks if the future project area is not properly designed 
and constructed (see Section 5.11). However, potential impacts related to geology and soils would be 
avoided or reduced to less than significant through adherence to standard building code measures, 
including compliance with applicable building codes (e.g., Title 24 and the UBC) and the SDMC. 
Additionally, a comprehensive, site specific soil and geologic evaluation could be required for all future 
projects to determine potential hazards and site conditions. Site-specific measures would be incorporated 
as recommended by the project engineer at the time specific plans are proposed. Therefore, similar to the 
proposed FPA, no impacts associated with geological hazards would occur with the implementation of 
Alternative 1. 
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In addition, any future development projects would be required to comply with the SDMC, NPDES General 
Construction Storm Water Permit and the MS4 Stormwater Permit, and would be required to prepare and 
implement a SWPPP and BMPs. 
10.4.12 Paleontological Resources
As with the proposed FPA, significant impacts to sensitive paleontological resources with the 
implementation of Alternative 1 would be reduced to less than significant. The proposed FPA and 
Alternative 1 both forecast development over the same area, and implementation of each has the 
potential to result in significant impacts to paleontological resources (see Section 5.12). Because of the 
project area’s high sensitivity for paleontological resources, grading into this formation could potentially 
destroy fossil remains. Consequently, the implementation of Mitigation Measure PR-1 as identified in Section 
5.12 of this PEIR would reduce impacts to paleontological resources to a level less than significant. The 
proposed FPA does include any high sensitivity geological formations per the City’s Paleontological 
Guidelines and no paleontological resources are anticipated. Impacts under the No Project Alternative 
(Adopted Community Plan) and the proposed FPA would be similar.

10.4.13 Health and Safety
Health and safety impacts under Alternative 1 would be similar to the proposed FPA, as both would be 
developed within the same area. The project area contains properties of environmental concern; 
however, future development proposals for these areas would be screened and applicants would be 
required to obtain a clearance from the County’s DEH as discussed in PEIR Section 5.13.  Similar to the 
proposed FPA, these compliance measures would reduce the potential for hazardous materials to affect 
the public or environment with the implementation of Alternative 1.

10.4.14 Public Services and Facilities
Fewer residential units proposed under Alternative 1 would reduce the total needs for parks, libraries, 
schools, and fire/police protection as compared to the proposed FPA. However, the decrease in demand
under this alternative, as compared to the proposed FPA, would be negligible because the need for these 
services would be similar. Impacts to public services would be reduced but be similar under the Alternative 
1 compared to the proposed FPA.

10.4.15 Public Utilities
Reductions in the overall number of residential units, as a result of the implementation of Alternative 1, 
could reduce the capacity requirements for some existing public utilities in the area compared to the 
proposed FPA thereby requiring fewer or smaller-scale improvements. As with the proposed FPA, the goals 
and recommendations of the Public Facilities, Services and Safety Element and General Plan would be 
applied to Alternative 1 in order to reduce impacts resulting from the need to construct additional public 
facilities.

The updated PFFP addresses water, wastewater, energy, and storm water, and includes specific 
recommendations that discuss solid waste and energy. The General Plan Conservation Element discusses 
water resources management and the Public Facilities and Service Element evaluates growth and its 
affects upon infrastructure. Utility upgrades may be required as growth occurs and similar to the proposed 
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FPA, Alternative 1 would adopt the updated PFFP to address the current and future needs of the 
community.

Therefore the need for additional sewer, water, energy and solid waste systems under Alternative 1 would 
slightly decrease due to reduced density, compared to the proposed FPA.  

10.4.16 Summary of Alternative 1 – Reduced Density (<43 du/acre) 
Alternative  

As discussed above, Alternative 1 would not result in additional significant impacts beyond those previously 
disclosed for the proposed FPA.  Impacts associated with land use (noise), transportation/circulation, air 
quality, and noise (operational), would be incrementally less with the reduction in overall density of 
development, but would not be reduced to below a level of significance and impacts would remain 
significant and unavoidable.  Impacts for all other issue areas would be similar compared to the proposed 
FPA.  However, Alternative 1 would not meet all of the proposed FPA’s objectives. Furthermore fewer 
residential units would also reduce the number of new dwelling units available in the community.  The City 
of San Diego’s Regional Housing Needs Allocation calls for the City to develop 88,096 housing units by the 
year 2020.  Alternative 1 would reduce potential housing development in the proposed FPA area by 37%, 
forcing the city to find other areas to accommodate more housing.

10.5 Alternative 2 - Reduced Density (<73 du/acre) Alternative 
The Alternative 2 – Reduced Density (<73 du/acre) Alternative would reduce the density and intensity of 
development compared to the proposed FPA by more than 30 percent. The distribution of land uses would 
otherwise be consistent with the proposed FPA. This alternative would slightly reduce project impacts 
associated with the intensity of uses, and any corresponding significant impacts that would result. 

10.5.1 Land Use
Similar to the proposed FPA, Alternative 2 would include the amendment to the Navajo Community Plan.  
Therefore, Alternative 2 would amend the zoning types, in accordance with the proposed FPA, but would 
call for a maximum of 73 du/acre and would otherwise, be consistent with the existing Navajo Community 
Plan. This scale of reduction would likely result in fewer multi-family residential units, as well as less intense 
commercial and industrial development. Impacts to land use under this alternative would not be consistent 
with the increased density goals proposed in the FPA and the land use impacts to development goals 
would be greater than the proposed Navajo Community Plan.  Implementation of this alternative would 
provide 7,356 units, reducing the total number of proposed residential units by approximately 919 units, or  
approximately 11 percent fewer units.  The following table describes the acreages per zone for Alternative 
2. The zoning of Alternative 2 would be similar to the zoning described in the proposed FPA; however, more
types of community commercial zoning (CC-2-5, CC-3-6, CC-3-8, CC-3-9) would be implemented with the 
proposed FPA, while only CC-2-5, CC-3-6, and CC-3-8 would be implemented with Alternative 2.  Figures 
10-3 and 10-4 depict the proposed zoning and land use, respectively, for Alternative 2. Table 10-3 lists the 
acreage for Alternative 2.
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Table 10-3 
Acreage of Existing and Proposed Alternative 2 – Reduced Density 

Alternative Zones (<73 du/acre) 

Category Zone Acres 
(Existing) 

Acres
(Proposed with Reduced 

Density Alt 2)
Agricultural-Residential AR-1-1 3.82 0
Community Commercial CC-1-3 5.59 0

CC-2-5 0 36.63
CC-3-6 0 28.77
CC-3-8 0 117.13
CC-4-2 10.85 0

Commercial-Visitor CV-1-1 3.13 0
Industrial-Light IL-2-1 10.59 0

IL-3-1 184.36 0
Open Space-Floodplain OF-1-1 7.27 9.82
Residential-Multiple Unit RM-3-7 0 34.26

TOTAL 216.50 238.27
Source: City of San Diego, 2014; BRG Consulting, 2014. 

Although Alternative 2 would result in less density compared to the proposed FPA, impacts to Land Use 
under this alternative would be similar to the proposed FPA.  

10.5.2 Transportation/Circulation
Similar to the proposed FPA, the goals and recommendations of the Mobility Element would be applied to 
Alternative 2 in order to reduce impacts. As alternative 2 proposes residential units, trip generation (ADT 
volume) would be reduced 19.7 percent compared to the proposed FPA, and parking demand would be 
reduced slightly.  However, it is anticipated that traffic conditions would remain significant and 
unavoidable.  Impacts to road segments and intersections would be incrementally reduced compared to 
the proposed FPA since fewer residents and service vehicles would be traveling local and regional 
roadways in the area. With implementation of some or all of the roadway and freeway improvements 
discussed in Section 5.2 of this PEIR impacts could be reduced, but not to a level of less than significant. 

It can be assumed that the same or similar targeted street improvements, traffic signals, restriping, 
transportation systems management techniques, and traffic calming measures would be implemented to 
increase street capacity, reduce congestion, reduce speeding, and improve neighborhood livability. 
Additionally, continued adherence to the General Plan and the SANDAG Regional Transportation Plan 
would be required under this alternative. As such, traffic/circulation and parking impacts under Alternative 
2 would be slightly decreased when compared to those anticipated under the proposed FPA.

10.5.3 Air Quality and Odor
Alternative 2 would be consistent with the growth assumptions used in development of the local air quality 
plans and the General Plan and would represent a reduction of air quality impacts over the existing plan.  
Due to the reduction in density for this alternative, air quality impacts would be slightly reduced compared 
to the proposed FPA; however, it is unlikely that the air quality impacts would be reduced to a level less 
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than significant.  Therefore, similar to the proposed FPA, a significant and unavoidable air quality impact is 
identified for this alternative.  

10.5.4 Greenhouse Gases
GHG impacts would be slightly reduced under Alternative 2 compared to those of the proposed FPA due 
to the reduction in residential units. Transportation-related emissions consistently contribute the most GHG 
emissions, followed by electricity generation and industrial emissions. As such, it can be assumed that 
vehicle emissions would decrease correspondingly.  As with the proposed FPA, additional vehicle emissions 
reductions for this alternative would also be expected over time due to regulations on auto and fuel 
manufacturers that would reduce vehicle emissions by 2020.

In addition, this alternative would be required to comply with the Title 24 California Building Code that 
contains increased energy and water efficiency requirements that would reduce GHG emissions from 
those sources. Implementation of Alternative 2 would also benefit from the additional GHG-reducing 
features identified for the proposed FPA. Other policies within the elements that encourage highly efficient 
energy and water conservation design; increase walkability and bicycle and transit accessibility; increase 
urban forestry practices and community gardens; decrease urban heat islands; and increase climate 
sensitive community design would still apply. These policies would serve to reduce consumption of fossil 
fuels and energy resulting in a reduction in communitywide GHG emissions relative the existing conditions.  
Implementation of Alternative 2 would result in slightly reduced GHG impacts compared to the proposed 
FPA.

10.5.5 Noise
Noise impacts under Alternative 2 would be incrementally reduced compared to the proposed FPA due to 
construction of fewer residential units and commercial uses, and the associated reduction in residential 
traffic. Under this alternative, noise impacts would continue to exist. Similar to the proposed FPA, future 
construction activities related to the existing plan would potentially generate short-term noise impacts to 
noise-sensitive land uses located adjacent to construction sites. Compliance with the City’s standards and 
codes, along with other federal, state, and local regulations, is required of all projects. 

The Navajo Community Plan provides goals and policies to ensure noise abatement measures for existing 
and new uses to protect people living and working in the project area from an excessive noise 
environment that Alternative 2 would also implement.  Noise impacts under the Alternative 2 would be 
slightly decreased when compared to the proposed FPA as Alternative 2 would develop fewer residences; 
however, similar to the proposed FPA a significant and unavoidable operational noise impact would result 
with the implementation of this alternative.  

10.5.6 Biological Resources
Alternative 2 would impact the same area as the proposed FPA, which could potentially lead to impacts to 
biological resources. The proposed FPA would primarily occur in areas of Grantville that are currently 
developed and lack biological resources. As with implementation of the proposed FPA, Alternative 2 would 
be required to comply with the MSCP, which provides comprehensive long-term habitat conservation to 
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address the needs of multiple species and the preservation of natural vegetation communities for lands 
within the City and sphere of influence boundaries.  All future projects developed under the proposed FPA 
as well as Alternative 1 and other alternatives would be required to adhere to regulations imposed by state 
and federal resource agencies which provide additional assurances that impacts to biological resources 
would not be significant. Impacts related to biological resources under Alternative 2 would be similar to 
those identified for the proposed FPA.

10.5.7 Hydrology
Current drainage patterns on the project site would be improved with Alternative 2. As with the proposed 
FPA, future development under Alternative 2 would occur in areas that are fully developed and largely 
impervious due to existing structures, paving, and other improvements; therefore, due to the increase in 
pervious surfaces, the volume or rate of runoff to drainage basins, municipal storm water systems, or 
ultimately to receiving waters would be an improvement. Additionally, all development in the City is 
subject to drainage regulations through the City Municipal Code. As with the proposed FPA, new 
development proposed as part of Alternative 2 would be required to implement LID BMPs as discussed in 
the City’s Storm Water Standards Manual. As new projects are brought forward, mandatory storm water 
regulations would be required to control or reduce the rate and volume of runoff from redeveloped sites, 
thereby resulting in an incremental reduction in runoff and drainage impacts for smaller storm events over 
time  compared to the existing condition. Runoff for larger storms (25-, 50-, 100-, and 500-year storms) would 
be similar to the existing conditions. Regardless, implementation would not result in significant changes to 
the existing hydrology or drainage  compared to the existing conditions.  As such, impacts related to 
hydrology under Alternative 2 would be similar to those identified for the proposed FPA.  

