ADDENDUM TO A
ENVIRONMENTAL IMPACT REPORT
THE CITY OF SAN DIEGO

Project No. 569517
Addendum to EIR No. 92-0647
SCH No.: 92111021

SUBJECT:

AMC-AMENDMENT

TO

PLANNED

COMMERCIAL

DEVELOPMENT

(PCD)

AND

RESOURCE

PROTECTION ORDINANCE (RPO) No. 92-0736 AND CONDITIONAL USE PERMIT (CUP) No.
96-7758, AND A NEW TENTATIVE MAP (TM) AND TO ALLOW FOR THE DEMOLITION OF 32,262
SQUARE FEET OF AN EXISTING 107,250-SQUARE-FOOT THEATRE BUILDING AND THE CONSTRUCTION OF
72,736 SQUARE FEET OF NEW COMMERCIAL SPACE, FOR A TOTAL BUILDING AREA OF 147,724 SQUARE
FEET, AND THE ADJUSTMENT OF LOT LINES FOR A REDUCTION OF 7 LOTS TO 6 LOTS. THE SITE IS ZONED
COMMERCIAL COMMUNITY (CC-1-3). THE PROJECT IS LOCATED AT 770 DENNERY ROAD {ASSESSOR'S
PARCEL NUMBERS 63-1041-02-00, 631-041-03, 631-041 -04, 631-042-02, 631 -041-05,
631-041-06, 631-041-07) WITHIN THE 0TAY MESA COMMUNITY PLANNING AREA, AIRPORT INFLUENCE
AREA (REVIEW AREA 2), AND THE FEDERAL AVIATION ADMINISTRATION PART 77 NOTIFICATION AREA
(LEGAL DESCRIPTION: LOTS 3, 4, 5, 6, 14, AND 17 OF PALM PROMENADE, IN THE CITY OF SAN DIEGO,
COUNTY OF SAN DIEGO, ACCORDING TO MAP THEREOF NO. 13071, FILED IN THE OFFICE OF THE COUNTY
RECORDER OF SAN DIEGO COUNTY, RECORDED ON NOVEMBER 23, 1993).

I.

SUMMARY OF PROPOSED PROJECT

The project site is located at 770 Dennery Road in the City of San Diego, within the Otay Mesa
Community Planning Area, and is within the CC-1-3 (Community Commercial) zone. The regional
location of the project site is shown on Figure 1 and the project site mapped on a U.S. Geological
Survey map is shown in Figure 2. The AMC-Amendment project (project) proposes an amendment to
the existing CUP, RPO, and PCD to allow for the demolition of a portion of the existing structure and
the construction of new commercial space. The project would reconfigure parking to accommodate
parking requirements. The project also requires a new TM to adjust lot lines for a reduction in lots
from 7 to 6.
An aerial photograph of the project site is shown on Figure 3. As shown therein, the project site
currently supports a 107,250-square-foot theater and 1,466 parking spaces (Figure 4). The project
would result in the demolition of 32,262 square feet of the existing theater building (74,988 square
feet would remain) followed by the construction of new non-residential commercial retail space in
several buildings as shown in the proposed Site Plan (Figure 5).

New constructi on would include the following buildings:
•

"Retail A" located to the north of the remaining AMC theater consisting of 45,000 square feet;

•

"SHOP 1" and "SHOP 2" located between the remaining AMC theater and "Retail A" consisting
of 6,500 and 4,500 square feet, respectively;

•

"SHOP 3" located west of the remaining AMC theater consisting of 6,935 square feet.

•

"PAD A" and "PAD B" located adjacent to Dennery Road and the site access driveway
consisting of 4,801 and 5,000 square feet, respectively.

Parking and Site Access

Access to the project site would be the same as the existing condition, with the entrance located
along Dennery Road. Internal roadways would be reconfigured to allow for vehicular access to Pads
A and B. On-site surface parking would be reconfigured in order to accommodate the proposed
buildings, resulting in a total of 1,290 parking spaces which would be consistent with San Diego
Municipal Code Section 142.0545, Shared Parking Requirements. Parking requirements are
discussed under Traffic (Transportation/Circulation and Parking) in Section V, Impact Analysis, below.
Grading and Retaining Walls

Approximately 8.5 acres of the 17.5-acre site would be graded in preparation for construction. This
would require approximately 3,500 cubic yards of cut to a 6-foot maximum depth, and 8,600 cubic
yc)rds of fill, resulting in a net import of 5,100 cubic yards of soil. The maximum height of cut slopes
would be 5.5 feet at a 2:1 slope ratio . The maximum height of fill slopes would be 3.5 feet at a 2:1
slope ratio. Five retaining walls would be incorporated throughout the project site, for a total length
of 750 feet. The maximum height of the retaining walls would be 9.5 feet.
Landscaping

All landscape and irrigation within the project site would conform to the standards of the City of San
Diego (City) landscape regulations and the Land Development Manual Landscape Standards.
Utilities and Drainage

The project site is currently served by existing water, sewer, and storm drain lines. However, the
project would include construction of additional water, sewer, and storm drain lines in order to
adequately serve the new development. The new water, sewer, and storm drain utilities would
connect to existing utilities, would be privately maintained, and would be underground.
In the proposed condition, the site would consist of approximately 16.50 acres of impervious
surfaces and 3.08 acres of pervious surfaces, reducing the amount of impervious area within the
project site by 0.24 acres compared to the existing condition. On-site drainage would consist of
23 dra inage management areas (DMAs), and would cont inue to drain from east to west. Overall
peak runoff discharge would increase by 0.77 cubic feet per second (cfs) compared to the existing
condition . The existing public storm drains on-site and off-site would remain and be protected in
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place and no portion of the project would discharge to the California Department of Transportation
(Caltrans) hillside along the western edge of the property.

II.

ENVIRONMENTAL SETTING

General Setting

The topography of the project site slopes from southeast to northwest with elevations varying from
approximately 308 feet mean sea level at the southeast end to approximately 265 feet mean sea
level at the west end. A 25-foot slope borders the west perimeter of the site. The site is completely
developed with the existing AMC theatre building along with the associated surface parking lot and
ornamental landscaping.
The project site is surrounded by Dennery Road to the east, Interstate 805 (1 -805) to the west, and
existing commercial/retail development to the north and south associated with the Palm Plaza
Wal mart project. Areas to the west of the project site, west of 1-805 are dominated by single-family
residential development.
Physical Changes to the Environmental Setting Since 1993

As discussed in detail below, the project site was previously analyzed for development in an
Environmental Impact Report (EIR), dated September 9, 1993, prepared for the Palm Plaza Walmart
(EIR No. 92-0647; State Clearinghouse Number 92111021; hereinafter 1993 EIR). In 1997, a
subsequent project was analyzed in an Addendum to the 1993 EIR (hereinafter, 1997 Addendum).
The AMC 24-Plex at Palm Promenade Project has since been constructed .

Ill.

SUMMARY OF ORIGINAL PROJECT

As stated above, the project site was previously analyzed for development in the certified 1993 EIR
that had been prepared for the Palm Plaza Walmart. Additionally, the 1997 Addendum dated
December 30, 1997 was prepared and approved for the AMC 24-Plex at Palm Promenade.
Palm Plaza Walmart (1993 EIR)

The Palm Plaza Walmart project included a PCD Permit; Community Plan Amendment; General Plan
Amendment; Rezone; Resources Protection Permit; CUP, and TM No. 92-0736 to allow for the
development of a 617,000-square-foot commercial center on 59.4 acres of an 87.7-acre site. The
commercial center was to include a 124,800-squa re-foot Walmart department store and a 134,900
square-foot Sam's Club membership store. The remainder of the development included 232,800
square feet of retail uses. In addition, seven commercial pads were proposed to be created as part
of the TM, which allowed up to 70,000 square feet of commercial uses. The Community Plan
Amendment was approved to change the land use designation from Very Low Density Residential (0
to 5 dwelling units per acre) to Commercial, and a Rezone was approved to change the zoning from
A-1-1 O(Agricultural Residential) to CA (Commercial-Community).
The Palm Plaza Walmart project required 3,657 surface parking spaces throughout the site, internal
driveways to provide access to the retail structures, and local access from Palm Avenue bordering
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the site on the north, and the proposed "A" Street (now Dennery Road) to th e east. The project
extended Palm Avenue from its terminus just east of 1-805 to the intersection of Dennery Road and
constructed Dennery Road along the project site between Palm Avenue and Del Sol. A portion of Del
Sol Boulevard between Dennery Road and 1-805 was also constructed.
The 1993 EIR determined that the Palm Plaza Wal mart project would result in significant unmitigated
impacts to land use, landform alteration, biological resources (cumulative), traffic (cumulative), and
air quality (cumulative). Impacts associated with traffic (direct), biological resources (direct),
geology/soils, hydrology/water quality, and paleontological resources were potentially significant
with mitigation measures proposed that reduced these impacts to a less than significant level. The
1993 conclusions related to each individual subject area are discussed under Section V, below.
AMC 24-Plex at Palm Promenade Project (1997 Addendum to the EIR)

The site was graded and padded in conformance with the 1993 map and permit approvals.
Thereafter, the AMC 24-Plex at Palm Promenade project include an amendment to the previous PCD
Permit No. 92-0736 and CUP, allowing the construction of a 24 screen, 4,854-seat theater complex
totaling 107,248 square feet, which would be constructed in place of the approximately 167,800
square feet of previously approved retail space. The 1997 project also included 1,619 off-street
parking spaces and landscaped pedestrian walkways, linking the theater with the sidewalk fronting
the site along Dennery Road and with existing and future adjacent developments within the
shopping center. Grading for the 1997 project consisted of approximately 10,000 cubic yards of
balanced cut and fill over 9.6 acres. The Addendum prepared for the 1997 project determined that
no new or more severe impacts would result beyond those identified in the 1993 EIR.

IV.

ENVIRONMENTAL DETERMINATION

The City previously certified the 1993 EIR and approved the 1997 Addendum. This Addendum
(hereinafter "2018 Addendum") to the 1993 EIR addresses changes to the project as described in the
1993 EIR and potential impacts associated with the currently proposed project to those impacts
identified under the 1993 EIR.
Based on all available information in light of the entire record, the analysis in this 2018 Addendum,
and pursuant to Sections 15162 and 15164 of the State California Environmental Quality Act (CEQA)
Guidelines, the City has determined the following:
•

There are no substantial changes proposed in the project which will require major revisions
of the previous environmental document due to the involvement of new significant
environmental effects or a substantial increase in the severity of previously identified
significant effects;

•

Substantial changes have not occurred with respect to the circumstances under which the
project is undertaken which will require major revisions of the previous environmental
document due to the involvement of new significant environmental effects or a substantial
increase in the severity of previously identified significant effects; or
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•

There is no 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
environmental document was certified as complete or was adopted, showing any of the
following:
a.

The project will have one or more significant effects not discussed in the previous
environmental document;

b. Significant effects previously examined will be substantially more severe than shown in
the previous environmental document;
c.

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 project proponents decline to adopt the mitigation measure or alternative; or

d.

Mitigation measures or alternatives which are considerably different from those
analyzed in the previous environmental document would substantially reduce one or
more significant effects on the environment, but the project proponents decline to adopt
the mitigation measure or alternative.

Based upon a review of the current project, none of the situations described in Sections 15162 and
15164 of the State CEQA Guidelines apply. There are no substantial changes to the project, no
changes in circumstances have occurred, and no new information of substantial importance has
manifested, which would result in new significant or substantially increased adverse impacts as a
result of the project. Therefore, this Addendum has been prepared in accordance with Section
15164 of the State CEQA Guidelines. Public review of this Addendum is not required per CEQA.

V.

IMPACT ANALYSIS

This Addendum includes the following subsequent impact analysis to demonstrate that
environmental impacts associated with the project are consistent with the 1993 EIR. The following
includes the environmental issues analyzed in detail in the 1993 EIR as well as the project-specific
analysis pursuant to CEQA. The analysis in this document evaluates the adequacy of the 1993 EIR
relative to the project. The following analysis documents that the proposed modifications and/or
refinements would not cause new or more severe significant impacts than those identified in the
1993 EIR.
Impact Analysis Summary

The analysis provided below indicates that there would be no new significant impacts nor would
there be an increase in the severity of impacts resulting from these modifications to the project and
there is no information in the record or otherwise available that indicates that there are substantial
changes in circumstances that would require major changes to the EIR. A summary of project
impacts in relation to the 1993 EIR and 1997 Addendum is provided in the following table.
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- - - - - - - - - - - - - - - - - -Table-1- - - - - - - - - - - - - - - - Impact Assessment Summary
1997
Addendum
Environmental Issues

2018
Addendum

Project

New
Mitigation?

Finding

Finding

Significant and
Unmitigated
Significant and
Unmitigated

No new
impacts
No new
impacts

No new
impacts
No new
impacts

Traffic

Significant and
Unmitigated

No new
impacts

Significant
Impact

Yes

Biological Resources

Significant and
Unmitigated

No new
impacts

No new
impacts

No

Air Quality

Significant and
Unmitigated

No new
impacts

No new
impacts

No

Noise

Less than Significant

Geology/Soils

Less than Significant
with Mitigation

Utilities

Less than Significant

Paleontology

Less than Significant
with Mitigation

Cultural Resources

Less than Significant

No new
impacts
No new
impacts
No new
impacts
No new
impacts
No new
impacts
No new
impacts
No new
impacts

No new
impacts
No new
impacts
No new
impacts
No new
impacts
No new
impacts
No new
impacts
No new
impacts

Land Use
Landform Alterations/
Visual Quality

Human Health/
Public Safety
Hydrology/
Water Quality

1993 FEIR Finding

Less than Signiant
Less than Significant
with Mitigation

No
No

No
No
No
No
No
No
No

Resultant
Impact
Less than
significant
Less than
significant
Less than
significant with
mitigation
Less than
significant
Less than
significant with
mitigation
Less than
significant
Less than
significant
Less than
significant
Less than
significant
Less than
significant
Less than
significant
Less than
significant

Land Use

1993 EIR

Impacts associated with land use are discussed in Section IV.A. of the 1993 EIR. As discussed therein,
the Palm Plaza Walmart project would convert 59.4 acres from very-low-density residential to
commercial land. The 1993 EIR evaluated the Palm Plaza Walmart project's consistency with the
community plan land use designations or conflict with the environmental goals of the community
plan or City ordinances.
The 1993 EIR determined that any impact related to consistency with the Otay Mesa Community
Plan would be less than significant. The Community Plan anticipated commercial development
throughout the residential western portion of the community and the Palm Plaza Walmart project
would provide regional and neighborhood shopping opportunities for the developing Otay Mesa
area and surro unding communities. The 1993 EIR determined that the commercial use of the
property would be compatible with the existing and planned land uses surrounding the site .
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Significant land use impacts were identified related to conflicts with the environmental goals of the
Otay Mesa Community Plan and the City's Resource Protection Ordinance (RPO), due to the grading
necessary to construct Dennery Road which would result in significant alteration of the steep slopes
along the eastern portion of the property, which exceeded the allowable encroachment into both
sensitive slopes and biologically sensitive lands. The 1993 EIR determined that no project-level
mitigation measures were available to reduce the land use impact related to the environmental
goals of the Community Plan or RPO to below a level of significance. As such, these impacts
remained significant and unmitigated .
No land use conflicts with surrounding airport land use compatibility plans were identified as the
project site is located outside the airport influence area and flight activity zone as identified for
Brown Field through the Comprehensive Land Use Plan .

Project
The project proposes commercial land uses, consistent with the current Otay Mesa Community Plan
land use designation of Regional Commercial as well as the CC-1-3 (Community Commercial) zone.
The 1997 Addendum allowed for the replacement of 167,800 square feet of approved retail space
within the larger Palm Plaza Walmart project (617,000 square feet of commercial space) with
107,250 square feet of theater space. The project would demolish 32,262 square feet of the existing
theater, and construct 72,736 square feet of retail/restaurant space within the project site. The
combined square footage of the reduced theatre space (75,988 square feet) and proposed
retail/restaurant space (72,736 square feet) would be 147,724 square feet, which would be less than
the 167,800 square feet approved for replacement under the 1997 Addendum. As such, the
proposed retail space to be constructed by the project would fall below the originally approved retail
square footage amount. Therefore, no Community Plan Amendment would be required, and the
project would not result in new impacts related to land use conflicts beyond those addressed in the
1993 EIR.
In regards to the significant and unmitigated land use impacts identified in the 1993 EIR related to
conflicts with the environmental goals of the Otay Mesa Community Plan and the City's RPO, the
project would not conflict with provisions of the City's RPO or Environmentally Sensitive Lands
regulations, as the project would not require the grading of steep slopes or other undisturbed
habitat. The project's grading footprint would be limited to areas that been previously developed
within the project site. Thus, the project would not conflict with any provisions of applicable land use
regulations pertaining to protection of habitat areas or Environmentally Sensitive Lands, and the
project would not result in new impacts related to land use conflicts beyond those addressed in the
1993 EIR.
Additionally, the project would be consistent with the land uses analyzed in the 1993 EIR; thus, the
Project would not result in new impacts related to conflicts with an applicable Airport Land Use
Compatibility Plan .
Therefore, based on the foregoing analysis and information, there is no evidence that the project
requires a major change to the 1993 EIR. The project would not create any new significant impact,
nor would a substantial increase in the severity of impacts from that described in the 1993 EIR
result.

7

Landform Alterations/Visual Quality
1993 EIR

Impacts associated with landform alterations/visual quality are discussed in Section IV.B. of the 1993
EIR. As discussed therein, the 1993 EIR determined that the Palm Plaza Wal mart project would have
a less than significant impact related to the obstruction of vistas or scenic views from surrounding
public viewing areas, since the project site is not considered a significant visual resource due to
previous grading and disturbance that has occurred on the project site.
With respect to visual quality impacts associated with the incompatibility of the project site with
surrounding development, the 1993 EIR analyzed grading, building size, and physical placement of
structures to determine whether a significant impact would result.
The 1993 EIR determined that grading required for the construction of Dennery Road would require
excavation into the slopes on the eastern portion of the project site. Specifically, on- and off-site
grading of this road would create a manufactured slope extending 4,000 feet with a maximum
height of 85 feet resulting in a significant impact. The 1993 EIR required implementation of
Mitigation Measure IV.B.1, which required final landscape plans to be reviewed and approved by the
Planning Department to confirm that naturalized plant material would be used, and required a final
inspection of the site to confirm that landscaping had been implemented pursuant to the approved
plans. It was concluded that the implementation of this mitigation measure would reduce this
potential impact to a less than significant level.
The Palm Plaza Walmart project included multiple building complexes throughout the project
site. The buildings were proposed to be 20 to 36 feet in height and staggered within each building
complex to reduce the perceived bulk and scale. These building complexes were oriented toward
the central parking area with loading areas and rear elevations would be oriented toward
1-805. While the 1993 EIR stated that the new development would detract from the visual quality of
the area, it would be sufficiently buffered from nearby residential communities and impacts were
determined to be less than significant.
As discussed previously, the Palm Plaza Walmart project required the creation of manufactured
slopes, which would result in a substantial change in the landform of the project site. The 1993 EIR
determined that even with implementation of the proposed landscaping plan, this impact would
remain significant and unmitigated.
2018 Project

The project would be consistent with the 1993 EIR determination that the original project would not
significantly obstruct a scenic view. Project components would be located within the same project
site that was not considered a significant visual resource in the 1993 EIR, and there has been no
change regarding the status of the scenic quality of the project site since certification of the 1993
EIR. Changes to the overall visual appearance of the project site associated with the proposed
retail/restaurant uses would not significantly obstruct a scenic view or vista. No new or more severe
impacts would result.
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With respect to visual quality impacts, the project would reconfigure the visual setting of the project
site and result in the construction of fewer structures, compared to the 1993 site plan. Therefore, as
it was concluded in the 1993 EIR, while the project could detract from the visual quality of the area, it
would be to a lesser degree than the Palm Plaza Walmart project and the project site remains
buffered by topographic features, spatial distance and/or landscaping. In addition, the project would
incorporate landscaping throughout the project site, which would conform to the standards of the
City's Land Development Code, Landscape Standards. Landscaping would be maintained by the
owner, and landscaped areas would be maintained free of debris and liter, and all plant material
would be maintained in a healthy growing condition. Five retaining walls would be incorporated
throughout the project site for a total length of 750 feet. The maximum height of the retaining walls
would be 9.5 feet. More specifically, the retaining walls would be located along the access road
adjacent to Pad B, behind the Retail A building, and behind the Shop 1 building, adjacent to the
existing AMC Cinema. The retaining wall adjacent to Pad B would be screened with the use of trees
and shrubs, while the retaining walls located behind the Retail A and Shop 1 buildings would not be
visible to the public outside of the project site, as views of these walls would be blocked by the
proposed buildings and the existing AMC theatre. Thus, No new or more severe visual quality
impacts would result.
The project would not require grading within the slope east of Dennery Road that had been part of
the Palm Plaza Walmart project; thus, the significant impact identified in the 1993 EIR associated
with the 4,000 linear feet of manufactured slope would not occur under this project. The project
would not result in a significant impact associated with the visual quality of the project site. No new
or more severe impacts would result.
With respect to landform alteration, grading activities required for the project would be limited to
areas within the project site that contain existing development. No grading activity would occur
within the slopes located to the east of the project site across Dennery Road, and would not
encroach upon steep slopes Thus, impacts to landform alteration would be less than significant, and
no new or more severe impacts would result.
Therefore, based on the foregoing analysis and information, there is no evidence that the project
requires a major change to the 1993 EIR. The project would not create any new significant impact, nor
would a substantial increase in the severity of impacts from that described in the 1993 EIR result.

Traffic/Circulation
1993 EIR

Impacts associated with traffic are discussed in Section IV.C. of the 1993 EIR. As discussed therein,
the 1993 EIR determined that implementation of the Palm Plaza Wal mart project would result in an
estimated 43,191 average daily trips (ADT), with 1,295 driveway trips during the AM . peak hour and
4,320 driveway trips during the P.M. peak hour. It would also result in an estimated 30,233
cumulative ADT on a daily basis, with 907 driveway trips during the AM . peak hour and 3,024
driveway trips during the P.M . peak hour. This resulted in a substantial increase over the number of
trips assumed for the project site by community plan travel forecasts and would cause the level of
service at several locations to drop below Level of Service (LOS) C, resulting in significant direct and
cumulative traffic impacts.
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Under existing plus project conditions, the 1993 EIR determined that intersections of Palm Avenue
and the southbound and northbound 1-805 ramp terminals would be significantly impacted, since
they would operate at LOS D during PM peak hours. In addition, there would be a significant
cumulative impact at this intersection under the interim conditions with project scenario and the
buildout with project scenario, as it would operate at an unacceptable LOS D in the afternoon peak
hour. The EIR included Mitigation Measure IV.C.1, which required the applicant to revise the lane
configurations as shown on Figure IV-14 of the 1993 EIR for the 1-805/Palm Avenue ramp terminals
to the satisfaction of the City Engineer and Caltrans, as well as install a traffic signal for the
northbound and southbound ramp terminals. This would reduce the impact to the northbound
ramp terminal intersection to a less than significant level, while the impact to the southbound ramp
terminal intersection would remain significant and unmitigated in the existing plus project and
interim conditions.
Under the buildout with project conditions, the 1993 EIR determined there would be a significant
cumulative traffic impact on the Palm Avenue/"A" Street intersection, which would operate at LOS D
in the AM peak hour and LOS E during the PM peak hour. The 1993 EIR included Mitigation Measure
IV.C.2., which required the applicant to install a traffic signal and make lane configuration changes at
this intersection as shown on Figure IV-14 of the 1993 EIR. However, this impact was determined to
remain significant and unmitigated, as this intersection would operate at LOS D during the AM and
PM peak hours even within implementation of the mitigation measure.
Under the buildout with project .conditions, the 1993 EIR determined there would be a significant
cumulative impact at the intersection of Del Sol Boulevard and "A" Street, which would operate at
LOS D during the PM peak hour. The 1993 EIR included Mitigation Measure IV.C.4, which required
the applicant to install a traffic signal and make lane configuration changes as shown on Figure IV-14
of the 1993 EIR at this intersection. However, this impact was determined to remain significant and
unmitigated.
With respect to site access, the 1993 EIR determined that the project would have potentially
significant impacts at two driveways. The 1993 EIR included Mitigation Measure IV.C.3, which
required the applicant to implement the lane configurations shown on Figure IV-14 of the 1993 EIR
and install traffic signals at the intersections of "A" Street/Driveway "D" and "A" Street/Driveway "E."
With the implementation of this mitigation measure, this impact would be reduced to a less than
significant level.
In regards to traffic hazard impacts associated with vehicles, bicyclists, and pedestrians, the 1993 EIR
determined that project improvements intended to promote vehicular and non-vehicular access to
the site and conformance of these facilities to City standards would avoid significant traffic hazards,
resulting in a less than significant impact.
In regards to achievement of the Transportation Demand Management Ordinance, the 1993 EIR
determined that the project would comply with the applicable City Transportation Demand
Ordinance requirements by incorporating physical features into the site that would facilitate
alternative transportation modes. Impacts would be less than significant.
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2018 Project

As discussed above, the 1993 EIR determined that the Palm Plaza Walmart project would generate
approximately 43,190 average daily trips, with 1,295 driveway trips during the AM. peak hour and
4,320 driveway trips during the P.M. peak hour. An Access Analysis was prepared by Linscott, Law
and Greenspan in August 2018 (Linscott, Law and Greenspan 2018) to determine potential
transportation and access impacts and appropriate mitigation measures associated with the project.
The Access Analysis determined that the 2018 project would generate 2,511 ADT, with 145 AM peak
hour trips and 303 PM peak hour trips, resulting in the generation of 1,991 more ADT, 99 more AM
peak hour trips and 251 more PM peak hour trips over the existing condition.
However, with this additional ADT, the Access Analysis determined that that the entire Palm Plaza
Walmart project area, with the proposed theater demolition and construction of the project
included, is anticipated to generate a total of approximately 40,253 ADT, with 1,046 AM. peak hour
trips and 3,905 P.M. peak hour trips. Based on this trip generation comparison, the revised Palm
Plaza Walmart project, with the current project included, would generate fewer average daily trips
compared to the trip generation analyzed in the 1993 EIR. With the 2018 project included, the Palm
Plaza Walmart site is calculated to generate 2,937 fewer ADT, 249 fewer AM peak hour trips and 414
fewer PM peak hour trips as compared to the project analyzed in the 1993 EIR.
The Access Analysis found that under near-term (2020) conditions, the addition of project traffic at
the Palm Avenue/Dennery Road would result in a significant impact. Specifically, this intersection is
anticipated to operate at LOS E during the PM peak hour, with the Project causing an increased
delay of 12.3 seconds. A significant impact at this intersection was identified in the 1993 EIR, as it
was anticipated that this intersection would operate at LOS E during the PM peak hour. The Project
would be required to implement Mitigation Measure TRAF-1, which requires the provision of rightturn overlap signal phasing at the eastbound approach, and would reduce this impact to a less than
significant level.
In regards to parking, the project would include 1,290 parking spaces, thereby providing two surplus
parking spaces over the required 1,288 spaces per Section 142.0545 of the SDMC. In regards to
traffic hazard impacts associated with vehicles, bicyclists, and pedestrians, the project would
incorporate pedestrian walkways throughout the project site that would connect the proposed
facilities to the neighboring parcels and associated facilities, as well as to Dennery Road.
Therefore, based on the foregoing analysis and information, there is no evidence that the project
requires a major change to the 1993 EIR. The project would not create any new significant impact,
nor would a substantial increase in the severity of impacts from that described in the 1993 EIR
result.
Biological Resources

1993 EIR

Impacts to biological resources are discussed in Section IV.D. of the 1993 EIR. As discussed therein,
the 1993 EIR determined that direct biological impacts would occur as a result of the grading and
development of the project site. The Palm Plaza Walmart project resulted in a significant impact to
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3.5 acres of Diegan coastal sage scrub and 1.5 acres of maritime succulent scrub. The removal of th e
Diegan coastal sage scrub resulted in a significant impact to populations of the coastal California
gnatcatcher (Polioptila californica californica). The removal of maritime succulent scrub resulted in a
significant impact to the cactus wren (Campylorhynchus brunneicapillus), snake cholla (Cylindropuntia
ca/ifornica), San Diego bur-sage (Ambrosia chenopodiifolia), coast barrel cactus (Ferocactus viridescens),
and cliff spurge (Euphorbia misera). The Palm Plaza Walmart project also impacted 32.6 acres of nonnative grassland, which resulted in a significant cumulative impact on local populations of raptors
and sensitive species which occur in this habitat. The loss of the non-native grassland by itself was
not considered a significant direct impact. To mitigate these impacts, the 1993 EIR included
Mitigation Measure IV.D.1, which required the applicant to demonstrate to the satisfaction of the
City Planning Director that 7.8 acres of high quality Diegan coastal sage scrub and 3.0 acres of high
quality maritime succulent scrub have been preserved and recorded on an easement document or
other document assuring acquisition of the mitigation acreage, and be provided to the Planning
Director. The 1993 EIR determined that this mitigation measure would reduce these impacts to a
less than significant level.
In addition, the Palm Plaza Walmart project impacted 0.4 acre of mule fat scrub, and 360 square feet
of seasonal isolated wetland, which would not be considered significant direct impacts. However,
the loss of the isolated wet land would become a significant direct impact if it was found to contain
Riverside fairy shrimp (Streptocephalus woottoni), and would also be considered a significant
cumulative impact regardless of whether Riverside fairy shrimp were found . Therefore, the 1993 EIR
included Mitigation Measure IV.D.2, which required a report to be prepared detailing the results of
soil hydration tests to determine whether the Riverside fairy shrimp inhabited the seasonal wetland.
If the Riverside fairy shrimp was found, the applicant was required to reach a Section 7 or 1O(a)
agreement with the United States Fish and Wildlife Service before commencement of grading
occurs. The implementation of this mitigation measure reduced impacts to the Riverside fairy
shrimp to a less than significant level.
The 1993 EIR also stated that the applicant proposed to contribute $10,000 to the City's Mitigation
Bank Program to he lp compensate for the cumulative biological impacts. However, the 1993 EIR
determined that this contribution would not fu lly mitigate for the cumulative biological resource
impact.
2018 Project

The project site consists of existing development approved under the 1993 EIR and 1997 Addendum .
Previous removal of sensitive habitat and vegetation communities occurred during the grading
activity associated with the Palm Plaza Walmart project. Grading would occur within the previously
disturbed limits and would not encroach upon the slopes along the western boundary of the project
site, which consist of ornamental landscaping. Nor would grading occur within the steep slopes
located east of Dennery Road, which contain previously disturbed habitat and vegetation. Thus, no
impacts to biological resources would occur. Therefore, based on the foregoing analysis and
information, there is no evidence that the project requires a major change to the 1993 EIR. The
project would not create any new significant impact, nor would a substantial increase in the severity
of impacts from that described in the 1993 El R result.
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Air Quality
1993 EIR

Impacts to air quality are discussed in Section IV.E. of the 1993 EIR. As discussed therein, the 1993
EIR determined that the Palm Plaza Walmart project would not conflict with the Regional Air Quality
Strategy (RAQS), as the Palm Plaza Walmart project would include commercial development, which is
growth-accommodating and not growth-inducing. Commercial developments provide services for
existing needs and do not cause generation of trips that would not otherwise occur. Consequently,
the 1993 EIR determined that commercial uses proposed under the Palm Plaza Walmart project
would not represent a major new emission generator and would only result in redistribution of
already forecast shopping trips within the air basin. Impacts were determined to be less than
significant.
Regarding impacts to sensitive receptors, short-term construction activities were anticipated to
create temporary emissions of fugitive dust as well as combustion emissions from on- and off-site
construction equipment. The 1993 EIR determined that construction of the Palm Plaza Walmart
project would result in 660 pounds of daily dust emissions per day and would thus be considered a
major source of air since it would contribute over 250 pounds of emissions per day, resulting in
significant short-term construction impacts. Regarding on- and off-site combustion emissions from
construction equipment, the 1993 EIR determined that project construction equipment would
produce the following daily combustion emissions: reactive organic compounds (39.7 pounds);
carbon monoxide (CO; 155.2 pounds); nitrogen oxides (554.8 pounds); and particulate matter
(10-39.4 pounds). As such, the 1993 EIR determined that construction of the Palm Plaza Walmart
project would create short-term construction impacts, resulting in a significant temporary air quality
impact. The 1993 EIR included mitigation measure IV.E.1, which required the developer to submit a
grading plan to the City that assured appropriate dust control measures would be utilized. In
addition, the developer was required to comply with the San Diego Air Pollution Control District dust
control measures, which include twice-daily watering of the disturbance areas and chemical
stabilization of off-road haul routes. Implementation of this mitigation measure reduced the
significant impact to a less than significant level.
The 1993 EIR determined that mobile-source emissions associated with the Palm Plaza Walmart
project would be cumulatively significant. The unacceptable level of service expected on Palm
Avenue and at the intersections of Palm Avenue/southbound ramp of 1-805 and Palm Avenue/"A"
Street would compound regional air quality problems. Although level of service at these two
intersections would be LOS D or worse, the CO "hot spot" analysis concluded that CO levels would
not exceed State or Federal standards. Similarly, CO levels along the affected portion of Palm
Avenue would not exceed State or Federal CO standards. The incremental contribution to the
non-attainment status of the San Diego Air Basin would be cumulatively significant in conjunction
with all other planned regional growth. The 1993 EIR included Mitigation Measure IV.E.2, which
requires the approval of a Transportation Demand Management Plan. However, even with the
implementation of this mitigation, the cumulative air quality impact associated with operational
emissions would remain significant and unmitigated.
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2018 Project

The growth projections used by the San Diego Air Pollution Control District to develop the RAQS
emissions budgets are based on the population, vehicle trends, and land use plans developed in
general plans and used by the San Diego Association of Governments in the development of the
regional transportation plans and sustainable communities strategy. As such, projects that propose
development that is consistent with the growth anticipated by the San Diego Association of
Government's growth projections and/or .the General Plan would not conflict with the RAQS.
Subsequent to the 1993 EIR, the City prepared the Otay Mesa Community Plan Update (City of San
Diego 2014). Consistent with the Otay Mesa Community Plan Update, the land use _designation of
the entire Palm Plaza Walmart site is Regional Commercial. The project is consistent with this
Regional Commercial land use designation. Therefore, the project would not result in an increase in
emissions that are not already accounted for in the RAQS and would not result in new impacts
related to regional air quality plans beyond those addressed in the 1993 EIR.
The project would generate construction emissions such as fugitive dust associated with grading
activities, construction equipment exhaust, and construction-related trips by workers and materialhauling trucks. These construction activities and associated daily emissions would be similar to
those assessed in the 1993 EIR. Additionally, recent regulations aimed at reducing emissions from
heavy-duty, off-road equipment have resulted in cleaner construction fleets. As such, the project
would not result in new construction-related impacts related to air quality beyond those addressed
in the 1993 EIR; however, project related impacts would still be significant, and implementation of
Mitigation Measure IV.E.1 as detailed in the 1993 EIR shall be required.
The project would result in vehicle trip generation from project operation; stationary sources and
associated emissions from activities such as natural gas use, consumer products, and landscaping
equipment use would be similar to those addressed in the 1993 EIR. The Access Analysis prepared
by Linscott, Law & Greenspan determined that the revised Palm Plaza Walmart project area that
includes demolition of a portion of the theatre space and construction of 72,736 square feet
retail/restaurant space would generate fewer average daily trips (40,253) compared to the trip
generation analyzed in the 1993 EIR (43,191 ADT). As such, the project would not result in new
operation-related impacts related to regional air quality beyond those addressed in the 1993 EIR.
Project-generated traffic would contribute to CO concentrations at nearby intersections. The Traffic
Impact Analysis determined that with the project the trip generation of the revised Palm Plaza
Walmart project area would include 1,046 trips during the morning peak hour and 3,095 trips during
the evening peak hour; this peak hour trip generation would be less than the trip generation
analyzed in the 1993 EIR (1,295 trips during the morning peak hour and 4,320 trips during the
evening peak hour). As such, the project would not result in new operation-related impacts related
to localized CO concentrat ions (i.e. CO hot spots) beyond those addressed in the 1993 EIR.
Based on the foregoing analysis and information, there is no evidence that the project requires a
major change to the 1993 EIR. The project would not create any new significant impact, nor would a
substantial increase in the severity of impacts from that described in the 1993 EIR result.
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1993 EIR

Impacts associated with noise are discussed in Section IV.F: of the 1993 EIR. As discussed therein, as
a noise generator, the Palm Plaza Walmart project would have a potentially significant noise impact
on residential land uses of the approved California Terraces Precise Plan near the northeast project
boundary. With the additional project traffic, the 65 A-weighted decibels [dB(A)] noise contour would
extend into portions of these future land uses. Similarly, the 65 dB(A) contour would extend outside
of the "A" Street right of way and into areas to the south which would eventually support residential
uses. As a noise receiver, the project would not be significantly impacted by roadway or aircraft
noise from 1-805, Palm Avenue, "A" Street, or Brown Field. The 1993 EIR did not include mitigation
measures, as no development existed within the future 65 dB(A), and future development would be
required to evaluate potential noise impacts, and would be required to mitigate any noise impacts.
Impacts were determined to be less than significant.
2018 Project

As discussed in the 1993 EIR, noise levels at the entire Palm Plaza Walmart project site only exceed
the applicable limit of 75 dB(A) community noise equivalent level at the westernmost portion of the
site. The project would not site new noise-sensitive uses in this area; proposed non-noise-sensitive
uses include the rear building fa~ades, loading bay, and employee parking. As such, the project
would not result in new impacts related to noise-exposure beyond those addressed in the 1993 EIR.
The project would result in construction activities that would contribute to increased noise levels.
The nearest noise sensitive receivers are approximately 500 feet east of the project site, across the
1-805 freeway. Although construction may result in temporary noise level increases on the project
site, noise level increases at the nearest noise-sensitive uses would be less than significant.
Noise sources associated with operation of commercial uses such as cars in the parking lots,
ventilation equipment, delivery trucks, etc. would be similar to the existing condition. The project
would result in vehicle trip generation and would thereby contribute to traffic noise levels from
roads in the vicinity of the project site. The Traffic Impact Analysis determined that the revised Palm
Plaza Walmart project area that includes demolition of a portion of the theatre space and
construction of 72,736 square feet retail/restaurant space would generate fewer average daily trips
(40,253) compared to the trip generation analyzed in the 1993 EIR (43,191 ADT). As such, the Project
would not result in new noise-related impacts related to project-generated traffic beyond those
addressed in the 1993 EIR.
Based on the foregoing analysis and information, there is no evidence that the project requires a
major change to the 1993 EIR. The project would not create any new significant impact, nor would a
substantial increase in the severity of impacts from that described in the 1993 EIR result.
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Geology/Soils {Geologic Conditions)

1993 EIR
Impacts to geology/soils are discussed in Section IV.G. of the 1993 EIR. As discussed therein, the
1993 EIR determined t hat unstable geologic and soil conditions occurred within the project site and
represented a potentially significant constraint to development. These conditions were associated
with the highly weathered bedrock and terrace deposits; poor structural support associated with
fills, alluvium/ slopewash, topsoil, colluvium, trash dump material, and highly expansive soils
enco untered on-site; and the pot ential for the La Nacfon Fault Zone, bentonite clay beds, and ·
landslide deposits to create unstable conditions on cut slopes, resulting in a potentially significant
impact. The 1993 EIR included three mitigation measures that reduced this impact to a less than
significant level. Mitigation Measure IV.G.1 required a report to be prepared and submitted to the
City Engineer for approval that evaluated the unstable geologic and soil conditions. The report was
r~quired to provide remedial grading measures to mitigate any unstable soil, bedrock, or seismic
conditions. Mitigation Measure IV.G.2 required a final inspection of the site to confirm that remedial
grading measures were implemented. Mitigation Measure IV.G.3 required that, prior to issuance of
building permits, all project building plans complied with seismic design standards of the Uniform
Building Code and were approved subject to the satisfaction of the City Engineer. The
implementation of these mitigation measures reduced these impacts to a less than significant level.
Regarding impacts associated with irrigation, landscaping, and erosion, the 1993 EIR determined
that grading may expose some areas to bentonite, a clay type soil which is impervious to water
when compacted. The impervious nature of the bentonite would result in inefficient irrigation of
some planted areas if not properly treated, resulting in a potentially significant impact. The 1993 EIR
included Mitigation Measure IV.GA. which required a landscape plan to be prepared, requiring areas
found to contain bentonite or compacted soils to be tilled, and required proper soil preparation
measures to utilized prior to the planting of any vegetation, and that organic material such as peat
moss or nitrolized soil amendments shall be mixed with existing soil for use as a backfill planting
mixture. In addition, it required the Planning Department to confirm that appropriate soil
preparation and irrigation measures were proposed to facilitate landscape establishment. Mitigation
Measure IV.G.5 required that, prior to issuance of a notice of Completion and Acceptance, the Field
Engineering Division of the Engineering and Development Department conduct a final inspection of
the site to confirm that soil preparation and irrigation techniques had been implemented.
Implementation of these mitigation measures reduced these impacts to a less than significant level.
2018 Project

A site-specific Geotechnical Investigation and an Addendum to the Geotechnical Investigation was
completed for the project by GEOCON, Inc. in August and December 2017, respectively, to
determine potential geologic impacts associated with the project. According to the Geotechnical
Investigation (GEOCON, Inc. 2017a and 2017b), the site is underlain by previously placed fill
associated with the construction of the AMC 24-Plex Palm Promenade project, overlying the San
Diego Formation. The previously placed fill is considered suitable for support of additional fill or
proposed improvements; however, upper portions of the fill would require remedial grading
consisting of an undercut and recompaction . Regarding the La Nacfon fault which t raverses along
the eastern property line of the site, it is classified as potentially active, and a 25-foot setback is
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required and no habitable building is allowed within this zone. The risk associated with geologic
hazards due to ground rupture, liquefaction, and landslides are considered to be low. Compliance
with standard California Building Code requirements and the recommendations included within the
Geotechnical Investigation would ensure that impacts associated with geological conditions would
be less than significant. Based on the foregoing analysis and information, there is no evidence that
the project requires a major change to the 1993 EIR. The project would not create any new
significant impact, nor would a substantial increase in the severity of impacts from that described in
the 1993 EIR result.