10.5.8 Water Quality
Similar to the proposed FPA, the implementation of Alternative 2 is not expected to have a significant 
impact on water quality.  The existing project area is highly urbanized, and future development that 
maintains or incrementally reduces the intensity of land use on existing disturbed or developed parcels 
would not be expected to significantly degrade water quality of receiving surface and ground water 
bodies. Furthermore, regardless of the alternative selected, new development projects would be required 
to comply with existing water quality regulations and design requirements, resulting in an incremental 
improvement to water quality over time. Future development projects within the proposed FPA area would 
be required to adhere to the requirements of the RWQCB and SDMC, including the requirements of the 
MS4 permit for the San Diego Region and the City’s Storm Water Standards Manual; implementation of 
construction and post-construction BMPs; and, compliance with California BMP Handbook.  Therefore, 
similar to the proposed FPA, implementation of Alternative 2 would result in less than significant water 
quality impacts.  

10.5.9 Historical Resources
As with the proposed FPA, implementation of this alternative would be required to adhere to all applicable 
City, federal, state, and local regulations regarding the protection of historical resources, as described in 
Section 5.9. Where preservation of the historically significant components related to historic buildings and 
structures can be maintained through compliance with regulations and/or mitigation as discussed in 
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Section 5.9 of this PEIR, impacts would be reduced to below a level of significance. As the project area is 
the same for both the proposed FPA and Alternative 2, both would have similar potential to impact 
historical resources.

10.5.10 Visual Effects and Neighborhood Character
The goals and recommendations included in the proposed FPA, which specify design recommendations
and guidelines intended to retain Grantville’s community character would also be applied to Alternative 2.
The implementation of the proposed rezone of Alternative 2 would not have a negative impact on visual 
effects and neighborhood character and therefore, impacts under Alternative 2 would be similar to the 
proposed FPA.

10.5.11 Geologic Conditions
Impacts under Alternative 2 would be similar to those of the proposed FPA. Implementation of Alternative 2 
has the potential to result in significant impacts related to geology and soils. The project area contains 
geologic conditions, which could pose significant risks if the future project area is not properly designed 
and constructed (see Section 5.11). However, potential impacts related to geology and soils would be 
avoided or reduced to less than significant through adherence to standard building code measures, 
including compliance with applicable building codes (e.g., Title 24 and the UBC) and SDMC. Additionally, 
a comprehensive, site specific soil and geologic evaluation could be required for all future projects to 
determine potential hazards and site conditions. Site-specific measures would be incorporated as 
recommended by the project engineer at the time specific plans are proposed.  

In addition, any future development projects would be subject to comply with the SDMC, NPDES General 
Construction Storm Water Permit, and MS4 Stormwater Permit, and would be required to prepare and 
implement a SWPPP and BMPs.  Therefore, similar to the proposed FPA no impacts associated with the 
erosion of soils would occur with the implementation of Alternative 2.  

10.5.12 Paleontological Resources
As for the proposed FPA, significant impacts to sensitive paleontological resources with the implementation 
of Alternative 2 would be reduced to less than significant. The proposed FPA and Alternative 2 both 
forecast development over the same area, and implementation of each has the potential to result in 
significant impacts to paleontological resources (see Section 5.12). Because of the project area’s high 
sensitivity for paleontological resources, grading into this formation could potentially destroy fossil remains. 
Consequently, the implementation of Mitigation Measure PR-1 as identified in Section 5.12 of this PEIR would 
reduce impacts to paleontological resources to a level less than significant. The proposed FPA does 
include any high sensitivity geological formations per the City’s Paleontological Guidelines and no
paleontological resources are anticipated. Impacts under the No Project Alternative (Adopted Community 
Plan) and the proposed FPA would be similar.
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10.5.13 Health and Safety
Health and safety impacts under Alternative 2 would be similar to the proposed FPA, as both wouild be 
developed within the same area. The project area contains properties of environmental concern;
however, future development proposals would be screened and applicants would be required to obtain a 
clearance from the County’s DEH as discussed in PEIR Section 5.13.  Similar to the proposed FPA, these 
compliance measures would reduce the potential for hazardous materials to affect the public or 
environment with the implementation of Alternative 2.

10.5.14 Public Services and Facilities
Fewer residential units proposed under Alternative 2 would reduce the total needs for parks, libraries, 
schools, and fire/police protection. However, the decreased demand under this alternative, as compared 
to the proposed FPA, would be negligible because the need for these services would be similar. Impacts to 
public services would be reduced but similar under the Alternative 2 compared to the proposed FPA.

10.5.15 Public Utilities
Reductions in the overall number of residential units, as a result of the implementation of Alternative 2, 
could reduce the capacity requirements for some existing public utilities in the area compared to the 
proposed FPA thereby requiring fewer or smaller-scale improvements. As with the proposed FPA the goals 
and recommendations of the Public Facilities, Services and Safety Element from the FPA and General Plan 
would be applied to Alternative 2 in order to reduce impacts resulting from the need to construct 
additional facilities. 

The updated PFFP addresses water, wastewater, energy, storm water, and specific recommendations that 
discuss solid waste. The General Plan Conservation Element discusses water resources management and 
the Public Facilities and Service Element evaluates growth and its affects upon infrastructure. Utility 
upgrades may be required as growth occurs and similar to the proposed FPA, Alternative 2 would adopt 
the updated PFFP to address the current and future needs of the community.

Therefore, the need for additional sewer, water, energy and solid waste systems under Alternative 2 would 
slightly decrease due to reduced density, as compared to the proposed FPA.  

10.5.16 Summary of Alternative 2 – Reduced Density (<73 du/acre) 
Alternative  

As discussed above, Alternative 2 would not result in additional significant impacts beyond those previously 
disclosed for the proposed FPA.  Impacts associated with land use (noise), transportation/circulation, air 
quality, and noise (operational), would be incrementally less with the reduction in overall density of 
development, but would not be reduced to below a level of significance and impacts would remain 
significant and unavoidable.  Impacts for all other issue areas would be similar compared to the proposed 
FPA.  However, Alternative 2 would not meet all of the proposed FPA’s objectives. Incrementally fewer 
residential units would reduce the number of new dwelling units available in the community. The City of San 
Diego’s Regional Housing Needs Allocation calls for the City to develop 88,096 housing units by the year 
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2020.  Alternative 2 would reduce potential housing development in the proposed FPA area by 11%, forcing 
the city to find other areas to accommodate more housing.

10.6 Alternatives Considered but Rejected
Additional alternatives to the proposed FPA were considered throughout the plan update process. The 
following alternative was considered but rejected because it did not meet the objectives of the project as 
explained for each scenario considered.   

10.6.1 Alternative Site Location
The proposed FPA was developed through a series of design charrettes and several years of monthly 
stakeholder meetings in the Navajo community. Initially, the Grantville area, referred to as Subarea A, was 
one of several subareas within the Navajo community considered for a land use plan amendment.  
Subarea A is located surrounding the existing transit center, while the other subareas are located 
elsewhere within the Grantville Community and are farther away from the transit center. Therefore, 
Subarea A was identified as the appropriate location for the proposed FPA.  This Alternative Site Location 
scenario refers to preparing an FPA on one of the other Grantville subareas.  This alternative is infeasible 
because it is not consistent with the following project objectives:

Promote Transit Oriented Development within walking distance to the Grantville Trolley Station, with 
a mix of residential, commercial, and industrial uses that would be designed for the pedestrians 
without excluding automobiles;

Promote a Multi-Modal Transportation Strategy including walkable and bicycle-friendly streets, 
accessible and enhanced transit options, and comprehensive parking strategies throughout the 
community;

Provide an incentive for development within the Grantville Community Plan Implementation 
Overlay Zone (CPIOZ) by streamlining the permit processing requirements in order to ensure a less 
costly and time-intensive process; and,

Allow for the ability to reduce vehicle miles traveled and reduce associated air pollution and GHG 
emissions.

10.7 Environmentally Superior Alternative
CEQA Guidelines Section 15126.6(e)(2) requires that an EIR identify the “environmentally superior” 
alternative based on the evaluation of the Plan and its alternatives. However, pursuant to the CEQA 
Guidelines  Section 15126.6 (e)(2), if the No Project Alternative is determined to be the most 
environmentally superior project, then another alternative among the alternatives evaluated must be 
identified as the environmentally superior project. 

Alternative 1 - Reduced Density (<43 du/acre) Alternative is identified as the Environmentally Superior 
Alternative, as it would reduce the proposed FPA's density and intensity by more than 60 percent.  
Alternative 1 would reduce the number of residential units by 3,038 units, and the amount of commercial 
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use would be reduced by an estimated 41.01acres, compared to the proposed FPA. This reduction could 
result in smaller-scale, residential and commercial projects with less density. The reduced intensity under this 
alternative would also be expected to result in proportionate reductions in traffic and construction activity 
within the community by approximately 60.8 percent compared to the proposed FPA, thereby resulting in a 
reduction in impacts to community intersections, road segments, and parking supply.  However, similar to 
the proposed FPA, transportation/circulation impacts under the Alternative 1 would still be significant and 
unavoidable.  Compared to Alternative 2, Alternative 1 will result in a greater decrease in density and 
therefore a greater decrease in traffic generation within the Grantville community.   

In addition, impacts associated with land use (noise), transportation/circulation, air quality, and noise 
(operational) would be incrementally less with the reduction in overall density of development but would 
not be reduced to below a level of significance and impacts would remain significant and unavoidable.  
Impacts for all other issue areas would be similar to the proposed FPA.   While Alternative 1 would be the 
Environmentally Superior Alternative, Alternative 1 would not meet all of the proposed FPA’s objectives, nor 
would it meet the goals of the City of San Diego General Plan.

The City of San Diego 2008 General Plan set goals for developing compact, mixed-use, walkable 
communities.   The City is also attempting to meet its Regional Housing Needs Allocation, which calls for the 
city to construct a significant number of housing units by 2020.  Grantville’s location provides an opportunity 
to develop a high quality community that can meet those goals.  While Alternative 1 may be 
environmentally superior, its reduction in overall density does not allow the City to maximize the potential 
development for the site.  Only the proposed FPA would meet the City’s General Plan goals and create a 
walkable community with access to the San Diego River, the Grantville Trolley Station, and other amenities 
in the area.
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11.0 Mitigation Monitoring and Reporting 

Program
Grantville Focused Plan Amendment

PTS No. 346289

This Mitigation Monitoring and Reporting Program is designed to ensure compliance with Public Resources 
Code Section 21081.6 during implementation of mitigation measures.  This program identifies at a minimum: 
the department responsible for the monitoring, what is to be monitored, how the monitoring shall be 
accomplished, the monitoring and reporting schedule, and completion requirements.  A record of the 
Mitigation Monitoring and Reporting Program will be maintained at the offices of the Entitlement Division, 
1222 First Avenue, Fifth Floor, San Diego, CA, 92101.  All mitigation measures contained in the Environmental 
Impact Report (PTS No. 346289) shall be made conditions of the project as may be further described below.

The proposed FPA is described in this PEIR.  The PEIR focused on issues determined to be potentially 
significant by the City.  The issues addressed in the PEIR include land use, transportation/circulation, air 
quality and odor, greenhouse gas emissions, noise, biological resources, hydrology, water quality, historical 
resources, visual effects/neighborhood character, geologic conditions, paleontological resources, health 
and safety, public services and facilities, and public utilities.

Public Resources Code Section 21081.6 requires monitoring of only those impacts identified as significant or 
potentially significant.  After analysis, potentially significant impacts requiring mitigation were identified for 
land use, transportation/circulation, air quality, noise, biological resources, hydrology, historical resources, 
paleontological resources, and health and safety.  

The environmental analysis identified mitigation measures determined to be feasible and would reduce 
some or all of the potentially significant impacts to a less than significant level for the following issues: land 
use, transportation/circulation, noise (construction), biological resources, hydrology, historical resources 
(archaeological), geologic conditions, paleontological resources, and health and safety; however, 
impacts would not be fully reduced for some of these issue areas.  Mitigation was determined infeasible for 
the following issue areas: land use (related to noise), transportation/circulation, air quality, and noise
(operational). No feasible mitigation is available at the community plan level to reduce impacts resulting 
from implementation, although implementation of the proposed FPA is intended to reduce the use of fossil-
fueled vehicles and consumption of energy through incorporation of transit-oriented development into the 
proposed FPA area.
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11.1 Land Use

Environmental Plan Consistency

Impact
Future development projects associated with implementation of the proposed FPA have the potential to 
result in significant direct and indirect impacts to City MHPA lands.