Public Utilities
1993 EIR

Impacts to public utilities are discussed in Section IV.H. of the 1993 EIR. As discussed therein, the
1993 EIR determined that public utility improvements needed to be constructed in order to serve
the Palm Plaza Wal mart project site, which, if not implemented, would result in potentially significant
impacts. The Palm Plaza Walmart project constructed a 36-inch water line in Palm Avenue, and a 12inch water line along "A" street (Dennery Road) and a 12-inch water line along the western and
southern property lines. The 1990 Water System Analysis prepared for the Palm Plaza Walmart
project indicated that water system improvements would be necessary to accommodate the project,
and that if new improvements would need to be made based upon an updated Water System
Analysis were needed, that these improvements would need to be made in order to avoid a
significant impact. Mitigation Measure IV.H.1 required the developer to update the "Water System
Analysis of Two Transmission Alternatives for the South San Diego/Otay Mesa Service Areas"
prepared by Boyle Engineering, dated September 1990, to the satisfaction of the Water Utilities
Director. Environmental studies of the off-site facilities needed to serve the project were required to
be conducted, as appropriate, and the developer would install or otherwise assure construction of
off-site facilities required to serve the development. Implementation of this mitigation measure
reduced this impact to a less than significant level.
Regarding sewer systems, the project constructed an 18-inch sewer line in Palm Avenue and a
12-inch line in "A" Street (Dennery Road), as well as a 12-inch line along the western property line.
Adequate capacity existed to provide sewer service for the project. However, off-site improvements
would have been required if they were not constructed by preceding development. Potentially
significant impacts would be associated with the construction of off-site sewer improvements. The
off-site facilities would be required to connect to existing main sewer lines. Mitigation Measure
IV.H.2 required the developer to provide a sewer study for the sizing of gravity sewer mains and to
show that the existing and proposed mains would provide adequate capacity and have cleansing
velocities. Environmental studies of the off-site facilities needed to serve the Palm Plaza Walmart
project were required to be conducted, as appropriate, and the developer would install or otherwise
assure construction of off-site facilities required to serve this development. Implementation of this
mitigation measure would reduce this impact to a less than significant level.
Regard ing storm drainage systems, the 1993 EIR determined that impacts would be less than
significant, since existing and proposed drainage facilities would be adequate to accommodate
anticipated runoff from the Palm Plaza Walmart project. In addition, overall storm water runoff on
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the Palm Plaza Walmart project site would be reduced from current amounts when off-site
residential uses are built-out to the east.
Regarding solid waste disposal, the 1993 EIR determined that the Palm Plaza Walmart project would
not have a significant impact on solid waste disposal. The commercial tenants would contract with
independent providers for trash hauling off-site. The Palm Plaza Wal mart project would comply with
City requirements for on-site trash and recyclable storage areas.
2018 Project

The project would construct new water and sewer lines within the project site. New sewer lines
would connect the proposed buildings with the existing private 8-inch polyvinyl chloride sewer pipe
located within internal roadways the project site. New water lines wou ld connect the proposed
buildings with the existing private 8-inch polyvinyl chloride water pipes located along the western
boundary of the project site, and with the existing water line under Dennery Road . The existing
public storm drains on-site and off-site would remain and be protected in place and no portion of
the project would discharge to the Caltrans hillside along the western edge of the property. As
discussed in the Hydrology/Water Quality section below, the project is expected to result in a small
increase in overall site stormwater discharge; however, this increase is not anticipated to negatively
impact the existing public 42-inch reinforced concrete pipe (RCP) that currently carries storm water
off-site. No new public storm water utilities would be required to be constructed.
Regarding solid waste disposal, a Waste Management Plan (WMP) was prepared for the project by
RECON Environmental, Inc. in January 2018 (RECON Environmental, Inc. 2018) in order to assess
solid waste impacts associated with the project. According to the WMP, the project is anticipated to
generate 16,598 tons of demolition, grading, and construction waste, of which 16,364 tons would be
diverted through recycling at source-separated facilities, resulting in 234 tons of waste to be
disposed of, and approximately 296 tons annually during operations. The following measures would
be incorporated to reduce waste generation, including:
•

Collect recyclable materials required by and in accordance with applicable City Ordinances;

•

Provide dedicated recycling collection and storage areas requ ired by and in accordance with
applicable City Ordinances;

•

Provide signage required by and in accordance with applicable City Ordinances;

•

Ensure that a representative of the City Environmental Services Department inspects and
approves a storage area that has been provided consistent with the City's Storage
Ordinance;

•

Ensure that a hauler has been retained to provide recyclable materials collection as well as
yard waste and/or food waste;

•

Ensure the use of drought-tolerant plants, as indicated in the project's landscape plans,
which would result in a reduction in the amount of yard waste once the project is
co nstructed and occupied; and

•

Provide litter bins with recycling as an integral feature in all common areas to increase the
opportun ity to separate out recyclables from the trash .
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During occupancy, the applicant or applicant's successor in interest would be required to implement
the ongoing WMP measures detailed herein to ensure maximum diversion from landfills.
Implementation of the strategies outlined in the WMP and compliance with all applicable City
ordinances would reduce solid waste impacts regarding collection, diversion, and disposal of waste
generated during construction and demolition, grading, and occupancy to a level that is less than
significant.
The project would not necessitate a demand for more water, sewer, or solid waste services; nor
would any new public facilities need to be constructed as a result of the current project. Therefore,
based on the foregoing analysis and information, there is no evidence that the project requires a
major change to the 1993 EIR. The project would not create any new significant impact, nor would a
substantial increase in the severity of impacts from that described in the 1993 EIR result.
Paleontological Resources
1993 EIR

Impacts to paleontological resources are discussed in Section IV.I. of the 1993 EIR. As discussed
therein, the 1993 EIR determined that development of the Palm Plaza Wal mart project could result
in impacts to paleontological resources when mass grading operations cut into the potentially fossilbearing layers of the Otay formations, San Diego formations and Quaternary terrace deposits. The
potential for significant paleontological resources is high in the Otay formation and low in the San
Diego formation and Quaternary terrace deposits. The potential resources would be destroyed
unless recovered during grading. Therefore, impacts resulting from construction of the project
would be significant. The EIR included Mitigation Measure IV.1.1, which required mitigation in the
form of paleontological monitoring during grading activities, and reduced the impact to a less than
significant level.
2018 Project

As discussed in the Geotechnical Investigation (GEOCON, Inc. 2017a and 2017b), the project site has
undergone previous grading and construction activity. The project site is underlain by previously
placed fill, overlying the San Diego Formation that was found at depths ranging from five to 26.5
feet. Maximum cut depths anticipated for the project would reach six feet, and thus could result in
disturbance of the underlying San Diego Formation. However, as discussed in the 1993 EIR, the San
Diego Formation has a low potential to bear paleontological resources. Considering the minimal
impact to San Diego Formation and the low sensitivity, impacts to paleontological resources would
be less than significant, and the project would not require the implementation of Mitigation
Measure IV.1.1 included in the 1993 EIR. Therefore, based on the foregoing analysis and information,
there is no evidence that the project requires a major change to the EIR. The project would not
create any new significant impact, nor would a substantial increase in the severity of impacts from
that described in the EIR result.
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Cultural Resources (Archaeological and Historical Resources)
1993 EIR

Impacts to cultural resources are discussed in Section IV.J. of the 1993 EIR. As discussed therein, the
a Cultural Resource Report was prepared for the 1993 EIR, which determined that three prehistoric
sites (SDl-7983, SDl-7983, and SDl-11 ,994) and one suspected historic site (Swine Farm) on the Palm
Plaza Walmart project site. However, none of these sites were considered to be significant cultural
resources. The project would impact SDl-7983; however, since it was not considered a significant
cultural resource, impacts were determined to be less than significant.
2018 Project

The Cultural Resources Report completed for the 1993 EIR determined that there were no significant
archaeological or historical resources located within the development footprint of the project. Thus,
the project changes would not create any new significant impacts to historic or prehistoric
archaeological resources. Therefore, based on the foregoing analysis and information, there is no
evidence that the project requires a major change to the 1993 EIR. The project would not create any
new significant impact, nor would a substantial increase in the severity of impacts from that
described in the 1993 EIR result.
Human Health/Public Safety {Health and Safety/Hazardous Materials)
1993 EIR

Impacts to human health/public safety are discussed in Section IV.K. of the 1993 EIR. As discussed
therein, according to the 1993 EIR, the northern SO-acre portion of the site was used as an
incineration trash dump during the 1950s and early 1960s. In 1978, approximately 850,000 cubic
yards of material were exported from the site and used as borrow material for off-site projects. The
total volume of ash materials remaining on the property was estimated to be 40,000 cubic yards
with approximately 8,100 cubic yards of associated soils underlying the burn dump materials. The
remaining material was located in an area of about three acres on the south slope of a 45-foot-deep
canyon that traverses the northern part of the project from east to west. However, based upon the
information and data analyzed by the Department of Toxic Substances Control, a Non-Hazardous
Determination was issued for the on-site ash material and associated soil. According to the
Department of Toxic Substances Control, the physical and chemical characteristics of the ash
material and associated soil did not represent a significant hazard to human health and safety. As
such, the ash material and other deposits associated with a former landfill located on the property
were determined to be non-hazardous. In addition, the Palm Plaza Walmart project removed and
disposed of all on-site ash materials and associated soils. The 1993 EIR also determined that
significant lead migration into groundwater would not likely have occurred, as there was no
subsurface water encountered within the Palm Plaza Walmart project site. Therefore, the 1993 EIR
determined that impacts to human health and public safety would be less than significant.
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2018 Project

As was discussed in the 1993 EIR, a Non-Hazardous Determination was issued for the on-site ash
material and associated soil, and the on-site ash material was removed for disposal. In addition, any
lead that may be encountered during construction would not be anticipated to result in impacts that
would be more severe than those identified in the 1993 EIR. As with the 1993 EIR, the project would
. have a less than significant impact associated with health and safety/hazardous materials. Therefore,
based on the foregoing analysis and information, there is no evidence that the project requires a major
change to the 1993 EIR. The project would not create any new significant impact, nor would a
substantial increase in the severity of impacts from that described in the 1993 EIR result.
Hydrology and Water Quality
1993 EIR

Impacts to hydrology and water quality are discussed in Section IV.I. of the 1993 EIR. As discussed
therein, the 1993 EIR determined that the Palm Plaza Walmart project would not have a significant
impact on surface drainage in the project area. Existing and proposed drainage facilities were
determined to be adequate to accommodate anticipated runoff from the Palm Plaza Wal mart project,
and the estimated increase in stormwater runoff of 23.5 cfs as a result of implementing the Palm Plaza
Walmart project was determined was negligible. In addition, the 1993 EIR determined that stormwater
runoff on the Palm Plaza Walmart project site would be reduced from current amounts when the offsite residential uses were built-out to the east. Thus, impacts associated with absorption rates,
drainage, surface runoff, and surface water quality were determined to be less than significant.
Regarding impacts associated with discharges into surface water or groundwater, or the alteration
of surface and groundwater quality, there was the potential for cumulative short-term water quality
impacts to the Otay and Tijuana River Basins during grading and construction. In addition, the Palm
Plaza Walmart project increased the amount of runoff by creating extensive impervious surface
areas, resulting in an increase on runoff of pollutants, which could adversely affect the water quality
in the Otay and Tijuana River Basins and would contribute incrementally to a cumulative increase in
the amount and concentrations of urban pollutants entering these water bodies, resulting in a
potentially significant cumulative impact.
The 1993 EIR included mitigation measures that would reduce these impacts to a less than
significant level. Mitigation Measure IV.L.1 required the applicant to develop a program to manage
and control nonpoint source pollution, to install pollution control devices to intercept flow before
discharge into the drainage system, and to install temporary desilting basins during construction to
keep sediment from the graded pads from entering the storm drain system. Mitigation Measure
IV.L.2 required the City Engineer to review the grading plan to ensure that erosion control measures
were provided, and required the applicant to comply with the National Pollutant Discharge
Elimination System requirements by filing a Notice of Intent with the State of California Water
Resources Control Board, and to implement a Storm Water Pollution Prevention Plan to the State
Water Resources Control Board. Mitigation Measure IV.L.3 required the Inspection Services Division
of the Building Inspection Department to conduct a final inspection of the site to confirm the water
pollution control devices were installed pursuant to the approved bu ilding plans. Implementation of
these mitigation measures reduced the hydrology and water quality impacts to a less than
significant level.
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2018 Project

Since certification of the 1993 EIR, the City has amended its Storm Water Management and
Discharge Control Ordinance {San Diego Municipal Code Section 43.03) to conform to the
requirements of the 2013 Municipal Separate Storm Sewer System Permit Order R9-2013-0001
issued by the San Diego Regional Water Quality Control Board. In order to show compliance with the
permit requirements, a Preliminary Hydrology Study and a Storm Water Quality Management Plan
were completed for the project by Nasland Engineering in August 2018 {Nasland Engineering 2018a
and 2018b) 1 . The proposed project is a previously developed site and is not subject to requirements
set forth in the Clean Water Act {CWA) sections 401 and 404 since it would not discharge to
navigable waters, and therefore approval from the California Regional Water Quality Control Board
is not required. The project does not propose any improvements within waters protected by the
CWA. Thus, no CWA Section 401 or 404 permits would be required for implementation of this
project.
Hydrology
As discussed in the Preliminary Hydrology Study, in the existing condition, the drainage area of the
project site consists of 16.74 acres of impervious surfaces and 2.84 acres of pervious surfaces. The
on-site runoff drains from east to west and consist of 12 sub-basins. Runoff is collected through the
use of area drains, curb inlets and brow ditches that discharge to private storm drain systems
located on-site. There are 5 existing discharge locations within the project site which connect to the
existing underground Caltrans storm drain system along the westerns edge of the project site. The
off-site runoff along Dennery Road sheet-flows towards the east, away from the site, and is collected
by existing median and curb inlets. The inlets discharge to a public 30-inch RCP that runs northwest
through the site. The off-site runoff, and the majority of the on-site runoff, flow into a public 42-inch
RCP prior to exiting the site. These flows enter the existing Caltrans 42-inch corrugated steel
pipe {CSP) and discharge into a public 60-inch CSP located within 1-805. The 60-inch CSP flows north
where the pipe shifts to the eastern side of 1-805 and widens to a public 78-inch CSP. The 78-inch
CSP discharges into the Otay River approximately 0.75 miles away from the project site. The existing
total 100-year peak discharge from the site is 122.79 cfs.
In the proposed condition, the Preliminary Hydrology Study determined that with the demolition of
the existing AMC Theater and the addition of six new commercial buildings, the site would consist of
approximately 16.50 acres of impervious surfaces and 3.08 acres of pervious surfaces, reducing the
amount of impervious area within the project site by 0.24 acres compared to the existing condition.
The project site would consist of 23 sub-basins {or {DMAs) and continue to drain east to west. The
addition of the new buildings, in conjunction with the steeping of the surrounding parking areas to
accommodate the new building pad elevations, would result in a decrease of time of concentration,
1

The 32,262 square feet of demolition space noted in the Addendum reflects 27,605 square feet of theater floor space
and 5,021 square feet of mezzanine space. For site plan and construction/demolition purposes, the 32,262-square-foot
demolition figure is consistent with the way the building was permitted and was therefore used to describe the actual
structure and interior occupancy space of what will be demolished. The demolition square footage figu re used for the
Preliminary Hydrology Study and Storm Water Quality Management Plan (26,249 square feet) and overall square
footage of the existing building (89,946 square feet) reflect the exterior footprint of the building for the specific
purpose of addressing the building footprint's interaction with external conditions (i.e., stormwater and associated
runoff). The exterior footprint demolition square footage figures used in the hydrology reports have been utilized in
order to allow for t he reports to reflect and assess the proposed hydrological conditions.
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thereby increasing the overall 100-year peak flow discharge to 123.56 cfs. This is an increase of total
discharge of 0.77 cfs compared to the existing condition. This increase, however, would be
considered negligible when compared to the overall size of the commercial site. By directing storm
water runoff away from building and parking lot surfaces into curb inlets, catch basins, area drains,
brow ditches and landscaped areas, the proposed flow rates would not negatively impact the
surrounding areas. As such, downstream systems would not be significantly impacted by the
proposed drainage conditions.
Portions of existing private storm drain lines would be removed and replaced in order to construct
BMPs and any proposed storm drain lines would connect to the existing private storm drain system onsite. The existing public storm drains on-site and off-site would remain and be protected in place and no
portion of the project would discharge to the Caltrans hillside along the western edge of the property.
No other aspects of the project would affect hydrology. Therefore, based on the foregoing analysis and
information, there is no evidence that the project requires a major change to the 1993 EIR. The project
would not create any new significant hydrological impact, nor would a substantial increase in the
severity of hydrology impacts from that described in the 1993 EIR result.
Water Quality
To address water quality during construction, the project would be required to prepare and implement
a Storm Water Pollution Prevention Plan (SWPPP) in accordance with the State Construction General
Permit, Order No. 2009-0009DWQ, as amended. As required, this SWPPP would identify project-specific
BMPs to be implemented during construction that would reduce potential pollutants of concern from
entering the Municipal Separate Storm Sewer System. With adherence to regulations and
implementation of associated BMPS, the project construction phase water quality impacts would be
less than significant.
Runoff within the site would continue to drain from east to west, and the project site would consist of
23 DMAs. The project proposes changes to the current drainage system by installing biofiltration BMPs
to intercept sheet flows and treat pollutants prior to discharging into the existing public 42-inch RCP
storm drain system located on-site. Some existing private storm drain lines would be removed and
replaced in order to construct the BMPs and new private storm drain lines would be constructed that
would connect to the existing private storm drain system located on-site. The existing public storm
drains located on-site and off-site would remain and be protected in place, and no portion of the
project would discharge to the Caltrans hillside along the western edge of the property.
As discussed in the Storm Water Quality Management Plan, DMAs 1, 2, 3, 4, 6, 7, 8, 10, 11, 12, and 14 are
all exempt from stormwater treatment. The remaining DMAs (5, 9, 13, 15, 16, 17, 18, 19, 20, 21, 22, and
23) would be designed to treat the redevelopment areas of the project and do so as close to the point
sources as is feasibly possible. DMAs needing treatment would be mitigated by installing biofiltration
BMPs on-site. The proposed structural BMPs vary in size and are located around the project site near
the proposed buildings and throughout the parking lot. The small increase to the overall site discharge
is not anticipated to negatively impact the existing public 42-inch RCP that currently carries storm water
off-site.
The project is not subject to hydromodification management requirements, as the Watershed
Management Area Analysis has designated the Otay River downstream of the 805 as exempt. This
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project meets the two requirements of this exemption, which are the following: the storm drain has
adequate energy dissipation devices and the pipe invert elevation is equal to the 10 years flood event
height. See the Stormwater Quality Management Plan (Nasland 2018b) for additional information.
No other aspects of the project would affect hydrology or water quality. The project would comply
with the Municipal Separate Storm Sewer System permit (Order No. R9-2013-0001, as amended by
Order Nos. R9-2015-0001 and R9-2015-0100) as it would implement structural storm water pollutant
controls and is exempt from HMP requirements. Therefore, based on the foregoing analysis and
information, there is no evidence that the project requires a major change to the 1993 EIR. The
project would not create any new significant impact, nor would a substantial increase in the severity
of impacts from that described in the 1993 EIR result.
Issues Determined Not to be Significant

Issues determined not to be significant include: light, glare and shading; natural resources;
recreation resources; populations; housing; public services; energy; and water conservation as
addressed in Chapter VIII. of the 1993 EIR.
As discussed throughout this document, the project would not create any new significant impact,
nor would it substantially increase in the severity of impacts from that described in the 1993 EIR for
the 1997 Addendum for these environmental issues.
Conclusion

This 2018 Addendum provides documentation that the 1993 EIR adequately addresses impacts of
the project; there is no evidence that there are substantial changes requiring major revisions; nor is
t here new information of substantial importance not known at the time the 1993 EIR was certified
and no changes in circumstances have occurred. The modifications proposed by the project would
not result in impacts greater than those anticipated under the original site plans and analyzed in the
1993 EIR. As demonstrated throughout this Addendum, all significant impacts were previously
disclosed; the project would not create any new significant impacts; and there would not be an
increase the severity of impacts. While the project would increase peak runoff discharge rates from
the project site by 1.57 cfs, this would be negligible when compared to the overall size of the
commercial site. Thus, this would not be considered substantial new information.

VI.

MITIGATION, MONITORING, AND REPORTING PROGRAM
INCORPORATED INTO THE PROJECT

The AMC-Amendment project shall be required to comply with applicable mitigation measures outlined
within the Mitigation, Monitoring, and Reporting Program (MMRP) of the previously certified EIR (EIR No.
92-0647; SCH No.: 92111021) and the project-specific geological and hydrological technical studies. The
following MMRP identifies measures that specifically apply to this project.
A.

GENERAL REQUIREMENTS - PART I Plan Check Phase (prior to permit issuance)
1.
Prior to the issuance of any construction permits, such as Demolition, Grading or
Building, or beginning any construction-related activity on-site, the Development
Services Department (DSD) Director's Environmental Designee (ED) shall review and
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approve all Construction Documents (CD), (plans, specification, details, etc.) to ensure
the MMRP requirements are incorporated into the design.

B.

2.

In addition, the ED shall verify that the MMRP Conditions/Notes that apply ONLY to the
construction phases of this project are included VERBATl M, under the heading,
"ENVIRONMENTAL/MITIGATION REQUIREMENTS."

3.

These notes must be shown within the first three (3) sheets of the construction
documents in the format specified for engineering construction document templates as
shown
on
the
City
website:
http://www.sandiego.gov/developmentservices/industry/information/standtemp

4.

The TITLE INDEX SHEET must also show on which pages the "Environmental/Mitigation
Requirements" notes are provided.

5.

SURETY AND COST RECOVERY - The Development Services Director or City Manager
may require appropriate surety instruments or bonds from private Permit Holders to
ensure the long-term performance or implementation of required mitigation measures
or programs. The City is authorized to recover its cost to offset the salary, overhead,
and expenses for City personnel and programs to monitor qualifying projects.

GENERAL REQUIREMENTS - PART II Post Plan Check (After permit issuance/Prior to start
of construction)

1.

PRE CONSTRUCTION MEETING IS REQUIRED TEN (10) WORKING DAYS PRIOR TO
BEGINNING ANY WORK ON THIS PROJECT. The PERMIT HOLDER/OWNER is
responsible to arrange and perform this meeting by contacting the CITY RESIDENT
ENGINEER (RE) of the Field Engineering Division and City staff from MITIGATION
MONITORING COORDINATION (MMC). Attendees must also include the Permit holder's
Representative(s), and Job Site Superintendent.
NOTE: Failure of all responsible Permit Holder's representatives and consultants
to attend shall require an additional meeting with all parties present.

CONTACT INFORMATION:
a) The PRIMARY POINT OF CONTACT is the RE at the Field Engineering Division 858-627-3200
b) For Clarification of ENVIRONMENTAL REQUIREMENTS, applicant is also required to
call RE and MMC at 858-627-3360
2.

MMRP COMPLIANCE: This project, Project Tracking System (PTS) Number 180219
and/or Environmental Document Number 180219, shall conform to the mitigation
requirements contained in the associated Environmental Document and implemented
to the satisfaction of the DSD's Environmental Designee (MMC) and the City Engineer
(RE). The requirements may not be reduced or changed but may be annotated (i .e., to
explain when and how compliance is being met and location of verifying proof, etc.).
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Additional clarifying information may also be added to other relevant plan sheets
and/or specifications as appropriate (i.e., specific locations, times of monitoring,
methodology, etc.
NOTE: Permit Holder's Representatives must alert RE and MMC if there are any
discrepancies in the plans or notes, or any changes due to field conditions. All
conflicts must be approved by RE and MMC BEFORE the work is performed.

3.

OTHER AGENCY REQUIREMENTS: Evidence of compliance with all other agency
requirements or permits shall be submitted to the RE and MMC for review and
acceptance prior to the beginning of work or within one week of the Permit Holder
obtaining documentation of those permits or requirements. Evidence shall include
copies of permits, letters of resolution, or other documentation issued by the
responsible agency: Not Applicable
NOTE: Surety and Cost Recovery - When deemed necessary by the Development
Services Director or City Manager, additional surety instruments or bonds from
the private Permit Holder may be required to ensure the long-term performance
or implementation of required mitigation measures or programs. The City is
authorized to recover its cost to offset the salary, overhead, and expenses for
City personnel and programs to monitor qualifying projects.

4.

OTHER SUBMITTALS AND INSPECTIONS: The Permit Holder/Owner's representative
shall submit all required documentation, verification letters, and requests for all
associated inspections to the RE and MMC for approval per the following schedule:

DOCUMENT SUBMITTAL/INSPECTION CHECKLIST

C.

Issue Area

Document Submittal

Associated Inspection/Approvals/Notes

Air Quality

Grading Plan

Prior to Grading

Bond Release

Request Letter for Bond Release

Final MMRP Inspections Prior to Bond Release

SPECIFIC MMRP ISSUE AREA CONDITIONS/REQUIREMENTS

AIR QUALITY
Mitigation IV.E.1:

Prior to approval of a land development permit, the grading plans shall be
reviewed by the City Engineer to assure that appropriate dust control measures
are proposed. The developer shall comply with all San Diego Air Pollution
Control District measures regarding control of nuisance from the generation of
dust and fumes during construction. Dust control measures capable of
attaining dust control efficiencies of 75 percent shall be implemented.
Measures shall include: (1) twice-daily watering of disturbance areas, and
(2) chemical stabilization of off-road haul routes. Implementation of these
measures shall be confirmed during periodic inspections by the Field
Engineering Division during the grading operations.
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TRAFFIC/CIRCULATION
Mitigation TRAF-1:
Prior to the issuance of the first building permit, the Owner/Permittee shall

assure by permit and bond the installation of a right-turn overlap signal phasing
at the eastbound approach to the intersection of Palm Avenue/Dennery Road,
satisfactory to the City Engineer. The improvements shall be completed and
accepted by the City Engineer prior to first occupancy.
VII.

SIGNIFICANT UNMITIGATED IMPACTS

The Palm Plaza Wal mart EIR No. 92-0647/SCH No. 92111021 indicated that significant impacts to the
following issues would be substantially lessened or avoided if all the proposed mitigation measures
recommended in the EIR were implemented: Biological Resources (Direct), Air Quality(Short-term,
direct), Noise, Geology and Soils, Public Utilities, Paleontological Resources, Water Quality (Direct
and Cumulative), and Visual Quality. The EIR further concluded that significant impacts related to
Land Use, Landform Alteration, Biological Resources (Cumulative), Traffic/Circulation, and Air Quality
(Cumulative) would not be fully mitigated to below a level of significance. Because there were
significant unmitigated impacts associated with the original project approval, the decision maker
was required to make specific and substantiated "CEQA Findings" which stated that "specific
economic, social, or other considerations m~ke infeasible the mitigation measures or project
alternatives identified in the Final EIR to avoid or substantially lessen the significant environmental
impacts relative to land use, landform alteration, biological resources (cumulative),
traffic/circulation, and air quality (cumulative)" and (b) the impacts have been found acceptable
because of specific overriding considerations. Given that there are no new or more severe
significant impacts that were not already addressed in the previously certified EIR, new CEQA
Findings and or Statement of Overriding Considerations are not required.
The project would not result in any additional significant impacts nor would it result in an increase in
the severity of impacts from that described in the previously certified EIR.

VIII.

CERTIFICATION

Copies of the addendum, the EIR, and associated project-specific technical appendices, if any, may
be reviewed by appointment ·in the office of the Development Services Department, or purchased
for the cost of reproductio

Mark Brunette, Senior Planner
Development Services Department
Analyst: Mark Brunette
Attachments:
Environmental Impact Report No. 92-0647/SCH No. 92111021
Figure 1: Regional Location
Figure 2: Aerial Photograph
Figure 3: Aerial Photograph
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Figure 4: Demolition Plan
Figure 5: Site Plan

IX. REFERENCES
City of San Diego
2014
Otay Mesa Community Plan Update. March.
GEOCON, Inc.
Geotechnical Investigation, The Shops at AMC Promenade. August.
2017a
2017b

Addendum to Geotechnical Investigation - Response to City Review Comments, The Shops at
AMC Promenade . December.

Linscott, Law and Greenspan, Engineers
2018
Transportation Access Analysis, Palm Promenade Redevelopment. July.
' Nasland Engineering
2018a
Preliminary Hydro logy Study, The Shops at AMC Promenade . May.
2018b

Priority Development Project (PDP) Storm Water Quality Management Plan (SWQMP) for The
Shops at AMC Promenade. May.

RECON Environmental, Inc.
2018
Waste Management Plan for the Shops at AMC Promenade . January.
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City of San Diego
Planning Department

Environmental Impact Report
~velopment

and Envirorvnental
Planning Division
236-6460

SUBJECT:

EAS No. 92-0647
DEP No. 92-0736
SCH No. 92111021

Palm Plaza Walmart. PLANNED COMMERCIAL DEVELOPMENT PERMIT,
COMMUNITY PLAN AMENDMENT, GENERAL PLAN AND PROGRESS
GUIDE AMENDMENT, REZONE, RESOURCE PROTECTION PERMIT,
CONDITIONAL USE PERMIT AND TENTATIVE MAP NO. 92-0736 to allow
the development of a 617,000-square-foot commercial center on 59.4-acres of an
87.7-acre site. The center would be anchored by a 124,800-square-foot Walmart
discount department store and a 134,900-square-foot Sam's Club membership store.
An additional 232,800 square feet of retail uses are also proposed. In addition,
seven commercial pads would be created as part of the Tentative Map which would
allow up to 70,000 square feet of commercial uses. The project site is located south
of Palm Avenue, east of Interstate 805 in the Otay Mesa community (A Portion of
Section 25, Township 18 South, Range 2 West of the San Bernardino Base and
Meridian in the City and County of San Diego). Applicant: Gatlin Development
Company.

UPDATE:
Subsequent to public review, the proposed project and draft EIR have been revised to address
issues raised during the review period. Specifically, the project has been redesigned to include
relocated driveways and to eliminate one free-standing commercial pad. The revised project site
plan is attached to these conclusions.
After consulting with the U.S. Fish and Wildlife Service, the applicant has selected an alternative
off-site mitigation site. The EIR conclusions, analysis section and the mitigation language have
been revised to reflect this change. In addition, the requirement for testing for the Riverside fairy
shrimp has been included as part of the project.
The revisions to the project do not result in any new impacts or require additional mitigation.
CONCLUSIONS:
This EIR analyzes the environmental impacts for the development of the Palm Plaza Walmart
project in the Otay Mesa community. Implementation of the proposed project would result in
significant unmitigated impacts to Land Use, Landfonn Alteration and Cumulative Biology,
Traffic and Air Quality. Significant impacts to Traffic (direct), Biology (direct),
Geology/Soils, Hydrology/Water Quality and Paleontological Resources would be mitigated to a
level less than significant.
On March 25, 1993, the Secretary of the Interior listed the California gnatcatcher as a threatened
species under the Endangered Species Act. The ruling prohibits any interim "take" (harm or
disturbance) to the gnatcatcher or its coastal sage scrub habitat. The proposed project contains
coastal sage scrub habitat and six California gnatcatchers.

1

Approval of the proposed project as analyzed by this Environmental Impact Report would result in
\ loss of gnatcatchers and coastal sage scrub habitat and would therefore not be consistent with the
.nterim federal "no take" rule. Further, the project design and proposed mitigation for
gnatcatcher/coastal sage scrub impacts may not be consistent with a future conservation plan that
would be adopted by the City, State Department of Fish and Game and U.S. Fish and Wildlife
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Service. The project proponent is currently working with U. S. Fish and Wildlife Service to obtain
1
a Section 7 or lOa permit.
Land Use
The proposed project would result in manufactured slopes up to 85 feet in height. The
environmental goals of the Otay Mesa Community Plan identify minimizing landform alteration.
In addition, the project would exceed the encroachment allowances allowed under the Resource
Protection Ordinance.
Landfonn Alteration/Visual Quality
To create the necessary pad area and construct "A" Street to City design standards, a 40-foot-deep
ravine would be filled and 85-foot-high manufactured slopes would be created.
Traffic (Cumulative)
The proposed project would generate approximately 43,000 driveway and 30,000 cumulative
Average Daily Traffic (ADT). The intersections of Palm Avenue/" A" Street and Palm Avenue/
Interstate 805 would result in a Level of Service (LOS) D during both a.m. and p.m. peak hours.
Air Quality (Cumulative)
Implementation of the proposed project would result in short-term construction related impacts and
long-term mobile-source emissions which incrementally impact cumulative air quality. Project
intersections operating at unacceptable levels of service would compound regional air quality
problems and the non-attainment status of the San Diego Air Basin.
Bioloeical Resources
Development of the project would result in direct and cumulative impacts to sensitive vegetation
and wildlife .. On site, 3.9-acres of Diegan coastal sage ~crub and 1.5-acres of maritime succulent
scrub would be lost as a result of this project. The habitat impacted by the proposed development
is generally disturbed, having been graded during previous landfill operations on site. In addition,
six California gnatcatchers and 5.3-acres of non-native grassland being used by this bird would
also be lost. The loss of these habitats would also be considered cumulatively significant as a
result of the loss of wetlands and raptor foraging areas. In addition, should future testing for the
Riverside Fairy shrimp shows this species present on site, the loss of wetland habitat would be
considered directly significant.
ALTERNATIVES FOR SIGNIFICANT UNMITIGATED IMPACTS:
No Project
This alternative would maintain the property in its present vacant condition. Under this
alternative, all project related impacts would be avoided.
Development Under Existine Land Use Desienation
This alternative would involve development of the site with residential units with a density of 0-5
dwelling units per acre. Implementation of this alternative would avoid the traffic and related air
quality impacts. Impacts to land use, landform alteration and biological resources would be
reduced under this alternative by allowing the alignment of A Street to be moved out of the
sensitive slope and biology areas.
11
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Modified 11 A11 Street Alternative
(

11

11

This alternative would move the alignment of A Street further west on the site and partially
reduce encroachment into sensitive slopes and biology. Impacts to landform alteration and
biological resources would be reduced, but not to a level less than significant. Traffic and air
quality impacts would remain unchanged.
Off-site Alternative
This alternative proposes using a property to the north of Palm Avenue known as Gateway Fair.
The acreage for this site would not accommodate the full project. However, a partial off-site
alternative was also analyzed. Under this alternative, the Walmart and 25 percent of the proposed
commercial uses would be constructed on the gateway Fair Site. The Sam's Club and remaining
commercial square footage would be constructed on northern portion of the Palm Plaza site.
While traffic and air quality impacts would again remain unchanged, impacts to land use, landform
alteration and biological impacts would be substantially reduced.
Unless a project alternative is adopted, project approval will require the decision-maker to make
Findings, substantiated in the record, which state that: a) individual mitigation measures or project
alternatives are infeasible, and b) the overall project is acceptable despite significant impacts
because of specific overriding considerations.
MITIGATION, MONITORING AND REPORTING PROGRAM INCORPORATED INTO
IBE PROJECT:
Bioloey
Direct biological impacts to gnatcatcher habitat would be completely mitigated with the off-site
preservation and/or creation· of Diegan coastal sage scrub (DCSS) and maritime succulent scrub
(MSS). Mitigation would be at a 2:1 ratio and would be achieved by the preservation of 7.8-acres
of DCSS and 3.0-acres of MSS in an off-site mitigation areas in the vicinity of project site. A five
year monitoring and maintenance program would be included for any areas proposed for creation.
In addition, if soil testing for the Riverside fairy shrimp indicates the species is present, the project
would be required to comply with the requirements of the Endangered Species Act. No take of the
fairy shrimp habitat would be permitted until the project applicant obtains a Section 7 or 1Oa
permit.