Mitigation Framework

Future development project types that are consistent with the Navajo Community Plan, as amended by 
this FPA, base zone regulations, and the supplemental regulation for CPIOZ Type A and can demonstrate 
that there are no biological resources present on the project site can be processed ministerially and would 
not be subject to further environmental review under CEQA. Development proposals that do not comply 
with the CPIOZ Type A supplemental regulations shall be subject to discretionary review in accordance with 
CPIOZ Type B and the Mitigation Framework LU-1 through LU-3. 

Mitigation Measure LU-1:
Future development project policies shall include a requirement to make use of project designs, 
engineering, and construction practices that avoid and minimize impacts to sensitive habitats and wildlife 
corridor/MHPA preserve areas.

Mitigation Measure LU-2:
Further environmental review shall be conducted in compliance with the most recent versions of all 
applicable local, state, and federal regulations where specific actions would result in impacts to sensitive 
habitats and/or wildlife corridor/MHPA preserve areas.  These reviews shall be conducted at the earliest 
possible period of tiered project review to ensure the most flexibility in planning and project design, and 
resolve conflicts with significant biological resources.

Mitigation Measure LU-31:
All future specific actions undertaken at or near the San Diego River or adjacent to the MHPA shall be 
reviewed for consistency with the MSCP preserve and development requirements, as well as the MHPA 
Land Use Adjacency Guidelines.
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11.2 Transportation/Circulation

Intersections

Impact
Implementation of the proposed FPA has the potential to result in significant cumulative impacts to 
intersection operations at the following intersections:

Friars Road/Riverdale Street (LOS F during the AM and PM peak hours);

Mission Gorge Road/Zion Avenue (LOS F during the AM and PM peak hours);

Mission Gorge Road/Princess View Drive (LOS F during the AM peak hour);

Waring Road/Princess View Drive (LOS F during the AM peak hour);

Waring Road/Zion Avenue (LOS F during the AM peak hour or LOS E during the PM peak hour);

Fairmount Avenue/Mission Gorge Road (LOS F during the AM and PM peak hours);

Fairmount Avenue/Alvarado Road/Camino Del Rio N. (LOS F during the AM and PM peak hours); 
and,

Alvarado Canyon Road/Mission Gorge Place (LOS F during the AM and PM peak hours). 

Mitigation Framework

Mitigation Measure T-1: Friars Road / Riverdale Street  
Restripe northbound and southbound approaches to provide one left-turn lane, one through lane, and 
one right-turn lane. The FPA significant traffic impact to this intersection would be fully mitigated with the 
implementation of these mitigation measures. This proposed intersection improvement project is identified 
in the Navajo PFFP (#T22).

Mitigation Measure T-2: Mission Gorge Road / Zion Avenue 
Restripe westbound approach to provide dual left-turn lanes and a through/right-turn lane.  Restripe 
eastbound approach to provide a dedicated right-turn lane.  Also, remove the east-west split phase to 
provide protected left-turn phases. The FPA significant traffic impact to this intersection would be fully 
mitigated with the implementation of these mitigation measures. This proposed intersection improvement 
project is identified in the Navajo PFFP (#T23).

Mitigation Measure T-3: Mission Gorge Road / Princess View Drive  
Restripe southbound approach to provide a dedicated left-turn lane and a shared right-turn/through lane.  
Also, remove the split phase and provided protected left-turn phases. The FPA significant traffic impact to 
this intersection would be fully mitigated with the implementation of these mitigation measures. This 
proposed intersection improvement project is identified in the Navajo PFFP (#T24).
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Mitigation Measure T-4: Waring Road / Princess View Drive  
Restripe westbound approach to provide a dedicated right-turn lane. Prohibit street parking along the 
westbound approach. The FPA significant traffic impact to this intersection would be fully mitigated with 
the implementation of this mitigation measure. This proposed intersection improvement project is identified 
in the Navajo PFFP (#T25).

Mitigation Measure T-5: Waring Road / Zion Avenue  
Restripe southbound approach to provide a dedicated right-turn lane. Prohibit street parking along the 
southbound approach. The FPA significant traffic impact to this intersection would be fully mitigated with 
the implementation of this mitigation measure. This proposed intersection improvement project is identified 
in the Navajo PFFP (#T26).

Mitigation Measure T-6: Fairmount Avenue / Mission Gorge Road  
Widen the northbound approach to provide an additional (third) through lane. Provide a northbound right-
turn overlap phase. Widen the southbound approach to provide three through lanes and a dedicated 
right-turn lane. Widen the eastbound approach to provide one left-turn lane, one through lane, and two 
right-turn lanes with overlap phasing.  Also, remove the east-west split phase to provide protected left-turn 
phases.  The FPA significant traffic impact to this intersection would be fully mitigated with the 
implementation of these mitigation measures. The Alvarado Canyon Road Realignment Project proposed 
at this location is identified in the Navajo PFFP (#T12).

Mitigation Measure T-7: Alvarado Canyon Road / Mission Gorge Place  
Install a traffic signal at this intersection once warrants analysis is completeit is warranted. Widen the 
westbound approach to provide an exclusive right-turn lane.  Widen the eastbound approach to provide 
a dedicated left-turn lane. The FPA significant traffic impact to this intersection would be fully mitigated
with the implementation of these mitigation measures. This proposed intersection improvement project is 
identified in the Navajo PFFP (#T27).

Roadway Segments

Impact
Implementation of the proposed FPA has the potential to result in significant cumulative impacts to street 
segment operations at the following segments:

Friars Road: I-15 NB Ramps to Rancho Mission Road (LOS F);

Friars Road: Rancho Mission Road to Santo Road (LOS F);

Friars Road: Santo Road to Riverdale Street (LOS F);

Mission Gorge Road: Mission Gorge Place to Fairmount Avenue (LOS E);

Mission Gorge Road: Rainier Avenue to Vandever Avenue (LOS E);

Mission Gorge Road: Vandever Avenue to Twain Avenue (LOS F);

Mission Gorge Road: Twain Avenue to Mission Gorge Place (LOS E);
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Fairmount Avenue: Vandever Avenue to Twain Avenue (LOS F):

Fairmount Avenue: Mission Gorge Road to Alvarado Canyon Road (LOS F);

Fairmount Avenue: Alvarado Canyon Road to I-8 WB Ramps (LOS F);

Fairmount Avenue: I-8 WB Ramps to I-8 EB Ramps;

Vandever Avenue: Riverdale Street to Mission Gorge Road (LOS E);

Twain Avenue: Fairmount Avenue to Mission Gorge Road (LOS F);

San Diego Mission Road: Rancho Mission Road to Fairmount Avenue (LOS F); and,

Zion Avenue: Mission Gorge Road to Waring Road (LOS F).

Mitigation Framework

Mitigation Measure T-8: Friars Road from I-15 NB Ramps to Rancho Mission Road 
Widen the roadway to 8-Lane Prime Arterial. . The FPA significant traffic impact to this roadway segment
would be partially mitigated with the implementation of this mitigation measure. This roadway segment is 
within the Mission Valley Community Planning Area, and this improvement project is not currently included 
in the Mission Valley PFFP. Therefore, the FPA significant traffic impact to this roadway segment would 
remain significant unmitigated. 

Mitigation Measure T-9: Friars Road from Rancho Mission Road to Santo Road
Widen the roadway to 8-Lane Prime Arterial. The FPA significant traffic impact to this roadway segment
would be partially mitigated with the implementation of this mitigation measure. This roadway segment is 
within the Mission Valley Community Planning Area, and this improvement project is not currently included 
in the Mission Valley PFFP. Therefore, the FPA significant traffic impact to this roadway segment would 
remain significant unmitigated.

Mitigation Measure T-10: Friars Road: Santo Road to Riverdale Street 
This roadway segment is currently built to its ultimate classification per Mission Valley and Navajo 
Community Plans. No mitigation measures have been identified for this location. As a result, the FPA
significant traffic impact to this roadway segment would remain significant unmitigated.  

Mitigation Measure T-11: Mission Gorge Road from Rainier Avenue to Vandever Avenue 
Widen the roadway to 4-Lane Major Arterial. The FPA significant traffic impact to this roadway segment
would be fully mitigated with the implementation of this mitigation measure. The Mission Gorge Road 
Improvement Project is identified in the Navajo PFFP (#T19).  

Mitigation Measure T-12: Mission Gorge Road from Vandever Avenue to Twain Avenue 
Widen the roadway to 4-Lane Major Arterial. The FPA significant traffic impact to this roadway segment
would be fully mitigated with the implementation of this mitigation measure. The Mission Gorge Road 
Improvements Project is identified in the Navajo PFFP (#T19).  
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Mitigation Measure T-13: Mission Gorge Road from Twain Avenue to Mission Gorge Place 
Widen the roadway to 4-Lane Major Arterial. The FPA significant traffic impact to this roadway segment
would be fully mitigated with the implementation of this mitigation measure. The Mission Gorge Road 
Improvements Project is identified in the Navajo PFFP (#T19). 

Mitigation Measure T-14: Mission Gorge Road from Mission Gorge Place to Fairmount Avenue 
Widen the roadway to 6-Lane Major Arterial. The FPA significant traffic impact to this roadway segment
would be fully mitigated with the implementation of this mitigation measure. The Mission Gorge Road 
Improvements Project is identified in the Navajo PFFP (#T16).

Mitigation Measure T-15: Fairmount Avenue from Vandever Avenue to Twain Avenue 
Provide a continuous two-way left-turn lane.  Retain the street parking along both sides of the roadway. The 
FPA significant traffic impact to this roadway segment would be fully mitigated with the implementation of 
this mitigation measure. This roadway improvement project is identified in the Navajo PFFP (#T20).

Mitigation Measure T-16: Fairmount Avenue from Mission Gorge Road to Alvarado Canyon Road  
Widen the roadway to a 6-Lane Major Arterial. The FPA significant traffic impact to this roadway segment
would be partially mitigated with the implementation of this mitigation measure. The Fairmount Avenue 
Widening Project is identified in the Navajo PFFP (#T12).  

Mitigation Measure T-17: Fairmount Avenue from Alvarado Canyon Road to I-8 WB Ramps
Widen the roadway to 6-Lane Major Arterial. The FPA significant traffic impact to this roadway segment 
would be partially mitigated with the implementation of this mitigation measure. The Fairmount Avenue 
Widening Project is identified in the Navajo PFFP (#T12).  

Mitigation Measure T-18: Fairmount Avenue from I-8 WB Ramps to I-8 EB Ramps
Widen the roadway to 6-Lane Major Arterial. The FPA significant traffic impact to this roadway segment
would be partially mitigated with the implementation of this mitigation measure. The Fairmount Avenue 
Widening Project is identified in the Navajo PFFP (#T12).

Mitigation Measure T-19: Vandever Avenue from Riverdale Street to Mission Gorge Road 
Restripe to provide a continuous two-way left-turn lane. The FPA significant traffic impact to this roadway 
segment would be fully mitigated with the implementation of this mitigation measure. This roadway 
improvement project is identified in the Navajo PFFP (#T28). 

Mitigation Measure T-20: Twain Avenue from Fairmount Avenue to Mission Gorge Road 
Restripe to provide a continuous two-way left-turn lane. The FPA significant traffic impact to this roadway 
segment would be fully mitigated with the implementation of this mitigation measure. This roadway 
improvement project is identified in the Navajo PFFP (#T29). 

Mitigation Measure T-21: San Diego Mission Road from Rancho Mission Road to Fairmount Avenue 
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Widen the roadway to 4-Lane Collector Street. would mitigate the FPA significant impact to San Diego 
Mission Road. However, widening of this roadway to 4-Lane Collector would require bridge widening over 
the San Diego River which is not included in any Public Facilities Financing Plan or funded Capital 
Improvement Program. Development project review would address significance of impacts on a project-
level basis. Therefore, the FPA significant traffic impact to this roadway segment would remain significant 
and unmitigated.

Mitigation Measure T-22: Zion Avenue from Mission Gorge Road to Waring Road 
Widen the roadway to 4-Lane Major Street. would mitigate The FPA significant impact to Zion Avenue.
Widening of this roadway would impact surrounding residential properties, community character and on-
street parking that is heavily utilized in this area. Therefore widening of this roadway segment is not 
recommended and the FPA significant traffic impact to this roadway segment would remain significant 
and unmitigated.

Traffic Generation

Impact
Implementation of the proposed FPA would increase density and ultimately result in a significant increase in 
traffic within the proposed FPA area.  

Mitigation Framework

Development projects that comply with the supplemental regulations for CPIOZ-Type A and the regulations 
of the underlying zone, and can provide documentation from a California Registered Traffic Engineer 
stating that the proposed project’s traffic volumes are based on the City’s trip generation rates and are less 
than the thresholds established in the City of San Diego’s Traffic Impact Study Manual (SDR 1) can be 
processed ministerially and would not be subject to further environmental review under CEQA. 
Development proposals that do not comply with the CPIOZ Type A supplemental regulations and generate 
traffic volumes greater than the City’s thresholds shall be subject to discretionary review in accordance 
with CPIOZ-Type B and the Mitigation Framework as detailed in Mitigation Measure T-23 through T-26, 
below.