Traffic
The proposed "A" Street shall be constructed as a four-lane major street between Palm Avenue and
Del Sol Boulevard. Del Sol Boulevard between I-805 and A Street shall be constructed as a
four-lane collector street. Palm Avenue shall be constructed as a seven-lane primary arterial. The
intersections of Palm Avenue and A" Street and driveways D" and E" shall be signalized. A
complete listing of traffic mitigation measures including required lane and intersection
configurations is contained in Section IV. C of the EIR.
11
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Air Quality
Short term construction related air quality impacts would be mitigated through compliance with the
Air Pollution Control District (APCD) measures and other dust control measures (See discussion in
Section IV.E).
Noise
Future traffic volumes along "A" Street would result in noise volumes which exceed 65 dB(A),
regardless of the project development. Future residences along A" Street may be impacted by
11
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adverse noise conditions. No project-specific mitigation is available for noise generation because
no development currently exists in affected areas. Future projects would be required to construct
necessary sound attenuation devices at the time of development.
Geolo2y/Soils
The proposed project would be constructed on alluvium deposits, expansive soils and
unconsolidated trash deposits from previous landfill operations on the site. The La Nacion Fault
zone, r'ay and landslide deposits could adversely affect the stability of the proposed manufactured
slopes. The Building Inspection Department would require the completion of a geotechnical
reconnaissance prior to the issuance of building permits. Proper engineering design of the new
structure would ensure that the potential for geologic impacts, from regional hazards would be
insignificant.
Utilities
Facilities which provide water to the project site may not be adequate to serve the proposed
development. Prior to the recordation of a final map, a water systems analysis shall be prepared
to the satisfaction of the City Engineer. The analysis shall determine if any improvements are
necessary and, if so, would require the applicant to install or assure that the improvements will be
accomplished.
Paleontolo2ical Resources
The project site is underlain by the Otay Mesa geologic formation. The Otay Mesa formation has
strong potential for containing terrestrial vertebrae remains. Approval of the proposed project
shall contain a paleontological mitigation monitoring program in the Otay Mesa geologic
formations to mitigate potentially significant impacts to paleontological resources. The tentative
map shall include measures for a paleontologist to monitor earth movement during grading, which
would allow salvaging any exposed fossil remains. Prior to the issuance of building permits, a
summary report, even if negative, shall be prepared and submitted to EAS to confirm that a
paleontological study has been conducted for the project. Complete paleontological mitigation
measures are provided in Section IV.I of the EIR.
Water Quality
The proposed project would contribute to the urban runoff problems within the Otay and Tijuana
River basins. Runoff from proposed streets and parking lots would collect pollutants such as
rubber, oil, metals and trash. Mitigation measures to reduce water quality impacts would include
pollution control devices consistent with the Best Management Practices (BMP) and acceptable to
the City Engineer (See discussion Section IV.L of the EIR).
The above mitigation monitoring and reporting program will require additional fees and/or deposits
to be collected prior to the issuance of building permits, certificates of occupancy and/or final
maps to ensure the successful completion of the monitoring program.

Mav 19, 1993
Ann B. Hix , Princip l'lanner
City Planning Department

Date of Draft Report
September 09, 1993
Date of Final Report

Analyst: Milone
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PUBLIC REVIEW:
The following individuals, organizations, and agencies received a copy or
notice of the draft EIR and were invited to comment on its accuracy and
sufficiency:
Federal Agencies
U.S. Fish and Wildlife Service
U.S. Arm:· Corps of Engineers
State of California
CALTRANS, District 11
Department of Fish and Game
State Health Department
Regional Water Quality Control Board, District 9
State Clearinghouse
California Air Resources Board
Department of Transportation, Aeronautics Division
County of San Diego
Department of Health and Human Services, HMMD
Department of Planning and Land Use
City of San Diego
Councilmember Vargas, District 8
Planning Department
Engineering and Development Department
Water Utilities Department
General Services Department
City of Chula Vista, Lance Fry

/

SAND AG

Air Pollution Control District
San Diego Gas and Electric
Metropolitan Transit Development Board
Sierra Club
San Diego Audubon Society
San Diego Archaeological Society
San Diego Natural History Museum
San Diego Biodiversity Project
California Native Plant Society
California Regulatory Alert
Park and Recreation Board
Citizens Coordinate for Century III
Otay Mesa Community Planning Group
Otay Mesa-Nestor Community Planning Group
Otay Mesa Development Council
Otay Mesa Chamber of Commerce
Tijuana Valley/Border Planning Group
Michael Vogt
Barry Simons
Janay Kruger
Copies of the draft EIR, the Mitigation Monitoring and Reporting Program and any technical
appendices may be reviewed in the office of the Development and Environmental Planning
Division, or purchased for the cost of reproduction.
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RESULTS OF PUBLIC REVIEW:
()

No comments were received during the public input period.

()

Comments were received but the comments do not address the accuracy or completeness
of the environmental report. No response is necessary and the letters are attached at the
end of the EIR.

(X)

Comments addressing the accuracy or completeness of the EIR were
public input period. The letters and responses follow.
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City of San Diego
Pl anning Department
Dev, ' Env . Plan. Div.
202 "C" street, MS ~c
San Diego, c~ 92101
Attention:
SUBJECT:

Ks. Ann B. ttix, Pri ncipal Flanner
CRAFT ENVllO:hl4ENTAL IMJ>AC'.l' .REPOll.T -

PALM PLAZA

'liALHAR'.l'

Dear )Is. Hi><::
san Dieqo Gas ~ Electric is pleased to have been given the
opportunity to review the draft environmental inpact report for
the Palm Plaza Walmart.

1

There are no najor gas facilities affecting the developcent.
O! concern however is a E9kV electric transmission line which
runs along the west side of the project that is in conflict
with the project. Relocation of these facil i ties are costly
and will he at the developer's expense. Please he reminded
that access to our right-of-way ~ust be ~aintained at all tines
and any 9radin9 or excavation work within our right-of-~ay nust
have our approval prior to start of construction.
Ges ~nd electric distribution facilities appear to be adeq~ate
for the development at this time, hQwever, it is impossible to
predict how other proposed deve l op.~ents ~ay i~pact the future
energy demands of this project.
Should you have any further questions, please feel free to
contact me at 696-2151.
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l.

The existing 60-foot electric easement is located along portions of the project 's eastern
boundary, as shown on Figure III-5 of the EIR. It is acknowledged that the project would be
required to relocate the existing transmission line through the project site. All work will be
coordinated with the assistance and consultation of SDG&E.
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2.

The project applicant intends to provide these maps.

3.

The Visual Quality/Landfonn Alteration section of the EIR utilized cross-sections (Figure
IV-8) to conceptualize the relationship of the project to the freeway. This technique is
considered appropriate for the EIR's visual analysis. The use of photo-simulations would not
change the EIR's conclusion that the commercial development would detract from the visual
quality of the area, but not to a level of significance. For this reason, photo-simulations have
not been included.

4.

The project's grading plan (Figure III-3 of the EIR) shows that project grading would place a
fill slope in the 1-805 right-of-way near the Palm Avenue interchange. As shown on Figure
JV-21 of the EIR, existing drainage facilities are located in this area. The project's tentative
map would be conditioned to ensure that necessary improvements would be made to existing
drainage facilities to serve the project site. Therefore, the structural integrity of these facilities
would be maintained or improved.

5.

Comment acknowledged. The project would be conditioned to comply with this request.

6.

Comment acknowledged. The project would be conditioned to comply with this reque&1.

7.

Intersection Lane Volume (ILV) Capacity Analyses have been perfonned for the interchange
for the three traffic conditions included in the traffic study:
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The developer should prov:de our agency wilh 50-scale ple.n& for our n1vl6w ol 1hose
lmpeccs and miti1;1at1ons specif!;; tc !riterstate Route 805. Photo-siioluletic:ns of Pall'TI Plaza
Walmart as viewed from 1·80!5 wo1.1ld also be l'll!lpful for our review and comment.

Existing anc! Mure responsibilities tor drainagQ erong the length of the western
boundary of this project (page IV-51) should b& discussed in mortt dwlall. Will work wi1hin
the 1lght-ol-way of l-805 be required? W& are concerned Iha? the .wuctural integrity of ttiait
~cility is r.iain1air.11d.
Plant replacernsnt within our risrt-of-way should ba dcne ate ratio of 6: 1. A!1y worll
within the right-cf-way !or l·BOS will require en encroachrn<1··l l)irr.iit.

fn;;ro achment Pp:mj!s-Early and close ccordin11tion wi!h Cc.:trans Dlstrlc! 1 l
are s:rongly advised for all encroachment ~~m:ft applica'.ior.s.

l!affu1-TM Traffic Impact Study is deficient for the ft>lbv.irig reason5:
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1.

The study does not Include in 1n~erse~ion Lane Volume {ILV} Capac'.ty
Analysts 1or 6ignali:ted intersections on ;; spread diamond lnterchar.ge.

2.

1h11 sluciy does n~t !nclude a qu&ue analysis for the inl8o"change.

3.

The study dces not include a traf4ic lor6cast of exi~tlng 1ralfl:: volume5
mul!ipljj:d by e. 2G-vear gr0\\1h factor.

Based on the lnlorme.tion provided f'l the DEIR and the Traffo Impact Stud1. our
11gency cannot Issue a permit lor the p:opo!lild 1-805 lntiY.change tra.flic signals . II eppea~s
that the improvements required lor 'Interim Conditions Plus Project" 11re more 11xten$iVB
than proposed and !hay wrn require a Projse1 Study Report (PSA).

Existing traffic plus traffic for Wal-Mart Center
Existing traffic plus traffic for Wal-Mart Center plus traffic for 1,513 dwelling units and
an additional 5.5 acres of commercial development
Long-tenn future (buildout) traffic
The spread diamond signalized intersection capacity analysis worksheets are on file at the
City Planning Department. The number of lanes, as indicated on the worksheets, would be
two through lanes plus two left-tum lanes in each direction on the bridge for the first two
traffic conditions listed and three through lanes plus two left-tum lanes in each direction for
the long term future traffic condition.
An ILV Capacity Analysis for the 20-year projection has also been prepared. The traffic
estimates for the 20-year projection are on the basis that:
At the interchange, traffic from existing development to the west side of l-805 will
grow at a rate of 0.5 percent per year for 20 years. The area west of l-805 is virtually
built-out and has had very little growth over the last several years. Accordingly, a
growth rate of 0.5 percent per year, a growth factor of 1. l05 over 20 years, is considered
appropriate.
Wal-Mart Center will be developed and Palm Avenue will be extended easterly of the
interchange. Street "A" will be built between Palm Avenue and Del Sol Boulevard.
There would be up to 1, 513 dwelling units plus 5 acres of commercial/retail
development on the east side of the interchange. The City of San Diego would not
approve any development in the area beyond the level of 1,513 dwelling units plus 5.5
acres of commerciaVretail until such time as interchange improvements were identified
in a Project Study Report (PSR) by Caltrans.

COMMENT
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The 20-year traffic projection was prepared in response to the comment by Caltrans that
improvements made under an encroachment permit would need to be sufficient to serve traffic
for 20 years. The Caltrans encroachment permit would be to install traffic signals at both
ramp terminals, to restripe the bridge to provide two left-tum lanes on the approach to each
entrance ramp, and to widen the southbound exit ramp to provide three lanes. The 20-year
traffic estimate described above would be applicable to this configuration.

Mr. T. Loftus
June 29, 1993
Page Two

The results of the ILV capacity analysis indicate that the interchange would operate at levels
below capacity for all four traffic conditions analyzed. The IL V methodology states that if
the sum of the hourly critical lane volumes is less than 1,200, the interchange would operate
satisfactorily. If the sum is greater than 1,500 vehicles per hour (vph), capacity would be
exceeded. If the sum is between 1,200 and 1,500 vph, some motorists would encounter some
delays. Following is a summary of the ILV analysis:

~ont91c:1 Per:ioos-For th& 11nviror.mental issue oi V'lsoal Qualit~ our contact person

Arcr.~ect, (S~;}) 688- 6738. Our contact person for
er.croachmanl parrr£s and t"~ ini:iaticn 0: the PSR is Kei;h Ploettner, Pro]!l::1
Mar.ager, Project Dev~opment Branch $-3, (e1s; 6a8-3 156. ·
i6 Ray Traynor, lene16Capi!

/~;l/}pL

Traffic Condition
Sum of Critical Lane Volumes
Comment
Some Delays
Existing Plus Wal-Mart Center
1,430 vph
Existing Plus Wal-Mart Center Plus
1,420 vph
Some Delays
1,513 Dus & 5.5 acres Comm/Retail
Buildout (3 thru lanes on bridge)
1,470 vph
Some Delays
20-Year Projection
1,165 vph
Satisfactory Operation

BILL DILLON, Cnief
Planning St\Jdies Branch
BD/MO:cs

8.

In discussions with Caltrans, the focus of this comment is the determination of storage length
for vehicles turning left at the ramp terminals. The required left-tum storage length was
determined for each of the three traffic volume scenarios listed in the response to comment #7
and for the 20-year traffic projection, for cycle lengths of 90 and 120 seconds, respectively.

Based on Caltrans design guidelines, the storage space requirements for the left-tum pockets
on the bridge would not be met. For the existing plus Wal-Mart Center traffic condition, the
minimum requirements might be met depending on the specific design of the pockets and the
transition area between the back to back pockets. It might be appropriate to consider a design
exception such that the transition area might be designed to have a shorter length than standard
and the storage space might be somewhat shorter than what the Design Manual might stipulate.
The City of San Diego and Caltrans have discussed and will continue to discuss possible ways
of accommodating traffic under interim and build-out conditions.
The operation of the 1-805/Palm Avenue interchange was analyzed further using the Passer III
computer program, developed by the Texas Transportation Institute, specifically for the analysis
of diamond interchanges and frontage roads. The results indicate that satisfactory operation
can be achieved with any of the traffic conditions analyzed, assuming that three through lanes
would be provided in each direction on the bridge. For the other three traffic conditions, two
through lanes in each direction plus back to back double left tum pockets would be provided.
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The results of the Passer III analysis also indicate that while satisfactory operation can be
achieved for any cycle length between 80 and 120 seconds (this was the extent of the range
analyzed), total delay would be minimum for a cycle length of 80 seconds. Storage space
needs would be less for a cycle length of 80 seconds compared to a cycle length of 90 or 120
seconds. A signal phasing and timing strategy can be developed such that the interchange can
be operated satisfactorily for any of the conditions analyzed with the amount of left-tum
storage that can be provided using back-to-back left tum pockets.
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9.

See response to comment #7.

10.

The City of San Diego and Caltrans acknowledge that under ultimate development conditions,
improvements to the I-805/Palm Avenue interchange, including a possible modification of
the bridge structure, would be needed even without Palm Plaza. Caltrans is currently in the
process of preparing a Project Study Report (PSR) for the Palm/1-805 interchange. This PSR
will identify the final design of the interchange. The Palm Plaza project would make interim
improvements for direct impacts associated with this project at the interchange (subject to
Caltrans approval) and would be responsible for a fair share of the ultimate interchange
improvement. All interim improvements would be consistent with the ultimate PSR design.
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2082 Buena Creek Rd.
Vista. CA 92084
(6 I 91 72 7 -0930

Approval of the proposed project by the City of San Diego would not result in a "take" of
coastal sage scrub habitat. The project will ·be required to obtain a Section 7 or IO(a) permit
from the U.S. Fish and Wildlife Service prior to any action which would "take" habitat of the
California gnatcatcher and, thus, will be required to meet the requirements of the Endangered
Species Act.
Subsequent to the distribution of the draft EIR, the applicant has identified property in the
immediate vicinity of the project site to mitigate for both maritime succulent scrub and Diegan
coastal sage scrub. The applicant will acquire and preserve 3.0 acres and 7.8 acres, respectively.
Mitigation measure IV.D. I and the accompanying illustration (Figure IV-17) have been revised
in the EIR to reflect the new mitigation site. The revised graphic follows this page and the
new revised mitigation language is as follows:

July 2, 1992
Ann B. Hix

Principal Planner
CITY OF SAK DIEGO
PJanning Department

Development and Environmental Planning Division
202 ·c· Street. Mall Station 4C
San Diego, CA 9210 l
Re:

Mitigation Measure / V.D. l : Prior to issuance of a grading pennit or recordation of the final
map, the applicant shall demonstrate to the satisfaction of the City Planning Director that 7.8
acres of high quality Diegan coastal sage scrub and 3.0 acres of high quality maritime succulent
scrub have been preserved within the area shown on Figure IV-17. A recorded easement
document or other document assuring acquisition of the mitigation acreage shall be provided
to the Planning Director which defines the conditions and limitations for the use of the
mitigation area. Mitigation may occur at other locations with the approval of the City Planning
Director.

Palm Plaza Wal-Mart
EAS No. 92-0647
DEP No. 92-0736

Dear Ms. Hix:
After reV!ewing the Environmental Impact Report for the Palm Plaza WalMart I believe this project has several serious problems.

11

.. ., The environmental/biological issues are of significant 1mport.4Ilc:e. The
California gnatcatcher ls listed as threatened by the United Slates Fish and
Wildlife Service and six were sighted on the proposed project site. The City
···: of San Diego issued a memorandum. dated April 30. 1993, stating that until
::: an interim conservation process for California gnalcatchers and their habitat
'' is adopted by the USFWS and California Department ofF1sh and Game no
Impacts v..'111 be permitted. The coa.staJ sage scrub and mariUJne scrub
communities on the proposed project are unique to south San Diego County
and would best be mitigated by preservation of similar quality habitats In the
Otay Mesa area not Lakeside.

12 [
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This proposed project is on or adjacent to a Natural Community
Conservation Planning program unit of high conservation ,-aJ.ue and is
depicted on the City of San Diego's Multiple Species Conservation Program
maps as hai'ing high conservation value. IL ls anticipated that the Multiple
Species Conservation Program will sen.~ as the final regional conservation
plan for this area and 1s expected to serve as a Natural Commwtity
Conservation Planning. Therefore. implementation of the proposed prujecl
prior to the finalization and adoption of these regional conservation planning
efforts could jeopardize those planning efforts.

The proposed ·project would destroy relatively rare. for the region. wetlands
and raptor foraging area associated with non-native grasslands which can not
[ be mitigaled and has been greatly diminished due to past development.

As noted on page IV-58 of the EIR, preliminary biological s1rveys of the Lakeside mitigation
site show that it contains relatively undisturbed, high quality Diegan coastal sage scrub; portions
of which support the coastal California gnatcatcher. Furthermore, the site is adjacent to a
large expanse of native habitat which has been identified as a high priority area in the regional
open space system. However, in recognition of the benefits of accomplishing mitigation
within the vicinity of the project, the project applicant has agreed to attempt to locate an
alternative mitigation site. The applicant will work with the U.S. Fish & Wildlife Service to
obtain approval of such an alternative site or combination of sites in order to comply.
12. Based on the MSCP map (2000:1), the site is shown as disturbed. It should be noted that the
project design retains the high~ quality habitat onsite in open space. While it is true that
multi-species planning efforts are ongoing in the City of San Diego, it is not the City's policy
to delay processing of individual projects until these planning efforts have been completed.
Furthermore, CEQA does not specifically require that project approval be withheld pending
completion of other planning efforts. Nevertheless, as stated in response to comment #11, the
project wiU have to comply with conservation plans in effect at the time disturbance is proposed
and would have to obtain a Section 7 or lO(a) permit from the U. S. Fish and Wildlife Service
or be consistent with the forthcoming approved MSCP.

13.

This comment concurs with the conclusions of the EIR. Pages IV-56 and 57 of the EIR
acknowledge that the project would have a cumulatively significant and unmitigated impact
associated with the loss of wetlands and raptor foraging area associated with non-native
grasslands. In order to offset cumulative impacts, the applicant would contribute $10,000 to
the City's Mitigation Bank Program for cumulative impacts onsite. The above measure would
not fully mitigate cumulative biological impacts.

COMMENT

14

15

16

[

The environmental goal of the Otay Mesa Community Plan ls to develop
projects to fit the land. This proposed project would require excessive
grading, thus conl1icUng with the environmental goal of the Otay Mesa
Community Plan.

[

Otay Mesa Road Is a heavily traveled road and the additional traffic due to
this project, with no tnunediate mitlgatlon, would cause slgntftcant traffic
hazards. Traffic on and the 1-805/Palm Ave. Interchange would be
significantly Increased , thus creating hazardous traffic conditions along with
Increased air and noise pollution.

[

Thank you for your consideration of the adverse affects this proposed
project will have on our environment. This proposed project would best
serve the community by implementing one of the EIR alternatives. Offsite
Al ternative or No Project.
Sincerely,

RESPONSE
14.

This comment concurs with the conclusion of the EIR. On page IV-13, the EIR acknowledges
that the amount of grading proposed for the manufactured slopes along the eastern project
boundary would conflict with Environmental Goals of the Community Plan relative to landform.

15.

The traffic analysis indicates that 1-805 and Palm Avenue would be the primary routes travelled
by patrons of the proposed project. Project mitigation would require lane configuration
improvement and installation of traffic signals at the Palm Avenue/1-805 interchange. These
interchange improvements would foster safe driving conditions.
The EIR acknowledges that project-impacted intersections which experience unacceptable
levels of service would compound regional air quality problems. Although the level of service
at the 1-805 ramp terminals would be LOS D under certain conditions, the carbon monoxide
"hot spot" analysis concluded that CO levels would not exceed state or federal standards.
As a noise generator, the project would have a potentially significant noise impact on future
residential land uses of the approved California Terraces Precise Plan near the northeast project
boundary by increasing traffic noise levels on "A" Street. Future developments along "A"
Street would be required to evaluate potential noise impacts from traffic along this roadway
(including that of the proposed project) and would be required to mitigate potential noise
impacts (see page IV-73 of EIR).

~~
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16.

Comment acknowledged.
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california Native Pla11t Societ~
July 2, 1993

[l;MQ:N9/f,t:. AHAtYSIS

City of San Diego

SECT!'.)!;

Planning Depanmem
Development and Environmental Planning Oi\i~Oll

202 "C" Street, Mail SLBtion 4C
San Diego, CA 92101
Attcmion:

Ann E. HU:, Principal Plar.ner

C.0111111ui ts

Regarding A.dtquacy

Draft Environ111en1al Impact Repon
Proposed Palm Plau Wal111a11 Prciject
EAS No.-'2..rui<l7: DEP f"o. '2.0736

Ladies and Gentlemen:

In this letter, the San Die&o Chapter of the California Native Plant Sodety (CNPS) prO\idt~
comment~ regarding the adequacy of the Draft Environmental impact Rcpon (DEIR) for
1he proposed P-dlm Plaza Walma:t Project (projeCl) to be located south of Palm Avcmic,
cast of Jn1m1ate 805 in the Otay Mesa community on a portion of Section 25, TISS. R2W
(EAS No. 92·0647; DEP No. 92-0736; SCH No. 92ll1021~ Pkase note that 11.Jesc
commentS pertain only to the DEIR prepared for the proposed projed dated May 18, 1993,
and noticed by the City of San Diego (City) on May 19, 1993. Unfortunately, the Biology
Technical Report prepared for this project dated December 22, 1992 was noc included in
rhe materials provided to us for review. We ipprctiate the opponuniry ll'.> pro\-ide
comments on the DEIR and would hope that review ma1erial supplied to C!"PS in the
future include lhe supporting Biologic.al Technical Studies, as clearly lhis is the discipline
for which we \I.ill provide comments on any proposed project

17
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::we would lilcc to clarify a s1a1emem on page J of the Cil)I'& EIR &ummary, last sentence in
the third paragraph under Conclusions. Under 1he federal Endangr.red Species Act of 1973,
j1li amended (Act), two vehicles are available: for acquisition of a pcnnit 10 allow "1ake" of

17.

The commenter is correct in stating that this project would be applicable to solely the Section
IO( a) permit process of the Endangered Species Act in the absence of Federal jurisdiction.
However, a Section 7 consultation option would be available in the event a 404 permit is
required.

Bll.-A:j"'

ru1,._@· DedicateJ to tbc prescma.timt of az{ifornia 11ative ffo ya
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California Natjve Pla11t Socjet;'!1
City of San Diego
July 2, 1993
Page 2

a threatened or endangered specks which is incidemal to, but not &be intcnl of, an otherw~c
lawful activiry. For projects which arc authorized, funded, or carried oul by the fcd:ral
government, such incidental take may be authorized through the intcragcncy consultation
proccH derailed in Sec1ion 7 of the Act. For all other projects which involve privat:
applkanu, such take can only be authorized through Section 10 of the Act. These two
· processes are muruaJly exclusive. Therefore, unless there is a federal agency pc:rmirring
. jurisdiction involved in the proposed projecl, th~ appropria1e vehicle to iillow the incidental
"take" of California gnatcetchcr (Polioptila califomicr;z calijomica) would be acquisition of a

17
cont.

•1oa permit".
The majority of CJur comments are related to the Biology ponion of the DEIR
(Sub-Section D) and arc rc:ferenced to specific page nurnbcn, all in Section JV.
On the Biology Map (Onsice) Figure JV-15 - page 49, please correct the spelling of
loggerhe ad shrike and San Diego Coumy viguier.a. Please correct the spelling of the species

18
[

portion of the scientific name for American kestrel to spar.-eriu.s on page 53. In additio;i.
corre ct the North indicator on Figure: III-1. page: IIJ-3.

plea.~e

In the di~cussion of $cnsitive wildlife on page 53, it is s1ated that ·M.lhree species listed by
the U.S. Fish and Wildlife Service as Category 2 candidltc .speci es, and three spedes liMed
by the CDFG as species of special concem •occur on the site. Actually, it appears thar four

19

18. The EIR has been revised to reflect these corrections.

19. Comment acknowledged. The EIR has been revised to reflect this clarification.

Category 2 federal candidates are present (including the logge:head sluil;;e), and a tou~I of
four ~ pecies of special concern arc present. The _current s12.tw of other wildlife: species
recorded from the site cannot be reviewed, because this information was not proYided mus.

20
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On page 54, note that the loggerhead shrike is also a Category 2 federal candidate, and that
the San Djego cactus wren is also a CDFG species or special concem

20. See response to comment #19.
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Cafjfornia Native Plant Societ~
Ci1) or San Diego
July 2, 1993

Page 3

21

. The first paragraph on page 56 indicates tha t the: loss of mari1imc scrub would also impact
snake choll.a. There i5 no previous mention of this Category 2 federal candidate and C'\"PS
List lB plant's status at the project site. Does Opu111ia panyi var. serpintina occur a1 the
[
site? If so, please describe the distrit>ution and abundance of ihis rare plant.

The third paragraph on page 56 states that •...the eitpected loss of0.4 acres of mule fat scrub
and 360 square-foot seasonal iliolated wetland arc nm considered direct sigriificant biological
impacts." Yet, on pag~ IX-5, it states that, "Ai any lo;s of Diegan sagl! (sic) scrub, wetland
or muitime SUC('lllent scrub is considered slgnificanL.,". Does the DEIR indicate th21 the

22

21.

Snake cholla was not .observed onsite but was found immediately south of the project site
within existing maritime succulent scrub habitat. The likelihood of occurrence is moderate
since it would have been easily identifiable. However, I 00 percent survey coverage did not
occur within the onsite maritime succulent scrub habitat. Therefore, snake cholla is a sensitive
plant species which potentially occurs on the site. The text of the EIR has been revised to
reflect this clarification.

22.

The reference on page IX-5 was intended to indicate that any loss of these habitat types would
at a minimum be cumulatively significant. The text has been changed to clarify this point.

loss of wetland acreage on site is a significant impact? We believe t~t the loss of am:
amount of wetlands is a potentially signlficam impact, ";Ind as such these losses should be

'>: properly

As stated on page IV-57 of the EIR, although normally considered to be significant biological
resource, the expected loss of 0.4 acres of mule fat scrub and 360 square-foot seasonal isolated
wetland are not considered direct significant biological impacts. TI1e mule fat scrub vegetation
developed on the property as a result of the impoundment of water within a pond. After the
mule fat became established, the dam responsible for holding water in the pond had been
breached. As a result, no water collects in the pond. TI1e pond is located in a small drainage
course and without the dant to catch the small amount of runoff in this drainage, the mule fat
scrub is expected to eventually die. Similarly, the seasonal isolated wetland is not considered
a significant resource due to its small size, lack of sensitive species and isolated occurrence.

mitigated. This loss should be evaluated under the California Environmental

. ·. Quality Act (CEOA) procedure, and should not be dependent upon r.atbfying the
::: jurisdictional acreage 1hreshold of federal or state wetland pro&ection legislation. The DEIR
does correctly note the cumulatively significant impact of the loss of these wc1l2nd areas.
In ligh& of the U.S. Fish and Wildlife Service's (USFWS) Proposed Special Rule to Allow

Threatened Coast.al California Gnaccatcher (Federal Register, Vol. 58, No. 59,
16758· 16759, March 30, 1993}, we believe the City's approach to cornpcruation ratios for

Take of the

The EIR acknowledges that the wetland habitat is of low quality and unlikely to persist on its
own. However, in order to offset the cumulative impact to onsite biological resources, the
applicant would contribute the sum of $10,000 to the City ' s Mitigation Bank Program to
assist in the purchase of habitat within regional open space corridors.

sage scrub habitats is iruidequaie. This special rule has been proposed pursuanl to Section
4(d) of &he Act, and would permit take associated with land-use activities covered by 2 n
approved plan prepared under 1hc state and regional govemmenL's Natural Community

23

, Conservation Planning (NCCP) programs. Critical to the NCCP procrn; ~ the interim
strategy to limit loss of coastal sage scrub to .5 percent in any subregional area, identified
in the Southern California Coastal Sage Scrub Natural Community Conservation Planning
Draf& Conservation Guidelines published J une 17, 1993 by the California Department of
Fis;h and Game. Adequate mitigation to reduce the impact of loss of coastal sage scrub
vegetation to a level below significance cannot likely be developed until Lhe local NCCP

subregional plan is in place. It is not likely that the City's proposed 2:1 compensation rat io
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23.

See response to comment #11 and #12.
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california Native Pfant Socie~
City of San Diego
July 2, 1993

Pa&e 4

23
cont.

I> will satisfy USFWS requirements to issue a Section lO(a) permiL. and the Section 4(d)

LJ proposed special rule will not be in place until the NCCP process has been finalized.

. Based on the above considerations, we believe that the only way to reduce impacts to sag:

24

~

24.

Comment noted. Pursuant to Section I5I26(d) of the State CEQA Guidelines, the EIR provides
an alternative which avoids impacts to sensitive biology resources . The project applicant
contends that complete onsite avoidance of Diegan coastal sage scrub would not be feasible.
See also response to comment #I L

25.

See response to comment #IL

26.

See response to comment #IL

27.

Prior to the City accepting the olfsite mitigation area, the project applicant would be required
to demonstrate the site's ability to provide adequate mitigation including the submittal of
complete biological surveys. See response to comment #22 regarding the project's cumulative
impact.

: 5rn1b vegetation to 1 lc\•el below significance is to complete!~· a11oid disr..1rbanc:e to this
: sensitive vegetation. In addition, impacts to the California gr.incau:hers occurrin& outside
of 1his vegetation would flave 10 be avoided to comply with the Act'.s Section 9 prohibition
o ( tal< e.

If such complete onsitc avoidance of sage scrub vegetation

is not

feasible, we believe thar

25

an adlequate compensation xatio should be de'Ve loped. T."Jis ratio should be much grearer

26

than :Z.: l. Additionally. the loss of 1.5 acres of maritime 1>ucculcnt scrub nD.nlll be mitigated
by replacement ~itll Diegan c:oastal sage scrub. Maritime 1>ucculent s.crub is actually much
more limilcd in distribution within the United States, and as such any loss must be offset

by acquisition of acreage elsewhere (if available) or revegetntion/rcstoration/enhancemem
· of existing. degraded maritime succulent scrub.
Whi le we concu1 "'ith the concept of acquiring ofCsilc compensation acreage (when omite
aYoidance is not feasible:) that is of high habitat value and is contiguous with larger open
areas, we believe that funber biological invcstigatiora ue warranted 011 any propo~cd
compensation property. These studies arc needed to show that specifically propos.ed parcels

would:

27

1)

replace values oi resources lost {that is, would include all or most of the
sensitive species to he 10~1).

2)

would

3)

would repl<1cc sensitive habitat to be lost with similiir habitat (Dlega11 coastal
sage scrub. maritime succulent 5crub, seasonal wc:alands, and mulefat scrub

sati~fy the intcnl of the subregional NCCP and USFWS concerns. am!

vegetation).
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california Native Pla11t Societ:fi
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Pages

We believe the statemem on page IV-14, "Full mitigation of the im;iacts to other biologi;:a
sensitive resources, Diegan Coastal Sage Scrub, Maritime Succulent Scrub and Califon;
11natcatcfier...would be achievec by the applicant's proposal

28

to

pre5e:rvc Diegan coa!tal sa

1

scrub habitat-." is not supported by the currently proposed mitigation measures. To ful
mitigate these impacts (if complete onslte avoidance is nm feasible), the City should r
evaluate the compensation ratio, and include compensation acreage for the other sensi1i'
habitats to be impacted.
oOo
Thank you for the oppommity to provide comments on lhc adequacy of thl: DEIR for th
proposed Palrn Plaza Walman projcc1 in the community of Oiay Mesa. The recent:
proposed special rule by the USFWS, and the ~tatc: and regional government's effon
towards completio11 of the: ~CCP proce5s are important actions which v.'ill liiely guide: lane

we: devclopmcm in our region for many years. We look forward

10

seeing how the Cit

incorpora1cs th:se land-use planning tools in ilS cnviroruncntal revic.,.· of this propose·
project, and would appreciate 1eceiving any final documents p repared.
v~:ry trul~·

yours,

San Diego Chapter, Caliiomiz. Ne1tive Plant Socic~

~tJh/1nM~. Bertha McKinley
Chapter President

~

AWA~"
007

;

~ DcJicateJ to tbe 11reservati01t of C11fi(on1ia Hative flora

/90'

28.

See response to comment # 11. The proposed project has been designed to avoid impacts,
where feasible, to sensitive biological resources. Where impacts did occur, complete mitigation
in the form of offsite preservation is provided. In addition, the applicant would be required to
make a monetary contribution to the City's Mitigation Bank Program to offset the cumulative
biological impacts.
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Ann B. Hix, Priocipiil Planner
City olr San Diego City Planning Dcplftllltn1
De~efopmcnt and Environmental Planning Division

202

•c· Strc:ct

San Diego, CA 92101
Subject:

Palm Pl aza Walman Daft EIR (DEP Ko. 92-0736)

Dear Ms. Hix :
The City of Chula Vista has reviewed the Draft Eiwironmental lmpa;;t Rcpon (DEIR) for ttic
propos1:d Palm Plaza Walmart project, m:I has concluded that the document does oat adequately
address lhc potential for impicts rclaied to tramponation, lend use, air quality and growth
inducement; nor docs it provide mitiE'ilion to reduce these impacts 10 II. k\'el Of insirniricancc.
An additional c;ommeni pertaining 10 tbc impa::ts on biology have also been included.

In our ,judgmcra, the document has serious flaws that do not satisfy the requirements of CEQA
or the adopced em•ironmental goals of the Otay Mesa Community Plan, the Regional Gro"'lh
Managiemcnl Stralcgy or the Cit)' ' 5 Resource Proccction Ordinance . Because tbe5e deficien::i~
have lhie potenti al to impact the Cit>• of Chula Visu , we would request the opportunity to meet
with City staff to discuss these comments prior to fmalization of this EIR.

Our specific

comments are as follows:

Irans[lOlll!tion
:~.