Mitigation Measure T-23: Pedestrian Circulation Improvements 
Provide minimum 5 foot non-contiguous sidewalks on both sides of any 

vehicular access way (including private drives that a project creates on its property). 
Vehicular access ways shall connect to existing alleys, streets and adjacent 
development. (SDR 5)

Provide a minimum 5 foot planting zone and minimum 10 foot sidewalk. The planting zone 
shall be adjacent to the curb and the sidewalk shall be between the planting zone and 
the building. (SDR 5)
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All crosswalks shall meet City standard for high visibility (Continential) crosswalks (See 
Standard Drawing SDM-116). All transverse type crosswalks within the public right-of-way 
shall be upgraded to new City standard crosswalks per City Adoption of High Visilbity 
Crosswalks.  Additionally, the Navajo Community Plan Grantville - CPIOZ Section includes 
an SDR for use of enhanced pavement pattern. Median refuge, curb extensions, 
countdown signals etc. shall be included per City standards and Street Design Manual.

Development shall provide a minimum of one pedestrian (and bicycle) connection to 
each adjacent property. These pedestrian (and bicycle) connections shall be 
coordinated and connected. Fencing or walls that limit access are prohibited. (SDR 5)

Pedestrian connectivity to the San Diego River, the surrounding parks and transit shall be 
provided per the San Diego River Park Master Plan.

Provide sidewalks, landscaping and pedestrian-supportive lighting on all new and major streets.

All major crosswalks should be marked and enhanced crosswalk improvements such as pavement 
pattern, median refuge, curb extensions, countdown signals etc. should be considered. 

Adequate pedestrian connectivity/access between various land uses should be provided.  Provide 
pedestrian crossing on Friars Road at the Mission Gorge Road intersection. 

Provide direct access to Alvarado Creek from common areas and ground floor units. (SDR 
38) and development along Alvarado Creek shall provide a 10 foot wide pedestrian and 
bicycle trail adjacent to the Alvarado Creek. (SDR 36)

Provide a bridge at Mission Gorge/Fairmount Ave for the Alvarado Creek to connect to 
the San Diego River. Provide a pedestrian connection with the bridge for access to the 
River and Creek (San Diego River Park Master Plan).

Primary access for each ground-floor commercial, office, retail, and residential 
unit/space shall be provided directly from the public right-of-way, public street, and/or 
internal street (SDR 11). All sidewalks, crosswalks and access to the entrances shall be 
ADA compliant. A straight, accessible path of travel shall be maintained clear without 
any obstructions (SDR 7).  

Pedestrian connectivity to the San Diego River, the surrounding parks and the transit should be 
emphasized.

All sidewalks, crosswalks and access to the entrances should be ADA compliant.  

The pedestrian improvements within the study area should be consistent with the goals included in 
the City of San Diego Pedestrian Master Plan.

Mitigation Measure T-24:  Bicycle Circulation Improvements 

• Per the City of San Diego River Park Master Plan, provide the following:

o Provide for a San Diego River Pathway connection to San Diego Mission Road from the 
north side of the river at Rancho Mission Road.
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o Provide a bridge at Mission Gorge/Fairmount Ave for the Alvarado Creek to connect 
to the San Diego River. Provide a bicycle connection with the bridge for access to the 
River and Creek (San Diego River Park Master Plan). Enhanced bike lanes and 
crossings shall be provided between the proposed San Diego River bike path and the 
existing Fairmount Avenue bike path.

o Identify land for bicycle (and pedestrian) trail through land acquisition or open space 
easements and identify an alignment for the San Diego River Pathway as Grantville 
redevelops.

o Development shall provide a minimum of one bicycle connection (and pedestrian) to 
each adjacent property. These bicycle connections shall be coordinated and 
connected. Fencing or walls that limit access are prohibited. (SDR 5)  

o Project shall be provided per City standard. Bike racks must be provided along the 
project’s street frontage. (SDR 10)

Enhanced bike lanes and crossings should be provided between the proposed San Diego River bike 
path and the existing Fairmount Avenue bike path.

• Improve the bike trail crosswalk at the Mission Gorge Road/Camino del Rio North intersection.

• Bicycle connectivity to the San Diego River, the surrounding parks and transit should be 
emphasized.

• Provide sufficient bicycle parking (lockers and U-loops).

• Per the NFFP, complete the Mission Trails Bike Path Study (#T13)

• Per the NFFP, construct bicycle routes throughout the community (#T14)

• Per SANDAG’s San Diego Regional Bicycle Plan, provide a Class I Bike Path along the San Diego 
River Bikeway Corridor.

• Per the City of San Diego Bicycle Master Plan, provide the following:

o A Class II Bike Lane along Friars Road from I-15 SB Ramps to Mission Gorge Road

o A Class II Bike Lane along Mission Gorge Road from Jackson Drive to Friars Road

o A Class II Bike Lane along Mission Gorge Road from Friars Road to I-8/Fairmount Avenue 
interchange

o A Class III Bike Route along Zion Avenue from Mission Gorge Road to Waring Avenue

o A Class II Bike Lane along San Diego Mission Road from Rancho Mission Road to Twain 
Avenue

o A Class II Bike Lane along Camino Del Rio North from east of Ward Street to Fairmount
Avenue

o A Class II Bike Lane along Mission Gorge Place from Alvarado Canyon Road to Fairmount 
Avenue.
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Furthermore, the bicycle network improvements within the study area identified in the City of San Diego 
Bicycle Master Plan, SANDAG’s San Diego Regional Bicycle Plan, and the Navajo Facilities Financing Plan 
should will be implemented. 

Mitigation Measure T-25: Transit Improvements 

• Per the Navajo Community Plan Amendment, provide the following:

o All New projects shall provide wayfinding signage that identifies pedestrian and 
bicycle routes to and from the Grantville Trolley Station. (SDR 6)

All streets, which are directly served by transit should be designed or retrofitted to serve pedestrians 
since there must be adequate facilities to access transit. Provide sufficient ADA compliant 
pedestrian access to all mass transit facilities.

• Bus Shelters should be provided at all bus stop locations in the FPA area.

• Transit Priority Signals should be installed on all Mission Gorge Road Signals (from Friars Road to 
Camino del Rio North).

• Based on the future ridership, increasing the bus frequency during peak periods should be 
considered.  Bus stops should be considered within ¼ mile radius for every land use in the FPA area 
and bus routes should be reevaluated based on the proposed land uses. 

Mitigation Measure T-26: Transportation Demand Management (TDM) Improvements

• Per Chapter 14 Article 2 Division 5 §142.0540 (c), provide the following:

o The TDM Plan shall be designed to reduce peak period automobile use with such 
techniques as carpooling, vanpooling, transit, bicycling, walking, telecommuting, 
compressed work weeks, or flextime. 

o Transit pass or transit discounts shall be incorporated into TDM Plans and Programs.

o Intelligent Transportation System components shall be incorporated when possible with 
SANDAG ITS Program.

o Transit Service time (Priority signalizing) and transit only lanes shall be incorporated as 
part of traffic improvements.

TDM principals such as peak hour trip reduction, staggered work hours, ride sharing, 
telecommunication and promoting the usage of transit should be considered and 
promoted. 

• Intelligent Transportation System components should be utilized as appropriate.

Transit for individual projects should be considered. Transit service time (priority signalizing) and transit 
only lanes should be considered. Transit pass or transit discounts should be considered.

Freeway Segments/Ramps
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Impact
Implementation of the proposed FPA has the potential to result in significant cumulative impacts to 
freeway ramp meter operations at the Friars Road to Northbound I-15 freeway ramp.  In addition, 
implementation of the proposed FPA has the potential to result in significant cumulative impacts to freeway 
segment operations at the following freeway segments:

I-15 NB: Aero Drive to Friars Road

I-15 SB: Aero Drive to Friars Road

I-15NB: Friars Road to I-8 

I-15 SB: Friars Road to I-8 

I-8 EB: I-15 to Fairmount Avenue

I-8 WB: I-15 to Fairmount Avenue

I-8 EB: Fairmount Avenue to Waring Road

I-8 WB: Fairmount Avenue to Waring Road

Mitigation Framework

Mitigation Measures T-27 thru T-30: I-15 NB & SB: Aero Drive to I-8  
San Diego Association of Governments (SANDAG) 2040 Revenue Constrained Regional Transportation Plan
(RTP) proposes the cConstruction of 2 managed lanes along I-15 between I-8 and SR-163. This measure 
provides partial mitigation since it reduces the traffic demand on the freeway general purpose lane; 
however, even with this improvement, the FPA traffic impact to this roadway segment is significant.

Mitigation Measures T-31 thru T-34: I-8 EB & WB: I-15 to Waring Road  
SANDAG 2020 Revenue Constraint RTP includes oOperational improvements, as identified in the SANDAG 
2020 Revenue Constraint RTP, along I-8 between I-15 and SR-125 will be implemented. This measure 
provides partial mitigation since it improves freeway operation in the vicinity of the project; however, even 
with this improvement, the FPA traffic impact to this roadway segment is significant.  
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Mitigation Measure T-35: Friars Road to Northbound I-15 Ramp 
No mitigation measures have been identified for this location. Mitigation measures that would potentially 
reduce vehicular queuing and freeway ramp metering impacts at this location consists of adding freeway 
lanes, auxiliary lanes, adding a lane to the freeway on-ramp, implementation of TDM measures that 
encourage carpooling and other alternate means of transportation or a combination of these measures. 
Additional roadway improvements would also be necessary along Friars Road; however, this interchange is 
located within the Mission Valley Community Plan, and will be evaluated in more detail in the upcoming 
Mission Valley Community Plan Update. As a result, the FPA significant traffic impact to this intersection 
would remain significant and unmitigated.

Mitigation Measure T-36: Friars Road / I-15 SB Off-Ramps Intersection  
Caltrans is in the process of developing preliminary improvement plans for this location which will be shared 
with City staff once available. No mitigation measures have been identified for this location. Additional 
through lanes along Friars Road would be needed to improve the traffic operations at this intersection to 
pre-project conditions or better which would require bridge widening. The existing bridge at this 
interchange is currently built to its ultimate classification per Mission Valley Community Plan. It should be 
noted that this location is located within the Mission Valley Community Planning area where it will be 
evaluated in more detail in the upcoming Mission Valley Community Plan update. As a result, the FPA
significant traffic impact to this intersection would remain significant and unmitigated.

Mitigation Measure T-37: Fairmount Avenue / Alvarado Canyon Road / I-8 WB Off-Ramp / Camino Del Rio 
N. Intersection
I-8/Fairmount Avenue interchange improvement project is included in the Navajo PFFP (# T12). This 
measure provides partial mitigation since it improves freeway and local roadway operation in the vicinity of 
the project; however, even with this improvement, the FPA traffic impact to this roadway segment is 
significant.

11.3  Air Quality and Odor

Cumulative Air Pollutant Emissions

Impact
The increase in future long-term operational emissions of particulates and ozone precursors associated with 
the proposed FPA would result in a significant air quality impact. 

Mitigation Framework
The goals, policies, and recommendations of the City combined with the federal, state, and local 
regulations provide a framework for developing project-level air quality protection measures for future 
discretionary projects. The City’s process for the evaluation of discretionary projects includes environmental 
review and documentation pursuant to CEQA as well as an analysis of those projects for consistency with 
the goals, policies, and recommendations of the General Plan and Community Plan, as amended by the 
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FPA. In general, implementation of the policies in the Community Plan, as amended by the FPA, and 
General Plan would preclude or reduce air quality impacts. Compliance with the standards is required of 
all projects and is not considered to be mitigation. However, it is possible that for certain projects, 
adherence to the regulations would not adequately protect air quality, and such projects would require 
additional measures to avoid or reduce significant air quality impacts. These additional measures would be 
considered mitigation. 

Mitigation Measures AQ-1 and AQ-2 shall be implemented to reduce project-level impacts. Where 
mitigation is determined to be necessary and feasible, Tthese mitigation measures shall be included in a 
Mitigation Monitoring and Reporting Program for the project.

Mitigation Measure AQ-1 
For projects that would exceed daily construction emissions thresholds established by the City of San Diego, 
best available control measures/technology shall be incorporated to reduce construction emissions to 
below daily emission standards established by the City of San Diego. Best available control 
measures/technology shall include:

Minimizing simultaneous operation of multiple pieces of construction equipment;
Use of more efficient or low pollutant emitting, equipment, e.g. Tier III or IV rated
equipment;
Use of alternative fueled construction equipment;
Dust control measures for construction sites to minimize fugitive dust, e.g. watering,
soil stabilizers, and speed limits; and
Minimizing idling time by construction vehicles.

Mitigation Measure AQ-2:
Development that would significantly impact air quality, either individually or cumulatively, shall receive 
entitlement only if it is conditioned with all reasonablefeasible mitigation to avoid, minimize, or offset the 
impact. As a part of this process, future projects shall be required to buffer sensitive receptors from air 
pollution sources through the use of landscaping, open space, and other separation techniques.

11.4 Noise

Operational Noise

Impact
Future development activities associated with implementation of the proposed FPA have the potential to 
result in significant long-term operational noise impacts associated with traffic generated by the increased 
density of use in the FPA area. 
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Mitigation Framework
Future development project types that are consistent with the Navajo Community Plan, as amended by 
this FPA, base zone regulations, and the supplemental regulation for CPIOZ Type A and can demonstrate 
that there are no sensitive noise receptors present on the project site can be processed ministerially and 
would not be subject to further environmental review under CEQA. Development proposals that do not 
comply with the CPIOZ Type A supplemental regulations shall be subject to discretionary review in 
accordance with CPIOZ Type B and the Mitigation Framework as detailed in Mitigation Measure N-1 and N-
6, below.

Construction Noise

Impact
Future development activities associated with implementation of the proposed FPA have the potential to 
result in significant temporary noise impacts associated with demolition and construction of individual 
projects.

Mitigation Framework
Future development project types that are consistent with the Navajo Community Plan, as amended by 
this FPA, base zone regulations, and the supplemental regulation for CPIOZ Type A and can demonstrate 
that there are no sensitive noise receptors present on the project site can be processed ministerially and 
would not be subject to further environmental review under CEQA. Development proposals that do not 
comply with the CPIOZ Type A supplemental regulations shall be subject to discretionary review in 
accordance with CPIOZ Type B and the Mitigation Framework as detailed in Mitigation Measure N-1
through N-5.

Mitigation Measure N-1: Project Specific Noise Study 
A noise survey shall be conducted to determine construction and operation impacts and identify methods 
that can be implemented to meet applicable noise standards. The noise survey shall be sufficient to 
indicate existing and projected noise levels to determine the amount of attenuation needed to reduce 
potential noise impacts to meet interior noise standards. See the Grantville CPIOZ section – Navajo 
Community Plan for supplemental design regulations.

Mitigation Measure N-2: Construction Equipment
Electrical power shall be used to run air compressors and similar power tools. Internal combustion engines 
should be equipped with a muffler of a type recommended by the manufacturer and in good repair. All 
diesel equipment should be operated with closed engine doors and should be equipped with factory-
recommended mufflers. Construction equipment that continues to generate substantial noise at the 
project boundaries should be shielded with temporary noise barriers, such as barriers that meet a sound 
transmission class (STC) rating of 25, sound absorptive panels, or sound blankets on individual pieces of 
construction equipment. Stationary noise-generating equipment, such as generators and compressors, 
should be located as far as practically possible from the nearest residential property lines.
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Mitigation Measure N-3: Limit Operations Adjacent to Receivers
Limit the number of large pieces of equipment (i.e., bulldozers or concrete mixers) operating adjacent to 
receivers to one at any given time.

Mitigation Measure N-4: Neighbor Notification
As part of applying for construction noise permits, pProvide notification to residential occupants adjacent 
to the project site at least 24 hours prior to initiation of construction activities that could result in substantial 
noise levels at outdoor or indoor living areas. This notification should include the anticipated hours and 
duration of construction and a description of noise reduction measures being implemented at the project 
site. The notification should include a telephone number for local residents to call to submit complaints 
associated with construction noise. (SDMC Section 59.5.0404)

Mitigation Measure N-5: Noise Control Plan
Construction contractors shall develop and implement a noise control plan that includes a noise control 
monitoring program to ensure sustained construction noise levels do not exceed 75 decibels over a 12-hour 
period at the nearest sensitive receivers. The plan may include the following requirements:

Contractor shall turn off idling equipment.

Contractor shall perform noisier operation during the times least sensitive to receptors.

All diesel equipment shall be operated with closed engine doors and shall be equipped with factory- 
recommended mufflers.

Electrical power shall be used to run air compressors and similar power tools and to power any 
temporary structures, such as construction trailers or security staff facilities.

For all noise-generating construction activities, additional noise attenuation techniques shall be employed 
as necessary to reduce noise levels. Such techniques shall include, but are not limited to, the use of sound 
blankets, noise shrouds and temporary sound barriers between construction sites and nearby sensitive 
receptors as specified in the noise control plan.

Mitigation Measure N-6:
Where new projects would expose residences to noise exceeding normally acceptable levels, the 
City of San Diego shall require the consideration use of various sound attenuation techniques as 
required by prescribed in the California Energy Code Title 24 standards. These standards specify 
construction methods and materials that result in energy efficient structures and up to a 30 dBA 
reduction in interior noise levels (assuming that windows are closed). 

Requirements may include the use of appropriate setbacks and sound attenuating building 
design, including retrofit of existing structures with sound attenuating building materials where
feasible. Such measures may include, but are not limited to dual-paned windows, solid core 
exterior doors with perimeter weather stripping, air conditioning system so that windows and doors 
may remain closed and situating exterior doors away from roadways. 
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In instances where use of these techniques is not feasible, the use of sound barriers (earthen berms, 
sound walls, or some combination of the two) will be considered. Whenever possible, a 
combination of elements should be used, including solid fences, walls, and landscaped berms. 
Determination of appropriate noise attenuation measures will be based on a noise study assessed 
on a case-by-case basis during a project’s permitting and/or environmental review process 
pursuant to City of San Diego regulations. This shall be accomplished during the permitting and/or 
environmental review processproject’s permitting and/or environmental review process. 

11.5 Biological Resources

Jurisdictional Biological Resources

Impact  

Future project-specific developments located adjacent to or within areas under the jurisdiction of federal, 
state, or local biological resources regulatory agencies have the potential to result in significant impacts to 
jurisdictional biological resources.  

Mitigation Framework
Mitigation is required for impacts that are considered significant under the City of San Diego’s Biology 
Guidelines (2012) and the City of San Diego’s CEQA Significance Determination Thresholds (2011). All 
impacts to sensitive biological resources shall be avoided to the maximum extent feasible and minimized 
when avoidance is not possible. For future projects that are consistent with the Navajo Community Plan, as 
amended by this FPA, base zone regulations, and the supplemental regulations for CPIOZ-Type A, and can 
demonstrate that no biological resources are present, the project can be processed ministerially and 
would not be subject to further environmental review under CEQA. Future development that does not 
comply with CPIOZ-Type A shall be subject to review in accordance with CPIOZ-Type B, and shall 
implement the Mitigation Framework detailed in Mitigation Measures BR-1 through BR-56, below. Where 
impacts are not avoidable or cannot be minimized, mitigation shall be required to reduce significant 
impacts to below a level of significance. 

Mitigation Measure BR-1:  
To reduce potentially significant impacts that would cause a reduction in the number of unique, rare, 
endangered, sensitive, or fully protected species of plants or animals, if present within the FPA area, all
subsequent projects within CPIOZ Type B areas shall be analyzed in accordance with the CEQA 
Significance Thresholds, which require that site-specific biological resources surveys be conducted in 
accordance with City of San Diego Biology Guidelines (2012). The locations of any sensitive plant species, 
including listed, rare, and narrow endemic species, as well as the potential for occurrence of any listed or 
rare wildlife species shall be recorded and presented in a biological resources report. Based on available 
habitat within the FPA area, focused presence/absence surveys shall be conducted in accordance with 
the biology guidelines and applicable resource agency survey protocols to determine the potential for 
impacts resulting from the future projects on these species. Engineering design specifications based on 
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project-level grading and site plans shall be incorporated into the  design of future projects to minimize or 
eliminate direct impacts on sensitive plant and wildlife species consistent with the FESA, MBTA, Bald and 
Golden Eagle Protection Act, California Endangered Species Act (CESA), MSCP Subarea Plan, and ESL 
Regulations.Prior to any project impacts occurring within areas under the jurisdiction of federal, state, or 
local biological resource regulatory agencies, the project applicant for the specific work shall obtain any 
and all applicable resource agency permits which may include, but are not limited to, Clean Water Act 
404 and 401 permits and California Department of Fish and Wildlife Streambed Alteration Agreements.

Sensitive Habitat

Impact  

Future project-specific developments within the proposed FPA area have the potential to result in 
significant impacts to adjacent Tier I-III habitats.  

Mitigation Framework

Mitigation Measure BR-2:
Mitigation for Impacts to Sensitive Upland Habitats. Future projects implemented in accordance with the 
FPA resulting in impacts to sensitive upland Tier I, II, IIIA, or IIIB habitats shall implement avoidance and 
minimization measures consistent with the City Biology Guidelines and MSCP Subarea Plan and provide 
suitable mitigation in accordance with the City’s Biology Guidelines (see Table 11.5-1) MSCP Subarea Plan.  
Future  project-level grading and site plans shall incorporate project design features to minimize direct 
impacts on sensitive vegetation communities including but not limited to riparian habitats, wetlands, oak 
woodlands, and coastal sage scrub consistent with federal, state, and City guidelines. Any required 
mitigation for impacts on sensitive vegetation communities shall be outlined in a conceptual mitigation 
plan following the outline provided in the City Biology Guidelines. 

Mitigation for impacts to sensitive vegetation communities shall be implemented at the time future 
development projects are proposed. Project-level analysis shall determine whether the impacts are within 
or outside of the MHPA. Any MHPA boundary adjustments shall be processed by the individual project 
applicants through the City and Wildlife Agencies during the early project planning stage. 

Mitigation for impacts to sensitive upland habitats shall occur in accordance with the MSCP mitigation 
ratios as specified within the City’s Biology Guidelines. These mitigation ratios are based on Tier level of the 
vegetation community, the location of the impact and the location of the mitigation site(s). For example, 
impacts to lands inside of the MHPA and mitigated outside the MHPA would have the highest mitigation 
ratio whereas impacts to lands outside the MHPA and mitigated inside the MHPA would have the lowest 
mitigation ratio. 
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TABLE 11.5-1
MITIGATION RATIOS FOR IMPACTS TO UPLAND VEGETATION COMMUNITIES

AND LAND COVER TYPES

Tier Habitat Type Mitigation Ratios

TIER 1
(rare uplands)

Southern Foredunes
Torrey Pines Forest
Coastal Bluff Scrub
Maritime Succulent Scrub
Maritime Chaparral
Scrub Oak Chaparral
Native Grassland
Oak Woodlands

Location of Preservation
Inside Outside

Location 
of 
Impact

Inside* 2:1 3:1
Outside 1:1 2:1

TIER II
(uncommon 
uplands)

Coastal Sage Scrub 
Coastal Sage Scrub/ 
Chaparral

Location of Preservation
Inside Outside

Location 
of 
Impact

Inside* 1:1 2:1
Outside 1:1 1.5:1

TIER III A
(common 
uplands)

Mixed Chaparral
Chamise Chaparral

Location of Preservation
Inside Outside

Location 
of 
Impact

Inside* 2:1 3:1
Outside 1:1 2:1

TIER III B
(common 
uplands)

Non-Native Grasslands Location of Preservation
Inside Outside

Location 
of Impact

Inside* 1:1 1.5:1
Outside 0.5:1 1:1

Notes:
For all Tier I impacts, the mitigation could (1) occur within the MHPA portion of Tier I (in Tier) or 
(2) occur outside of the MHPA within the affected habitat type (in-kind).
For impacts on Tier II, IIIA, and IIIB habitats, the mitigation could (1) occur within the MHPA 
portion of Tiers I – III (out-of-kind) or (2) occur outside of the MHPA within the affected 
habitat type (in-kind). Project-specific mitigation will be subject to applicable mitigation 
ratios at the time of project submittal.

Significant impacts to City Tier I-III habitats shall be mitigated as shown in Table 5.1-6 of Section 5.1, Land 
Use of this PEIR.