As mentioned in 11revious communications with the City, the Ciry of Cbull Vista remains
concernecl about the i!dequacy and continued use of the original cnviro1J1T1ellllll document
prepared for the annexation .and erublishment of ciry zoning on Olay Me~. paniculu,
the amount of industrially desi!!natcd land on the Mesa and res11lting analysis regarding
cumulat ive traffic bnpactS. Sllldics have 'hown that there is limited upacity on the
regional c:in:ulati<ln system 10 serve traffic generated on Oay Me~a utilizing a less than
stllndarcl rate for industrial uses (100 1rips per acre) . To rely OJJ those earlier documems
for ongoing project review appcm flawed, as we believe they do nnc adequately arnilrzc
the cumulative illnd regional impacts of approved and pending projects on the existing and
planned circulation system.

w
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29. The long-term future (build-out) traffic analysis for the proposed Palm Plaza Wal-Mart project
is based on SANDAG ' s South Bay Area subarea model, adjusted by the City of San Diego to
incorporate the current plans for land uses in Otay Mesa. The model also incorporates the
transportation facilities expected to be in place to serve the build-out land uses.

An analysis in accordance with CMP requirements and regional circulation system has been
conducted and is presented in the response to comment #76.
The 43,200 trips referenced represents the number of trips into and out of the driveways of the
proposed Palm Plaza Wal-Mart project. Not all of these trips would be new trips . Some
would be " passer-by" trips representing motorists making a stop at Palm Plaza in route to
another destination. Such trips would not constitute a "new" trip on the freeway system. It is
estimated that of the total 43,200 trips, about 30,200 would be " new" trips. See response to
comment #32.
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Furthermore, it has now been twelve yc:m liiocc: the: Otay Mesa Community Plan was
adoptt:d; arid during lhls lime, 1 number of mmmunily plan amcudrnClllS have been
approved with others pending that add significantly to the number of tripi on 1he re11ional
circulation system. It Slates on page IV-32 of the DETR that me propo5cd project would
add 43,200 trips to the roadwiiy system, 37 ,000 of which are in excess of 1he community
plan allocation. Jn our opinion, we feel this litualion will be exacerbated by increasing
~ commercial base through che approval of lhe Palm ?Iara Walman project. Th.e net
result of continuing with this cours:: of ac..-tioo "'ill be high traffic volumes and rcsulW!l
poor levels of service on the freeways aad anerials C011J1ccting IO and through chc City
uf Chula Vista.

30

The DEIR pro..-idcs no analysis of o:affic impilCtS beyond the project's immediate study
m:a (i.e., intersections aod roadway scgmC!lls of I-BOS, Palm Ave .• • A· Street. md Del
Sol Blvd.). It states on page 26 of lhe Traffic Impact Stud}' thi!l the majority of project
traffic would come from the north, via Pillm Avcnnc. Assuming tbe majority of the:
tnffic will return north, via I-805 (Figure 25 estimates 403 al pre-buildout conditions) ,
the traffic analysis should evaluate the impact of the projecl's trip distribution on
road'l'.oys ~crving the City of Chula Vista. ;in~ the Otay Mes.a CommuDity Pim are1. In
addition, the: DEIR should inili~atc this impact as a signific1nt, cumulative aad rcgio~I
traffic impact that has yet to be evaluared.

31

Pages l, 23, and 30 of the Traffic Impact Study repon contain residential tiuildout
estimates and relaced traffic demand for lhe South Palm Precise Plan area (Pahn Ave, to
1-905) aod project site (Palm Ave. to Del Sol Bf\•d.) that are inconsi5ten1 with thasc used
in the Land Use analysis section of che draft: EJR. The iwmbcrs in the u-atfic smdy
indicate there were 1,010 dwelling units (yielding 6,200 ADT) proposed in the South
Palm Precise Plan ESsuming full bul!dolll under lhe existing residential zone and that 520
of these dwelling unit~ (yielding 4,500 ADT) are expected to originate in the Precise Plan
1rca south of lhe project site (Del Sol Blvd . to I-905). ln using tbis infomu.1ion to
determine the number of dwelling units remaining and associaled with the proposed
Walman site (490 DUs), and then comparing this llllmbcr to the land use estimate
referenced on page IV-10 of the DFJR (2.52 DUs for tile project site), a signifianl
difference exists which causes concern over bolh the adequacy of the land use and
transportatioo analysis conducted for this project. Please. address tbcsc differences and
indkare if any impacts over and a!lovc those: listed in the DBR will occur.

32
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On pages 57-60 of the .Traffic Impact report, the Congestion Management Program
(CMP) is briefly described and is recognized as being a required program (per state and
regional sL&tutes) that must be considered when evaluating project rela1ed lraffic impacts .
One of the primar~; purposes of this program is to impwvc the coordinaiion between
jurisdictional land use actions, transportation improvements and air quality programs .
However, an integral component to the CMP, which is not included in this disc1155ion or
evaluated in lhc EIR, is lhe cnhilllced CEQA review process which is ri:quired for all
"large projects~ i.e .. projects geoerating 2 ,400 or more average daily \"chicle trips or 200
or more peak hour trips. The enhanced CE.QA review process requires a local

30.

31.

An analysis of the CMP facilities and the Regionally Significant Arteria l System has been
performed in accordance with CMP guidelines and is presented in the response to comment
#76. The impacts of the proposed Palm Plaza Wal-Mart project on other arterials are not
considered significant. The CMP analysis shows the impacts of the proposed Palm Plaza
Wal-Mart project on other CMP and Regionally Significant Arterials (including Main Street/
Otay Valley Road/Heritage Road, E Street, East H Street and La Media Roads) are not
considered to be significant since project traffic would represent less than 1 or 2% of the total
traffic using that facility.
For purposes of the traffic study, the number of dwelling units in the residential area south of
the proposed Palm Plaza Wal-Mart project was estimated on the basis of the original South
Palm Precise Plan and assumed that all 1,010 dwelling units referenced in the Precise Plan
would be developed in the area north of Del Sol Boulevard. For the traffic study, this yields
a worst case analysis in that 520 dwelling units were assumed in the area between the southern
boundary of Palm Plaza and Del Sol Boulevard, plus about 450 dwelling units south of Del
Sol Boulevard. Thus, the traffic analysis is based on the assumption that in the entire Precise
Plan area, there would be about 970 dwelling units plus the Palm Plaza Wal-Mart project.
The land use analysis in the DEIR is based on the Community Plan which designates the
entire Precise Plan area as " Low Density," with 0 to 5 dwelling units per acre. As explained
on Page IV-10 of the DEIR, the estimate of 252 dus is obtained by multiplying the acreage for
Palm Plaza (59.36 acres) by 0.85 to allow 15 percent of the land area for streets, then applying
a density of 5 units per acre (59.36 x 0.85 x 5 = 252). The South Palm Precise Plan has not
been adopted and has no official standing. Therefore, the Precise Plan was not used as the
basis for the land use analysis.
The use of the yield based on the South Palm Precise Plan was chosen because it analyzed a
worst case scenario for potential traffic impacts. T he yield based on the Community Plan
designation was used for the land use analysis to establish a plan to plan relationship.

32.

The Palm Plaza Wal-Mart is considered a " large project" and is subject to the CMP requirements
for an enhanced CEQA review, due to the estimated 30,200 "new" trips that would be placed
on the roadway system. As explained in the response to comment #29, an estimated 30,200
"new" trips would be placed on the roadway system. An analysis of the CMP facilities and
the Regionally Significant Arterial System has been performed in accordance with CMP
guidelines on the following facilities; I-805, SR-905, Palm Avenue, and Olay Mesa Road,
and is presented in the response to comment #76. The impacts of the proposed Palm Plaza
Wal-Mart project on other CMP and Regionally Significant Arterials (including Main Street/
Otay Valley Road/Heritage Road, E Street, East H Street and La Media Roads) are not
considered to be significant in that project traffic would represent less than 1 or 2% of the
total traffic using that facility .
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jurisdiction, prior to taking discretionary action on a large project, to conduct an
enhacced traffic analy.sis 10 ensure the analysis and mitiguion for project impat:IS co the:

regional transporutioo system, including slate highways, th: regional arterial sys1em and
transit routes .

It is stated in !he: DEIR 1ha1 lhe proposed project would generate approximacely 43,200
ADT. As such, the JlIOposed proje=t should be classified ;is a "large projecL" m1 subject
to the CMP requirements for an enhanced CEQA review. BecauS< this project has the
potential to impacl roads located in the Cities of Chula Vista and San Diego by utilizing
a disproportion.at~ share of available road111ay capacil}'. 8l1d said road> ere identified in
the CMP roadway sys1cm (1-805, E Street, E. H Sttect, Main SUOU!y Valley
Rrl./Heriuge Rd ., I.a Media and Olay Mesa Roads. etc.). it is recommended that the
traffic impact study be updated ro include III enhanced CEQA review analysis that
cvaluatel the pocc:nti.al for region.al traffic impacts . This srudy should show lbe impact
of the proposed project on the CMP system for c:11:iting and buildout conditions as it
relate~ to existing and furure growth in the City of Chula Vista . Given the potwtial for
1cgiooal traffic impacts lo occur, the EIR !ihould list thii as a potential significant imp:1et,
and include a re,·isi:d discussion bilsed on !be above study, evaluating how tlle project
meets the objectives of the Congestion Managcmenl Program .

32
cont.

The: DEfR does no! appear to prC!>Cnt or reference a Public Facilities Financing Plan
(Pl-'H) thal sbows how and when the facilities and improvemeots necessary ro
accommodate the project at buildoot will be installed or financed . Recognizing that
additional traffic impacts to the 1cgional circulation $ystem may be identified as a result
cf completing !he above rcfereJXcd traffic study, lhe preparation and submittal of an
approved transportation pbasin~ and financinil plan should be made a oonditlon of project

33

33.

As part of the mitigation for traffic impacts, the applicant would be required to demonstrate to
the satisfaction of the City Engineer that the improvements would be assured prior to recordation
of the final map. Figure IV-14 of the EIR's traffic section clearly sets out the improvements
to be undertaken as part of the project. A transportation phasing plan is not proposed nor
deemed necessary for the project since the City of San Diego wou ld not approve any
development in the immediate area of Otay Mesa beyond the level of l, 513 dwelling units
plus 5.5 acres of commercial/retail until such time as interchange improvements were identified
in a Project Study Report (PSR) by Caltrans.

34.

When first opened, the proposed Palm Plaza Wal-mart project would rely on the 1-805 Freeway
and Palm Avenue west of 1-805 for regional access. It would also be served via "A" Street
and Del Sol Boulevard to the south. Subsequent residential development and the extension of
Palm Avenue to the east will result in some redistribution of the traffic lo and from Palm
Plaza, but Palm Plaza would be a viable enterprise without the development of the street
system to the east.

35.

Pursuant to Federal Aviation Regulations, a Runway Protection Zone has been established for
Brown Field which limits density, land use and building heights in limited areas surrounding
airport runways. The project is located well beyond the existing zone or any anticipated zone
associated with the Transbordcr Airport Study Area. Therefore, the project would not be
subject to the restrictions of the Runway Protection Zone.

approval .

. :6.

34

The tran~ponation analysis :a.nd circulation S)'$1.effi cvahmed ill the traffic study
improperly a~sumes cOm))letion of required off-silt: infrastrucnm: improvements
necessary to serve the project and Otay Mesa wilhcrut having an adopted TransportatKin
Phasing Plan (TPP) for wc::;tc:m Otay Mesa. We feel that witl1ou1 an adopted TPP for
western Otay Mesa , no assura.nces can be given through the Prccis.t Plan process or
through !he i!.pproval of projecl-specific TPP5, lbilt a worki.ng, regional serving
circulati 1:>n system will be in place or available commensurate with need.

kand Use

I.

35

'"O

"'
~

ttl

"""

On May 25, 1993, the San Diego City Council adop1od Resolution R-282045 resolving
not to grant an>· rezones within an e:11pand00 Transborder Airpon Sllldy area due to
potcmial land use compatibilil)' impacts JCsulcing from a new runway alignment oow
under srudy (Runway 29). While the Resolution allows for rezoning for airport
compatible uses such as commercial And indwlriiil, an analysis with fmdings should lx:
made to show lhal this is a compitiblc use . Pecausc the proposed project site is in direct
line with the night parb of runway 29, illld because it may be located wilhin the airpon
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influence area (area of restricted building heights and land uses) and may require
mirigation such as density or r AR restrictions, a complecc discussion cnluating the
project's oompatibiliry with suggc:st::d aiiport safety zones should be included in the

DrIR.

35

Similar to the ra!ionale used to preclude rc~deru id rezonings within the Otay Mesi
ColilI!lUnit:y Plannlng area ( i.e ., compatibility. safer)', timing , and the ncc:d for a
comprehensive: communiiy phn upl!ate if the airport is approved), ~may be preoiawre
to coasidc:r th: approval of a communiry plan amendment and rezone at this time.
panicularly since it involYes ruch a large rurnbcr of sigaificam unmitizated impact! .

cont.

The luid use section does nil! provide an adequate analysis of the potential jobs.'bousing
imbalance caused bJ the project's ellminacion of residctltially-designa1ed Jaruis; nor docs
it recognize that a cumuh1tive land use imbalat>Ce already exists on Otay Mesa, as
approximately 44 percent (4,310 acre~) of the total Olay Mi:sa Com.municy Planning area
i~ devored to non-residential land uses .
An:y increase in intensive. employment
gcnerilling bnd uses- "'iLhou1 off-setLing incre-..sei; iii r~side::'ltial usag: , will funher
exacerbate the existing the j<lbsihousing imb~la~ and impa.:t Otay Mesa and the
surrounding communities in terms of tn1ffic, air quality and economics. As such, it is
recommended that this discussion be: C>.'J>anded to iocludc a cumulative land use impact
analysis of all approved and pendi.!1~ projects. including the Gateway Fair commercial
cenler and Otay Corporate Center Nonh indusuial rezooc. as well as the proposed
project.

36

Air Oualil''

37

38
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The DEIR incom:ctly i!:SSUmes that equinlent air qua.li~y impacts caused by vehicular
emissions would occur regardless of where Ille project is located. This assumption faib
to recognize that cumulative air quality impa:ts caused b>· localized congestion and
regional traffic impacLs not evaluated in this m may be mitigable and:'or not a.s
significant at alternate locations.
Why does the DElR not provide a comparative analysis of the increase in 1ir quality
impacts caused by the proposed project as opposed to dcvekipmcnt of the pro:peny ender
the e.;isting re~idential land use designation?

Biology

39
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The DEIR stares that development of the project woolcl result in direcr and cumulative
irnpactS 10 sensitive vegetation and wildlirt:, particularly coastal sage scrub and Ilic
fr:dcrally listt:d California gn.atcatcber 111hich occupies this and other habitat. k also
recogni?cs tha1 prior to gaining approval of the project, the applicant will need to obtain
the necessary permits from the S~tc Department or Fish and Game and t:be U.S. Fish
and Wildlife Service to mitigate said impacts consistem with a. future Multiple Specie:!
ConserYllioo Plan (MSCP) to be adop1ed . Due to the 11Ced to adopt guidelines for

36. A review of the land use allocations within the Otay Mesa Community Plan, which was
undertaken by the applicant in preparing the Community Plan Amendment, updated the
information contained in the original Community Plan to reflect recent plan amendments.
This information is presented in the following table.
Land Use
Single-family Residential
Multi-family Residential
Commercial/Office
Retail Commercial'
Industrial
School/Park
Open Space
Airport
Future Growth
Institutional
Agricultural
Rights of Way
Total
1

Acres

Percentage of Total

1,290
565
313
281
3,475
195
2,175
1,000
2,200
166
600
252

10.31
4.52
2.50
2.25
27.77
1.56
17.38
7.99
17.58
1.33
4. 80
2.01

12,5 12

100.00

Includes Palm Plaza (60 acres)

It is important to note that the existing Otay Mesa Community Plan combines retail commercial
with office and business park into one category called "commercial". The update found that
of the 534 (excludes Palm Plaza) acres of land currently designated as commercial, 313 are
committed to office and business park use; only 22 1 acres allow retail commercial. Of the
22 1 acres, 40 acres are designated for neighborhood commercial, 120 acres are designated as
part of the commercial center and 61 acres, located within the Otay International Center, are
designated for retail commercial uses.
Thus, the amount of land set aside in the community plan for retail uses is less than the 534acre estimate for "commercial" land would suggest. The overall percentage of retail commercial
land in Otay Mesa with respect to the total land area is 2.25 percent. This is not considered to
be an inappropriate ratio. For example, retail commercial land based on the City of Chu la
Vista's General Plan would represent 2% of the total land use area at build-out. Similarly, the
Olay Mesa-Nestor and San Ysidro Community Plans set aside 3 .01 and 4.27 percent,
respectively, of the total land within the plan areas for commercial development. The San
Ysidro Community Plan indicates that a substantial amount of its commercially-designated
land has historically been converted to residential use. Furthermore, the future growth area in
the unincorporated eastern portion of the Otay Mesa Community Plan, which represents 17.58%
of the community plan area, offers an opportunity to create residential development to fill any
future shortfall which may occur in the community plan area.
The retail uses proposed by the project would generate an estimated 1, 122 new jobs. Housing
demand created by these new jobs can be met with the existing housing stock in the area.
Furthermore, the site is accessible from surrounding residential areas.
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37.

l1abilllt presel"\'ation and impact mitigation nccmary for esUblishing a common base for
implementation of the MSCP, and the importance of exchanging infommlon about 1he
demand, supply and biological \•aluc of miti1a1ion bnd5, the City of Chula Vista
rccommernJs thitt Lhe Final EIR provide a compltlc discussion and cor.sisttncy analy5is
as 10 how the project · ~ impact and mi1ig21ion areas relate to the draft l.fSCP srudies.

Congestion effects enter into the modeling process through the travel speed selected. Jt is
unlikely that any other alternate location is available with similar freeway access that would
change the average travel speed by more than 5 mph which is the speed resolution of the
URBEMISJ model.

Growth Jnducerncnt

Ttit discussion, analysis and conclusion lha1 the proje;:: will I}()( have significam grov.ithinducing impac!s appears to be focu sscd on the project itself wi&hin the Otay Mes.a
co1J1municy pl aruling area, cast of Interstate 805. Would not a commercial center of thi;;
size, particularly one that is located opposi!.!! another planned commercial site (Gllteway
};air), have the potential to induce additional and/or more inceasive growth 10 the uea
west of I· 805, including the surrounding planned cnviromnent? Because the proposed
project will extend ancl.lor expand off-site infia.struclUrc tbat will benefit surrounding
lands and conoibu te increme11t:;lly 10 the local and rcjional eccnomic activity, a
cumulative anal ysis of growth-inducing impacts on the existing and plail.lled enviroIUDent

40

38.

Should be added to this section.

Jfyou have: any questioll5 or require darific.tion regarding our CQounents, ph:ase do not hesitate
contact our office at 691 -:5101.

10

Sincere!}',

Eliminating the proposed retai l center from this site would not eliminate the air emissions
related to trips by local residents to acquire goods and services. As discussed in Section IV. E
of the EIR, the proposed retail center would not represent a new emissions source.

Y'~'.J // .('/
/(~../f lI t/~{~
39.

The City of San Diego' s Multiple Species Conservation Program (MSCP) is being developed
as a mitigation measure for impacts associated with the Clean Water Program. The MSCP is
intended to identify and protect key habitat areas on both private a public land. The proj ect
site is located within the study area of the MSCP; however, final preserve boundaries have
not been adopted for the MSCP, nor have preserve boundaries been designated within the
project site. Draft studies prepared for the MSCP have delineated disturbed grassland, disturbed
habitat, disturbed coastal sage scrub, coastal sage scrub, and a developed area (landfill) on the
project site. The mapping was done at a gross scale (2000: l inch) and will not be relied upon
to delineate final, preserve boundaries. Although the MSCP plan is only in draft stage, the
projects impacts have generally been assessed against overall goals of the MSCP. See response
to comment # 11 and # 12.

40.

Commercial u ses are not typically growth-inducing but are growth-accommodating. As
discussed in response to comment #36, housing opportunities currently exist to the west and
the jobs would not create a demand sufficient to induce growth in Otay Mesa. The project is
not anticipated to induce significant additional growth to the areas west of I-80 5 since these
areas are currently developed and urbanized.

RAL:LF
cc:

John Goss. City Manager
George Krcmpl , Deputy Cicy Mallll,!lCT
Chris Salomone, Community DeYelcpmc:nt Director
Q iff Swanson, City Engineer
Ernest Freeman . Planning Director, Cit>' of San Diego
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A comparison of the effects of the proposed project with that which would occur under the
current residential land use designation on the property is made in the alternatives section of
the EIR on page IX-4. To further clarify significant air quality impacts relative to the RAQS,
the discussion of air quality impacts of the residenti al use alternative has been revised in the
Final EIR as follows:

"Residential use of the property would decrease the number of trips by over 27,000 ADT.
This reduction in automobile trips would result in a proportional reduction in the air emissions
contributed to the San Diego Air Basin by the project site. The net effect of this change would
be minor due to the small percentage of the total automobile trips in the air basin represented
by the 27,000 ADT reduction. There would be no localized CO benefit resulting from this
alternative since the proposed project would not create significant CO levels in the project
vicinity.

Thank you fOJ the opportunicy 10 present our commer.t~ on the Draft ElR. We would be happy
to meet with you and discuss rhr:se ccmcems in greater d:tail prior to !he finalization of tlic EJR.

Robert A . Leiter
Director of Planning

The model URBEMIS3 was used to calculate project-related vehicular emissions. This model
assumes average commercial activity trip lengths throughout San Diego County as the basis
for vehicle miles travelled (VMT) generation. Therefore, the VMT estimate will be identical
for the same project located anywhere in San Diego County. Regardless of location, the
project would incrementally contribute to the non-attainment status of the San Diego Air
Basin. In addition, based on the CO " hot spot" analysis, the project would not exceed State
and Federal standards on CO and therefore would not result in significant direct air quality
impacts.
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J'uly 1 , 1993

Y..&. Ann B. Hix, Principal

"" ' No.

44 54 . 001
v i a 111essenger

Pla~ner

CITY OF SAN DlEGO
DEVELOPY.E~'T AND ENVIRONMENTAL PLl\NNING DIV.
CITY ADMINISTRATION BLDG.
202 ·c• Street, v,s 4C
San Diego, CA 92101

Re: EAS NO. 92-05 ' 7 - DEP No . 92-0736
Palm Pla~a Wa l ~art
Dear Ms. Hix:

We have reviewed the subject draft EIR (''DEIR") and wou l ct
like to

~ubllit

1.

the following coJ:Jaents:

The DEIR conc l udes tha t the onl y siqnificant

unmitigated irapactli to "land use" relate to the en ... :lronmental

goals of the Otay

~esa

Co11111unity Plan.

There are other land use i npacts wh i ch have not been
addressed at all by the DEIR.

The docunent indicates t.hat a .33 '

reduction in the total estimated dwelling units o! the Otay ~esa
Col!l.~unity

Plan and a correspond i ng

~ncrease

of almost 11 \ over

the original commercially designated land in the Plan wi l l not
constitute a significant land use impact.

Further, Tabl e S-2 on

page S-12 indicates that the proposed change in land UBe
designation would not have ~ i mpact on existing or planned
housing in the community plan a r ea.
'"Cl
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(Emphasis ~dded)
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A .33' (or a

41

2~2

dwelling unit) decrease in the total

ITT

est imated dwelling unit$ and a 17' increase in cor.rnercially

l_

designated land

~ill

41.

result in significant unmitigated land use

impacts.

The text of the DEIR does not appear to contain enou9h
discussion of the direct and cumulative land use impacts ot this
project on the Otay Me5a Community Plan area .

Changing t his area

f rom residential to commercial may reduce the viability of the
proposed 200-acre coKU11erclal center in the Plan .

In addi t ion,

traffic patterns will substantially change throughout the

42

conmunity.

New infrastructure

fees will result following the

req~irements

and modified i mpact

i~plementat1on

of the project .

We

believe there should be more analysis as to the viability of the
remaining commercial acreage not only throughout the Plan , but
also as it relates to surrounding commercial uses, and the 200aerie collllllercial center .

Economic cons i derations can also directly result in
environmental i mpacts which need to be considered in the approval

43

I.

of any substantia l land use change.

This is especially true

whe1re there is a proposed land use change from residential to
com.rnercial, directly across the street from an already approved

"'d

"'

~

td
CX>

Significant land use impacts are typically associated with the relationship of incompatible
land uses, confl icts with land use plans or ordinances, and consistency with adopted
environmental goals of the community or general plan. These land use issues were addressed
in Section IV.A of the EIR. The fact that the project would result in a 0.33% decrease in the
total estimated dwelling units and a 17% increase in commercially designated land would not
result in significant land use impacts. See response to comment #36.

42. No development has occurred in the Town Center area. According to Section 15131 of the
CEQA Guidel ines, "Economic or social information may be included in an EIR or may be
presented in whatever form the agency desires." There is no mandate in CEQA that economic
or social information be included in an EIR. Furthermore, according to Citizens Association
for Sensible Development of Bishop Area v. Inyo (1985) 172 Cal. App. 3d 151 , the court held
that "economic or social change may be used to determine that a physical change shall be
regarded as a significant effect. Where a physical change is caused by economic or social
effects of a project, the physical change may be regarded as a significant effect in the same
manner as any other physical change resulting from the project. Alternatively, economic and
social effects of a physical change may be used to determine that the physical change is a
significant effect on the environment." Thus, socio-econ~mic effects need not be considered
if the effects would not result in a physical change in the environment (See response to comment
#36).
As addressed in the traffic analysis, traffic patterns would not change substantially in the Otay
Mesa Community Plan area with changes occurring primarily in the project vicinity. The
impacts of the project as the Otay Mesa area is built out have been addressed in the traffic
report prepared for the EIR. New road improvements and water/sewer supply improvements
are identified in the EIR as necessary to support the project and would be required to be
assured as conditions of project approval (refer to Mitigation Measures IV.C. l - IV.C.4 and
IV.H. l - IV.H.2). Further, it is not the intent of CEQA to assess market factors in siting
development with competing uses.
43 . See response to comment #42.
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43
cont.

neighborhood and

L

communi~y

serving

coin.~ercial

center (the Gateway

Plaza project).

The objective of the proposed project as set forth on page
3-1 !ndicatee that the project would provide a regional shopping

center to serve otay Mesa and the surrounding corrununities and be
Anchored

by

Walmart and

sa~·s

Club.

lt also indicates that

additional co:nmercial space woul d he available for lease to s
variety ot users.

lt

i~

our understand!ng that one ot these "additional

conunercia l uses" is a proposed sui;iennarket.

As the Planning

Department is aware, the Gateway Plaza project, i111111ediately
across Palm Avenue to the north, has an

ap~roved

PCD which

required that a super111arllet and "in-line" sllop5 be provided 11t
the center.

Implenientation of the Palm Plaza project may resu l t

in an overabundance of a particular use (the

p~oposed

supermarket

and "in-Une" shop5) for "Which there 1.s not currently enough
demand.

The level of residential development at this

ti~e

is not

sufficient to support two supermarkets and an overabundance of
kin-line• shops.

'"Cl
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44

[

We believe chat the economic and

l~nd

u•e impacts associated

44_ See response to comment #42.

with this overabundance need to be studied and analyied as part
of

the EIR.

A potential

~itlg~ti on

measure or perhaps a project

a lternative &hould be identified which would either

dele~e

45 .

See response to comment #42. This mitigation/alternative is not necessary.

46.

See response to comment #45 .

or

deli:iy the illlplem11:nt.etion of the superraarket. and "in-line• -shops

ta

cl futu~e

phase.

This deletion or delay would redu ce or avoid

adverse and significant

!~pa cts

which will result from the

overabundance of supermarket uses within this immediate arEa .

45

. miti gation measure

~hich

A

could be a condition on . the approval of

the Palm Plaza project could be inserted in the PCD to restrict
t he ls6uance of a building permit and the developJlent of a
supermarJcet and the "in-line" shops until there is sufficient
resj_dential development on Otay Me:;a (70\ of the allocated

resldentlal density) to support a second superuiarket complex.

An alternative or project-related mitigation which would
de l ete the 5Upermarket

46

I

~nd

inline shops (approximately 100,0JO

square feet) is reasonable since the basic objectives of the
project can still be attained.
st i ll retain

approxi~ately

l arge box type

com.~ercial

In addition, the project wou ld

232,800 square feet f or additional
uses.

This alternative , or proposed

mitigation measure, may result in the following :

'"CJ

"'
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to the land use

i~pacts;

2) a possible site layout modificat i on

:.. which \lOUld reduce v!i;;ual impact s along 1-805; 3) a mod!fied

46

grading plan which would furthe r reduce the significant and

cont.

· '· unlliitigated 111.nd form impact&; a nd

t)

a reduction in overall

i.,;;tr&fflc and air quality impacts .

47

As the Planning Department is aware, the Gateway Plaza was

'] not allowed to have grouped 11truct.ures along I-805.

In addition ,

':. landscaping breaks between buil d in9s were required.

These sarae

47. The proposed project would mitigate visual impacts to a level less than significant with
landscaping and site design. Additional landscaping above that required may be offered by
the applicant but would not be considered as mitigation.

design standards and visua! impact mitigation measures s hould be

.._required of the Palm Pla2a proj e ct.

...

2.

Visual impact& along 1-805 and also along Palm Avenue

have not been sufficiently addre ssed or •it.igated.

48. See response to comment #47.

Sit e &pecitic

mitigation measures should be r e quired to address the significant

.::, visual impacts.

48
As previously ment i oned be f ore, grouped structures along J805 should be prohibited ar.d la ndscape breaks between buildings
111ehould be required.

3.

also be consistent with the requirements mandated for the Gat eway

49
[

'"Cl

"'

~

t:rl
N

Permitted &ignage along I-805 and Palm Avenue shoul d

Plaza project.

49.

Signage requirements for the project must be consistent with the City-wide ordinances and
policies regarding signs.
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If special treatment and/or consideration is

~o

De granted

t o the Palm Plaza project , Gateway Plaza should also be entitled
to such special treatment and additional s i gnage .

In summary, the direct land use i11pacts associated wi th this
p ro j ect mu1t be addressed.

Analysis of the overabundance of a

particular type of use ( supermarkets ) within an undeveloped
Co1U1un ity will result in a 111nd use 1111pact.

This is especially

true where there is a proposed land use change from low density
residential to a very high intensity regional CC>lll!lercial use.

An

alternative project should be analyzed in the ElR which deletes
f rom perraltted uses the proposed supermarket. and small " in-line•
s hop s .

As an option, a mitigation measure could be mandated to

pha s e in t he s u i;:aenaarket and "in-line" shop:; in i!Ccordance with
the residential build out ot the conununity.

This phasing

condi tion should be included in the Planned Conmercial
De velop~ent

Permj t since one of the aspects of the review and

appr oval ot a Planned Cot:Ulercial Develop:ier.t is "a comprehen:sjve
revl ew of multiple phased

com.~ercial

uses•.

(Er.phasi& Added )

In addit ion to the substant ive COIUl&nts above , the f ollowing

co111111ents relate to technical questions and colll!lents regarding the
dicatt !::IR.

'"Cl
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~
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1.

The public noti ce of draft EIR subject descripti o n

50.

The exact commercial square footage of the project is 617,900 SF. The text of the project
description states that the project proposes approximately 617,000 square feet of commercial
use.

51.

Comment acknowledged.

52.

Figure IV-2 portrays the location of Gateway Plaza, also known as Gateway Fair.

53.

See response to comments #36.

contains a variety o f square footages which do not appear to add
up to 617,000 square foot commercial cen:er.

50

typoqraphical error or other uges wh1ch
this brief de5cription.

have

There lllllY be a
been omitted from

This san.e col\Rlent relates to the text

and charts contained within the DEIR.

2.

The description o! the Gateway Fair

pr~ject

on page 4-1

; does not reflect the fact that a lrlajor grocery 5tore will be

51

· included wlth!n the pro ject.

In addition, the ~otel may be

replaced with a movie theater whi ch was contained wJthln the
·: ori ginal conditions of approval.

52

rL

J.

~

notation (or othe= key note) should be made on page

• -2 reflecting the location of the Gateway

4.

Pla~a

project.

At the top of page 4-12, a conclusion ill reached.

That

:::: "no land use impact would occur to t.J\e North, as this area i s

".: a.lready designat.ed for similar cornercJ al de velopn.ent. "

In

addition, on page 4 -14, that no siqnificant i mpacts will occur

53

Yith respect to the

los~

of residential land compatibility with

existing and planned land uses or operati on of Brown Field.

previously indicated, we conclude that the

overa~undance

of

super111arket uses and the " in-l ine" shops would result in .a

"'O

"'

~
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53
cont

j . significant

unmit!qated land use and possible unmitigated

l_L economi c impacts .

5.

Table 4-3 on paqe •-34 contains a footnote fl, but does

not have a correspondin9 footnote on the chart .

54

traffic counts should

be

The reaidenti&l

54.

Footnote #1 refers to the "Build-out without Project" heading of Table IV-4. This column
provides traffic volumes based upon development of the site consistent with the current
residential community plan designation.

included on the table as a comparison to

[
the project trip generation calculations.

6.

AS previou sly indi cated , we believe that a new

'.:, alt ernat iv~ ahould be proposed which would either del ete

55 . Socio-economic effects have been determined to not result in any significant physical changes
in the envirorunent and consideration of this alternative is not necessary (See response to
comment #36).

approximat ely 100, 000 square feet {the proposed supermarket and

55

• in-line" shopaJ or phase the implementati on of the supermarket

and "!n-Une" sbop uses until the Community Plan ha::i reached at
least a 70l build out of the residential capacity .

7.

Page 4-43 indicates that the Palm Plaza overpass is a

miti9ati on medsure which is not currently propos~d by the
applicant.

The traffic impacts at th!& particular section of the

Coll\/1lunlty Plan are significant and umniti9~t ed .

56 I

~e

believe that

th i & impact should be addressed up front and not delayed tor a
future project study report which CalTrans may or may not
perform.

since the ~alm Plaza project will result in this

significant unmi tigated i~pact, it should bear the burden o f any
~itiga tion ~easures

"O

"'
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to address this impact.

56. See response to comment #10.
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8.

The lar.d»ceping contained within Figure 3-4b on page 3-

11 seen& to show that there 1& very sparse landscaping along I805.

57

It appears that the overall landscape plan con templates

"Alternative Compliance" rather than

ot the Citywide La.ndscape Ordinance .

~eating

57. The landscape plan in the EIR is conceptual and, thus, does not identify the location of each
plant. Precise location and description of plantings would be contained in the final landscape
plans for the project. This comment does not reflect upon the accuracy or adequacy of the
EIR.

strict requirements

Is alternative compliance

something that the applicant has applied for?

58

59

60

~

9.

placement of buildings along

1~805

which Js in direct conflict

58. As shown on Figure III-5, the buildings would be clustered into three groupings and the
elevations within each grouping along I-805 would be staggered to avoid a uniform linear
orientation.

with the recommendat1on6 or the Co11UDunity Plan to "avoid
repetiti\'"e linear placement of buildlngs. ·•

r·

l

The site leyout indicates that there is linear

10.

Page 4-82

indic~t&$

proposed in Palm Al.'enue.

that there ls a l6" water line

59.

The 36-inch diameter is correct. The size of this waterline was a condition of the Gateway
Fair project and is sized to accommodate future development to the east.

60.

Footnote #l of Table IV-l is referring to the southern offsite improvements of "A" Street and
Del Sol Boulevard. The text is referring to portions of the site east of "A" Street.

Is t his a typoqraphical error or- is

such a lar9a line mandated by th i• project?

[

11.

rt

would appear that Note fl under T•ble 4-1 ls

inconsisten: with the conclusions of tne second paragraph unde=

r

Significant Impacts on page 4- 14.

~ould

61

12.

The e•tro lo~ Jn the >estbound dJ<eotJon Cpage •-311

require Paln Plaza to dedicate

realign Palm Avenue.

~dditional

We a5sume that this additional right-of-wey

and realignment is a requirement of the Palm

.,

"O

~

ttl
N
VI

right-of-way and

Pla~a

project and

61 . The extra westbound lane (fourth lane) was required in order to provide an accelerationdeceleration area for the right-turns-only driveway on Palm Avenue for Gateway Fair. Without
the extra lane, the City would have considered the driveway undesirable from an operational
standpoint. The City of San Diego expects that the north curb line of Palm Avenue in front of
Gateway Fair will remain as designed in the approved plans for Gateway Fair. Any additional
right-of-way requirement along the south curb line would be the responsibility of Palm Plaza.
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61
cont.

I:!:: therefore

will not resul t in any Gdditional liability or exposure

Li to ~urroundlng properties .
we believe that the current DE IR Js inco~plete and does not

address all of

t~e

significant

i~pl!Ct

issues and we 'W()uld

app reciate you addressing these issues in a revised and
recirculated EIR.

Thank you for your courtesy.

Sincerely,
PETERSON a

P~ICE

A~r~~esslona l Cor~or~tion

M
cc :
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Ann B. Hix, Principal Planner
The City o! San Dieso
Plan::ing

Depart~ent

202 c street
San Diego, Ca

Subject:

92101

Cou~ents

to Pa:!.D Plaia Wal-Mart Drat t EIR

EAS No. 92-0e 47 and DEP No . 92-0736

Dear Ann:
Pardee const~ction Coxpany has reviewed the Palm Plaza Draft !!R
and i.;ould l!.ke to offer 1&ever al co111u1.nts.
We are cbvio':.Isly
interested tha~ the Pal~ Plaza projee'.: be properly planned since
our prcject, California Terraces, adjcin» its eastern boundary , We
are pleased to find that tt.e applicant has for the Dost part
coordinated their project 1.dth California Terraces.
While b
ge~eral tr.e ErR bas adeqiately discussed i~pacts from the project ,
ti:ere are severo.: items which should be addressed in further
deta.:.1.
LAllD USE

62

.a.1-:ho·.:igh our precise plan a;;d i;;everal others have been submittec to
the City for a nlllllbei:: cf yea r.s, the property-o·.rner for tha
. desig::-,ated Town center site ba s not initiated planning effo=ts
despite the City's cor:tinuing int erest. Sever4l year& ago, the City
Architect's Office and Planning Depart>oent held several workshop
sessions prcnoting ideas to ach i eve a well-designed project. It
appears t~a: a co~nercial area is being create~ at Interstate 505
and Pal~ Ave.
App=oval cf Palm Plaza ~ay delay the need for the
designated Town center, incl·..:di ng construction of the type of
public facilities vhic:h are integral parts of a Town Center
concept. As suet:, it may be appr opriate foi: Palm Plala to include
sol':le of the public facilities envisioned fo:::: the Town Cent er within
Palm Plaza. Will the draft EIR evaluate the ilnpact of ~elocating
~hesc facilities?