TABLE 5.1-6
City of San Diego Mitigation Requirements

for Habitat Impacts Outside and Inside of the MHPA

TIER HABITAT TYPE REQUIRED MITIGATION RATIOS

TIER 1: 
(rare uplands)

Southern Foredunes
Torrey Pines Forest
Coastal Bluff Scrub
Maritime Succulent Scrub
Maritime Chaparral
Scrub Oak Chaparral
Native Grassland
Oak Woodlands

Impact Outside of MHPA
Preservation Inside MHPA: 1:1
Preservation Outside MHPA:  2:1 
Impact Inside of MHPA
Preservation Inside MHPA: 2:1
Preservation Outside MHPA:  3:1
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TIER II:
(uncommon uplands)

Coastal Sage Scrub (CSS)
CSS/Chaparral

Impact Outside of MHPA
Preservation Inside MHPA: 1:1
Preservation Outside MHPA: 1.5:1
Impact Inside of MHPA
Preservation Inside MHPA: 1:1
Preservation Outside MHPA:  2:1

TIER III A:
(common uplands)

Mixed Chaparral
Chamise Chaparral

Impact Outside of MHPA
Preservation Inside MHPA: 0.5:1
Preservation Outside MHPA:  1:1
Impact Inside of MHPA
Preservation Inside MHPA: 1:1
Preservation Outside MHPA: 1.5:1

TIER III B:
(common uplands) Non-native Grasslands

Impact Outside of MHPA
Preservation Inside MHPA: 0.5:1
Preservation Outside MHPA:  1:1
Impact Inside of MHPA
Preservation Inside MHPA: 1:1
Preservation Outside MHPA: 1.5:1

TIER IV:
(other uplands)

Disturbed Land
Agriculture
Eucalyptus Woodland
Ornamental Plantings

Impacts to these areas are less than significant; no
mitigation required.

Source:  Rocks Biological Consulting, 2014.

Wetlands

Impact  

Future project-specific developments located adjacent to the San Diego River and Alvarado Creek have 
the potential to result in significant wetland resource impacts.  

Mitigation Framework

Mitigation Measure BR-43:
To reduce potential direct impacts to City, state, and federally regulated wetlands, all subsequent projects 
developed in accordance with the FPA shall be required to comply with USACE Clean Water Act Section 
404 requirements and special conditions, CDFW Section 1602 Streambed Alteration Agreement 
requirements and special conditions, and the City of San Diego ESL Regulations for minimizing impacts to 
wetlands. Achieving consistency with these regulations for impacts on wetlands and special aquatic sites 
would reduce potential impacts to regulated wetlands and provide compensatory mitigation (as required) 
to ensure no net-loss of wetland habitats. 

Prior to obtaining discretionary permits for future actions implemented in accordance with the PFA, a site-
specific biological resources survey shall be completed in accordance with City of San Diego Biology 
Guidelines. Any required mitigation for impacts shall be outlined in a conceptual wetland mitigation plan 
prepared in accordance with the City’s Biology Guidelines (2012). In addition, a preliminary or final 
jurisdictional wetlands delineation of the project site shall be completed following the methods outlined in 
the USACE’s 1987 Wetlands Delineation Manual and the Regional Supplement to the Corps of Engineers 
Delineation Manual for the Arid West Region. A determination of the presence/absence and boundaries of 
any WoUS and WoS shall also be completed following the appropriate USACE guidance documents for 
determining the OHWM boundaries. The limits of any riparian habitats on-site under the sole jurisdiction of 
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CDFW shall also be delineated, as well as any special aquatic sites (excluding vernal pools) that may not 
meet federal jurisdictional criteria but are regulated by California Coastal Commission and the RWQCB. 
Engineering design specifications based on project-level grading and site plans shall be incorporated into 
the project design to minimize direct impacts to wetlands, jurisdictional waters, riparian habitats, vernal 
pools, etc. consistent with federal, state, and City guidelines. 

Additionally, any impacts to wetlands in the City of San Diego would require a deviation from the ESL 
wetland regulations. Under the wetland deviation process, development proposals that have wetland 
impacts shall be considered only pursuant to one of three options; Essential Public Projects, Economic 
Viability Option, or Biologically Superior Option. ESL Regulations require that impacts to wetland be 
avoided. Unavoidable impacts to wetlands shall be minimized to the maximum extent practicable and 
mitigated as follows:

As part of the project-specific environmental review pursuant to CEQA, all unavoidable wetland 
impacts shall be analyzed, and mitigation shall be required in accordance with ratios shown in 
Tables 5.6-6a and b below. Mitigation shall be based on the impacted type of wetland and 
project design. Mitigation shall prevent any net loss of wetland functions and values of the 
impacted wetland.

For the Biologically Superior Option, the project and proposed mitigation shall include avoidance, 
minimization, and compensatory measures, which would result in a biologically superior net gain in 
overall function and values of (a) the type of wetland resource being impacted and/or (b) the 
biological resources to be conserved. The Biologically Superior Option mitigation shall include 
either (1) standard mitigation per Table 11.5-2a, including wetland creation or restoration of the 
same type of wetland resource that is being impacted that results in high quality wetlands; and a 
biologically superior project design whose avoided area(s) (i) is in a configuration or alignment that 
optimizes the potential long-term biological viability of the on-site sensitive biological resources, 
and/or (ii) conserves the rarest and highest quality on-site biological resources; or (2) for a project 
not considered consistent with “1” above, extraordinary mitigation per Table 11.5-2b is required.

TABLE 11.5-2a
CITY OF SAN DIEGO WETLAND MITIGATION RATIOS

(With Biologically Superior Design)

Vegetation Community Mitigation Ratio
Riparian 2:1 to 3:1
Vernal pool* 2:1 to 4:1
Basin with fairy shrimp* 2:1 to 4:1
Freshwater marsh 2:1

*The City currently does not have take authority for vernal pools. A draft vernal 
pool HCP is currently being prepared by the City in coordination with the Wildlife 
Agencies. If adopted, the City would have “take” authority for the vernal pool 
species occurring within the vernal pool HCP areas.
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TABLE 11.5-2b
CITY OF SAN DIEGO WETLAND MITIGATION RATIOS

(Without Biologically Superior Design)

Vegetation Community Mitigation Ratio
Riparian 4:1 to 6:1
Vernal pool* 4:1 to 8:1
Basin with fairy shrimp* 4:1 to 8:1
Freshwater marsh 4:1

*The City currently does not have take authority for vernal pools. A draft vernal 
pool HCP is currently being prepared by the City in coordination with the Wildlife 
Agencies. If adopted, the City would have “take” authority for the vernal pool 
species occurring within the vernal pool HCP areas.

As part of any future project-specific environmental review pursuant to CEQA, all unavoidable wetlands 
impacts (both temporary and permanent) shall be analyzed and mitigation required in accordance with 
the City Biology Guidelines; mitigation shall be based on the impacted type of wetland habitat. Mitigation 
shall prevent any net loss of wetland functions and values of the impacted wetland. The following provides 
operational definitions of the four types of activities that constitute wetland mitigation under the ESL 
Regulations:

Wetland creation is an activity that results in the formation of new wetlands in an upland area.  An 
example is excavation of uplands adjacent to existing wetlands and the establishment of native 
wetland vegetation. 

Wetland restoration is an activity that re-establishes the habitat functions of a former wetland.  An 
example is the excavation of agricultural fill from historic wetlands and the re-establishment of 
native wetland vegetation. 

Wetland enhancement is an activity that improves the self-sustaining habitat functions of an 
existing wetland.  An example is removal of exotic species from existing riparian habitat.  

Wetland acquisition may be considered in combination with any of the three mitigation activities 
above.  

Wetland enhancement and wetland acquisition focus on the preservation or the improvement of existing 
wetland habitat and function and do not result in an increase in wetland area; therefore, a net loss of 
wetland may result. As such, acquisition and/or enhancement of existing wetlands shall be considered as 
partial mitigation only for any balance of the remaining mitigation requirement after restoration or creation 
if wetland acreage is provided at a minimum of a 1:1 ratio. 

For permanent wetland impacts that are unavoidable and minimized to the maximum extent feasible, 
mitigation shall consist of creation of new in-kind habitat to the fullest extent possible and at the 
appropriate ratios. If on-site mitigation is not feasible, then at least a portion of the mitigation must occur 



Chapter 11.0 – Mitigation Monitoring and Reporting Program 

Grantville Focused Plan Amendment 11-22 May 2015
Final PEIR

within the same watershed. The City’s Biology Guidelines and MSCP Subarea Plan require that impacts on 
wetlands, including vernal pools, shall be avoided, and that a sufficient wetland buffer shall be maintained, 
as appropriate, to protect resource functions/values. The project specific biology report shall include an 
analysis of on-site wetlands (including City, state, and federal jurisdiction analysis) and, if present, include 
project alternatives that fully/substantially avoid wetland impacts. Detailed evidence supporting why there 
is no feasible less environmentally damaging location or alternative to avoid any impacts must be provided 
for City staff review, as well as a mitigation plan that specifically identifies how the project is to compensate 
for any unavoidable impacts. A conceptual wetland mitigation plan (which includes identification of the 
mitigation site) shall be approved by City staff prior to the release of the draft environmental document. 
Avoidance shall be the first requirement; mitigation shall only be used for impacts clearly demonstrated to 
be unavoidable. 

Prior to the commencement of any construction-related activities on-site for projects impacting wetland 
habitat (including earthwork and fencing) the applicant shall provide evidence of the following to the 
Assistant Deputy Director (ADD)/Environmental Designee prior to any construction activity: 

Compliance with USACE Section 404 nationwide permit; 

Compliance with the RWQCB Section 401 Water Quality Certification; and 

Compliance with the CDFW Section 1601/1603 Streambed Alteration Agreement.

Any significant wetland/waters of the U.S. resource impacts to the San Diego River or other such features 
located in the planning area identified during the site specific environmental review shall be mitigated 
within the immediate area of the impact action where feasible.

Sensitive Plants and Animals

Impact  

Future project-specific developments within the proposed FPA area have the potential to result in 
significant impacts to federal and/or state listed sensitive species. Future project-specific developments 
have the potential to result in significant impacts to adjacent nesting bird habitats and nesting birds. BR-34
andthrough BR-56

Mitigation Framework

Mitigation Measure BR-34:
Mitigation for Short-term Impacts to Sensitive Species from Project Construction. Specific measures 
necessary for reducing potential construction-related noise impacts to the coastal California gnatcatcher, 
least Bell’s vireo, and the cactus wren are further detailed in LU-3 and BR-4.

Mitigation for impacts to sensitive wildlife species (including temporary and permanent noise impacts) 
resulting from future projects implemented in accordance with the FPA are included in Sections 5.1.6 (Land 
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Use) and 5.6.3 (Biological Resources). Please refer to Mitigation Framework BR-1 through BR-5 and LU-3
(MHPA Land Use Adjacency Guidelines).
Where potential impacts to non-MSCP covered federal and/or state listed sensitive species and/or narrow 
endemic species may occur as a result of future development actions, coordination with responsible listing 
agencies (USFWS and/or CDFW) shall commence as early as practicable and in conjunction with, or prior 
to, the CEQA process for actions that may affect these species.  Specific actions necessary to protect 
these sensitive species shall be determined on a case-by-case basis.

Mitigation Measure BR-5:
Mitigation for Migratory Wildlife. Mitigation for future projects to reduce potentially significant impacts that 
would interfere with the nesting, foraging, or movement of wildlife species within the FPA area, shall be 
identified in site-specific biological resources surveys prepared in accordance with City of San Diego 
Biology Guidelines as further detailed in BR-1 during the subsequent development review process.  The 
Biology Report shall include results of protocol surveys and recommendations for additional measures to be 
implemented during construction-related activities; shall identify the limits of any identified local-scale 
wildlife corridors or habitat linkages and analyze potential impacts in relation to local fauna, and the 
effects of conversion of vegetation communities (e.g., non-native grassland to riparian or agricultural to 
developed land) to minimize direct impacts on sensitive wildlife species and to provide for continued 
wildlife movement through the corridor. 

Measures that shall be incorporated into project-level construction documents to minimize direct impacts 
on wildlife movement, nesting or foraging activities shall be addressed in the Biology report and shall 
include recommendations for preconstruction protocol surveys to be conducted during established 
breeding seasons, construction noise monitoring and implementation of any species specific mitigation 
plans in order to comply with the FESA, MBTA, Bald and Golden Eagle Protection Act, State Fish and Game 
Code, and/or the ESL Regulations.
Project actions resulting in impacts to nesting migratory birds (as defined under the Migratory Bird Treaty 
Act [MBTA]) shall incorporate seasonal timing constraints for any wetland habitat clearing or shall require 
work corridor surveys for nesting birds.  Where active nests are identified, these shall be avoided if practical, 
and if necessary, a MBTA Special Purpose Permit (50 CFR §21.27) shall be completed before removal of 
active nests of MBTA covered species.

Mitigation Measure BR-6:
Impacts on nesting birds shall be avoided in compliance with California Fish and Game Code (§3503) 
under which it is unlawful to “take, possess, or needlessly destroy” avian nests or eggs.
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11.6 Hydrology/Water Quality

Runoff/Water Quality

Impact
Implementation of the proposed FPA is expected to result in an increase in runoff volumes and peak flow 
rates for certain drainage basins which outlet into wetland vegetation communities located within the San 
Diego River and Alvarado Creek. Adherence to federal, state, and local regulations would serve to reduce 
significant impacts to a degree, but cannot guarantee that all future project-level impacts would be 
avoided or mitigated to below a level of significance. Therefore, impacts associated with hydrology and 
water quality would be significant at the program-level.