62.

See response to comment #36. Any decision to locate public facilities in the Palm Plaza
project would be at the discretion of the City.
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COMMENT
Ann Hix
Pla.nning Department
The City of San Diego
San Diego, CA

In addition, Palm Avenue's appearance is important , since it is a
major access to otay Mesa.
Therefore , use of landscaping in the
median should be required in lieu of paving wherever practical.

64. The project proposes landscaping within the medians of both Palm Avenue and "A" Street.

64

[

LANDFORM ALTERATION/VISUAL QUALITY

several o! the planning areas within California Terraces will have
views of the proposed project. While the vertical and horizontal
separation of California Terraces from Palm Plaza will provide an
adequate buffer between the two different land uses, visual impacts
can be avoided.
Will the conditions of the Planned ColDlllercial
Development Permit and mitigation monitoring program include
language somewhat comparable to the following?

65

66
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63 . See response to comment #47. Building plans for the project have not been finalized. However,
since the project is proposed to be a Planned Commercial Development (PCD), it would be
subject to design criteria of the PCD Ordinance. The design criteria requires the project to be
compatible with existing and planned land use on adjoining properties. In addition, the
ordinance requires that architectural harmony with the surrounding community be achieved
as far as practical.

63

..

July

Both Palm Plaza and the approved Gateway Fair project will serve as
gateways (as the name implies) to the Otay Mesa residential
co111111unity . It is important that these two projects be well
conceived and executed , as they will serve as the entrance to the
larger col'llllunity. Consequently, it is appropriate to give special
consideration to the architectural , site planning and landscape
treatments , particularly as viewed from I-805 and Palm Ave. Will
these design considerations be evaluated with respect .to the
prominent visibility of the site?

fL
...

- 2 -
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65. See comment #63. The project would be subject to screening standards contained in Section
101.0910.E.5. of the PCD Ordinance. Prior to building permit issuance, building plans would
be reviewed to ensure that rooftop equipment and appurtenances are properly screened.

"All exterior rooftop equipment , including HVAC, access
ladders, vents , stacks, storage tanks , communication
antennas and satellite dishes shall be completely
screened from view . All screening materials shall be
identical in color, texture and material to the exterior
walls.
Ground-mounted equipment and other auxiliary.
structures shall be screened from view in the same
manner."

[

The Tentative Map shown in Figure III-5 accurately shows some, but
not all, of the proposed California Terraces grading. Since the
DEIR has been released, we have worked with the appl i cant to
coordinate the two land use plans, and urge continued cooperation.
Our coordination has included showing all of the California
Terraces grading on the Palm Plaza plan, together with storm
drainage.

66. Comment acknowledged. The City Engineer would also review the project grading plans to
ensure project compatibility.
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UTILITIES
Water

67

The city water Utilities DeFart~ent has bee~ requiri ng the !irst
project which reaches the fin al design stage to update the vate~
litudy for the 4.90 and 680 zo:1es.
:rt voul<i appear this project
should be subject to the same requlrenents , which could involve
aajor initial facilities including a reservoir ilnd/or largedilllleter transroission uain. Phasing, major faci l ity locatio:u; and
financing should be coordinated with the other affected iaa jor
landholders in the 490 and 680 pressure zone se~ice areas. Will
this requirement be i3posed upcn the Pal~ Plaza project approval ,
as the rest or the projects have been conditioned?

67.

As stated in mitigation measure IV.H.l, the project applicant would be required to update the
" Water System Analysis of Two Transmission Alternatives for the South San Diego/Olay
Mesa Service Areas," prepared by Boyle Engineering in September, 1990, to the satisfaction
of the Water Utilities Director.

68.

Light and glare were determined to be not significant. The inclusion of the measures identifi ed
in the comment could be included as a condition of the PCD but would not be required as
environmental mitigation.

MISCELLANEOUS

Page rv-12 c! the EJR states the project will shield parking and
security lighting. We assu~e t~is is the reason vhy impacts f rom
•J.ight, glare and shading" were found not to 'be signif i cant. Will
the conditions o! approval of the PCD include language siEilar t o
. the following?

68

"Any outdoor light i ng facili t.y or
shielded, be equipped with autobatic
be limited to the .anoun~ of light
purpose. Lighting which is not for
shall be sh~toff af~er 10 FY.."
~e

appreciate the cpportur.ity to colll!lent on this

DRP:sgo

cs:

K.

~eeter, Project vesigr.
Madigan, Pardee Cor.st.ruc:t.io:i
J. Ponce~, Sparber, Fergusen, et a l
L. Sherwood, RECON

Joi.
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fixtures shall be
timing devices and
necessary for the
security purposes
d~a f t E~R.
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69. The full-offsite and partial-offsite alternatives were selected on the basis of their ability to
achieve the basic objective of the project as well as minimize environmental impacts. The
Gateway Fair site was selected because it met the project's objective of locating a shopping
center in the Otay Mesa area which would be positioned to serve the future needs of Otay
Mesa and have an existing market area (residential development to the west) to support the
shopping center in the interim. In addition, the site has been partially graded and, thus, has
diminished resource value. The partial-offsite alternative was considered as a means to
overcome the land area shortfall of the Gateway Fair property by utilizing the existing disturbed
portions of the Palm Plaza site.

July 2, 1993
VJ:J• MESSENGER

Ms .. Ann I\ . Hix

Principal

Pla~ner

city of Sar: Die-;ic
207. 11 C" Street:, MS .O:A
San Diego, California 92lCl
Re:

Palm Plaza Walmart, EAS No.

92-05~7,

DEP No. 92-0736

Dear l".s. H!.x:

The pu:-pose or this letter is to provide you with writtsr,
con1ments regarding the above-refei:-e:nced draft Environllental Impact
Report ("DEIR"} . These written coo.'llents are presented on behi:ilf of
our clients, Otay International Center ("OIC"), the property owners
and developers of approximately four hundred fifty (450) acres of
property surrounding tl:e second international horde= crossing on
Ot<t}' Mesa, known as tha International Cer.t.er.

'Ihe

DEIR addresses a nunbe::: of signit' icant environ:aer.t.al
tl:at vould
occur
if the Palm Plaza development.
("Develcpmc:;t" ) is approved and constructed.
A nunber of the
signi!icar.:. environmental inpacts cay be !:litigated while other:;
cannot be nitigated. Thus, t:he Development will cause siqnificant
una:itigated environr1.ental consequences. It appears that t he DEIR ,
for the ir.os.t part , accoriplishes the goals of the California
Environmental Quality Act and its guidelines . However, t here are
areas that req~ire additional revie~ and discussion .

inpacts

69
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Section 9 of the DEIR, entitled Alternatives to the Proposed
Action, should be enhanced with additional discussion and analyses .
For exanple , only one off-site alternative property ~as analyzed .
The thin:y-o:ie (31) acre Gateway Fair site was not a good exan:ple
nor a fair ccr.iparison , since the Gateway Fair :::itc. is substantially
smaller [thirty-one (31) acres versus fl!ty-nine point four (SS.4)

As part of the preliminary marketing research, the applicant conducted a search of the Otay
Mesa, Nestor and San Ysidro areas. In the course of this search, a number of sites were
considered including the Otay International Center (OIC) and San Ysidro areas. The applicant
rejected sites in these areas as not economically viable. Three sites, in particular, were
considered : Simons property, OIC and the central commercial area in the Otay Mesa
Community Plan.

The Simons site consists of approximately 50 acres located within San Ysidro, on the south
side of Camino de la Plaza. It is currently designated for commercial use. While the site
nearly meets the size criteria, the applicant rejected the site because it has poor access and is
reliant on the economic vitality of another country. Since the site would draw a substantial
amount of patronage from across the border, future commercial uses would be subject to the
economic fluctuations of the Mexican economy.
Finally, the central commercial area, known as the Town Center, at the intersection of Otay
Mesa Road and proposed 1-905 was considered but rejected for reasons similar to OIC. The
central commercial area consists of a total of 90 acres divided into at least four ownerships
with the largest parcel about 20 acres. Although no single parcel would be large enough to
support the proposed center, the center could be located on either side of Otay Mesa Road in
a manner similar to the partial-offsite alternative considered for Gateway Fair. However, as
with OIC, the site lacks the necessary population b~e to support the project in the near-tenn
and future population growth is questionable due to ·the previously mentioned airport
moratoriums.
Although the name appears to allow retail commercial, the 230 acres of Specialized Commercial
land within. the Otay Mesa Development District does not allow retail commercial uses. In
addition, as with OIC and central commercial areas, the Specialized Commercial land lacks
the market population to support the project.

COMMENT

RESPONSE

Hs. Ann B. Hix

.:July 2, 1993
Page 2

69
cont.

acres].
Al ter::-.ative otf-site proferties that would offer t.he
ability to acco~plish the Develop~ent should have been included in
this analysis.
For exanple , ore has a significant ai.ount of
improved property wh.ich co·..ild be ut.ilited for the Development as

prese~tly

envisioned.

In addition, there exists the opportuni ty

t or the Develcpme~t to be located in the San Ysidro area o f tha
City at the northwest guadrar;<. of I-5 and Canino De La Plaza [fifty
( 50) plus acres].

should ~lso have discussed potentiel seconda::y
effects as a result of economic and social c,~anges.
The Developnent, which contenplates a large collll!lercial center [six
hundred seventee:i thousand (617, O-:lO) scr..tare feet) will hav e a
regional i~pact on other previ ously planned and zoned com..~ercial
properties.
'.rhe

DEIR

enviror.~er.tal

inforned that the City of San Dieqo has expended over
DOLLARS ($1,000,0DC.00) to encourage the GUCCe~s of an
Enterprise Zone created in the si:.n \'sidro area.
The p::>tential
relccat.ion of b·~sir.esses an :1 i:atrcns to a proposed regional
conn:erc.ial. ce::ter, represented by the Development could prove
irre\•ersl.bly daneging to the City's efforts.
~e are
OK~ MILLIO~

70

si~ilarly, OIC has expended nillions of dollars to ass ist the
City in developing Ot.ay Mesa.
tlot the least of w!lich 1o;as the
!ir.ancir.g an:l construction of the Ot:ay Mesa Sewer Trunk Line. This
p::iblic iJ".prove:nent permitted development o:r Otay Mesa to tleco111e a
reality.
OIC has relied on the Otay Mesa Con:.::nuni ty Plan in
planning its property. The Int ernational Center includes a nunbe~
of acres of retail coliL~ercial 2onir.g. The location of a reg io~a ~
retail center at tbe Devel opnent site could have the ~a~e
consequences as those described for Sa~ Ysidro.

ore , the Sa~ ~sidro area , and we sub~it the City , because o~
its Enterprise Zone, have all relied on the Otay Mesa Con:nunity
Plan in their respective pla nning.
"This collective pl<1nning
certainly did not contelllplate another large regional conmercial
development in a previously planned residential area. Tl\is change,
at this late date, could cause seco:ldary environmenta l effects as
a result of economic and social changes in other i11U1ediate part s of
the cit~· .
Thus,
the DEIR should address the potential
consequences.
Citizens Association for Sensible Oevelomnent of
Bishop J.r<e>a v. County of Inyo , 172 Cal.App.3d 151~ 217 Cal.Rptr.
69aJ
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(Septenber, 1585).

70. See response to comment #42. The OIC site consists of 144 commercial acres located
immediately north of the Otay Border Crossing. Of the 144 acres, 61 acres are planned for
retail commercial. The retail commercial designation applies to a total of four parcels: three
adjacent parcels comprise 49 acres on the east side of future SR-125 while the other parcel on
the west side of SR-125 consists of 12 acres. Although possibly large enough to support the
proposed project, the surrounding area lacks the population to support the type of retail center
proposed by the applicant. The existing industrial would provide some patrons; however, the
area lacks the residential base and there is no assurance that residential development will
occur in the near future due to poor real estate market conditions and residential building
moratoriums associated with ongoing airport studies in Otay Mesa. As a result, the site was
considered economically infeasible by the applicant.
The commercial uses which do exist in OIC or San Ysidro primarily consist of convenience
stores and eating establishments which are oriented toward serving the needs to the employees
of the businesses there. Further development of the type of retail center proposed for Palm
Plaza would not be practical within this area in the near future. Such a retail center needs to
have a large residential base from which to draw; no such base presently exists in these areas.

COMMENT
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Ms. Ann B. Rix
July :2 , 1993
Page 3

The No Project alternat!VQ or an off-site alternat ive,
consistent vit.h the City's General ?la:l and Coru:.unity Plans , would
avoid the significant umtitiqated envircnr.iental impacts and the
potent i al seconda~y effects discUS$ed above.

We thank ycu for the opportunity to provide co:noentG to the
DEIR.

Si:1:::erely,

~~(j-{'G'l".J(
Pa~l

y , c. ~;;(/r~

E. F.ocinson , A.P.c .

~cOONALD,

H~CllT

i

SOLBERG

l/EFl/bar
cc:

Coun~ilnember

Juan Vargas,

City cf San Diego
Mr. Je.ck McGrory,

City Manager , City of San Oiggo
Mr. Ernest 2.
Plan~ing

Otay

'cl
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~
tD

w

N

Free~an,

Directer , Ci ty of San Diego

l~~ ernational

Cen~er
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1330 Neptune Ave .
Leucadia, CA 92024
(619) 942-3437

July 1. 1992
Ann B. Hix
Principal Planner

CITY OF SAN DIEGO
Planning Department
Development and Environmental Planning Division
202 ·c· Street, Mail Station 4C
San Diego, CA 92101
Re :

Palm Plaza Walmart
EAS No. 92-0647
DEP No._ 92-0736

Dear Ms. Hix:
Aller reviewing the Environmental lm;>act Report for lhe above referenced
project I have several concerns.
Otay Mesa Planning Group spent many hours working on 1he 01ay Mesa
Community Plan. Input was sought fri:>m the community of Otay Mesa and
surrounding areas. After much consideration and expense, by the City of
San Diego, the Olay Mesa Community Plan was adopted. Tha land use
designation app~ed to this site by the Otay Mesa Community Plan is lowdensity residential. This project, bei ng contrary to the Otay Mesa
Community Plan, would cause a great loss of f uture residential housing .
There are already several sites w!1hin the Otay Mesa Community Plan
which could support the anchor tenants of the proposed project, Gateway
Fair as well as the Otay Town Center and the Otey International Center,
all oi which do n'ot require a Community Plan Amendment
The Otay Mesa Planning Group reviewed this pro,iect withou t ever
reviewing or discussing the EIR on this project. San Ysidro Planning Group
is scheduled to discuss this project on July 20, 1993, thus not allowing
·any comments on the EIR to be in the final report.
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COMMENT
Thei Otay Mesa Community Plan has never had the opportunity to be
This EIR should analyse how such a.
significant change to the Community Plan pric>r to allowing the core of the
Community Plan to be implemented would effect the development of the
balance ot the Olay Mesa Community.

RESPONSE
71.

See response to comments #42, #43 and #70.

implemented due to the moratorium.

71
[

Some other concerns which I would like the Environmental Impact Report
to 1address are :

72

73

[
r

How would this proposed project impact lhe Otay Mesa
Community Pian and any future commercial projects along Olay
Mesa Road? Otay Mesa Road Is already overloaded with traffic.
This proposed project would add to that traffic, noise and air
pollution problem.

72.

The traffic analysis indicates that l-805 and Palm Avenue would be the primary routes travelled
by patrons of the proposed project. The negligible amount of project traffic on Otay Mesa
Road would not have significant noise or air quality impacts on the roadway. The traffic
study concluded that Palm Avenue, east of the project, would be able to accommodate the
increased traffic volumes related to Palm Plaza without exceeding the design capacity.

2.

What would be the impact, to the project, of locating Wal-Mart
and Sam's Cl ub at this site without the additional retail adjacent
to the project?

73 .

3.

How would this project create jobs and new business in San
Ysidro. The San Ysidro Enterprise Zone was created to promote
jobs and the business community within San Ysidro. This project
defeats the purpose of the San Ysidro Enterprise Zone by creat;rig
jobs and development near but outside the zone . Two hundred
thirty businesses in San Ysidro opposed this project by placing
their signatures on a petition to stop this prc>jecl. San Ysidro
retailers would lose customers amt San Ysidro jobs would be lost,
a view shared in the May 20, 1 993, San Diego Daily Transcript,
which h as been enclosed.

If the project were to retain the major anchor uses and eliminate the remaining retail uses, the
significant environmental impacts of the project would be lessened but not avoided. The
effects of such a proposal would be similar to the Partial Offsite Alternative, in that it would
result in a smaller development footprint. With respect to land use and landfonn alteration,
significant manufactured slopes would continue to be required. Similarly, this alternative
would reduce but likely not avoid the RPO impacts associated with the proposed project.
Traffic impacts would be reduced but remain cumulatively significant. This alternative could
potentially reduce the biological impact on sensitive vegetation on the project's hillsides by
moving "A" Street westward. However, it would not avoid significant biological impacts as
biologically sensitive resources would still be lost. Lastly, even though the average daily
trips would be lessened, cumulative air qu ality impacts would not be avoided.

74.

See response to comments #42.

L

74

75

1.

[

4. How would t he San Ysidro Aedevele>pmenl Project benefit this
project? This project is outside the redevelopment district, thus
the project would not benefit from the redevelopment district or
the district ·bene1ilir.g from the project .
A project of this size , 700,000 sq . ft and 80 acres, is more than the
combined size of the three largest shopping centers in San Ysidro ,
LongsNons , San Diego Factory Outlet and Big Bear. Those three centers
total 26 acres and somewhat over 200,000 sq. ft. By approving this
proj ect , ii will shill the shopping patterns and businesses outside the
Enle rprise Zone and Redevelopment District.
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75 . See response to comments #36 and #42.

COMMENT
The City of San Diego's endeavor to improve the business and living
conditions of its citizens, by creating Enterprise Zones , Redevelopment
Districts and Community Plans, is being defea1ed if this Community Plan
Amendment is allowed to pass as it is being submitted.

Sincerely ,

..);({,__
"-0.

(7

~1YIA--._

~mons

cc: Juan Vargas
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San Diego County Archaeological Soc:iety, Inc.
£nv iro1U1en~al

Revieu Corr.ittee

P.O . Box A-81106

San Diego, CA 92138

Jun1t 9, 1!19J

Ti:u

Hr . Joe Kilone
Devel opn en~ a:Y-1 £~v: ronnental PlLnning Divlsinn
Plan ni ng llepart11ent
City o f San Diego
202 C Straet , Ha il Station 4C
San Diege , Californi a 92 101

Sutlje~lt •

Draft
P~lm

En v i roru'.'~ntal

Pl•z a

!•~act

Peport

~~l~art

DEP !lo. 92-0736

Dear !Ir . Hl.lo:ie :
;. t. a·:e rev iewed the cultural ·resocrces &s;>ects o:! tl11 5ubj ect ll~JR o:i
behalf o:! this co.,,.i ttee of the Sa.n Diego Caunt f .Archaeolog i oa '.: Society .
)lase~ on~y o:a t ~.e i"foi:-11Ztio~ con:z.ined in t!le DErR (&inc• we va-::-e n<>t
a cop/ of the cul tural resources appendix), ve co3cur t n ihe as i ess11ent
that the p::-c5 ec:t should have no Si!nifico.nt i •;>acts to cu1 t·~r£: re•ources .
1 e~ t

'th an~ y ou for providir.s Sl>CAS with thi s
City's en\•irorunent a! reviell process .

e>;'portu~ lty

to

partici~ate

Sincerel y,

~~~~
l:nvironr.ie~~ al Eevi~v

cc:
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M>. Ann Hix
Principal. Planner
City of San Diego
Dc:velopment and Environmental Planning
Mail Station 4C
Subject:

Or
"' GO\ "ERX~lE.~TS

~

~

June: 4, 1993

San Diego

ASSOCL..\TIOX

(f1i)j95·53:0

ftlll;

(61!15SS.·5 J05

Divi~on

DEIR, Palm Plaia Wal111art, EAS 192--0647, DEF ~2-0?36

Dear Ms. Hix:
SANDAG is in receipt of your Draft Enviromncntal Impact Report (DEIR) for the above·
referenced project. While SANDAG staff docs not ha\•e any specific comments regarding the
project i15Clf, the DEIR traffic a.nalylis does not include an a.sscssment of the impact kl the:
regional network as required in lhe adopta! Congestion Management PJogram (CMP) for the:
San Diego Region .

•:: -Each local agency is required to adop: ;and implement the Coni:;est.ion Management Program
76

::· (CMP) "Enhanced CEQA Review Process for Large Proje.cu, • or iu equi ,·aJent, prior to taking
:' .. any discretionary larid use action(s) on a CMP luge prgject. The propose.d project, which
requires discretionary approval action by the City ol Sao Diego, would generate more than 2,400
. aver.1ge daily vehicle trips and meets the CMP large project definition. The E1R for the project
needs to meet the enhanced CEQA review process described on pages 54-57 of SANDAG's 1991
·· Congestion Management Program. The CMP describes the content of the enhmced CEQA
re\'icw including the required traffic analysis, the project approval process, and earl.y projeG1
coordination. The traffic analysis must consider l$ a minimum the project' s impacts a.'l<l
· : mitigctiom to the regional transponalion system including both state highways and the regionz.J
arterial S)'stc:m identified in SANDAG's 1990 Regional Trans!JOrtation Plan CRTPi.

If you have an)' questions regarding the Congestion Mar.agement Program process, please
me at 595-5369.

~a: J

~
BILL TIJOMI

~

Manager of rlfuisponation Programming

BT/MH!a.'1
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76 . The traffic engineer has completed the attached CMP analysis (Kimley-Hom and Associates,
Inc., July 1, 1993 ). This analysis concludes that the project traffic would represent less than
1% of the base year traffic volume and that the LOS on I-805 with the project would be LOS
C or better. The impact on portions of the two Significant Regional Arterial System Roads
(Palm Avenue and Otay Mesa Road), where project traffic would constitute more than 1% of
the overall base year traffic, indicates that one segment (Palm Avenue, just west of 1-805) in
the existing plus project condition and a second segment (Palm Avenue, just east of proposed
"A" Street) would be below LOS D. However, peak hour analysis indicates that the intersections
along these segments of Palm Avenue would operate at LOS D or better. As intersection
operation at peak hour is a primary determinate of the performance of the roadway, the project
was determined to not conflict with the CMP goal of maintaining LOS D or better on regionally
important roadways.

COMMENT
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DEPARTMENT OF THE ARMY
t.0$.U•Gll.LU OfSTll.::t, C:OLWI OW lttG~•I

P.O 90& p o
LDS Ml~(L n., CA.Liii'

~\>'T:i

A!'T'f ... l..:NOI',

D't•.-, ttiOl•·t»t

W\t28 i~

Office of the Chief
Re•!fulatory Branch

Ga·tlin Develop:nent Conpany
c/o City of San Diego
Planning Department
.
Deve lopment and Environmental Planning Division
Attn: Ann B. Hix , Principal Planner
202 "C" street, Mail Station 4C
San Diego, CA 92101
Ge11tle111en:

77

[

rt nas come to our attention that you plan development of a
617,000-souare-foot col!1111ercial center on 59.4-acr aa ot a n 87 . 7acre site .known as Pal~ Plaza Wal1114rt, located south of Palm
Avonue, eai;t of Inte.rstate 805, City and Coanty of San Diego,
Ca li for nia . This activi ty may !apact an unnamed drainage and
raqu ire a U. S . ATily Corps of E119ineers permit. A Corps of
Engineers permit is re.quired !or:

1. Work or structures in er affectifl9 the "navigable v aters
o f the United States• , i ncludinq ~djacent wetlands : construction
o f a pier , wharf , bulkhead or jetty , dredqin9, dredse disposal,
fillinq and excavati on are examples of work <>r structures
a ff ecting navigable waters;
2. Tbe discharge of dredged or fill aaterial into the
"w<1ters of the United States" , includinq adjacent wetlands:
pl<1cing bank protection , temporary or pernanent stock-piling o!
e~cavated Dcterial , grading roads , any grading (including
vege tative clearing operations ) involving fill ing low areas or
leveling the land , and construction of weirs , diversions ,
ap11roach fills or other structures involving the place1::1ent of
fill ~ater !al are e~anples of activities 1nvolvin9 the d i scharge
of dredged or fill raaterial;
J. The transportation of dredged or till
purpose of du~ping it into ocean v~ters;
4.
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Any

cor~ination

of the above.

~aterial

for the

77.

The applicant has been notified of this potential permit requirement.

COM~ENT
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Enclosed you will !ind a permit application f orm and a
that descri bes our re9ul atory progra~. If you have any
questions, you may contact David Zoutendyk ot my staff at (619)
455-9414. Please refer to this l etter in your reply.

pa~phlet

Sincerely,

~Udi(ff(

t ·LuaflllJ

Michele F. ~ altz
Chief, south Coast Section
Enclosure&
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United States Department of the Interior

..

FISH ANO Wll.l)[.IFI:: SER\.'1Cf.

ECOLOGICAL SERVICES
CAlU.SMD F1BLD OFFICE
2730 Lo~er Avenue ~est
Carlsbad, Callfornia 92008

July l'.i , 1 991

Ms . Anxl &. Hix, Principla Planner
Cit:)'' Planning D~partln•nt

Gl t:J' of San Di.ego
202 C Street , ~ail Station ~c
San Diego, California 92101
Re:

Draft Invirormental Imp6ct Report for ral• Pla~a
California DEP ~o . 92-0736
,;::,.;:, '1'.)- 1.::~¥7

U~lmart ,

San Di ego ,

Dear Ks. Hix :
The Fish an4 Wildlife Service (Service) has reviewed th• Draft Eavi ron11ent:al
I apact Report (!IR) fo~ Pal.n Plaza llalm.a.rt, San Diego , California . As
r e~uos ted, the Service is Frovi dlng th<i City of Sllll Diego with technical
assistance . llte tollo~ing coDDents and rec .,..end.ati ollll on the biological
i~pa ct of the project are based on our tnowladge of sensitive and declining

habitat types and species in San Diego County.

'fhe proposed Pallll l'la.:a project would devel op a cOU111erc1al ""nt:"r 011 59. •
a cres of an 87 . 7-acre aite in the Ocay Me!Ml Co:ancd.ty planning area , a t th•
•oot:hQa•t corner of Interstate 105 and Palm Avenue . rlllPaCti a<ldre5.i;ed in the
EIR also include 3.3 acras of vegetated area. which would be impa cted by th•
propos ed offs lte DXten•ion of ·A- Screet and D~l Sol Boulavard to the south of
the project: sit:e. Approd11.ately 25 acres cf the sub.)ect site is planned for
natural open s~ac a or revagntated aanufactured slopE1s . Tha project , as
dasi gncd , will impact 1 . 5 acre5 of 111.aritl111e aucculant •crub , 1 . ~ acres of
Diega.n coast:a.l sage .i;crub, . 6 acres of lllUlefac scrub , and JS . 3 acres of
norma.tlve grusland ..Species likely to ba i 11pa.cted by the proposed -project
incl ude: California gnatcatcher (rolioptlla californic1 ~a l !fcral ca). ccastal
c accu~ wr~n (Gaupylorbvncbuf brunnelcapillus ~), turkey vulture
(Catharte• ~) , black-shouldered kite (.ll.lin.!!i caeruleu•) . Cooper's havk
(Accipiter ~) , prairie f alcon (~ !KKlcaous) , greater roadrunner
(lll"O<e()CcYx sllliforni cw:) , loggnhe.ad Qhrll<e (Lanius 111(!ovic i 11Dt1S), Southern
c ..l l forulil ruft>u:<·cr ow"'°d sp.ai:ro" ( h l mo!Jhil.o. ruficeps csne.scens), San Diego
black- talled jackrabblt (Lepus calif ornicus b1nnettll) , coast barre l cactus
{re r ocactus viridescens) , S•n Diego bur sage (llgbrosia chenopodi fol ia ) , cliff
spur&e (Euphorb ia pisera), San Diega sunflcvwr (Ylguiera )1ciniata),
C.ali fomia .ulolphia (Adolphla cdlfom1c11) , £00 snak~ cholb (QQ.tm.tl;t parrv:i
var . serpentina) .
The Service has the lcgnl respon~lbility for the velfare of all migrat ory
hird3 , an.adramous f i sh, and endangered ani11als and pl ants occurring la Lhe
United S~ates. The Service has respon~ ihiliti es under the Clean ~ater Act and
t he ~ n.dangered Species Act: of 1973, as amendad (Act}. Dux manda tes r equire
"d
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that we provide comments on HlY public 11otlc• issued for A Federal penait or
license affecting the Nacion's vat• r s, in particular , Arr.f Corps of Engineers
(C<irps) pel:W.lt9 puTsnant to section 404 of the Clean Yater Act and section 10
of the lliver !Ind Hai:bor Act of 1899. The Service ia rasponslble for ~e
administration and en£orcement of t h e Endangered Species Act , including
l isting and recovery of endangei:ed s pecie&, 10(&) per.It issuance and
consultation witi> Federal a~encles f or acti ons which llilY affect federally
listed endangered species. Section 9 of the A<:t acklitlonally prohibit~ tba
•take" (e . g. harm, harassnenc , pursue , injure, lill) of feder a lly listed fish
and wildlife species. "Harm• ls further def11'led as All act which may r asult in
~ignificaat habitat modLficacion or degradation where le actually ~ills or
injure.s wildlife by signific:intly iiopalrin' •ss•nti.aJ. bebaYior patt.erna
including breeding, f~edin& or sheltering (50 CFR 17 . 3). "!ake• cao only be
~r.nictad pursUAnt to the perJ:inant: lar1guage au provisioru; in 1&ectlon 7 and
section lO(a). The ~ke provisions apply upon the effective date of list in'
ln the Final Rule published ln the ~ RsgisCBr.

79. The correct estimate of the amount of gnatcatcher habitat to be impacted by the project is 5.3
acres.

79

Tha EIR proposes to aitl.gate the loss of 5 .~ acres of California giutca tchr.r
habitat through off·slte purcha•n of 10.8 acres of Diegan co••tal sage scrub
ia Lakeside, California. TI\e Service believes it is inapproprlate, in t:his
case, to llitlgate for the loss of gnatcatcher habitat by preserving land ~-hich
is ruit in proxi.lllity to the project site. ni~ subject property occurs within a
core popul~tlon area for th• California. guatcatcher, and gnatcatchor habi t ~t
value within this core area should be preserved, either by avo~ding i~pac ts or
by restoring, enhancing, and preserving habltat lo the vicinity.

[

The Service has be•m petitioned t:o list t:he c.actus .,.ren as endangered, and we
are concerned over project lllpacts co this species. lb• take provisions of
section 7 and section lO(a) of tha Act "W>uld apply upon the effectiv~ listing
Wit" of Che specie,., regardleu of th• i;taga ln the issuance of City, County
or st.ate developcrent permits. It Ls thus recommande d that the project
applicant avoid inpacts to cactus wren habitiit , or enter into a pre-lis~ng
agr2ca.ent vlth the Service over appropriate mea5\Jres to mitig.ate such impacts ,

80.

The biology report identifies the importance of the cactus wren and it' s status as a candidate
for Federal listing. However, no cactus wren were observed in the project site during the
biology survey. Therefore, the project is not expected to impact cactus wrens.

I

The offslte preservation of coastal sage

81.

See response to comment #l I. The applicant has modified the mitigation monitoring and
reporting program to include mitigation for the loss of maritime succulent scrub in the vicinity
of the project at a ratio of 2: l.

81

'""O

to
.!:>

See responses to conunents #11 and #1 2. As stated on page IV.5 5 of the EIR, the expected
"take" for the Coastal California Gnatcatcher is 5.3 acres of habitat currently utilized by the
six birds observed on the site.

78

80

"'
~

78.

The proposed project ls likely co r esult in t.aki> cf the California
gnatcatcher, a federally Ji~t•d chre£tened species, thus an incidental t ake
permit under section lO(a) l~ ncccs~a:l:)J' . Al.though the EI~ •tate• that six
gnat catchers were seen on the subject site, the level of cak~ likely ta r e sult
from t:he proposed project is unclear, !he project applicant has already
approached the Service to d.lotar.oine the appropri&te procedui-1 to obtain au
lncident:al take per111lt, and the Sa:rvice strongly encourages the project
applicant to coord!nace wit:h tha Cit;y of San Diego to parlicipat:t< ln cue
llultiple Species Conservation ProgriSll (!!SCP), & large scale planning effo r t
which provides an •venll• for obtaini ng a per~ic. Regardless of the appro ach
taken by the applicant , the goal of mitigation for ilap&cc1 to gOJLtcatcher•
should be to prevent loss or gnatcatcher h&bitAt value .

~crub ls pruposea in the EIR as
mitigation for loss of l.~ acre& of aariti~a succulent scrub . There are l ess
than 2 , 000 ar.re& of •arlcime succulent sage scrub babitat reJDalning vithin
City of San Diego boundaries . The Servlce strongly recommends that remaining
marltime succulent saga scrub be pre••rved and th&t a no net lu~s policy for

See response to conunent # 11. The applicant is now proposing to mitigate for Diegan coastal
sage scrub in the immediate vicinity of the project. The identified property is considered
good gnatcatcher habitat and a gnatcatcher has been observed on one of the parcels.
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82

this habitat be incorparaced into the subject project and all future projects.
If any maritime •ucculent scrub Ls to b• lost , this lo&s should be compensated
through in-kind Ditigation rather than coastal •age scrub presar-•ation.

L

No mention of f~Lry shrimp vas made ln th• !!R's di£cussiona on the isolated
tphemeral wetland. The Se rvice i• aware that both che Ri verside fairy shrimp
(~tptocephalus ~). a e peci~s proposed as federally enda~ered , and the
San Die'o fairy sbriap C~xacbin ecta sandiegense) , for which the Ser.rice bas
been pet.J.t ianed to lis t as endangered , hav• been found in vern.al pools on Otay
~es a.
~ a rccCCJ1ead tllat 51U11plo1 b• taken fro• the ephemeral vetland on cha
~ubj ect property to det~n1!ns the presence of falty shrimp. As is discussed
abov1 jn re gard to t he Cal!~ornia gnatcat:c:her and cactus vren, ~hould eitbar
fairy shriBp species become f edarally listed in th~ future , the take
provlsions of t he Act would •~ply to thetie specie• upon the effectlve date of
lie t ing.

Within Southern California , interuo• development pressures have resulted in
tbrtats to many of the diverse habitat types present . NWDarous plant and
animal species in San Diaio County are candidate• for federal listln1 .
CAnd l~ta species represent those species for vhloh the Service ha£
sub atantia l inforr>~tlon to 9Upport llstl.ng ~' thraatened ar endangered
(Catego ry )) , or taxa vhich nay warrant listlr.g , but for which substan tial
lnfotlllAtlon to cuppot t a FTO~o,Rd TUle ls lack i ng (Cate&oJ:Y 2) . Tbese high
nu~b~rc of candid•t• $pecies in th• ~eirion reflect the rapid downward trend in
regi onal biodiversity and omph asi%e the urgenc7 of proC•cting the habitnt that
reuA1ns.

82 . The Biological Survey Report for the subject property (Appendix C of the EIR) does discuss
the San Diego Fairy shrimp (page 29) as having a moderar potential to occur in the small
seasonal isolated wetland found on the site but sampling would be required to confirm its
presence or absence. Subsequent to public circulation of the Draft EIR, the Riverside fai ry
shrimp was listed by the U.S. Fish & Wildlife Service as an endangered species. To ensure
that no impact would occur to this potentially-occurring species, the following mitigation
measure has been added to the EIR:
Mitigation Measure IV. D.3: Prior to issuance of a grading permit or recordation of a final
map, soil hydration tests shall be completed to determine whether the endangered Fairy Shrimp
inhabits the seasonal wetland located on the property. A letter report from a qualified biologist
detailing the methodology used and the results shall be submitted to the principal planners
office. If the species does occur, evidence shall be provided before commencement of grading
that a Section 7 or lO(a) permit has been received from with the U. S. Fish and Wildlife
Service.

111.e primarJ goal of identifying Feder&l candidate specie• is to notify
agencies of the doc UJ1ented decline of certain speci es and to alert these
agencies to the possibla de~ ignation of t h••• species a.s tlu"eatened or
cnc!J:ingered . Tho candidate species list provides an •aarly alert• which c£n
allow for t he cousid1nation of theaa .. pocie• 1n planning imd protection
efforts. Allowing species to decllr~ to l evels thet warrant Federal lis~ing
11$ Anrlante red may c omp licate or in terrupt ~lanned projects .
~e urge the City
of San Oiago to give great woigbt to the proteetion of c&adidllr.a plant ~nd
enl•sl species .

83

84

Jn addltion to the California gnatcatchBr and cactus wren, t hree feder al
ca tegory 2 an1mal ~peci e~ ..od one category l plant vere found durini; ~urvey1
of the subject property : Southern C...lifornla rnfou:s-crovned $pu.c-row,
l..oggerhe~d shrike, Cooper ' s hawk, and coast barrel cactus . Bone of these
species ~e re diA~uaEed In the biological L111P&cts section of the EIR , even
though it is certaia that the project woul4 inpact habitat for these spec i es .
Th" .lnpact and •!tisation analyses for tblo projuct &llould addiess habi tat
loss f or these specie& .
The Gateway Fai r altenustive , presented in chapter 9 of the EIR , W<Juld ""aid
impact & to the California gna.t:catcher, coastal cactwi vrtm , a11d their b;;bitat .
The Service thus rccoll!Jllends this ~nviraI111entally preferred alternative ovar
the proposed one .

[

In sUWDary, th" Service believes that adequate aea.sures have: no·t been

"Cl
I»
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C"O .

tc
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83 . The presence of California rufous-crowned sparrow and Loggerhead shrike is identified in
the existing conditions section of the EIR on page IV-54; coast barrel cactus is identified on
page IV-52. The EIR indicates that these species would be lost on page IV-56. More detailed
discussion of the loss of these species in the EIR is not warranted based on the fact that the
losses would not be significant.
84. Comment acknowledged.
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presented to ~it1gate i111pacts to bioloi 1cal resources on the subject property.
reco11Aend th~t avoidance, ainl.4iEat i on or co•pens&tion •eaaures be uciliEed
to reduce all biologlcal iapact• to a l evel balov significance.

~e

The Servlce rell.41.ns willing to work with the City of San Diego and tbe Frojec~
appllcanc to en•ute that project i•pac t s are aclequately •itigaced . If you
havo any que~tion•, plea&• contact ~ll a n Berry.11£11 of Chis a ff ica at (619) 431·
9440.
Sincerely ,

~!a;~

#.Ctlng )"ield Supervia:or
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July I, 1993

M:;. Ann Hix
Principal Planner
City of San Diego
Developmcat and Environmerital
Plannini Division

Mail Station 4C
San Diego, Califolllia. 92101
Re:

DIER, Palm Plaza Wal·Mact, EAS 192-0647, DHP 192-0736

Dear Ms. Hill:
This kttcr ii in response to the leete:r dated June <J, 1993 by Bill Tuomi of .SANDA.G. In his
Jetter IO you, Mr. Tuomi has ieque&iod an aucssmcnt of the impact of the proposed project on
the icgional network 10 comply witJi the adopt.ed Con&cstion Manaiemcnt Progrim (CtdP). The
J'C(juired a:rialy$iS is praented in this response to the oomincnt.
CONGESTION MANAGEMD-"T PROGRAM COMPLIANCE
The San Diego County Congestion J.fana.gement Program (CMP) was dc11clopc:d in response to
California Proposilion 1 ll , approved June 1990, and is inlcnded to directly lint land ux,
trmsportation and air quality to conform ID the CMP.

Among lhe clements of the CMP iJ a bnd 11sc am.lysis proirun which establishes an •en.hanced
CEQA (California. En"1ronmcntal Quality Ad) review proocss• IO be f\all:y implemented by
October, 1992. This enhanced CE.QA process applies 10 all discn:tionvy pl'Qjects which woulC
be cxpc:cicd to genaalc 2 ,400 or moxc cbily trips or 200 or r1orc peak hour trips 11pon
completion, and requites a more delailed analysis of re&:ional impacts ID state lighways and
sif;nificant regiO!lal aru:rials.
The 1991 CMP identifies• 687 mile CM? sy:su:m, which includes those highway' W.1 provide
the highest level of ~gioAal traffic ac:rW:e, .llCl'Ve major rqjooal facilities, and prov.idc
lignific.ant inter-(:0111murut)' traffic sei:vicc and freeway congestion nlief. Within the study area.,
Interstate 305 and SR·90S m included in Ille CMP Sy~m . Oti.y Mca Road from SR·905 to
SR-12.S is included only as an interim JOlllc until lhe SR.00.S u exlended to SR-125 . The 1~1
CMP al.a idcntifi~ a Significant Regional Arterial Sysicm, based oo tl1e 1990 J!cgional

Transpo.rt.1tion Plan, which includes 93 regional arterial syittm. roules the purpose of which is
to provide a=sibility belWtlCD communities within Ille rci;ion. Within the study area, Palm
Avenue and Otay Mesa Road arc included in the Significant Regional Arterial System.
...t•
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CMr and Sii:nificant Rei:jona! Ar1cria) System I..0.5 Stan4ards

The 1991 CMP establishes traffic level cf J.CJ'Vioe standards for CMP Sy;rcm fac:iliti~. and
lnffic level of service ubjectivc.s fur CMP System <Ind Significant Regional Arterial System
facilities. The CMP Syslem level of senriu. standard is LOS E, or I.OS F if that is the actual
1990 base year level of service. Further, 1. level of llCrVi~ objective of LOS D for all
Significant Regional Arteml System facilities has been esiablished w assure 1hc mcces.s of the
Regional Growth Management Strategy. The intent is thlt all future planning and project
mitigation programs will attempt to achieve LOS D, v.ith the provision that the objective ~y

be adjusted on specific roadways or

in~

where appropria1e mitigation measures have

been applied to minimize effccti and/or overriding IOCial or oconomic bencfib can be identified.
CMP LOS Analysis

The 1991 CMP identified the 1990 base year LOS on roadways in 1he vicinity of the propolCd
Wal-Mart Center. 11ie following Uble lisu those facilities w:hcre Wal-Mart Center tnffa: is
apccted Ki comprise greater than 1"' of tot.al traffie and the LOS for r.acli respectively.

f"ocilicy

l..imius

.Baoe Year
ADT

B-Ytu

&timalcd Projecl
GmcnudADT

Eatimaccd LO 5

LOS

with Project

I~

NDf1l of Pmllll Aw.

70,)00-96,000

B

12,700

8-C

T-llOS

P.Um A'Wl•. IC SR-9<l.5

70,l00-96,000

•

6,000

11

[-II»

South of SR-905

37,200-)7,700

A

3,000

A

SR-905

Wcdofl-105

:21,!100-JS,OOO

Ji

I.COO

B

SR-005

1-805

21,900-JS,OOO

Ji

2,000

B

le> Olay

M5a l i

Wben project lraffic is added lo tile eiistinll roadway system, c:acll of the above facilities is
Jlrojcxtod to upcriena: a LOS of C er better, far bc~r than the CMP LOS E 'tandard.
Based upon tile Route Concept R.eport for 1-805 (Caltrans, 1991), and '\'Olumes provided by
SANDAG through the South Bay Series Seven Tnffic Model (pi:eviougy preiellled in the WalMart South P~m Traffic Stud)', May 1993), the I-80.'i frtcwa)' is projectod lo operaLc: at a poor
LOS F condition in lhc future (2010 and BuilcHiut). Wal-Mart Center tnffic is apeciOO to
compriJe !i ~ of the daily lraffic on J-&05 jnt nonh of Pa.Im Avenue, &nd approxim.a!cly l ~ or
les' on all other CMP
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5inifica11t Re~ional Arterial Systcm LOS Analysis
As previously mcntiooed, the 1991 CMP set a slandald of LOS D far the Siinificant Rl:iional

AJU:r.ia.I Sysiem. lltc mad ways oo thh system in the viciniry of tJJe Wal-Ma:rt Ceniu are Palm
Avenue and Otlly Mesa Road. The projected LOS WU analyi.cd for ea.ch of the segments on
thelC two f:aciliti~ where Wal-Mui C.enter traffic is ~led to comprise more llwi 1 % of the
future tnffic. These include J>alm Avenue from the SR-905 to the 1-S_ 'The analysis i$
summarized in Table 1.
·
The analy1i.s illdic.a!C$ that all of the roadway sc1menu analyud on the Signifieant Regional
Aiterial System currcnUy operate at LOS D or betler and are projccicd 1o c1o so under buildout

condition&. Wit.It the additiOll of Wal-Mart Center ttaffic, ooc segment is projecled "'carry
ADT above its LOS D cap&c:ity for existing plus project coodition. as well as one segment for
l>uildout plus project conditions.
Pillm Avenue just west of I-SOS is projected lo aury 38, 100 vehiclCll per day for cristillg plus
Wal· Mart Center conditions whic.h ls 3,100 vehicles above the LOS D capacity. Howevu, peak
hour intersoctlon analysis in the lnfflc stOO)' hu indiuted tllat intcneci.tons will be operatin1
at LOS D. Accordingly, 1lie segment would not be ex~ t.o be wcne than LOS D despi~
tile comiJ'irison of daily tn.ffic to dally capacity.
Palm Avenue just cut of• A· Stroel h projected ID carry 36,200 velliclei per day for buildout
plus project condilions which is 1,200 vcblcles above lhe LOS D capacity. Peak hour
intersection analy1is has indicated that lhe operation will be al LOS D for lhi5 location u well.

Pluse CCllll2ct me if I can

lllliWet

&ny questions or provide funhcc details .00111 dUs matter.
Vcry cruly yours,

KIMLEY-HOR..."i AND ASSOCIATES, INC .

~~·~
Hcnllill Basmaciyu, P .E.
Vice President

HB:jir

9824 .02/crnp.mem
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TABLE I
SUMMARY OF J:XISTING AND BUllDOUT ANALYSIS
SIGNIFICANT REGIONAL ARTERIAL SYSTEM
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SUMMARY

Introduction
The following is a brief summary of the environmental impact report (EIR) for the proposed
Palm Plaza project. This summary of the proposed project is provided as a convenience to
the reader to allow for an overall understanding of the proposed commercial development
and the environmental impacts associated with its implementation. The reader is referred
to the full EIR and associated appendices for more detailed discussions.

Project Description
The proposed Palm Plaza project would develop approximately 617,000 square feet of
commercial retail uses on a 60-acre site located at the southeast corner of the 1-805 /Palm
Avenue. The project site is located in the northwesterly portion of the Otay Mesa
community planning area.
The site is currently vacant but has been disturbed in the past by several activities including
a borrow operation to obtain fill for an offsite development and an abandoned landfill.
Ongoing offroad vehicle activity continues to degrade the site.
The proposed Palm Plaza would be anchored by a Wal-Mart discount store and a Sam's
membership warehouse store. With a combined square footage of 319,709 square feet, these
two stores would represent over 50% of the project. The balance of the retail center would
be composed of smaller retail shops and services located within adjacent retail buildings as
well as freestanding pads.
Access to the site would be from Palm Avenue and the proposed "A" Street.
access would be provided by Interstate 805.

Regional

Implementation of the project would require a number of discretionary actions. The land
use designation app~i_(!_~ ...t9... ~~-(!.. s.~~~ .b..Y... t.~~ .. .9.t.~Y.. . fyl_e sa Community Plan must be amended
from Residential t2~!Y:U9w:: :a~~!l~:: : pr,~:: : 9¥.itmf!!!~1 to Commercial to allow the proposed
retail uses; the zoning must also be changed from A-1-10 to CA. A planned commercial
development permit must be issued for the proposed center and a conditional use permit
would be required for the proposed automobile service station. A tentative map must be
approved to create the proposed lots. A grading permit must also be approved.

.
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Environmental Analysis

Table S-1 summarizes the significant environmental impacts that would result from
implementation of the proposed project as well as proposed mitigation measures. The last
column concludes whether the mitigation is sufficient to reduce the impact to below a level
of significance. Table S-2 describes Environmental Effects Found Not to Be Significant.
Project Alternatives
In developing the alternatives to be addressed in this report, potential alternatives were
evaluated in terms of their ability to meet the basic goals and objectives of the project and
to eliminate or further reduce significant direct and cumulative environmental effects
associated with the project.
Based on these two primary goals, four alternatives were considered: (1) no project, (2)
development under the existing land use designation, (3) modified "A" Street alignment, and
(4) offsite alternatives. These alternatives are discussed briefly below:
No Project
This alternative would maintain the property in its present vacant condition. This
alternative would eliminate the additional traffic and associated air quality impacts
associated with the proposed project. The biology and landform impacts would also be
avoided.
The applicant has rejected the No Project alternative because it would not achieve the basic
objective of the project which is to develop a commercial retail center.
Existing Land Use Designation
This alternative would involve development of the site with single-family residences at a
density of 0-5 dwelling units per acre as currently allowed under the Otay Mesa Community
Plan. It is estimated that the project could support up to 252 single-family dwelling units.
It is assumed that the development footprint is dictated by site topography and would
occupy the same area as the proposed project.
The residential development alternative would avoid the traffic and air quality impacts of
the proposed project. In addition, this alternative would likely reduce the land use,
landform and biology impacts by allowing the alignment of "A" Street to be moved partially
out of the sensitive slope and allowing for preservation of the wetland areas.
The applicant has rejected this alternative because it would not meet the basic objective of
the project which is to develop a commercial center.
May 18, 1993
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Modified "A" Street Alignment
The goal of this alternative would be to move the alignment of "A" Street as far west as
possible in order to reduce its impact on the landform and associated native vegetation
along the eastern boundary of the site.
This alternative may reduce but not eliminate the significant, unmitigated land use, landform
and biology impacts related to the proposed project. However, the impacts on traffic and
air quality would remain the same.
·
The applicant has rejected this alternative because it significantly impacts the opportunity
to locate a large commercial building at the southern end of the property.
Offsite Alternatives
A property to the north, known as the Gateway Fair project, was selected as an offsite
alternative. Although this site meets the locational criteria, it falls short of the acreage
needed to accommodate the full project. As a result, a partial offsite alternative was also
considered which would place a portion of the proposed development on the subject
property and a portion on the Gateway Fair site.
The full offsite alternative would utilize the 31-acre site Gateway Fair site which is located
immediately north of the proposed site across Palm Avenue. A Planned Commercial
Development (PCD) permit has been previously approved for this site and the northern
portion of the site (approximately 50%) has been mass-graded; however, no development
has taken place as yet. A preliminary review of the 25 net-acre site by the applicant,
indicates that the site could support the Wal-Mart store and approximately 90,000 square
feet of additional retail commercial uses; however, the site would not be large enough to
accommodate the proposed Sam's Club.
Although the site falls short of meeting the goal of co-locating a Wal-Mart and Sam's Club,
the Gateway Fair site would be the environmentally preferred alternative because it would
utilize a site which has been approved for commercial development as well as mass graded.
Thus, it would avoid the significant, unmitigated impacts of development of the proposed
site related to land use, landform, biology, traffic (direct) and air quality. It would reduce
but not avoid the cumulative traffic impact.
The applicant has rejected the Gateway Fair site because it cannot support the Sam's Club.
As stated earlier, the co-location of a Wal-Mart and Sam's Club is a fundamental objective
of the project.
The partial offsite alternative would utilize the Gateway Fair site as well as the disturbed
portion of the Palm Plaza site. This alternative would allow the applicant to meet the
May 18, 1993
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desired amount of commercial square footage while reducing the land use, landform and
biological impacts; the traffic and air quality impacts would be unchanged.
Under this alternative, the Wal-Mart and approximately 25% of the proposed commercial
retail uses (80,000 square feet) would be constructed on the Gateway Fair site. The Sam's
Club and the remaining 217,300 square feet of commercial retail development would
constructed on the Palm Plaza site. Splitting the development between the two sites would
allow greater flexibility in the location of "A" Street because less developable area must be
provided on the Palm Plaza site. Thus, the partial offsite alternative would combine the
elements of the full offsite and the modified "A" Street alternatives.
The partial offsite alternative would substantially reduce but not eliminate the significant
land use and landform alteration impacts associated with the proposed project. It would
also lessen but not avoid significant biological impacts. Traffic and air quality impacts
would be the same as the proposed project.
The applicant has rejected this alternative because it would not enable the maximum use
of the project site and would require acquisition of the Gateway Fair site.

May 18, 1993
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TABLE S-1
Significant Effects

Impact

Mitigation Measures

Implementation of the project would have a significant
impact on land use relative to the environmental goals
of the Otay Mesa Community Plan and the Resource
Protection Ordinance. Grading including slopes up to
81 feet would conflict with the community plan goal
of minimizing landform alteration. The project would
exceed the encroachment allowed by RPO in both
steep slopes and biologically sensitive lands.

No project mitigation measures exist to fully mitigate
the land use impacts. Revegetation of manufactured
slopes is proposed to reduce the visual impact but
would not overcome the landform impact. While
onsite and offsite biological compensation is proposed
to mitigate the loss of sensitive vegetation, RPO does
not allow any encroachment into wetlands. Thus, the
project is technically unable to fully mitigate RPO
impacts on biologically sensitive lands. The land use
impact would only be avoided by the no project or
offsite alternatives.

No

No mitigation measures are available to avoid the
significant landform impact.
The curve radius
standards for "A" Street preclude efforts to
substantially reduce cutting along the eastern slopes.
The modified "A" Street alternative reduces the
landform impact but not to a level below significance.
The impact would only be avoidable through the no
project or offsite alternatives.

No

Mitigated

Land Use

Landform Alteration

The proposed project would have a significant impact
on the landform features found on the project. In
order to create the necessary pad area and construct
"A" Street to City design standards, an ravine would be
filled and the steep slopes along the eastern boundary
cut. Forty- four feet of fill would be placed in the
ravine and the cut slopes along "A" Street would reach
a maximum height of 85 feet and extend a distance of
approximately 4,000 feet when both the onsite and
offsite portions are considered.

~

TABLE S-1
Significant Effects

Impact

Mitigation Measures

Developmen t of the project would have significan t
di rect impacts to sensitive vegetation and wild life
found on the property. Two sensitive vegetation types
wou ld be directly impacted by onsite development and
offsite construction of "A" Street: Diegan coastal sage
scrub (3.9 acres) and maritime succulent scrub ( 1.5
acres).
Several sensitive bird species would be
im pacted by the loss of these two vegetation types but
the most notable is the federally-l isted coastal
California gnatcatcher.
Six gnatcatchers were
observed during biological surveys. An estimated 5.3
acres of vegetation being utilized by this bird would be
lost with development of the site.

Full mi tigation of the direct biolog ical impacts would
be achieved by preservation of I Q.8 asres 0f Diegae

Mitigated

Biology (Direct)

1

~'w.~iiV,jl1~~,,~~1~1i11111.11i~~~1;11 r1.1~~~1.1~ ~r-~

seastal saee

Yes

ssrnb.~f~Jlillf~~l~\\l,iltt~l~~~~llii.i!\

ij~fi,§y[ offsite mitigation area has been identified. ffi.
the seHuRweity 0f Lakeside . The area f)essesses high
ijYality Diegae seastal sage ssrwb; f)Srtiees 0f whish
SYflf)Srt seastal Califereia geatsatshers. Althewgh this
area seetaies ea 1Rariti1Re swsswleet ssrnb, the high
valwe 0f the Diegaa seastal sage ssrnb aed the f)reseese
0f geatsatshers is seesidered te ref)reseet adeijwat~
s0mf)easati0e fer FRaritime swsswleet ssrnb as well as
Diegae seastal sage ssrwb. The mitigation area must
be placed in a recorded open space easement ~f:
~Uij~fa\f.j~~\]&~~fr~~~\ prior to recordation of a final map
or issuance of a grading permit.

. . .Jill
Biology (Cumulative)
T he project would have a cumulatively significant
im pact associated with the loss of wetlands and raptor
foragi ng area associated with non-native grasslands.
Wetlands are a relatively uncommon habitat in the
region which have been substantially diminished by
past develop ment. Therefore, any loss of wetland ·
has a cum ulatively significant impact. Similarly,
rap tor foraging areas are d isappearing as development
occurs and any loss is considered cumulatively
sign ificant.
~

No mitigation measures are proposed to reduce the
cumulative biological impacts to below a level of

1••••1
the no project or offs ite alternative.

No

TABLE S-1

Significant Effects

Impact

Mitigation Measures

Mitigated

Traffic Circulation (Direct)

Under existing plus project conditions, the intersection
analysis revealed that the intersections of Palm A venue
at the southbound and northbound I-805 ramp
terminals would be significantly impacted, since they
would be operating with LOS D during PM peak
hours.

Existing plus project impacts on the southbound and
northbound I-805 /Palm A venue ramp terminals would
be reduced by assuring the lane configurations shown
on Figure IV - 14 and the installation of traffic signal.
Although the impact on the northbound ramp terminal
would be mitigated below a level of significance, the
impact on the southbound ramp terminal would remain
significant.

With respect to site access, signal warrant analysis
determined that, without signalization, the project
would have potentially significant impacts at two
driveways.

Potentially significant site access impacts would be
reduced to below a level of significance by assuring
the installation of traffic signals at the intersections of
"A" Street/Driveway "D" and "A" Street/Driveway "E"
and assuring lane configurations shown on Figure IV 14.

Project implementation would be accompanied by a
number of improvements intended to promote
vehicular and non-vehicular access to the site.

Conformance to City of San Diego standards for
vehicular and non- vehicular street improvements
would avoid significant traffic hazards to motor
vehicles, bicyclists, or pedestrians.
Mitigation
Measures IV .C. l through IV .C.4 and pedestrian
circulation provisions contained on the proposed site
plan would provide adequate mitigation.

Project implementation would not result in significant
impacts associated with the City's TDM Ordinance.

<f
-.I

No

TABLE S-1

Significant Effects

Impact

Mitigation Measures

Mitigated

Traffic Circulation (Cumulative)

There would be a significant cumulative impact under
the interim conditions with project scenario, which
would. consist of project traffic and traffic associated
with 151 3 dwelling units and 5.5 acres of commercial
development in the area to the east of Palm A venue.
The southbound 1-805 ramp terminal under this
scenario would operate at an unacceptable LOS D
during the afternoon peak hour.

No project mitigation measures are available to reduce
the cumulative impact on the southbound 1-805/Palm
A venue ramp terminals under the interim conditions
with project scenario to below a level of significance.

Under the build-out with project conditions, there
would be significant cumulative traffic impacts on the
Palm Avenue/"A" Street intersection, the 1-805/Palm
A venue ramp terminals, and the intersection of Del Sol
Boulevard and "A" Street. The Palm A venue "A" Street
intersection would operate at an unacceptable LOS D
in the AM peak hour and LOS E during the PM peak
hour. With ultimate lane assumptions at the 1805/Palm Avenue interchange, the ramp terminals
would operate at LOS D in the AM and PM peak
hours. The intersection of Del Sol Boulevard
and "A" Street would operate at an unacceptable LOS
D during the PM peak hour.

Build-out with project impacts on southbound and
northbound ramp terminals would remain unmitigated
(LOS D) even after ultimate improvements are made to
the interchange. These ultimate improvements, which
include widening of the Palm A venue overpass, are not
included as project mitigation. No measures have been
identified which would fully mitigate the project's
cumulative impact on the 1-805/Palm Avenue
interchange to below a level of significance.

~

Build-out with project impacts on the Palm
Avenue/"A" Street intersection would be reduced but
remain significant by assuring traffic signalization and
the lane configurations shown in Figure IV-14. Level
of service during the AM peak hour would remain at
LOS D and improve from LOS E to LOS D during the
PM peak hour. No project mitigation is available to
avoid the unacceptable LOS D (AM and PM peak
hours) after implementation of the foregoing measures.

No

TABLE S-1

Significant Effects

Impact

Traffic (cont.)

Mitigation Measures

Mitigated

With the assurance of a traffic signal and lane
configurations shown in Figure IV -14, build-out with
project impacts on the intersection of Del Sol
Boulevard/" A" Street would operate at LOS B during
the morning peak hour. However, during the PM peak
hour, the unacceptable LOS D operating condition
would remain unmitigated.

Air Quality (Direct)

Construction activities associated with the proposed
project could create significant short-term air quality
impacts by increasing the amount of particulate matter
emitted into the San Diego air basin. The project
could generate approximately 660 pounds per day of
Particulate Matter (PM-10); any project which
contributes more than 250 pounds per day is
considered a major source of PM-10.

The developer would comply with all San Diego
County APCD measures regarding control of nuisance
fro m the generation of dust and fumes during
construction. Dust control measures would include: (1)
twice-daily watering of disturbance areas and (2)
chemical stabilization of off-road haul routes.

Yes

Implementation of the Transportation Demand
Management Plan which would be required of the
project would reduce the cumulative air quality
impacts. However, full mitigation for the cumulative
air quality impact is beyond the control of one project.

No

Air Quality (Cumulative)

Mobile-source emissions associated with
implementation of the project would be cumulatively
significant. Project-impacted intersections which
would experience unacceptable levels of service would
compound regional air quality problems.
The
incremental contribution to the non-attainment status
of the San Diego Air Basin would be cumulatively
significant in conjunction with all other planned
regional growth.

Cf
\0

TABLE S-1
Significant Effects

Mitigated

Impact

Mitigation Measures

The additional traffic related to the commercial use on
"A" Street would increase traffic noise above that
which would occur with residential development.
Although traffic volumes would exceed 65 dB(A)
withou t the commercial use, the increase in project
traffic would extend the 65 dB(A) contour an
additional 65 feet along the "A" Street through the
property and 45 feet further from the road to the
south.
This would affect future residential
developments expected to occur to the east and south.

No project-specific mitigation would be required for
noise generation because no development exists in the
affected areas. Future development will require
discretionary actions would involve environmental
review. At that time, future development would be
required to construct noise barriers sufficient to
reduce noise levels to acceptable standards.

Yes

A Soils Investigation would be completed to the
satisfaction of the City Engineer which identifies
remedial measures necessary to mitigate soils
susceptible to settlement and assure the stability of
large manufactured slopes. The Soils Investigation
shall specify necessary remedial measures such as
benching of manufactured slopes; planting of slope
stabilizing landscaping; monitoring of settlement
during construction; removal of existing fill soils,
alluvium, and slope wash materials; proper compaction
of replaced fill soils; and incorporating specificallydesigned foundation systems. The City Engineer
would assure that the approved remedial measures
have been incorporated into the project's grading plan.

Yes

Noise

Geology and Soils

The proposed development could be exposed to
potentially significant geologic impacts. Alluvium
deposits, expansive soil and the unconsolidated trash
deposits from the previous landfill pose structural
hazards to future buildings. The La Nacion Fault
zone, clay and landslide deposits could adversely
im pact the proposed manufactured slopes.

'f
0

TABLE S-1

Significant Effects

Impact

Mitigation Measures

Although water would be available to the site,
improvements to the local water delivery system may
be necessary to avoid significant water system impacts.
All other utilities necessary for the project are
considered adequate.

A water systems analysis would be prepared prior to
recordation of the final map to determine if any
improvements are necessary to serve the property. If
improvements are required, the project proponent
would install or otherwise guarantee that the
improvements are accomplished.

Yes

Monitoring of the grading operation would be carried
out by a qualified paleontologist in accordance with a
City-approved monitoring plan. The paleontologist
would have the authority to stop grading and
undertake salvage, in the event significant fossil
deposits are uncovered during grading.

Yes

Surface runoff would be controlled during
construction through the use· of temporary
detention/sedimentation basins, sand bags, etc. To
mitigate the project's contribution to long-term water
quality impacts, the Best Management Practices for
Stormwater Pollution Control would be implemented.

Yes

Mitigated

Utilities

Paleontology

Grading for project development could result in
significant impacts to paleontological resources. The
Otay Formation found on the project site may contain
significant fossil deposits.

Water Quality

Development of the project would result in an increase
in the urban runoff problems within the Otay and
Duri ng construction,
Tijuana River basins.
uncontrolled surface runoff would create erosion and
sedimentation problems. Once developed, runoff from
future streets and parking areas would collect harmful
materials such as oil, rubber, metals and trash. While
insignificant in and of themselves, these impacts would
have a cumulatively significant impact on water
quality.

~

TABLE S-2
Effects Found Not To Be Significant

Issue

Issue

Land Use (Brown Field)

Human Health/Public Safety (continued)

T he project site is located outside the airport influence area and
beyond the flight activity zones. In addition, the project site lies
outside of the 60 dB(A) noise contour. Thus, the project would
not have any significant impacts associated with Brown Field.

from these deposits indicate that the material is non-hazardous
and, thus, poses no significant public safety hazard.

Visual Quality

No excessive amounts of fuel or energy would be consumed by the
project. As discussed in air quality, the majority of the
automobile trips associated with the project are related to
shopping trips which would occur in the area whether or not this
site is developed as a commercial center. In addition, the energy
consumed by the operation of the center would not be significant.

The project would not result in any significant obstruction of
vistas or scenic views f rom surrounding public areas. The site is
visible from a nearby park but is not considered a valuable scenic
resource due to extensive disturbance resulting from off road
vehicle activity on the property. Views from I-805 are minimal
as the freeway is at lower elevation than the property. The
proposed commercial development would change the character of
t he area from vacant to developed land; however, the visual
impact is not considered significant as the property possesses no
high intrinsic visual quality.
Cultunlll Resources
Three prehistoric and one historic site have been recorded on the
subject property. Subsequent testing and research of these sites
have demonstrated that none of these sites are significant.
Human Health/Public Safety
An incineration trash dump was operated on the site in the 1950s
and early 1960s. Trash deposits from this operation occur on the
property. However, extensive laboratory tests of samples taken

Cfl

N

Energy

Housing
The proposed project site is designated for residential uses;
however, the change to commercial use would not impact housing.
Sufficient housing opportunities would exist in the Otay Mesa
Community Plan area even with the proposed conversion. No
impacts to existing or planned housing would occur from
implementation of the proposed project.
Hydrology
Project development would increase the volume of surface runoff
from the site by approx imately 24 cubic feet per second. Four
existing offsite drainage structures would receive project runoff.
The hydraulic analysis performed for the project indicates that
these inlets and the associated storm drains would have excess
capacity ·even with the proposed project and fu ll development of
the drainage basin.

TABLE S-2
Effects Found Not To Be Significant

Issue
Light, Glare and Shading

No impacts relative to lighting, glare or shading is anticipated.
Natural Resources

The project site does not possess any important natural resources
beyond that associated with the vegetation. No aggregate material
occurs on the site and the soils are not conducive to agriculture.
Water Conservation

Water-conserving fixtures would be utilized as required by the
Uniform Building Code and drought tolerant landscaping would
be planted to minimize water consumption associated with the