Mitigation Framework

Mitigation Measure HYD-1: 
All future project-specific developments shall be reviewed by City staff for potential runoff volumes and 
peak flow rate impacts (see City of San Diego Water Management and Disclosure Ordinance).  If City Staff 
determines that a future project specific development would potentially result in runoff impacts, the 
preparation of a project-specific Hydrology Study and Water Quality Technical Report will be required.  The 
project-specific reports would identify specific mitigation measures such as on-site detention basins or 
bioretention facilities that would need to be implemented into the design and construction of the project.

Storm water improvements and water quality protection measures that shall be required for future projects 
include:

Increasing onsite filtration;
Preserving, restoring, or incorporating natural drainage systems into site design;
Directing concentrated flows away from MHPA and open space areas. If not possible, drainage 
shall be directed into sediment basins, grassy swales, or mechanical trapping devices prior to 
draining into the MHPA or open space areas;
Reducing the amount of impervious surfaces through selection of materials, site planning, and 
narrowing of street widths where possible;
Increasing the use of vegetation in drainage design;
Maintaining landscape design standards that minimize the use of pesticides and herbicides; and
To the extent practicable, avoiding development of areas particularly susceptible to erosion and 
sediment loss.

To accommodate vector control, any measure used to control runoff or protect water quality shall ensure 
that it does not result in 0.5-inch or more of standing water for more than 96 hours.

San Diego Regional Water Quality Control Board and Municipal Code Compliance 
The requirements of the RWQCB for storm water quality are addressed by the City in accordance 
with the City NPDES requirements and the participation in the regional permit with the RWQCB.
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Prior to permit approval, the City shall ensure any impacts on receiving waters are precluded or 
mitigated in accordance with the City of San Diego Stormwater Regulations.
In accordance with the City of San Diego Stormwater Standards Manual, development shall be 
designed to incorporate on-site storm water improvements satisfactory to the City Engineer and 
shall be based on the adequacy of downstream storm water conveyance.

11.7 Historical Resources 

Prehistoric/Historic Resources

Impact
Implementation of the proposed FPA would facilitate future development that has the potential to 
significantly impact five parcels located within the proposed FPA area recommended for future evaluation 
as containing potentially eligible historic resources in the City Register or CRHR.

Mitigation Framework

Mitigation Measure HR-1: 

Prior to issuance of any permit for a future development project implemented in accordance with the FPA 
that would directly or indirectly affect a building/structure in excess of 45 years of age, the City shall 
determine whether any structure in excess of 45 years of age has potential historical significancethe 
affected building/structure is historically significant. All buildings on a parcel shall be evaluated together.
The evaluation of historic architectural resources shall be based on criteria such as: age, location, context, 
association with an important person or event, uniqueness, or structural integrity, as indicated in the Historic 
Resources Guidelines.

Preferred mitigation for historic buildings or structures shall be to avoid the resource through project 
redesign.  If the resource cannot be entirely avoided, all prudent and feasible measures to minimize harm 
to the resource shall be taken.  Depending upon project impacts, measures shall include, but are not 
limited to:

a. Preparing a historic resource management plan;

b. Designing new construction which is compatible in size, scale, materials, color and workmanship to 
the historic resource (such additions, whether portions of existing buildings or additions to historic 
districts, shall be clearly distinguishable from historic fabric);

c. Repairing damage according to the Secretary of the Interior’s Standards for Rehabilitation;

d. Screening incompatible new construction from view through the use of berms, walls, and
landscaping in keeping with the historic period and character of the resource;

e. Shielding historic properties from noise generators through the use of sound walls, double glazing, 
and air conditioning; and

f. Removing industrial pollution at the source of production.
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Specific types of historical resource reports, outlined in Section III of the HRG, are required to document the 
methods to be used to determine the presence or absence of historical resources, to identify potential 
impacts from a proposed project, and to evaluate the significance of any historical resources identified.  If 
potentially significant impacts to an identified historical resource are identified these reports will also 
recommend appropriate mitigation to reduce the impacts to below a level of significance.  If required, 
mitigation programs can also be included in the report.

Religious/Sacred Uses and Human Remains

Impact
Impacts to known resources and those not yet found and formally recorded could occur anywhere within 
the FPA area. Potential impacts to historical resources associated with construction of projects 
implemented in accordance with the FPA would be considered significant.

Mitigation Framework
The Mitigation Framework for human remains would be the same as for archaeological resources. Refer to 
the Mitigation Framework as outlined in Mitigation Measure HR-2, below.

Archaeological Resources

Impact
Implementation of the proposed FPA has the potential to result in significant impacts to unknown 
archaeological resources located within the proposed FPA area during project-specific construction 
activities.

Mitigation Framework

Mitigation Measure HR-2: 

Prior to issuance of any permit that could directly affect an archaeological resource or resources 
associated with prehistoric Native American activities, the City shall require the following steps be taken to 
determine: (1) the presence of archaeological resources and (2) the appropriate mitigation for any 
significant resources that may be impacted by a development activity.

Initial Determination:   

The environmental analyst shall determine the likelihood for the project site to contain historical resources 
by reviewing site photographs and existing historic information (e.g., Archaeological Sensitivity Maps, the 
Archaeological Map Book, and the California Historical Resources Inventory System) and conducting a site 
visit.  If there is any evidence that the site contains archaeological resources, then an evaluation consistent 
with the City of San Diego’s Historical Resources Guidelines shall be required.  All individuals conducting any 
phase of the archaeological evaluation program must meet professional qualifications in accordance with 
the City’s Historical Resources Guidelines.
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Step 1:   

Based on the results of the Initial Determination, if there is evidence that the site contains archaeological 
resources, preparation of an evaluation report is required.  The evaluation report could generally include 
background research, a field survey, archaeological testing and analysis.  Before actual field 
reconnaissance would occur, background research is required that includes a record search at the SCIC 
at San Diego State University and the San Diego Museum of Man.  A review of the Sacred Lands File 
maintained by the Native American Heritage Commission (NAHC) must also be conducted at this time.  
Information about existing archaeological collections shall also be obtained from the San Diego 
Archaeological Center and any tribal repositories or museums. 

Once the background research is complete, a field reconnaissance must be conducted by individuals 
whose qualifications meet City standards.  Consultants are encouraged to employ innovative survey 
techniques when conducting enhanced reconnaissance, including, but not limited to, remote sensing, 
ground penetrating radar, and other soil resistivity techniques as determined on a case-by-case basis.  
Native American participation is required for field surveys when there is likelihood that the project site 
contains prehistoric archaeological resources or traditional cultural properties.  If through background 
research and field surveys historical resources are identified, then an evaluation of significance must be 
performed by a qualified archaeologist.

Step 2:   

Once a resource has been identified, a significance determination must be made.  It should be noted that 
tribal representatives and/or Native American monitors must be involved in making recommendations 
regarding the significance of prehistoric archaeological sites during this phase of the process.  The testing 
program may require reevaluation of the proposed project in consultation with the Native American 
representatives, which could result in a combination of project redesign to avoid and/or preserve 
significant resources, as well as mitigation in the form of data recovery and monitoring (as recommended 
by the qualified archaeologist and Native American representative).  An archaeological testing program 
will be required, which includes evaluating the horizontal and vertical dimensions of a site, the 
chronological placement, site function, artifact/ecofact density and variability, presence/absence of 
subsurface features, and research potential.  A thorough discussion of testing methodologies, including 
surface and subsurface investigations, can be found in the City of San Diego’s Historical Resources 
Guidelines.

The results from the testing program will be evaluated against the Significance Thresholds found in the 
Historical Resources Guidelines and in accordance with the provisions outlined in Section 15064.5 of the 
State CEQA Guidelines.  If significant historical resources are identified within the project’s Area of Potential 
Effect (APE), the site may be eligible for local designation.  At this time, the final testing report must be 
submitted to Historical Resources Board staff for eligibility determination and possible designation.  An 
agreement on the appropriate form of mitigation is required prior to distribution of a draft environmental 
document.  If no significant resources are found, and site conditions are such that there is no potential for 
further discoveries, then no further action is required.  Resources found to be non-significant as a result of a 
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survey and/or assessment will require no further work beyond documentation of the resources on the 
appropriate DPR site forms and inclusion of results in the survey and/or assessment report.  If no significant 
resources are found, but results of the initial evaluation and testing phase indicates there is still a potential 
for resources to be present in portions of the property that could not be tested, then mitigation monitoring is 
required.

Step 3:   

Preferred mitigation for archaeological resources is to avoid the resource through project redesign. If the 
resource cannot be entirely avoided, all prudent and feasible measures to minimize harm shall be taken. 
For archaeological resources where preservation is not an option, a Research Design and Data Recovery 
Program (RDDRP) is required or is required to follow alternate treatment recommendations by the Most 
Likely Descendant (MLD), which includes a Collections Management Plan for review and approval. The 
data recovery program shall be based on a written research design and is subject to the provisions as 
outlined in CEQA Section 21083.2. If the archaeological site is an historical resource, then the limits on 
mitigation provided under CEQA Section 21083.2 shall not apply, and treatment in accordance with CEQA 
Guidelines Section 15162.4 and 21084.1 is required. The data recovery program must be reviewed and 
approved by the City’s Environmental Analyst prior to draft CEQA document distribution. Archaeological 
monitoring shall be required during building demolition and/or construction grading when significant 
resources are known or suspected to be present on a site, but cannot be recovered prior to grading due to 
obstructions such as, but not limited to, existing development or dense vegetation.  

A Native American observer must be retained for all subsurface investigations, including geotechnical 
testing and other ground disturbing activities, whenever a Native American Traditional Cultural Property 
(TCP) or any archaeological site located on City property or within the APE of a City project would be 
impacted.  In the event that human remains are encountered during data recovery and/or a monitoring 
program, the provisions of Public Resources Code Section 5097 must be followed. These provisions would 
be outlined in the MMRP included in the environmental document.  The Native American monitor shall be
consulted during the preparation of the written report, at which time they may express concerns about the 
treatment of sensitive resources. If the Native American community requests participation of an observer 
for subsurface investigations on private property, the request shall be honored. 

Step 4:   

Archaeological Resource Management reports shall be prepared in conformance with the California 
Office of Historic Preservation (OHP) "Archaeological Resource Management Reports (ARMR): 
Recommended Contents and Format" (see Appendix C of the Historical Resources Guidelines), which will 
be used by Environmental Analysis Section staff in the review of archaeological resource reports.  
Consultants must ensure that archaeological resource reports are prepared consistent with this checklist. 
This requirement will standardize the content and format of all archaeological technical reports submitted 
to the City.  A confidential appendix must be submitted (under separate cover) along with historical 
resources reports for archaeological sites and TCPs containing the confidential resource maps and records 
search information gathered during the background study.  In addition, a Collections Management Plan 
shall be prepared for projects that result in a substantial collection of artifacts and must address the 
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management and research goals of the project and the types of materials to be collected and curated 
based on a sampling strategy that is acceptable to the City of San Diego. Appendix D (Historical Resources 
Report Form) shall be used when no archaeological resources were identified within the project 
boundaries. 

Step 5:   

For all Archaeological Resources:  All cultural materials, including original maps, field notes, non-burial 
related artifacts, catalog information, and final reports recovered during public and/or private 
development projects must be permanently curated with an appropriate institution, one which has the 
proper facilities and staffing for insuring research access to the collections consistent with state and federal 
standards. In the event that a prehistoric and/or historic deposit is encountered during construction 
monitoring, a Collections Management Plan would be required in accordance with the project MMRP. The 
disposition of human remains and burial related artifacts that cannot be avoided or are inadvertently 
discovered is governed by state (i.e., AB 2641 and California Native American Graves Protection and 
Repatriation Act of 2001) and federal (i.e., Native American Graves Protection and Repatriation Act) law, 
and must be treated in a dignified and culturally appropriate manner with respect for the deceased 
individual(s) and their descendants. Any human bones and associated grave goods of Native American 
origin shall be turned over to the appropriate Native American group for repatriation. 

Arrangements for long-term curation must be established between the applicant/property owner and the 
consultant prior to the initiation of the field reconnaissance, and must be included in the archaeological 
survey, testing, and/or data recovery report submitted to the City for review and approval. Curation must 
be accomplished in accordance with the California State Historic Resources Commission’s Guidelines for 
the Curation of Archaeological Collections (dated May 7, 1993) and, if federal funding is involved, 36CFR79 
of the Federal Register. Additional information regarding curation is provided in Section II of the Historical 
Resources Guidelines.  