development.

'f
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I.

INTRODUCTION

A.

PURPOSE AND SCOPE OF THE EIR

This environmental impact report (EIR) is being prepared to provide a detailed analysis of
the potential environmental impacts associated with development of the proposed Palm
Plaza commercial center. The City of San Diego as Lead Agency will review and consider
the EIR in making their decision to approve, revise or deny the proposed project.
The proposed Palm Plaza is a retail commercial center covering approximately 59.4 acres
of an 87.7-acre site in Otay Mesa. Development would consist of approximately 617,000
square feet of commercial uses to be anchored by a Wal-Mart and Sam's Club discount
department store. The site is located southeast of the terminus of Palm Avenue at
Interstate 805 in the Otay Mesa Community Plan area.

B.

CEQA REQUIREMENTS

Environmental Compliance

The California Environmental Quality Act (CEQA) of 1970 (California Public Resources
Code Section 21000 et. seq.) requires the preparation of EIRs or other environmental
analysis for any project that a lead agency proposes to implement, unless it is specifically
exempted by CEQA. According to Section 21002.1 of CEQA, "The purpose of an EIR is
to identify the significant effects of a project on the environment, to identify alternatives to
the project and to indicate the manner in which those significant effects can be mitigated
or avoided". CEQA also serves to provide mechanisms whereby the public and decisionmakers can be informed about the nature of the project being proposed and the extent and
kinds of impacts that the project and alternatives would have on the environment if the
project were to be implemented.
This EIR has been prepared in accordance with the requirements of the City of San Diego's
environmental review procedures and complies with all criteria, standards and procedures
of CEQA and the State CEQA Guidelines (California Administrative Code, Section 15000,
et. seq.). This EIR has been prepared as a Project EIR as defined by Section 15161 of the
CEQA Guidelines.
Scope of the EIR

The scope of the analysis for this EIR was determined by the City of San Diego and by
responses to the Notice of Preparation (NOP) which was distributed by the City on October
23, 1992. The NOP and associated responses are included in Appendix A of this document.
The following project issues were identified as potentially significant by the City and are
May 18. 1993
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addressed in this EIR: Land Use, Visual Quality/Landform Alteration, Traffic, Biology, Air
Quality, Noise, Geology/Soils, Utilities, Paleontology, Cultural Resources, Public Safety and
Hydrology /Water Quality. For each of these topics, a discussion is presented of the existing
conditions followed by identification of specific issues, potential impacts, identification of
significance of those impacts and mitigation for the issues identified as significant.
Other sections required by CEQA and included in this document include a discussion of
cumulative impacts, growth inducement and the relationship between local short-term use
of the environment and enhancement of long-term productivity. A discussion of alternatives
to the proposed project is also presented.
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II.

ENVIRONMENTAL SETTING

A.

LOCATION

The proposed Palm Plaza commercial center is located approximately 11 miles southeast
of downtown San Diego, approximately 5.6 miles inland from the Pacific Ocean and 1.5
miles from the international border (Figure 11-1 and 11-2). Brown Field is located 2.5 miles
to the southeast.
The 87.7 acre project site is located southeast of the intersection of Interstate 805 (1-805)
and the eastern extension of Palm Avenue within the Otay Mesa community planning area.
It is bounded by 1-805 on the west, Palm Avenue on the north, and undeveloped mesa tops
and canyons on the east. Vacant land is immediately south of the project site, followed by
State Route 905 (SR-905).
B.

PHYSICAL CHARACTERISTICS

Project site topography consists of gradual to steep west-facing slopes descending from a
higher mesa offsite to the east with three northwest trending drainages. A major drainage
occurs in the northern portion of the site, running east to northwest. Drainage from this
ravine is channeled underneath 1-805. Highest onsite elevation is approximately 490-feet
above mean sea-level (AMSL) on a ridgetop on the eastern property line in the southern
portion of the site. Lowest onsite elevation is approximately 200-feet AMSL at the
northwest corner. Soils in the area consist largely of loamy and gravelly sands on the lower
edges of the property but are variable on the slopes and the ridge top in the southeastern
corner.
Between the years of 1951 to 1963, the Otay Refuse Disposal Area was operated by the
County of San Diego on a portion of the project site. The 28-acre disposal area extended
onto the present right-of-way of I-805 and the north-central portions of the project site. The
County operated the Otay Refuse Disposal Area as a trash burn site on a lease basis.
County records indicate the dump was used for residential trash.
More recently, in 1978-79, the property was used as a borrow site and excavated to its
present state. Materials were exported from the site for use as fill material. Much of the
trash fill was removed during this excavation.
The majority of the area proposed for development is disturbed (Figure 11-3). Vegetation
on the project site is varied. Dominant vegetation types include non-native grassland,
Diegan Coastal Sage Scrub and Maritime Succulent Scrub. Non-native grassland
characterized by a dense cover of annual grasses associated with annual wildflowers and
introduced weedy species exists on the western portions of the site. Diegan Coastal Sage
May 18, 1993
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Scrub occupies north-facing slopes and the ravine in the northern area. Maritime
Succulent Scrub is found on south-facing slopes in the eastern portion of the site.
C.

SURROUNDING LAND USES

Mixed residential and commercial development currently exist to the west and southwest of
1-805 in the Otay-Nestor and San Ysidro Communities of San Diego, as well as within the
City of Chula Vista to the northwest. Land to the east and south is undeveloped. Brown
Field, a general aviation airport, is five miles to the southeast with_iP. . 9.t.~y Mesa. North of
Palm Avenue is the approved Gateway Fair project, a 31-acre y~£?§1 site with 260,300
square feet of commercial development. Land immediately east is proposed for residential
development as part of the California Terraces development.
D.

APPLICABLE PLANS AND POLICIES

The City Progress Guide and General Plan designates this portion of Otay Mesa as Planned
Urbanizing. Land uses onsite are governed by the Otay Mesa Community Plan, adopted in
August, 1981. The project site lies outside of the Coastal Zone and also outside of the
influence area for Brown Field as designated in the Brown Field Comprehensive Land Use
Plan. The Otay Mesa Community Plan designates the site and surrounding areas as Low
Density Residential, 0 to 5 dwelling units per acre.
The property is currently zoned A-1-10, Agriculture, 1 dwelling unit per 10 acres. This is
a temporary zone for lands in planned urbanizing areas that are presently in agriculture or
open space use or which are undeveloped.
The Resource Protection Ordinance (RPO) applies to the project site and implements the
Hillside Review Overlay Zone (HROZ). Portions of the northern ravine and some of the
slopes in the southern and eastern portion of the property are within the HROZ. It is the
intent of the overlay zone to encourage a sensitive form of development which compliments
the natural and visual character of the hillsides. RPO is intended to preserve and protect
environmentally sensitive lands including flood plains, steep slopes, sensitive biological
resources and unique cultural resources. The ordinance establishes specific encroachment
limitations into these resource areas.
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III.

PROJECT DESCRIPTION

A.

PURPOSE/OBJECTIVES OF THE PROPOSED PROJECT

· The proposed project would provide a regional shopping center to serve the Otay Mesa and
surrounding communities. The center would provide new commercial uses anchored by a
Wal-Mart discount department store and a Sam's Club membership wholesale store.
Additional commercial space would be available for lease to a variety of users.
B.

PROJECT BACKGROUND/RELATED ENVIRONMENTAL DOCUMENTATION

Previous development proposals that included the subject site include the Palm Vistas
Estates Project and the South Palm Precise Plan-Palm Ridge IV Tentative Map/Planned
Residential Development. Both projects involved residential development and included
environmental work (EQD No. 85-0825 and DEP No. 90-0351, respectively). However, the
EIRs were never certified.
C.

PROJECT CHARACTERISTICS

Site Plan
The Palm Plaza commercial center is intended to accommodate regional shopping needs in
the Otay Mesa and surrounding area. Approximately 617,000 square feet of commercial use
is proposed on 59.4 acres adjacent to 1-805. The center would be anchored by a Wal-Mart
and a Sam's Club store. Additional retail stores would be located within the shopping
center.
A site plan has been prepared for the project which displays the lot layout, building location
and parking areas (Figure 111-1). The boundaries of the site plan encompass a total area
of approximately 87.7 acres of which approximately 59.4 acres would be occupied by the
commercial development and "A" Street; the remaining 25 acres, east of "A" Street would
be in natural open space or revegetated manufactured slope. Table 111-1 provides a
summary of the amount of commercial development by parcel.
The majority of commercial buildings would be located toward the western property line
bordering 1-805. Approximately 500-feet of this western exposure would be parking area.
The majority of parking, however, would be located between the buildings and "A" Street.
Seven smaller freestanding building pads (maximum building area 10,000-square feet each)
would be located closer to "A" Street. The two anchor tenants, Wal-Mart and Sam's Club,
would be located toward the north and southern ends of the property, respectively. The

)
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remaining acreage east of "A" Street, including steep slope areas, would be placed in open
space.
Parking

Approximately 3,675 surface parking spaces would be provided for an overall parking ratio
of 5.96 parking spaces per 1,000 square feet. Of the total parking supply, 16 spaces are
provided at the back of the site behind the 55,000-square-foot retail building at the north
end, and 72 spaces are located between the proposed Wal-Mart store and the 40,000 squarefoot retail building to the south. An additional 10 aisles of parking are located between
Sam's Club and the retail buildings to the north. Approximately 600 spaces would be
provided for the freestanding buildings fronting "A" Street (Pads A through I). The
remaining spaces are located in the center of the lot in front of the main retail buildings.
TABLE III-1

Proposed Site Plan Statistics
Site Area
(Gross Acres)

Square
Footage

Parking
Spaces

Parking
Ratio
(/1,000 SF)

Wal-Mart
with expansion

12.59

154,809

856

5.53

Sam's Club
with expansion

15.49

164,900

969

5.88

Retail I

5.53

55,000

303

5.51

Retail II

3.54

31,000

172

5.55

Retail Ill

13.48

145,800

802

5.50

Pad A

1.03

6,000

61

10.17

Pad B

0.72

7,000

42

6.00

Pad C

0.69

7,000

40

5.71

Pad D

1.05

6,500

82

12.62

Pad E

0.95

10,000

61

6.10

Pad F

0.96

7,000

68

9.71

Pad G

1.19

9,000

92

10.22

Pad H

0.97

7,000

68

9.71

Pad I

0.95

6,000

58

9.67

Totals

59.40

617,009

3,674

5.95

Parcel
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One dead-end parking aisle is provided in Pad F in which case, a tum-around feature is
provided to facilitate maneuvering out of the area.
Traffic Circulation
Regional access to the site would be supplied by 1-805. Local access to the site would be
from Palm Avenue bordering the site on the north and the proposed "A" Street to the east.
Palm Avenue would be extended from its current terminus just east of 1-805 to the
intersection of "A" Street. "A" Street would be constructed along the project site between
Palm Avenue and Del Sol. A portion of Del Sol Boulevard between "A" Street and 1-805
would also be constructed. "A" Street would transition from a -1-0£,]Q§:-foot right-of-way at
its intersection with Palm Avenue to a ~Q~-foot right-of-way through the subject property.
Access into the center would be possible at the various driveway locations illustrated on
Figure 111-1. A right-turn in and out driveway would be provided on Palm Avenue. A total
of six driveways would be provided on "A" Street. The two most northerly driveways would
be limited to right-turn in and out while the other four would allow all turning movements.
Two driveway entrances are proposed to be signalized on "A" Street.
Building Elevations
Conceptual building elevations of the proposed Wal-Mart store are shown in Figure 111-2.
The proposed building would be 26 feet tall with architectural detail at the main entrance
being 36 feet tall. As shown in the elevations and in the site plan shown in Figure 111-2 the
Wal-Mart main entrance would be on the east facing side. The conceptual building
elevations for the proposed Sam's Club also are shown in Figure 111-2. The proposed
building would be 31 feet tall. Exterior design for the entire Palm Plaza complex would
include painted stucco and concrete columns, clay tile on architectural relief columns, and
arches over pedestrian arcades.
Grading Plan
The proposed project site would be graded in accordance with the conceptual grading plan
shown in Figure llI-3. A total of 740,000 cubic yards (cu. yds) of cut and 600,000 cu. yds. of
fill would be required for onsite grading including "A" Street from Palm Avenue to the
southern property line behind the Sam's Club and including cut slopes east of "A" Street.
Offsite cut and fill quantities for "A" Street from the south property line to Del Sol
Boulevard and Del Sol Boulevard from 1-805 to "A" Street would include 262,000 cu. yds cut
and 150,000 cu. yds fill. Export of 252,000 cu. yds of soil would be placed on adjacent land
to the south for future use. A maximum 81-foot tall 2:1 cut slope would be located east of
"A" Street and a maximum 34-foot, 2: 1 fill slope would be located at the northwest corner
of the shopping center. Onsite elevations currently range from 490 AMSL to 200 AMSL
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and would ultimately range from 300 feet above mean sea level (AMSL) in the southeastern
portion of the site to approximately 270 feet AMSL in the northwestern corner.
Landscape Plan
Figure III-4 is a conceptual landscape plan for the proposed project site. The landscape
plan has been developed in accordance with the City's Land Development Ordinance,
Landscape Ordinance and the Otay Mesa Community Plan. The overall goals of the
landscape plan are to screen undesirable views (such as storage, loading and utility areas)
and provide interest to the site and architectural enhancement of the buildings.
Vehicular entrances will be identified and accented with special groupings of trees, shrubs
and low groundcover. Permanently landscaped areas would be served by permanent
automatic underground irrigation systems. A plant palate of trees, shrubs and groundcover
species is provided in Figure III-4.
Tentative Map
The proposed project would result in the creation of 14 commercial lots: the proposed WalMart site, Sam's Club site, Retail Centers I, II and III, and Pads A through I as shown on
the project site plan, Figure III-5. The gross site area for each lot is summarized in Table
III-1 above. "A" Street and the open space areas to the east would be additional lots.
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D.

PROPOSED DISCRETIONARY ACTIONS

The proposed actions, required discretionary actions and responsible agency for
implementing the discretionary actions are listed in Table III-2.
TABLE III-2
Discretionary Actions
Proposed Action

Discretionary Action

Responsible Agency

Change in land use designation
from residential to commercial

Community Plan Amendment/
General Plan Amendment

City of San Diego

Comprehensive review of
multiple, phased commercial uses

Planned Commercial
Development Permit

City of San Diego

Change in zoning from A-1-10
to CA

Rezone

City of San Diego

Grading on slopes greater than
25 percent

Resource Protection Ordinance
Permit (Hillside review Permit)

City of San Diego

Automobile Service station

Conditional Use Permit

City of San Diego

Discharge of runoff

NPDES Permit

Water Quality Control Board

Commercial lot subdivision

Tentative Map

City of San Diego

Site grading

Land Development Permit

City of San Diego

California Gnatcatcher take

Section 7 or lOA permit

U.S. Fish & Wildlife
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IV.

ENVIRONMENTAL ANALYSIS

A.

LAND USE

Existing Conditions
Present Uses
The 87.7-acre project site is currently vacant and exhibits heavy use by off-road-vehicles.
The land surrounding the site is also vacant although several developments are proposed
in the area (see discussion under Otay Mesa Community Plan, below). To the west, across
l-805, are the residential areas of Otay Mesa and Otay :mg§!-Nestor in the City of San
Diego. A gas station and neighborhood commercial uses are located on the northwest
corner of the intersection of Palm Avenue and 1-805. A park is located at the southwest
corner of the intersection. The City of Chula Vista lies to the north and northwest of the
Otay River valley, north of the site.
Land Use Policies
San Diego Progress Guide and General Plan
The project area is designated "Planned Urbanizing" within the Progress Guide and General
Plan for the City of San Diego. These areas are presently developing or expected to
develop in the near future. Urban-level development is expected to occur with the
availability of necessary services. Development of the planned urbanizing areas is governed
by the goals, objectives and policies of the adopted community plan for the area.
Otay Mesa Community Plan
The Otay Mesa Community Plan designates the subject site and surrounding areas in the .
western part of the planning area for primarily residential uses (Figure IV-1). Other uses
such as schools, parks, open space, and neighborhood· and community-commercial centers
are included as support uses to the residential use. The area immediately surrounding the
site is vacant although several projects have been approved (Figure IV-2). To the north of
the project across Palm Avenue, the Gateway Fair project proposes 260,300-square feet of
commercial space including retail shops, financial institution space, restaurant space, a
service station and a motel. To the east of the project site is the California Terraces Precise
Plan which includes residential and commercial uses as well as schools, parks and open
space areas. South of the project site is vacant land which is part of the South Palm Precise
Plan and is designated for residential. Further south, across SR-905 is the Remington Hills
Precise Plan which will include a range of residential uses.
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There is no commercial element in the Otay Mesa Community Plan text, rather, all
development recommended for the western part of the community is discussed in the
Residential Communities and Housing portion of the plan (pages 75-78) . Commercial
development is not specifically guided by any goal, objective or proposal stated in that
portion of the text other than a statement that approximately 360-acres of the land
designated for residential communities will be reql';red for public facilities and shopping
centers.
When the Otay Mesa Community Plan was adopted in 1981, approximately 130 acres of
commercial land was designated on the Community Plan map, in addition to approximately
230 acres of "Specialized Commercial" located in the industrial area of the plan south and
east of Brown Field. Of the 130 acres of general commercial land, the majority was
designated in a central community commercial center along SR-905, west of Brown Field.
The Community Plan states that location of development is critical due to limited sewer
capacity and the desire for compact units of development rather than discontinuous or
isolated projects. To this end, the plan includes a Development Phasing element and
· identifies Brown Field and the western portions of the plan area, including the project site,
as Phase I. Phase I areas may develop with adequate provision for roads, utilities and
services.
A variety of environmental goals are identified in the Otay Mesa Community Plan.
Relevant community-wide environmental objectives, proposals and goals include:
Development should be planned to relate to topography and natural features.
Grading operations are to retain the character of the landform as much is feasible .
Grading will be done to insure proper drainage, slope stability and ground cover
revegetation. Top and toe of slope shall be rounded to simulate natural contours.
Slope banks are to undulate to avoid straight slope faces.
Planting of natural ground covers on all created slopes together with irrigation and
maintenance will be required. Indigenous species and low-water demand
landscaping should be used to reduce irrigation demands of the community while
minimizing water run-off and erosion.
Buffers between internal and external land uses will be employed when needed.
All roads should be integrated into the landform as naturally as possible so that
they become edges and buffers rather than divisions to neighborhoods.
Environmental resources characteristic of hillsides and natural drainage channels
should be retained to the extent possible. The rhythm of the hillside topography
May 18, 1993
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and profiles should be complemented by the roof lines and rhythm of building
silhouettes.
Commercial areas should avoid repetitive appearance. Different but compatible
facades should be used on commercial storefronts. Shopping centers should
provide common parking areas for all businesses and these parking areas should
be well landscaped. Linear placement of buildings within shopping centers should
be avoided. Interesting and compatible shapes of buildings should be encouraged
and the square or "box-look" avoided. A variety of colors, materials and textures
should be used on building exteriors within commercial areas.
City of San Diego Zoning
The proposed project is within the A-1-10 (Agriculture) zone, a temporary zone for lands
within planned urbanizing areas. Development within this zone is permitted at a density of
one residential unit per ten acres.
Resource Protection Ordinance
The Resource Protection Ordinance (RPO) is an additional level of review. The RPO limits
encroachment into steep hillsides, biologically sensitive areas, cultural resource areas and
floodplains. The project site possesses steep hillsides and biologically sensitive land but does
not contain any significant cultural resources or floodplains .
Steep hillsides are identified on the Hillside Review (HR) Overlay Zone as lands over 25%
slope with a minimum difference in elevation of 50-feet. The HR Overlay Zone includes
the drainage area in the northwestern portion of the project site and steep slopes in the
eastern portion (Figure IV-3). RPO allows encroachment into sensitive slopes based on the
percentage of the property which contains sensitive slopes. As less than 29% of the project
is covered by sensitive slopes, no encroachment is allowed under RPO.
Approximately 17 acres (19 percent) of the subject property is covered by biologically
sensitive lands (refer to Figure IV-3). Biologically sensitive lands are those considered to
support rare, endangered or otherwise sensitive plant and animal species or communities.
As less than 29% of the project is covered by biologically sensitive lands, no encroachment
is allowed under RPO.
The HR Overlay Zone does not identify specific encroachment allowances. However,
additional findings for development must be made, including that the site is physically
suitable for the design and siting of the proposed development and development should
result in minimal disturbance of sensitive areas; the grading and excavation will not result
in soil erosion, silting of lower slopes, slide damage, severe scarring or other geologic
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instabilities; and the proposed development retains the visual quality of the site through
proper structural scale and character and varied architectural treatments.
Guidelines and criteria for development on hillsides are found in the HR Overlay Zone and
include the following:
Design structures to fit the hillside rather than altering the hillside to fit
the structure.
Site development on the least sensitive portion of the site to preserve the natural
landforms, geological features and vegetation.
Limit amount of impervious surfaces and design to support the natural drainage
system.
Replant with self-sufficient trees, shrubs and groundcover compatible with
surrounding vegetation.
Assure soil stability both during and after construction by recogruzmg soil
characteristics, hydrology and steepness of terrain.
Cut and fill grading shall avoid straight and unnatural slope faces.
Use a variation in architectural design.
Consider existing vegetation when landscaping the site.
Match scale and character of buildings with scale and character of terrain and
surrounding neighborhood.
Comprehensive Land Use Plan - Brown Field
Brown Field is located approximately 2.5 miles to the southeast of the project site. Aircraft
activity creates noise levels and the potential for aircraft accidents in portions of the Otay
Mesa Community planning area. The Comprehensive Land Use Plan (CLUP) prepared for
Brown Field identifies areas where land uses may be impacted. The subject site falls well
outside the current noise contours, airport influence area and flight activity zone (Figure
IV-4). Ongoing studies for an alternative international airport in San Diego have included
proposals for expanding Brown Field. Under these proposals, the subject site would remain
outside the airport influence area and flight activity zone but may be influenced by noise
levels of 65 CNEL. The CLUP states that commercial land uses are compatible with the
65 CNEL.
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Issue 1: Would the proposed project result in a land use which is inconsistent with the
adopted community plan land use designation for the site or conflict with the environmental
goals, objectives and recommendations of the adopted community plan or applicable
ordinances?
Impact
Community Plan Designation
The proposed commercial center would be a regional-commercial type development. The
proposed conversion of 59.4-acres from very low density residential to commercial would not
create an adverse impact on the Otay Mesa Community Plan. The plan anticipates
additional commercial areas throughout the residential western portion of the community.
The proposed regional-type commercial stores that would anchor the center would provide
shopping opportunities for the developing Otay Mesa area and surrounding communities.
The remaining commercial space in the center would accommodate local neighborhood
shopping needs. In addition, commercial land uses would be less impacted by freeway noise
and traffic associated with the 1-805/Palm Avenue interchange and therefore more
appropriate. Additional discussion on noise impacts is contained in Section IV.F.
The community plan amendment required for project implementation would replace the
residential designation with commercial for 59.4 acres. The remaining acreage on the east
side of "A" Street would be designated open space (Figure IV-5). The proposed project
would subtract 59.4 acres of buildable area from the very low density residential category
of the plan, representing a maximum of approximately 252 dwelling units (acreage minus
15% for streets, times the proposed density factor, as provided in the Community Plan).
The original Community Plan estimated total dwelling units in the western portions of the
community to be 17,880 and designated 360 acres for commercial uses. The conversion of
59.4 acres from very low density residential to commercial represents a 0.33% decrease in
total estimated dwelling units.
The Otay Mesa Community Plan map shows approximately 130-acres of commercial land
centered on SR-905 to the south of the project site. This commercial center could
potentially develop with retail facilities serving the entire Otay Mesa community. The
Community Plan also provides for an additional 230-acres of "Specialized Commercial" land
centered to the southeast of Brown Field and associated with the proposed industrial
development on the eastern portion of the mesa. The Community Plan text acknowledges
that smaller neighborhood commercial sites would be included in outlying residential areas.
Since its adoption in 1981, the Community Plan has been modified to include approximately
31-acres of community and visitor-serving commercial land uses in the Gateway Fair project
to the north of the project site and smaller commercial areas associated with the California

Terraces Precise Plan.
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projects would add ~6P.~~'.4 acres of commercial land, representing a Hi.5 % i:§~?,iW,
increase over the original 360 acres designated in the Community Plan.

Commercial use of the property would be compatible with the existing and planned land
uses surrounding the site. No impact would occur to the north as this area is already
designated for a similar commercial development. Existing residential development to the
west is separated from the project by 1-805. The nearest development within California
Terraces would consist of residential uses.
A limited number of homes along the western edge of this area would be affected by the
project as would any buildings within the elementary school which would be located along
the western perimeter. However, the elevational difference and intervening open space
would provide a buffer between the project and future development within California
Terraces. The commercial uses within the project would lie approximately 30 to 40 feet
below and over 200 feet from the edge of the nearest development area. In addition,
proposed landscaping and shielding of light fixtures in the parking areas would reduce the
potential land use impacts.
Future residential development to the south of the project would be buffered by proposed
landscaping and a six-foot wall which is required by the City Zoning Ordinance to be
constructed between proposed commercial uses and adjacent residential development.
Shielding of parking and security lighting would also reduce the impact of the project on
future residential development to the south.
The Community Plan includes str.eet classifications for Palm Avenue and Del Sol Boulevard.
The City of San Diego Engineering Department has updated recommendations for these
streets as well as for "A" Street. The proposed project would implement the more recent
Engineering Department classifications for Palm Avenue and Del Sol Boulevard and
implement an even higher classification for "A" Street as recommended by the traffic study
prepared for the project"(Appendix B.) The proposed project would therefore not conflict
with the transportation portion of the Community Plan.
Environmental Goals of the Community Plan

The Otay Mesa Community Plan has established a series of environmental goals and
objectives relating to landform features, site planning, landscaping, parking, utilities, and
open space. The proposed site plan reflects the majority of the goals with respect to site
planning, parking and utilities but does not achieve the goals related to landform features
and open space.
As discussed in more detail in Section IV.B Visual Quality/Landform Alteration,

implementation of the project would encroach into steep slopes along the eastern boundary
May 18, 1993
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f the site and create large manufactured slopes which would reach a maximum height of 85

feet. In addition, the minimum curve radius standards for this road leave little opportunity
to incorporate the contour grading recommendations of the Community Plan. Thus, the
grading reflects a more traditional approach. Although the native vegetation covering these
slopes have been substantially disturbed, they are considered to be significant landform
features and the amount of grading proposed on these slopes would, therefore, conflict with
the Environmental Goals of the Community Plan relative to landforms.
As required by the Community Plan, the commercial buildings would employ compatible
storefront facades while avoiding repetitive linear placement of buildings by placing
freestanding satellite buildings closer to "A" Street and breaking up the commercial spaces
associated with the anchor stores on the remainder of the lot. Screening trees would
visually buffer the commercial land use from vantage points to the west. Utilities would be
provided with development as required by the Community Plan.

The project proposes to restore the native vegetation to the manufactured slopes which
would meet the goals of the Community Plan relative to the use of drought-tolerant, natural
vegetation on created slopes. In addition, the project would dedicate the revegetated slopes
on the east side of "A" Street as well as the undisturbed areas along the eastern portion of
the property as open space. This open space would connect with open space areas of
adjacent development.
Resource Protection Ordinance

Based on the percentage of the property exhibiting sensitive slopes or biologically sensitive
lands, no encroachment into either one of these resources would be allowed under RPO.
Thus, the project would exceed the encroachment allowance of RPO into steep slopes and
biologically sensitive land. The primary reason for the excessive encroachment is the
grading necessary to construct "A" Street. Minimum curve radius standards established by
the City and the applicant's goal of maintaining a contiguous commercial development, limit
the ability of the project to move the road grading further out of the sensitive lands.
Additional discussion of these constraints is contained in the discussion of a modified
alignment for "A" Street in Section IX. Alternatives To The Proposed Action.
As shown in Figure IV-3 and Table IV-1, the project would encroach into 2.0 acres (2%)

of the sensitive slopes. The project would encroach into 7.8 acres (4%) of the biologically
sensitive lands (Table IV-2).
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TABLE IV-1
Sensitive Slopes
Total Area
(acres)

1

11.1

1

Area Impacted
(acres)

Encroachment Allowance
(acres)

Excess Encroachment
(acres)

2.0

0

2.0

No sensitive slopes would be impacted by offsite portion of "A" Street and Del Sol Boulevard.

Siimificance of Impact

Implementation of the proposed project would have significant land use impacts related to
conflicts with the environmental goals of the Otay Mesa Community Plan and the City's
Resource Protection Ordinance. No significant impacts would occur with respect to the loss
of residential land, compatibility with existing and planned land uses or operation of Brown
Field.
The grading necessary to construct "A" Street would result in significant alteration of the
steep slopes along the eastern portion of the property by creating a cut slope which would
extend for a distance of approximately 4,000 feet and reach a maximum height of 85 feet.
Design considerations preclude fully achieving the contour grading goals of the community
plan.
Under RPO, the project exceeds the allowed encroachment into both sensitive slopes and
biologically sensitive lands.
Miti2ation, Monitorin2 and Reportin2

No project mitigation measures are available to reduce the land use impact related to the
environmental goals of the comniunity plan to below a level of significance. Only
implementation of the No Project or Offsite alternative would avoid a significant impact on
the environmental goals as discussed in Section IX. Alternatives To The Proposed Action.
The applicant is proposing a mitigation program to reduce the project's impact relative to
RPO; however, the amount of mitigation proposed is not adequate to fully mitigate RPO
impacts. No mitigation measures are identified in RPO to compensate for encroachment
into sensitive slopes. Similarly, no mitigation is provided in RPO for the wetland impacts,
as no development of this habitat is permitted by RPO.
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Full mitigation of the impacts to other biologically sensitive resources, Diegan Coastal Sage
Scrub, Maritime Succulent Scrub and California gnatcatcher (as identified in Table IV-2)
would be achieved by the applicant's proposal to preserve Diegan coastal sage scrub habitat
(Refer to Biology Analysis and Mitigation Measures IV.D.1). This area would also provide
habitat for the coastal California gnatcatcher.
Issue 2: Would the proposed project result in land uses which are not compatible with
aircraft accident potential as defined by a SANDAG Airport Comprehensive Land Use Plan
(C LUP)?
Impact
The project site is located outside the airport influence area (area of restricted building
heights and land uses) and flight activity zone (area of risk from aircraft take-off and
landings) identified for Brown Field through the Comprehensive Land Use Plan (CLUP)
adopted by SANDAG. Although commercial land uses are less impacted by noise and may
locate in areas up to 75 decibels CNEL (Community Noise Equivalent Level), the project
site lies outside the 60 CNEL noise contour line as shown on the Brown Field CLUP.
Si2nificance of Impact
The project would not result in any significant impacts relative to Brown Field operations.
Miti 2ation, Monitorin2 and Reportin2
No mitigation is required.
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TABLE IV-2
Biologically Sensitive lands

Total
Area
(acres)

Resource Category
Mulefat Scrub

0.6

Seasonal Isolated Wetland

0.01

Maritime Succulent Scrub

Subtotal Maritime Succulent Scrub
Diegan Coastal Sage Scrub

Subtotal Diegan Costal Sage Scrub
Non-Native Grassland

4

Subtotal Non-Native Grassland
BiologicalySensitive lands Total

2
3
4

<.

-

'"'

Area
Impacted
(acres)
2

0.6

Encroachment
Allowan ce 1
(acres)
2

Mitigation
Ratio

Habitat
Value
Factor

Compensation
Required
(acres)

0

3:1

1.0

1.8

0.01

0

3:1

0.2

0.006

7.0
1.1

1.3
0.2

0
0

2:1
1 :1

1.0
0.6

2.6
0.12

8.1

1.5

0

NA

4.0
1.1
1.0
O.B
0.4 3
0.5

0.1
1.1
1.0
O.B
0.4 3
0.5

0
0
0
0
0
0

1 :1
1 :1
. 1 :1
1 :1
1.5 :1 3
2:1

7.B

3.9

0

NA

0.4
1.3

0.4
1.3

0
0

2:1
2:1

1.7

1.7

0

NA

NA

3.4

18.2

7.8

0

NA

NA

11.1

NA

1.0
0.4
0.6
0.2
0.6 3
1.0
NA

1.0
1.0

2.72
0.1
0.4
0.6
0.2
0.9 3
1.0
3.1
O.B
2.6

No encroachment is allowed under RPO as neither steep slopes or biologically sensitive lands comprise more than 29% of the total
project area.
Includes 0.2 acres impacted by offsite portion of "A" Street.
Impacted by offsite portion of "A" Street.
Sensitive due .to occurrence of sensitive species.
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VISUAL QUALITY/LANDFORM ALTERATION

Existini: Conditions
Site Characteristics
As discussed in Section II. Environmental Setting and illustrated in Figure II-3, the project
site has been disturbed by offroad vehicle activity, excavation of fill material for an offsite
construction project and past landfill activities. As a result of this disturbance, the property
is not considered to represent a significant visual resource in the area.

An extensive series of offroad trails have severely impacted the slopes on the east side of

the project and have proportionately degraded the native vegetation covering the slopes.
These slopes are part of the westerly slope of the Otay Mesa which is located to the east.
While the landform has not been substantially altered, the visual quality of the slopes has
been greatly diminished. Offroad vehicles have also degraded the visual character of the
ravine located in the northern portion of the site.
The previous landfill operation in the northern portion of the property and the subsequent
excavation of a major portion of the landfill deposits has significantly altered the landform
and visual character of the northern portion of the property. The northern portion of the
site was used as a County landfill in the 1950's. Much of this landfill material was removed
from the site between 1978 to 1979, leaving this portion in its present, graded state. Two
cut slopes approximately 25-30 feet high and 100 feet long was created along the eastern
slopes in the course of the excavation. The landfill operation has also degraded the ravine
which located in the northern portion of the property.
As discussed in Section II. Environmental Setting, the topographic character of the project

site is dominated on the east by slopes which rise up to the mesa which lies further east.
The change is elevation across the site from west to east ranges between 80 to 100 feet.
The slopes undulate in a north/south direction and are defined in several locations by
ravines.
The western portion of the project is more level; particularly, over the northern portion of
the site which was excavated as part of an earlier borrow operation. A small ravine crosses
through the northern half of the property in an east/west direction and has an average
depth of between 30 and 50 feet. This landform of this ravine has been altered by the past
landfill activities as well as the installation of a storm drain along the centerline of the
ravine.
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Site Visibility

The visibility of the property from much of the surrounding areas is limited by topography.
In addition, land to the north, east and south is undeveloped and presently supports no land
uses which include the site in their viewshed. The most notable existing public vantage
points from which the rpoject site is visible include 1-805, Palm Avenue (west of 1-805) and
Palm Ridge Park (west of 1-805 and south of Palm Avenue).
With respect to 1-805, the site is visible to southbound traffic on 1-805 from approximately
the Otay Valley Road interchange (.±.3 / 4 mile north of the site) to just north of the project
site. At the Palm Avenue overcrossing, the grade of 1-805 is lower than the project site
(Figure IV-6). At Palm Avenue, 1-805 is approximately 75 feet lower than at the westerly
property line of the site. This grade differential diminishes to approximately 25 feet lower
at the property line at the southern boundary of the project. Thus, motorists on 1-805 are
generally unable to view much of the site when travelling along the project. Travellers
westbound on 1-905 transitioning onto northbound 1-805 can see the southern portion of the
site but would be over 2,400 feet from the southern property line.
The project site would be visible from Palm Ridge Park. This park is located at the
approximately 25 to 40 feet below the project site and essentially the entire site can be
viewed from this park as illustrated in Figure IV-7. The visibility of the site fro m Palm
Avenue, west of 1-805, would be similar to that from Palm Ridge Park.
Issue 1: Would the proposed project result in the obstruction of any vista or scenic view
from a public viewing area?
Impact
The project would not result in any significant obstruction of vistas or scenic views from
surrounding public viewing areas. As discussed above, the project site is not considered a
significant visual resource due to the extensive grading and disturbance which has occurred
on the property in the past.
Significance of Impact
The proposed project would not significantly obstruct a scenic views from surrounding public
vantage points.
Miti2ation. Monitorin2 and Reportin2
No mitigation is required.
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Issue 2: Would the proposed project result in the creation of a negative aesthetic site or
project, substantial alteration to the existing character of the area, or project bulk, scale,
materials or style which would be incompatible with surrounding development?
Impact
Implementation of the proposed project would transform the property from its existing
vacant condition into a commercial retail center. The impact of this change is dependent
on several factors including the visibility of the development from surrounding land, the
sensitivity of surrounding areas to the visual character of the site and the current conditions
within the project boundaries. As discussed earlier, the project site does not exhibit any
significant intrinsic visual qualities due to the past disturbance which has taken place. Thus,
this discussion focuses on potential aesthetic impacts of the proposed development and
grading rather than the conversion of the site from a vacant to a developed condition.
The primary aspects of the project which would affect the visual quality of the area are
related to the proposed grading, and building size and placement. The major elements of
each of these aspects is summarized below; a more complete description is contained in
Section III. Project Description.
Grading
A substantial grading operation would be necessary to make the site suitable for commercial
development. Up to 44 feet of fill would be placed in the ravine in the northern portion
of the site to accommodate development. Construction of "A" Street would require
excavation into the slopes on the eastern portion of the property. Grading for this road
would create a manufactured slope which would extend for the entire length of the road
(approximately 3,000 feet) and reach a maximum height of 81 feet. Construction of the
offsite portion of "A" Street would result in approximately 1,000 linear feet of manufactured
slope reaching a maximum height of 85 feet. Manufactured slopes associated with
construction of the offsite portion of Del Sol Boulevard would create another 850 linear feet
of manufactured slope with a maximum height of 35 feet; these slopes would likely be
removed as the area south of the project is developed.
The filling of the ravine would not adversely impact the visual character of the area but the
manufactured slope along "A" Street would have a substantial visual impact. These slopes
would be visible from existing residential areas to the west as well as from portions of 1-805
to the north and south; views of these slopes from 1-805 along the project would be
generally precluded by intervening topography, landscaping and commercial buildings.
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Commercial Development

Overall, the 59.4-acre development area would be occupied by commercial building
complexes surrounded by parking areas. The majority of the proposed commercial buildings
would be located on the west side of the site adjacent to 1-805. A series of nine
freestanding commercial buildings would be located along "A" Street. Parking would
generally be located in the central portion of the site.
Three major building complexes would occur along the western side of the project. At the
north end, the proposed Wal-Mart and additional retail uses, representing 210,809 square
feet, would extend approximately 950 linear feet along the freeway. The second complex
of retail buildings (145,800 square feet) would be separated from the Wal-Mart complex by
170 feet of parking area and extend approximately 1,000 linear feet. The third building
complex would be the Sam's Club (134,900 square feet) which would extend a distance of
450 linear feet and be separated from the second building complex by 350 feet of parking
area. The buildings would be 20 to 36 fee t in height and would be staggered within each
building complex to reduce the perceived bulk and scale. These building complexes would
be oriented toward the central parking area which would mean that the loading areas and
rear elevations would be oriented toward 1-805.
The eastern side of the commercial center would include nine freestanding buildings helping
to break up the monotony of a solid wall of commercial buildings ranging in size between
6,000 square feet and 10,000 square feet. The buildings would be separated by parking
areas and driveways.
Visual Impact on Surrounding Uses

Existing residences and the local park, to the west, are located below the elevation of the
project but would be able to see the majority of the proposed development. A before and
after cross section which is considered representative of the relationship of the proposed
project to development to the west is contained in Figure IV-8.
Implementation of the project would change the character of the site from undeveloped land
to a commercial center. These homes would be located a minimum of 250 feet away and
would be separated from the project by 1-805. This combined with the proposed landscaping
along the westerly property line, would reduce the potential impacts to below a level of
significance.
Motorists on 1-805 would not be significantly impacted by the project. As seen in Figure IV8, 1-805 is between 35 and 75 feet lower than the project site. Thus, motorists currently do
not see a large portion of the site and, specifically, do not see much of the eastern slopes.
After development of the site, motorists would be able to see the western side of the retail
buildings (Figure IV-8) but the proposed landscaping and spatial relationship to the
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Visual Quality/Landform Alterations

buildings would avoid significant visual impacts to 1-805 motorists as they pass the site.
Future residences and an elementary school to the east would be approximately 50 feet
higher than the ground elevation of the commercial development and thus, would look out
over the building roofs and parking areas and not have any long range views blocked. The
number of residents which may be affected is unknown as no specific development plans
exist. However, the number would be limited to those residents occupying homes on the
immediate perimeter of future development as these homes would block views of the project
from units further east. While not considered a desirable view, the impact of the project
on these residents is not considered significant due to the low number of homes expected
to be affected.
Future residences to the south would likely be at a similar elevation to the project. With
proposed landscaping and construction of a six-foot screen wall, residents to the south would
not experience a significant visual impact from the project. Furthermore, the bulk and scale