11.8 Geologic Conditions  

Geologic Hazards

Impact
The FPA area contains geologic conditions that would pose significant risks for future development if not 
properly addressed at the project-level. Unstable conditions relating to strong seismic shaking, landslides, 
shallow groundwater, liquefaction, and seismically induced settlement represent a potentially significant 
impact for future development.
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Mitigation Framework

Mitigation Measure GC-1:  
Impacts associated with geologic hazards shall be mitigated at the project-level through adherence to the 
City’s Seismic Safety Study and recommendations of a site-specific geotechnical report prepared in 
accordance with the City’s Geotechnical Report Guidelines. Impacts shall also be avoided or reduced 
through engineering design that meets or exceeds adherence to the City’s Municipal Code and the 
California Building Code.

11.9 Paleontological Resources

Impact
Implementation of the CPU has the potential to result in significant impacts to paleontological resources. 

Grading would exceed the depth and volume indicated in Table 5.12-1. As such, FPA
implementation would result in grading that would impact fossil resources relevant to 
understanding earth’s history, if the fossils are not recovered and salvaged. Specifically, future 
projects implemented in accordance with the FPA that would involve substantial grading 
within the Mission Valley Formation, Stadium Conglomerate, and/or Friars Formation would 
result in the loss of significant fossil remains. It should be noted however, that for future projects 
that are consistent with the CPU, base zone regulations and the supplemental regulations for 
CPIOZ-Type A and can demonstrate that no paleontological fossil resources are present; the 
project can be processed ministerially and would not be subject to further environmental 
review under CEQA.

Mitigation Framework
For future development project types that are consistent with the Navajo Community Plan, as amended by 

this FPA, base zone regulations, and the supplemental regulations for CPIOZ-Type A and can 
demonstrate that no paleontological fossil resources are present on the project site; the 
project can be processed ministerially and would not be subject to further environmental 
review under CEQA. Development proposals that do not comply with the CPIOZ-Type A 
supplemental regulations shall be subject to discretionary review in accordance with CPIOZ-
Type B and the Mitigation Framework for Paleontological Resources further detailed below.

Mitigation Measure PR-1:
Prior to the approval of subsequent development projects implemented in accordance with the CPU, the 

City shall determine the potential for impacts to paleontological resources based on review of 
the project application submitted under CPIOZ-Type B, and recommendations of a project-
level analysis completed in accordance with the steps presented below. Future projects shall 
be sited and designed to minimize impacts on paleontological resources in accordance with 
the City’s Paleontological Resources Guidelines and CEQA Significance Thresholds. Monitoring 
for paleontological resources required during construction activities shall be implemented at 
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the project-level and shall provide mitigation for the loss of important fossil remains with future 
subsequent development projects that are subject to environmental review.

I. Prior to Project Approval

The environmental analyst shall complete a project-level analysis of potential impacts on paleontological 
resources. The analysis shall include a review of the applicable USGS Quad maps to identify 
the underlying geologic formations, and shall determine if construction of a project would:

Require over 1,000 cubic yards of excavation and/or a 10-foot, or greater, depth in a high resource 
potential geologic deposit/formation/rock unit.

Require over 2,000 cubic yards of excavation and/or a 10-foot, or greater, depth in a moderate resource 
potential geologic deposit/formation/rock unit.

Require construction within a known fossil location or fossil recovery site. Resource potential within a 
formation is based on the Paleontological Monitoring Determination Matrix.

If construction of a project would occur within a formation with a moderate to high resource potential, 
monitoring during construction would be required.

Monitoring is always required when grading on a fossil recovery site or a known fossil location.
Monitoring may also be needed at shallower depths if fossil resources are present or likely to be present 

after review of source materials or consultation with an expert in fossil resources (e.g., the San 
Diego Natural History Museum).

Monitoring may be required for shallow grading (<10 feet) when a site has previously been graded and/or 
unweathered geologic deposits/formations/rock units are present at the surface.

Monitoring is not required when grading documented artificial fill. When it has been determined that a 
future project has the potential to impact a geologic formation with a high or moderate fossil 
sensitivity rating a Paleontological MMRP shall be implemented during construction grading
activities.
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11.10 11.9  Health and Safety

Wildfire Hazards

Impact
Existing policies and regulations would help reduce, but not completely abate, the potential risks of 
wildland fires.

Mitigation Framework

Mitigation Measure HS-1:  

Future projects implemented in accordance with the CPU shall beare required to incorporate sustainable 
development and other measures into site plans in accordance with the City’s Brush Management 
Regulations, andin accordance with the Land Development Code - Landscape Standards pursuant to 
General Plan and CPU policieswhich are intended to reduce the risk of wildfires. In addition, all future 
projects shall be reviewed for compliance with the 2010 California Fire Code, Section 145.0701 through 
145.0711 of the LDC, and Chapter 7 of the California Building Code.

Impact
Future development activities within the proposed FPA area have the potential to be located on a site with 
potentially contaminated soil and/or groundwater that may have been impacted by releases of 
hazardous materials or petroleum products from surficial spills, subsurface releases from USTs, or other 
sources. Excavation of potentially contaminated soil may expose people to hazardous materials/waste 
and/or toxic substances.

Mitigation Framework

Mitigation Measure HS-2: 

Property-specific due diligence processes shall be conducted by qualified environmental professionals, in 
accordance with applicable guidelines and regulations, on specific properties within the proposed FPA 
area prior to property transactions and/or future development. Phase I Environmental Site Assessments 
(ESAs) shall be conducted by qualified environmental professionals in accordance with the standard of 
care at that time (currently the American Society for Testing and Materials Standard Practice E1527-13) and 
applicable regulations (currently the EPA 40 Code of Federal Regulations §312 titled “Standards and 
Practices for All Appropriate Inquiries”).

Mitigation Measure HS-3: 

For properties within the proposed FPA area with suspected or documented soil and/or groundwater 
contamination or other potential environmental concerns, further evaluation, such as Phase II ESAs and/or 
remediation activities, shall be conducted prior to or during future development activities by appropriately 
certified and/or registered professionals in accordance with a work plan that is approved by the regulatory 
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agency having oversight of the activities. Results of previous assessment activities for a property (e.g., 
previous Phase II ESAs, UST removal sampling data), if any, shall be evaluated by certified and/or registered 
professionals prior to future development activities.

Mitigation Measure HS-4: 

The “case closure” regulatory status shall be reevaluated prior to future development activities by a 
qualified environmental professional in conjunction with the regulatory agency having oversight of the 
activities for unauthorized release properties when a site use change is part of the planned future 
development (e.g., from industrial to residential use).

Mitigation Measure HS-5: 

For properties with documented or suspected impacts to soil and/or groundwater, appropriate worker and 
community health and safety measures shall be implemented by the contractor, under the oversight of a 
qualified environmental professional, during soil/groundwater disturbance activities (e.g., dust control, air 
monitoring, stockpile management).

Mitigation Measure HS-6: 

It is possible that contaminated soil and/or groundwater, not identified during the technical study, may be 
present within the proposed FPA area (e.g., lead in shallow soil, burn pits). For this reason, the following 
precautions shall be observed during excavation activities associated with the improvements conducted 
during future development:

Pre-project activities (e.g., planning or early design) shall include site-specific environmental 
evaluation to address hazardous materials concerns related to worker and community health and 
safety, waste generation and disposal, and regulatory requirements.
Caution shall be taken during excavation activities near the facilities associated with unauthorized 
releases, because of the potential for encountering documented and undocumented releases of 
contaminants and hazardous materials or wastes that may have occurred within or adjacent to 
these sites. Excavation and/or soil monitoring shall be conducted by professionals trained in the 
identification and management of hazardous materials or wastes, such as contaminated soil or 
groundwater.
Appropriate references to the potential to encounter contaminated soil or groundwater shall be 
included in construction specifications.
A Site Health and Safety Plan shall be prepared and implemented prior to initiation of construction 
activities within the boundaries of the proposed FPA area to reduce potential health and safety 
hazards to workers and the public.

Mitigation Measure HS-7: 

Soil generated during construction activities for future development (e.g., subsurface excavation, grading) 
at contaminated properties may require chemical characterization (e.g., analytical testing) by a qualified 
environmental professional prior to reuse, export, or disposal.
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Mitigation Measure HS-8: 

Further assessment is recommended to be performed by a qualified environmental professional if 
discolored soil or other potential environmental issues are encountered in the proposed FPA area during 
construction/future development activities. If contamination is discovered, regulatory agencies may 
require additional environmental investigation and/or mitigation to be conducted by the property owner, 
particularly if there is the potential to affect public health, safety, and/or the environment.

Mitigation Measure HS-9: 

Future development of impacted or potentially impacted properties involving soil excavation, grading, or 
other subsurface disturbance shall include implementation of a soil and groundwater management plan to 
address the possibility of encountering localized areas of potential environmental concern. The plan shall
be prepared by a qualified environmental consultant and shall be implemented during soil/groundwater 
disturbance activities under the oversight of an environmental professional on behalf of the property 
owner/developer. The plan shall address monitoring of excavated soil, community and worker health and 
safety, and soil and groundwater handling, stockpiling, characterization, on-site reuse, export, and disposal 
protocols. Appropriate references to the potential to encounter contaminated soils and/or groundwater 
shall be included in construction specifications and bid documents so that the contractor can consider 
various factors (e.g., groundwater pumping rates, soil disposal) in their work.

Mitigation Measure HS-10: 

Groundwater at certain locations within the proposed FPA area has been documented as being 
impacted. Based on evidence of shallow groundwater depths (i.e., as shallow as 9 feet below adjacent 
ground surface) at some locations, if dewatering activities are planned for construction or other proposed 
improvements, they may be subject to increased disposal costs or other environmental surcharges (e.g.,
permitting) as a result of the presence of contaminated groundwater.  A discharge permit will likely be 
required for dewatering, and water may need to be characterized by a qualified environmental 
consultant and/or treated prior to discharge. The RWQCB and/or agency providing oversight of 
wastewater discharge shall be contacted by a qualified environmental consultant in conjunction with the 
contractor and/or property owner for guidance on the requirements for discharge of dewatering effluent, 
prior to initiation of construction activities. The groundwater management plan mentioned in the previous 
bullet shall be implemented by a contractor during construction activities if groundwater is expected to be 
encountered.

Mitigation Measure HS-11: 

Prior to renovation or demolition of structures, surveys shall be conducted for the presence of hazardous 
building materials such as asbestos-containing materials, lead-containing surfaces, and other materials 
falling under UWR requirements. The surveys shall be conducted by California Department of Public Health 
Certified Lead Inspector/Assessors and California Division of Occupational Safety and Health Certified 
Asbestos Consultants in accordance with applicable local, state, and federal guidelines and regulations. 
Prior to renovation or demolition of buildings, appropriate abatement measures shall be implemented by a 
licensed abatement contractor using trained and certified workers and supervisors.
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Mitigation Measure HS-12: 

For sites where structures are to be demolished, especially structures built in the 1970s or earlier, analyze 
surface and shallow soils for lead and termiticides prior to demolition or soil disturbance (e.g., grading).

11.11 11.10 Public Utilities

Solid Waste

Impact
The proposed FPA has the potential to have a cumulative impact on solid waste facilities.

Mitigation Framework

Mitigation Measure PU-1:   
Pursuant to the City’s Significance Determination Thresholds, future subsequent development projects 
(including construction, demolition, and /or renovation) that would generate 60 tons or more of solid waste 
shall be required to prepare a Waste Management Plan (WMP). The WMP shall be prepared by the 
applicant, conceptually approved by the Environmental Services Department and discussed in the 
environmental document. The WMP shall be implemented by the applicant and address the demolition, 
construction, and occupancy phases of the project as applicable to include the following:

a. A timeline for each of the three main phases of the project (demolition, construction, and 
occupancy).

b. Tons of waste anticipated to be generated (demolition, construction, and occupancy).
c. Type of waste to be generated (demolition, construction, and occupancy).
d. Describe how the project will reduce the generation of C&D debris.
e. Describe how the C&D materials will be reused on-site.
f. Include the name and location of recycling, reuse, and landfill facilities where recyclables and 

waste will be taken if not reused on-site.
g. Describe how the C&D waste will be source separated if a mixed C&D facility is not used for 

recycling.
h. Describe how the waste reduction and recycling goals will be communicated to subcontractors.
i. Describe how a "buy recycled" program for green construction products, including mulch and 

compost, will be incorporated into the project.
j. Describe how the Refuse and Recyclable Materials Storage Regulations (LDC Chapter 14, Article 2 

Division 8) will be incorporated into design of building's waste storage area.
k. Describe how compliance with the Recycling Ordinance (Municipal Code Chapter 6, Article 6, 

Division 7) will be incorporated in the operational phase.
l. Describe any International Standards of Operation 1, or other certification, if any.
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