of the project as seen from this location would be less than from the western or eastern side
since the development would run in a linear north-south fashion.
Si2nificance of Impact
Visual impacts associated with slope grading would be significant. The 4,000 linear feet of
manufactured slope with a maximum height of 85 feet along the east side of "A" Street
would result in a significant impact.
The proposed commercial development would detract from the visual quality of the area but
not to a level which is considered significant. Surrounding residential areas would be
sufficiently buffered by topographic features, spatial distance and/ or landscape treatment
to avoid significant visual impacts.
Miti2ation. Monitorin2 and Reportin2
The visual impact of the proposed grading and development of the site would be mitigated
by the architectural, landscaping and other design features included in the site plan as
discussed earlier. Implementation of these features would reduce the visual impacts to
below a level of significance. Mitigation of the visual impacts would be assured through the
implementation of the following mitigation measure:

Mitigation Measure W.B.l: Prior to issuanee of a building permit for the first building within
the project, final landscape plans shall be reviewed and approved by the City Planning
Director. These plans shall be in general eonformanee ·mth the eoneeptual landscape plan

---~~~'
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Issue 3: Would the proposed project result in substantial change in topography or ground
surface relief features, or the loss, covering, or modification of any unique geologic or
physical feature?
Impact
The project site presently exhibits natural topography with the exception of the northern
portion which has been substantially altered due to its past use as a landfill and borrow site.
As concluded in Section IV.A Land Use, the grading proposed by the project would
significantly impact the slopes located along the east side of the property. These slopes are
considered to be locally significant landform features although their appearance has been
substantially diminished by offroad vehicle activities which has removed much of the native
vegetation. The filling of the ravine would not be significant due to the past disturbance of
the ravine and its relative isolation.
As stated earlier, construction of "A" Street necessitates the creation of a manufactured
slope which would have an overall length of approximately 4,000 feet and a maximum height
-of 85 feet. Curve radius standards set by the City of San Diego for Major streets as well as
the need to maximize development area makes it difficult to design the road to avoid
substantial encroachment into the eastern slopes. A more detailed discussion of these
limitations is contained in Section IX. Alternatives which includes a discussion of a modified
alignment for "A" Street.
Si~ificance

of Impact

The alteration of the eastern slopes and the creation of a manufactured bank reaching a
maximum height of 85 feet and a horizontal length of approximately 4,000 feet would have
a significant landform impact.
Miti2ation. Monitorin2 and Reportin2
The proposed landscaping would reduce the visual impact of this grading, however, it would
not fully mitigate the landform impact. Full mitigation of the landform impact would only
be possible with the adoption of the No Project, Offsite or Modified Roadway alternatives
as discussed in Section IX.
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The traffic impact analysis for roadway segments and intersections (Issue 1) is based upon
information taken from the traffic study prepared for the project by Kimley-Horn and
Associates in May, 1993 (Appendix B).
Traffic conditions were analyzed for the following scenarios:
Existing
Existing Plus Project
Build-out without Project
Build-out with Project
Interim Conditions with Project
The Engineering and Development Department considers level of service (LOS) D to be
an acceptable operational level in urban areas. Consequently, the traffic study prepared for
this report utilized LOS D as an acceptable level. However, a LOS below C is considered
to be a significant environmental impact due to substantial delays which result in, and
contribute to, the degradation of the local and regional air quality. Air quality impacts are
discussed in Section IV.E Air Quality.
Existin2 Conditions

The proposed development area is bounded by the I-805 freeway on the west, the future
Palm Avenue on the north, proposed "A" street on the east, and by proposed residential
development on the south. The area surrounding the project site to the north, east, and
south is currently undeveloped. Residential uses exist on the west side of the I-805 freeway.
Regional access to the project site would be provided by the I-805 freeway. Local
circulation would be provided by Palm Avenue, "A" Street and Del Sol Boulevard.
Roadways
Figure IV-9 delineates the affected roadways and existing traffic volumes in the study area.
The existing roadway facilities in the study area carry relatively low traffic volumes and serve
the existing demand adequately. The characteristics of these and future roadways are
summarized below.
Interstate 805 is an eight-lane freeway which extends north from the I-5 freeway north of the
Mexican border through the study area to connect with I-5 in central San Diego County.
There is currently an interchange at Palm Avenue.
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Palm Avenue is a four-lane Major roadway running westerly from the interchange at I-805
to Imperial Beach and SR-75 (the Silver Strand). Palm Avenue currently terminates on the
eastern end of the I-805 interchange. The ramps at this intersection are stop-sign controlled.
In accordance with the recommended travel forecasts provided by the City of San Diego,
Palm Avenue would be constructed east of I-805 as a six-lane primary arterial as far as the
future "A" Street, with an extra lane in the westbound direction for a total of seven lanes.
East of future "A" Street, Palm Avenue will be constructed as a four-lane Major roadway.
Del Sol Boulevard is currently a four-lane Collector roadway from Beyer Boulevard to the
I-805 freeway. An undercrossing at the freeway is already constructed, but Del Sol
Boulevard ends just east of the crossing. The project would construct a segment of Del Sol
Boulevard from its present eastern terminal to the proposed "A" Street. Del Sol Boulevard
is recommended as a four-lane Collector east of its present terminus at I-805. To the east
of "A" Street, Del Sol Boulevard is recommended as a two-lane Collector as far east as Palm
Avenue.
·~" Street would be constructed by the project from Palm Avenue to Del Sol Boulevard.
Based on City of San Diego travel forecasts for the Community Plan, a four-lane Major
roadway is required north of Palm Avenue. South of Palm Avenue along the eastern length
of the project site, "A" street is classified as a four-lane Collector. Approximately midway
between Palm Avenue and Del Sol Boulevard, it would transition to a two-lane Collector
until it intersects with Del Sol Boulevard. As described in the subsequent impact analysis,
the project would upgrade the foregoing "A" Street classifications south of Palm Avenue.

Transit
There is no transit service currently in operation within the immediate study area. The only
existing rail transit service near the project site is the San Diego Trolley which operates
along the I-5 corridor, between the International Border Crossing at San Ysidro and
downtown San Diego. There are also a few local bus routes which currently come within
a mile or two of the site. Once the Otay Mesa Community Area begins to develop, existing
bus routes could be extended to serve the project.
Issue 1: Would the project result in traffic generation in excess of specific/community plan
allocation or increase projected traffic which is substantial in relation to the capacity of the
road system? Would the proposed project result in a substantial impact upon the existing
or planned transportation system?
The proposed project would improve roadway segments providing local access to the project
site. The segment of Palm Avenue having frontage on the project's northern boundary
would be constructed as a six-lane primary arterial, with an added lane in the westbound
direction plus an extra deceleration lane in the eastbound direction for a total of eight lanes.
"A" Street would be constructed as a four-lane Major roadway between Palm Avenue and
Ma}iT8, 1993
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Del Sol Boulevard. Del Sol Boulevard would be constructed offsite as a four-lane Collector
from "A" Street to Interstate 805. The foregoing roadway improvements were assumed in
the following impact analysis. Additionally, as stated earlier, any LOS below C is considered
to represent a significant impact.
Impact _.
Trip generation rates utilized for the project are contained in Appendix B and correspond
to the Community Commercial category as described in the City of San Diego guidelines.
The resulting trip generation characteristics of the project are shown on Table IV-3. The
project is estimated to generate approximately 43,200 driveway and 30,200 cumulative trips
on a daily basis. The driveway trips represent the total trips generated by the project that
would be entering or exiting the project driveways. The cumulative trips represent the
project- generated traffic impact to the areawide roadway system. The cumulative trips are
lower than the driveway trips to account for the effect of passer-by trips and the shared trip
characteristics of a mixed use retail center.
Existing Plus Project Conditions
Roadway segments and intersections of the study area were analyzed under existing plus
project conditions. The following analyses assumed a project traffic distribution associated
with the offsite road improvements of "A" Street and Del Sol Boulevard. The construction
of these offsite roadway segments would occur with project implementation.
Roadway Capacity
Figure IV-10 depicts the distribution of project traffic using driveway trips on existing study
area roadways. Of the estimated 43,200 project driveway trips, approximately 25,900 would
utilize the I-805 freeway and 6,500 would use Palm Avenue west of the freeway. The
distribution of peak hour project traffic on the I-805 interchange ramps is depicted in Figure
10 of Appendix B.
Roadway segment operation was analyzed for the addition of project traffic to existing traffic
volumes (Table IV-4). With the exception of Palm Avenue, west of I-805, driveway trips
were assumed for roadway segments of the analysis. This assumption was made since
passer-by trips would not occur on Palm Avenue east of 1-805 or "A" Street until the area
to the east of the project is developed and these roadways are being traveled for reasons
other than reaching the project.
With project traffic, Palm Avenue between I-805 and "A" Street would carry traffic volumes
below the recommended maximum for Prime Arterials. West of 1-805, the project daily
traffic would exceed the recommended maximum for a four-lane major roadway by 8%.
However, since the City of San Diego generally considers those conditions where the
estimated traffic does not exceed the recommended maximum by 30% to be acceptable,
May 18, 1993
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TABlEIV-3
Project Trip Generation

Project Generated Driveway Traffic
AM Peak Hour

Project Generated Cumulative Traffic

PM Peak Hour

AM Peak Hour

PM Peak Hour

Land Use

Intensity

Daily

In

Out

In

Out

Daily

In

Out

In

Out

Wal-Mart Center

617,000 SF

43,191

777

518

2,1 60

2,160

30 ,233

544

363

1,512

1,512

TABlE IV--4

Sunmary of Roadway Segment Capacity Analysis
Existing

Existing
plus Project

Build-out without
1
Project

Build-out
with Project

Recommended
Maximum ADT

ADT

Ratio

ADT

Ratio

ADT

Ratio

ADT

Ratio

Palm Avenu e:
West of l-<105/4M
l-<105 to· A Street/7P
East of A Street/4M

30,000
55,000
30,000

26,000
n/a
n/a

0.87
n/a
n/a

32,500

32,400

1.08
0.59
n/a

31 ,000
43,000
28,000

1.03
0.86
0.93

34,000
56,200
32,700

1.13
1.02
1.09

A Street:
North o f Palm Ave./4M
South of Palm Ave./4M
North ol Del Sol Blvd./4M

30,000
30,000
30,000

n/a
n/a
n/a

n/a
n/a
n/a

32,400
10,800

n/a
1.08
0.36

28,000
8,000
3,000

0.93
0.53 2
3
0.40

29,300
27,300
18,1 00

0.98
0.91
0.60

Del Sol Blvd.:
West of A Street/4C
East of A Street/4C

15,000
15,000

n/a
n/a

n/a
n/a

10,800
n/a

0.72
n/a

10,000
10,000

0.67
0.67

17,000
12,600

1.13
0.84

Roadway Segment/Classification

(I)
(2)
(3)

n/a

n/a

Assumes prpject site would be developed consistent with the current residential community plan designation.
Assumes four-lane Collector capacity based on City Engineering travel forecasts .
Assumes two-lane Collector capacity based on City Engineering travel forecasts.

Not applicable under this condition.
n/a:
Note: Bold ADT indicates driveway trips.
Source: Kimley- Horn & Associates
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Palm Avenue west of I-805 would not be significantly impacted. It should be noted that the
impact to this segment of Palm Avenue would be lessened under build-out conditions, as
discussed below.
"A" Street between Palm Avenue and Del Sol Boulevard would not be significantly impacted
by existing plus project traffic volumes. The segment just south of Palm Avenue would
exceed recommended maximum capacity by 8%, well within the maximum excess limit of
30%. The number of trips on the segment just north of Del Sol Boulevard would be 10,800
or 36% of the recommended maximum.
Existing plus project traffic volumes would not significantly impact Del Sol Boulevard. For
the proposed four-lane Collector of Del Sol Boulevard, west of "A" Street, project traffic
volumes would stay well below the recommended maximum capacity of this segment.
Intersection Capacity
The two ramp intersections on Palm Avenue at the 1-805 interchange were analyzed using
the Highway Capacity Manual (HCM) methodology for signalized intersections, since they
are expected to be signalized. Lane assumptions for the existing plus project scenario are
shown on the top portion of Figure IV-11. The intersection analysis revealed that the
intersection of Palm Avenue and the northbound I-805 ramp terminal would operate
satisfactorily at LOS B during the AM peak hour, but unsatisfactorily with LOS D during
PM peak hours. The intersection of Palm Avenue and the southbound 1-805 ramp terminal
would operate at an acceptable LOS B during the AM peak hour and unacceptable LOS
D during the PM peak hour. Under existing plus project conditions, level of service would
not be applicable to the intersections at "A" Street/Palm Avenue and "A" Street/Del Sol
Boulevard since there would be no conflicting movements at these intersections. The
foregoing level of service conditions are portrayed in Table IV-5.
Build-out without Project
Traffic conditions were analyzed under the build-out condition without project
implementation. This condition assumes that the project site would be developed with
residential uses as planned for by the Otay Mesa Community Plan. The SANDAG Series
Seven Southbay Traffic Model previously assumed a total of 6,200 residential trips in the
traffic analysis zones corresponding to the South Palm Precise Plan, an area which includes
the current project site. The resulting study area traffic volumes under the Build-out
without Project condition are shown in Table IV-4. In all cases, traffic volumes are less than
the recommended maximum, except for Palm Avenue, west of 1-805. The estimated traffic
on this segment is slightly above the recommended maximum, but well under the acceptable
30% limit of excess traffic exceeding the maximum.
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TABLE IV-5
Summary of Intersection Level of Service
AM and PM Peak Hours

Existing

Existing Plus
Project

Interim
Conditions with
Project 1

Build-out with
Project

Intersection

AM

PM

AM

PM

AM

PM

AM

PM

Palm Avenue at:
I-805 SB Ramp Terminal
1-805 NB Ramp Terminal
"A" Street

NS
NS
NI

NS
NS
NI

B
B

D
D

c
c

D

*

*

*

*

D
D
D

D
D
E

"A" Street at:
Del Sol Boulevard

NS

NS

*

*

*

*

B

c

NS
NI

*
(1)

c

Not Signalized
No Intersection exists
No LOS computation because there would be no conflicting movements at the intersection.
Interim conditions include existing traffic, project traffic, and traffic associated with 1,513 dwelling
units and 5.5 acres of commercial developm\!nt to the east.

Source: Kimley-Hom and Associates

Build-out with Project

Roadway Capacity
The distribution of project traffic onto the surrounding roadway system for build-out
conditions is portrayed in Figure IV-12. When ultimately built-out, project traffic would use
each of the study area roadways. Of the estimated 30,200 daily project cumulative trips,
approximately 19,600 would be oriented to the north through the "A" Street/Palm Avenue
intersection, and approximately 10,500 would be oriented to the south through the "A"
Street/Del Sol Boulevard intersection.
Under the buildout with project condition, roadway segment capacities were analyzed using
cumulative trips since passer-by trips would occur on roadways. For the analysis, residential
traffic volumes forecasted by the community plan for the South Palm Precise Plan were not
included. However, traffic volumes from potential residential development south of the
project site were included. Approximately, 4,500 residential trips would be potentially
generated from this area. The resulting roadway segment analysis is shown in Table IV-4.
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On Palm Avenue, no significant traffic impacts would be associated with the project under
the build-out with project condition. The roadway analysis reveals that Palm Avenue
throughout the study area is projected to carry traffic volumes above the recommended
classification. However, for each segment analyzed, the projected traffic volumes are within
13% of the recommended maximum volumes, below the 30% acceptable limit.
The proposed "A" Street segments between Palm Avenue and Del Sol Boulevard would not
be significantly impacted by buildout with project traffic volumes. The four-lane Major
facility would carry a traffic volume approximately 91 % of the recommended maximum
capacity at the northern end and no more than 60% at the southern end.
Build-out with project traffic conditions would not significantly impact Del Sol Boulevard.
Traffic volumes are projected to be below the recommended maximum capacity east of "A"
Street but above the recommended maximum west of "A" Street. However, the projected
traffic volume for this roadway segment is within 13% of the recommended maximum
capacity, an acceptable volume which is less than the 30% excess limit.
Intersection Capacity
Using the number of lanes assumed in the Community Plan, the intersection of Palm
Avenue/"A" Street would be significantly impacted by project traffic. Under the buildout
with project condition, the intersection would operate at LOS Din the AM peak hour and
LOS E during the PM peak hour (see Table IV-5).
The intersection of Del Sol Boulevard and "A" Street was found to satisfy signal warrant
criteria based upon estimated average daily traffic for the build-out with project conditions.
Level of service would be satisfactory with LOS B during the AM peak hour but
unacceptable with LOS D during the PM peak hour.
The ramp terminals at the interchange of 1-805 and Palm Avenue were analyzed for buildout with project conditions. The lane assumptions are illustrated in the bottom portion of
Figure IV-11. With ultimate lane assumptions, the ramp terminals would operate at an LOS
D both in the morning peak hour and the afternoon peak hour which is considered an
unacceptable level of service.

Interim Conditions with Project
An interim conditions with project scenario was analyzed for conditions prior to build-out

to determine whether sufficient capacity would be available at the 1-805 ramp terminals.
This scenario assumes the addition of project traffic to traffic volumes for 1,513 residential
units and 5.5 acres of commercial space proposed east of the project site. For this scenario,
the number of lanes illustrated in the middle portion of Figure IV-11 was assumed. In the
afternoon peak hour, the southbound ramp terminal would operate at LOS D. The
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southbound ramp terminal during the morning peak hour and the northbound ramp terminal
during AM and PM peak hours would operate at LOS C.
Site Access
As shown on Figure IV-13, the proposed site plan for the :-roject includes seven driveways.
The lane configurations of each proposed driveway are included in Appendix B. Six of the
driveways would be along the western side of "A" Street between Palm Avenue and the
southern boundary of the site. An additional driveway is proposed at the north edge of the
site, taking access from the south side of Palm Avenue, just west of "A" Street.

The distribution of project traffic among the proposed driveways was developed for three
different scenarios. Two of the scenarios reflect the existing plus project conditions with and
without the Del Sol Boulevard/"A" Street connection. The third scenario reflects build-out
conditions.
Signal warrant analysis indicated that the intersection of "A" Street at proposed primary
project driveway (Driveway D) would need to be signalized. The intersection analysis
revealed that the "A" Street/Driveway D intersection, with a signal, is projected to operate
at an adequate LOS C or better during the AM and PM peak hours for both existing plus
project and build-out conditions. The following lane configurations were assumed in the
analysis at "A" Street/Driveway D:
Northbound:
Southbound:
Eastbound:

two through lanes, one left-turn lane
two through lanes, one right-turn lane
one left-turn lane, one left/right shared lane

The intersection of "A" Street and Driveway E would also be signalized. It would have the
same number of lanes as Driveway D, except that a separate southbound right-turn lane
would not be needed. The intersection would operate at a satisfactory LOS C.
Si2niticance of Impact

Implementation of the project would result in a substantial increase over the number of trips
assumed for the project site by community plan travel forecasts and would cause the level
of service at several locations to drop below LOS C. Consequently, the project would have
significant direct and cumulative impacts on traffic circulation in the study area.
Under existing plus project conditions, the intersection analysis revealed that the
intersections of Palm Avenue and the southbound and northbound I-805 ramp terminals
would be significantly impacted, since they would be operating with LOS D during PM peak
hours.
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There would be a significant cumulative impact under the interim conditions with project
scenario, which would consist of project traffic and traffic associated with 1513 dwelling units
and 5.5 acres of commercial development in the area east of Palm Avenue. The I-805 Palm
Avenue interchange under this scenario would operate at an unacceptable LOS D in the
afternoon peak hour.
Under the buildout with project conditions, there would be significant cumulative traffic·
impacts on the Palm Avenue/"A" Street intersection, the I-805/Palm Avenue ramp
terminals, and the intersection of Del Sol Boulevard and "A" Street. Using the number of
lanes assumed by the San Diego travel forecasts, the intersection operation of Palm
Avenue/"A" Street was analyzed and found to be significantly impacted by project traffic.
The intersection would operate at LOS D in the AM peak hour and LOS E during the PM
peak hour. With ultimate lane assumptions at the I-805/Palm Avenue interchange, the
ramp terminals would operate at LOS D in the AM and PM peak hours. The intersection
of Del Sol Boulevard and "A" Street was found to satisfy signal warrant criteria based upon
estimated average daily traffic for the build-out with project conditions. This intersection
would operate at an unacceptable LOS D during the PM peak hour.
With respect to site access, signal warrant analysis determined that, without signalization,
the project would have potentially significant impacts at two driveways.
Miti2ation, Monitorin2 and Reporting
Existing plus project impacts on the northbound I-805/Palm Avenue ramp terminals would
be reduced below a level of significance with implementation of the measure provided
below. However, with this measure, the impact to the southbound I-805 /Palm Avenue ramp
terminals under the existing plus project and interim conditions with project scenarios would
remain unmitigated, operating at LOS D during the PM peak hour.
Build-out with project impacts on the southbound and northbound ramp terminals would
remain unmitigated (LOS 0) even after ultimate improvements are made to the
interchange. These ultimate improvements, which include widening of the Palm Avenue
overpass, are not included as project mitigation. No measures have been identified which
would fully mitigate the project's cumulative impact on the I-805 /Palm Avenue interchange
to below a level of significance. It is possible that the CALTRANS Project Study
Report/Project Report process leading to implementation will identify such a measure.

~~tiifltiitiif~h~;~i~ct:~~1i~:~~~h~~t~~~~e :h!~~:~n~o:::~~i~!9f~~!~~~~,r~~
0

IV-14 for the interchange of Palm Avenue/I-805, subject to the satisfaction of the City
Engineer and CALTRANS. The project applicant shall also assure the installation of traffic
signals for the southbound and northbound ramp terminals, subject to the satisfaction of the
City Engineer and CALTRANS.
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IV-43

Palm Plaza

Traffic

Build-out with project impacts on the Palm Avenue/"A" Street intersection would be
reduced but remain significant with implementation of the mitigation measure provided
below. As shown in Figure IV-14,this measure would reconfigure the lanes previously
assumed by the Community Plan. Level of service during the AM peak hour would remain
at LOS D and improve from LOS E to LOS D during the PM peak hour. No project
mitigatior is available to avoid the unacceptable LOS D (AM) and D (PM) at the
intersection after implementation of the following measure:

Mitigation Measure W.C.2: Prior to issuance of building permits, ~gg'f:itiii!~fg~gqpli:P.]Ji~g~
H!P.'.~f!,M~P~ the project applicant shall assure a traffic signal and fane c.onfiglirations shown
in Figure IV-14 for the Palm Avenue/"A" Street intersection, subject to the satisfaction of
the City Engineer.
Implementation of the following mitigation measure would reduce potentially significant site
access impacts to below a level of significance:

Mitigation Measure IV.C.3: Prior to issuance of building permits, !ti§.!:!19:!(fi~tf.lf:i9P.l:i2.~m!~
m!i.l~hMiP~ the project applicant shall assure lane configurations shown on Figure IV-14 and
installation of traffic signals at the intersections of "A" Street/Driveway "D" and "A"
Street/Driveway "E", subject to the satisfaction of the City Engineer.
Implementation of the following mitigation measure would ensure that under buildout with
project conditions, the intersection of Del Sol Boulevard/"A" Street would operate at LOS
B during the morning peak hour. However, during the PM peak, the unacceptable LOS D
operating condition would remain significant and unmitigated.

Mitigation Measure W. C.4: Prior to issuance of building permits, Rn9!i~i9Jrg£9.fiJJ\J.ft9Pi1:P.tmi.g
El..9.#.:i::Nf.?.p~ the project applicant shall assure lane configurations shown ..on. F1giire·tv~-i~f"ci.nct
installation of a traffic signal at the intersection of Del Sol Boulevard and "A" Street, subject
to the satisfaction of the City Engineer.
Issue 2: Would the proposed project result in an increase in traffic hazards to motor
vehicles, bicyclists, or pedestrians?
Impact
The proposed project would accomplish a number of roadway improvements intended to
accommodate expected vehicular and non-vehicular modes of transportation. As discussed
earlier, the project would construct Palm Avenue (between 1-805 and "A" Street) and "A"
Street (between Palm Avenue and Del Sol Boulevard) and Del Sol Boulevard (between "A"
Street and the existing eastern terminus of Del Sol Boulevard) to their ultimate
classifications. Pavement widening, restriping and installation of traffic signals at the 1805/Palm Avenue interchange would accommodate the increased traffic volumes related to
May 18, 1993
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the project. Signalization of major driveway entrances on "A" Street would control traffic
flow. In addition, a median with turn pockets would be constructed along the full length of
"A" Street. Turning movements at minor driveways would be limited to avoid traffic
hazards.
As illustrated on the site plan, enhanred paving would be used to delineate pedestrian
crossing within the parking areas to accommodate shoppers entering and leaving the stores.
Bicyclists would be accommodated through the implementation of Class II Bikeways along
Palm Avenue and Del Sol Boulevard as required by the City of San Diego's Regional
Bikeway System.
Si2"flificance of Impact

Project implementation would be accompanied by a number of improvements intended to
promote vehicular and non-vehicular access to the site. Conformance of these facilities to
City of San Diego standards would avoid significant traffic hazards.
Miti2ation. Monitorin2 and Reportin2

Mitigation Measures IV.C.1 through IV.C.4 and pedestrian circulation provisions contained
on the proposed site plan would provide adequate mitigation. No additional mitigation is
necessary.
Issue 3: How would the project achieve the objectives of the Transportation Demand
Management (TDM) Ordinance?
Impact

Although shopping centers do not traditionally represent prime opportunities for aggressive
trip reduction programs, the project would comply with the applicable City TDM Ordinance
requirements by incorporating physical features into the site that would facilitate alternative
transportation modes. Such features would include pedestrian facilities, ridesharing and bus
schedule information display areas, and bicycle racks.
Si2niticance of Impact

Project implementation would not result in significant impacts associated with the City's
TDM Ordinance.
Miti2ation, Monitorin2 and Reportin2

No mitigation measures are required.
May 18, 1993
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The following section is based upon the Biology Technical Report prepared for the project
site by Regional Environmental Consultants (RECON) on December 22, 1992. This report
is contained in Appendix C of the technical appendices.
Existin2 Conditions
Onsite Vegetation

Five vegetation types were identified onsite (Figure IV-15): maritime succulent scrub,
Diegan coastal sage scrub, non-native grassland, mule fat scrub, and seasonal isolated
wetland. The description of onsite vegetation includes the areas offsite which would be
impacted by the construction of "A" Street through the project site. Below is a brief
description of each of these vegetation types.
Maritime Succulent Scrub
This plant community consists of low, open scrub-dominated by drought-deciduous shrubs
with a rich mixture of stem and leaf succulents and cacti. Many of the species in this
community have limited distribution within the United States, are recognized as rare or
threatened, and are endemic to this habitat. This plant community typically occupies the
more xeric steep slopes near the coast. Because of the limited geographical restriction and
ongoing loss of this habitat, the California Department of Fish and Game (CDFG) considers
maritime succulent scrub a rare or threatened plant community.
Approximately 7.9 acres of this habitat are found on south and east-facing slopes of major
drainages along the eastern boundary of the site. Approximately 0.2 acres occur in the
grading area adjacent to the site. The dominant species are San Diego bur-sage (Ambrosia
chenipodiifolia), jojoba (Simmondsia chinensis) and cliff spurge (Euphorbia misera). Of the
total acreage of maritime succulent scrub, 0.7 acres are disturbed since they contain a much
lower density of native shrubs, have a larger amount of non-native grasses and ruderal
species, and are extensively fragmented by off-road vehicle activity.
Diegan Coastal Sage Scrub
This plant community typically occupies dry areas and slopes in coastal southern California.
On the project site, it occupies approximately 8.0 acres on the north-facing slopes and dry
canyon bottoms along major drainages. Approximately 0.9 acres occur in the offsite grading
area adjacent to the east. The dominant species are coastal sagebrush (Artemisia califomica)
and lemonadeberry (Rhus integrifolia) with scattered jojoba and flat-top buckwheat
(Eriogonum fasciculatum ssp. fasciculatum ). Dense stands of lemonade berry and toyon
(Heteromeles arbutifolia) are also present throughout this habitat. The absence of non-native
May 18, 1993
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weedy vegetation indicates that portions of the community have remained relatively
undisturbed. Approximately 3.4 acres of this Diegan coastal sage scrub are considered
disturbed by high levels of recreational vehicle activity on the slopes supporting this
vegetation.
Non-native Grassland
Non-native grassland exists on approximately 33.5 acres of the western portion of the site.
Approximately 0.2 acres occur in the offsite area to be graded for the onsite portion of "A"
Street. It is characterized by a dense cover of annual grasses associated with native annual
wildflowers and introduced weedy species. Slender wild oats (Avena barbata), red brome
(Bromus rubens), cheeseweed (Malva parviflora), and black mustard (Brassica nigra) are the
dominants.
Mule Fat Scrub
Approximately 0.4 acres of mule fat scrub (Baccharis glutinosa) are found onsite. This
vegetation is found in the bottom of artificial pond which lies on the southern project
boundary. Surrounding the mule fat, on the pond slopes, is an open ring of elderberry
(Sambucus mexicana) and lemonadeberry. One black willow (Salix gooddingii ) is also
present there. The pond no longer holds water because the pond's dam has been breached.
Seasonal Isolated Wetland
A small seasonal isolated wetland exists along the western edge of the site. This 360 squarefoot area was completely dry during the recent survey (November, 1992). The area lacks
indigenous, annual plant species which are indicative of vernal pools. It has only dove weed
(Eremocarpus setigerus) in the center and rabbitfoot grass (Polypogon monspeliensis) along
the perimeter.
Disturbed Areas
Large areas have been denuded by recreational vehicle activity and trash dumping. The
project contains approximately 37.9 acres of disturbed land. Another 2.4 acres has been
disturbed on adjacent property which would be graded to construct the onsite portion of "A"
Street.
Offsite Vegetation
The 9.5-acre area which would be impacted by the proposed offsite extension of "A" Street
and Del Sol Boulevard to the south of the project site primarily consists of 6.2 acres of
disturbed areas. Vegetated areas include 2.7 acres of non-native grassland, 0.4 acre of
Diegan coastai sage scrub, and 0.2 acre of muie fat scrub (Figure IV-16).
May 18, 1993
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Sensitive Plant Communities
Maritime succulent scrub and Diegan coastal sage scrub are considered sensitive habitats.
This designation is based upon the cumulative losses of these community types in recent
time and on the trend for continued losses due to agricultural and urban uses. Maritime
succulent scrub is restricted on the mainland to an area within a few miles of the coast
between southwestern southern California to El Rosario in Baja California. Diegan coastal
sage scrub is a more widespread and once-common vegetation type that is being lost to
development within San Diego County.
Onsite, these types are habitat for the California gnatcatcher, a sensitive species which
strongly prefers coastal sage scrub, but which also uses the maritime succulent scrub. In
addition, large patches of coast cholla within the maritime scrub form nesting and foraging
sites for the cactus wren. Areas within these communities are also appropriate habitat for
San Diego horned lizard and orange-throated whiptail.
Wetland habitat, represented onsite by seasonal isolated wetland and mule fat scrub, is also
considered to be a .sensitive habitat due to the high degree of loss of wetlands which has
historically occurred and the relative rarity of this habitat type in the region combined with
its high wildlife value.
Although not normally considered sensitive, portions of the non-native grassland found on
the site are considered sensitive by virtue of the fact that they are supporting sensitive bird
species, including the California gnatcatcher and several species of hawks.

Sensitive Plant Species
No federal or state-listed plant species are present. However, one species (coast barrel
cactus) found onsite is a Category 2 candidate for federal listing. Four other species
considered sensitive by the California Native Plant Society (CNPS) were also identified
onsite. Locations of four of the five species are shown on Figure IV-15. In addition to
these onsite species, those sensitive species not observed but having the potential to occur
onsite are listed in Table 3 of Appendix C. A brief discussion of each sensitive plant species
identified onsite is provided below.
A number of individuals of coast barrel cactus (Ferocactus viridescens) were found on a
south-facing slope of maritime succulent scrub vegetation. This species is limited to the
coastal plain of San Diego and Baja California. It is a Category 2 candidate fo r Federal
listing and is on List 2 of the CNPS.
A few individuals of California Adolphia (Adolphia califomica) are present within the
disturbed and undisturbed coastal sage scrub vegetation. This CNPS List 2 species has a
range from southwestern San Diego County to northern Baja California.
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San Diego bur-sage (Ambrosia chenipodiifolia) is one of the dominants present throughout
the maritime succulent scrub vegetation. This species is on CNPS List 2 and is limited to
the Otay Mesa region of San Diego County and northern Baja California.
Cliff spurge (Euphorbia misera) is distributed in sparse clumps within the maritime succulent
scrub. This species ·s found in southern California and in Baja California. The CNPS
places it on List 2.
San Diego County Viguiera (Viguiera laciniata), a CNPS List 2 species, ranges from
southwestern San Diego County to Baja California. It is present onsite as a component of
both maritime succulent scrub and Diegan coastal sage scrub vegetation.

Offsite Sensitive Plant Species
No sensitive plant species were recorded in the 9.5-acres proposed for the offsite extension
of "A" Street and Del Sol Boulevard.

Zoology
A total of 35 bird, nine mammal, and two reptile species were observed while surveying the
project site (Table 2, Appendix C). These and other species expected to utilize the project
area are supported by the various wildlife habitats which occur on the property.
Diegan coastal sage scrub, mule fat scrub, and maritime succulent scrub habitats normally
provide habitat for a moderate number of species, such as coyote (Canis latrans), blacktailed hare (Lepus califomicus), desert cottontail (Sylvilagus auduboni), brown towhee (Pipilo
fu.scus senicula ), Bewick's wren (Thyromanes bewicldi), California thrasher (Toxostoma
redivivum ), and Anna's hummingbird (Archilochus anna ). Some species were observed in
the non-native grassland habitat.
Dominant species typically found in the grassland habitat are the valley pocket gopher
(Thomomys bottae ), loggerhead shrike (Lanius ludovicianus ), western meadowlark (Stumella
neglecta), greater roadrunner (Geococcyx califomianus), and American kestrel (Falco
sparverius).

Sensitive Wildlife
Sensitive species identified or expected to occur onsite are listed with their current status
in Table 5 of Appendix C. One species found on the site, the coastal California gnatcatcher,
has been placed on the federal list as a threatened species. Other sensitive wildlife observed
onsite include tffi:ee fi[).: I species listed by the U.S. Fish and Wildlife Service as C..~.t-~gC?l)' ~
candidate species, three species listed by the CDFG as species of special concern tili'&Jil.giftg

gn~:: : e.rim~:::Ii9r¥&.9!n&:: : :@i\g&P:m.@:g:: =: §P.sm~sii:: : :in~:: : :s!lq:: : :~p,~:e~s:11m:t~:9 : : :~~t:;.i:: : 1m!i<Jl.!i::-:-m~>'.
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P:!§f.sff~ey::fil?:'l!'.i~. The location of these observations are shown in Figure IV-15 and a brief
discussion of each species is provided below.

At least six coastal California gnatcatcher (Po/ioptila califomica califomica) were detected
in Diegan coastal sage scrub, maritime succulent scrub, mulefat and non-native grassland
habitats onsite. This bird's distribution ranges throughout coastal regions of Southern
California and Baja California. It has been estimated that 85 to 90 percent of the
gnatcatcher's historic habitat has been lost. The bird is presently listed as a threatened
species under the Federal Endangered Species Act. The bird is also a CDFG species of
special concern.
One Southern California rufous-crowned sparrow (Aimophila ruficeps canescens) was
observed in coastal sage scrub. Its distribution is limited to southwestern California and
northwestern Baja California. It is a Category 2 candidate for Federal listing. This species
is declining due to widespread destruction of sage scrub habitat for agricultural and urban
development.
A Loggerhead shrike (Lanius ludovicianus) was observed in non-native grassland. This bird
species is distributed throughout most of the continental United States and Mexico.
Although not formally proposed for listin_g '. 1)1(! <:Jec~ine. gf. l<:>gge.!h.e(l~ _sh._ri_ke pgpulations
~.a..5. ..9.~curred as a result of urbanization. Ri[:§R~£1~§:i:1§.:i:!: :~t~J.9li[%i i£1!9~g~fg[i fqfi:j£~Il¥.rnl
!llifill'.g~
One adult Cooper's hawk (Accipiter cooperii) was flushed from the Diegan coastal sage scrub
habitat during surveys. The Cooper's hawk is distributed throughout continental U.S. It has
been speculated to have declined as a result of human disturbance, and urban and
agricultural development associated with the loss of the hawk's riparian woodland breeding
habitat. The bird is a CDFG species of special concern.
A Prairie falcon (Falco mexicanus) was observed flying over the property. Its distribution
is limited to the Western U.S. and Mexico. The bird is also a CDFG species of special
concern.
Nests for the San Diego cactus wren, coastal population (Campylorhynchus brunneicapillus
couesi) were located onsite in maritime succulent scrub during surveys in previous years.
Although not observed during the 1992 survey, the maritime succulent sage scrub is
considered suitable habitat for this bird. The coastal population of this species ranges from
southeastern Orange County south to the Tijuana River area. The cactus wren is threatened
by the urbanization which has eliminated the majority of mesa top __~'.l~~~Cl:~..f.<?~1:1.1.e..r.~Y.. Cl:':'Cl:i_l_a._~l.e.
~~::m~~ii~:: ~i.ft.~§D is a Category 2 candidate for Federal listing mtt:: ~: :m~!i:: i!iisf!Bkf.i:i§pg£i~§
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A Black-shouldered kite (Elanus caeruleus) was observed foraging over non-native grassland.
The distribution of this bird species is limited to Coastal California and parts of the
Caribbean gulf coast. Decline of the Black-shouldered Kite is due to loss of nesting and
foraging habitats to agriculture. The bird is a California fully protected species.
The San Diego black-tailed jackrabbit (Lepus califomicus bennettii) was observed in both
grassland and coastal sage scrub habitats. Its distribution ranges from Mt. Pinos southward
and west of the Peninsular range into Baja California. The decline of this species is due to
urbanization. It is a Category 2 candidate for Federal listing.

Offsite Sensitive Species

No endangered or sensitive species where recorded in potential impact areas associated with
the offsite extension of "A" Street and Del Sol Boulevard.
Issue 1: Would the proposed project result in a reduction, substantial change, or impact
on any unique, rare, endangered, sensitive, or fully protected species of plants or animals,
or habitats? Would the proposed project result in substantial change in biological
diversity, or interfere with the movement of any resident or migratory fish or wildlife
species?
Impact
On site

Direct biological impacts would occur over the majority of the site with grading and
development. As shown in Table IV-6,development would impact 3.5 acres of Diegan
coastal sage scrub, 1.5 acres of maritime succulent scrub, 32.6 acres of non-native grassland,
0.4 acres of mule fat scrub, and 360 square feet of seasonal isolated wetland. These
acreages include small areas of impact immediately offsite to the east which would need to
be graded to construct portions of "A" Street through the property. Impacts south of the
property related to the proposed offsite construction of "A" Street and Del Sol Boulevard
are addressed in the next section and corresponding acreages are included in Table IV-5.
In addition to the direct loss of native vegetation, the project would reduce potential habitat
for sensitive plant and animal species found on site. The loss of Diegan coastal sage scrub,
maritime succulent scrub, mulefat and adjacent non-native grasslands would reduce the
May 18, 1993
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TABLE IV-6
Summary of Vegetation Impacts
Onsite 1
Total

Onsite
Impacted

Offsite 2
Impact

Total
Impacts

Diegan coastal sage scrub

8.9

3.5

0.4

3.9

Maritime succulent scrub

8.1

1.5

0.0

1.5

Non-native grassland

33.7

32.6

2.7

35.3

Disturbed

40.3

39.7

0.0

39.7

Mule fat scrub

0.4

0.4

0.2

0.6

91.4

77.7

3.3

81.0

Habitat

TOTAL

Includes offsite grading north and east of site.
2

Area to be graded to construct "A" Street and Del Sol Boulevard, south of project site.

habitat of the coastal California gnatcatcher. It is estimated that the bird is using or likely
to be using a total of 5.3 acres of the project. This is a worst-case assumption based on the
total amount of impacted area of occupied habitat (3.4 acres) and suitable habitat adjacent
to occupied habitat (1.9 acres) (refer to Table 7 in biological survey report). The estimate
includes maritime succulent scrub, non-native grassland and mulefat areas which, although
normally not considered ideal habitat, were found to be used by gnatcatchers onsite.
The loss of maritime succulent scrub would also impact cactus wren, San Diego bur-sage,
coast barrel cactus, cliff spurge, and t?@!~\i.t!~!:Jf,fg££Hf:f!ns:§Il~~:£JlqJ;m. Other sensitive plant
and animal species utilizing these sage scrub habitats would also be impacted. Secondary
impacts to those animals remaining after development would include increased noise and
greatly increased human activity in the area.
The loss of 32.6 acres of non-native grassland would impact local raptor species by
diminishing potential foraging habitat for these birds. The expanse of non-native grassland
on the southern half of the site has an abundance of small mammals which comprise a
foraging area for raptors and the California Gnatcatcher.
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Although normally considered to be significant biological resource, the expected loss of 0.4
acres of mule fat scrub and 360 square-foot seasonal isolated wetland are not considered
direct significant biological impacts.
The mule fat scrub vegetation developed on the property as a result of the impoundment
of water within a pond. After the mule fat became established, the dam responsible for
holding water in the pond had been breached. As a result, no water collects in the pond.
The pond is located in a small drainage course and without the dam to catch the small
amount of runoff in this drainage, the mule fat scrub is expected to eventually die.
Similarly, the seasonal isolated wetland is not considered a significant resource due to its

;.~rmfii
:~i§m~t9~~rili:fi:l,tfi~:: ~@;i.1:~91~i1~!:1~1~~i~~:1~~~1,1r.11,:1~1111riif~i1
~n~IJg~f~.Y: :,: :§Ii!S:iiillI:i: !f.lil~!~qgfif~~g§g~ the loss to wetland habitat is considered to be
cumulatively significant due to the small amount of this habitat which exists in the region.
Offsite Road Improvements

Potential impacts would occur with the offsite construction of "A" Street and Del Sol
Boulevard. The impacted areas would primarily consist of disturbed areas (6.2 acres), but
would also include 2.7 acres of non-native grassland, 0.4 acres of Diegan coastal sage scrub,
and 0.2 acres of mule fat scrub. Impacts would result from slope-cuts associated with road
construction. Additional impacts that have not been estimated may take place during
construction by operation of vehicles and equipment in areas not designated on the grading
plan.
Siiroificance of Impact

Further depletion of onsite and offsite Diegan coastal sage scrub is considered significant
in both a direct and cumulative sense. Significant impacts would occur to populations of the
coastal California gnatcatcher by loss of this habitat. Incremental loss of other sensitive
plant and animal species associated with Diegan coastal sage scrub would also be considered
cumulatively significant.
Because of their rarity and limited distribution, impacts to maritime succulent scrub and
consequently, the cactus wren, snake cholla, San Diego bur-sage, coast barrel cactus, and
cliff spurge would be considered a direct significant impact.
The impact on foraging habitat and prey species in the southern non-native grassland is
cumulatively significant. The loss of this habitat could potentially affect local populations
of raptors and sensitive species which potentially occur in this habitat.
The loss of the mule fat scrub (0.4-§:i:Jacres) and seasonal isolated wetland (360 square feet)
is not considered a direct significant impact due to the low quality of the habitat and the
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~~!!!
cumulatively significant.

Miti2ation, Monitorin2 and Reportin2
The City of San Diego has determined appropriate compensation ratios for Diegan coastal
sage scrub and maritime succulent scrub to be 2: 1. Mitigation for the impact of the project
on coastal California gnatcatchers is more problematic due to the fact that the bird has only
recently been listed as Threatened and no guidelines exist to define adequate mitigation.
However, traditionally, a 2: 1 compensation ratio for impacted gnatcatcher habitat has been
used.
The mitigation for the impacts to the 3.9 acres of Diegan coastal sage scrub and 1.5 acres
of maritime succulent scrub vf'ould be accomplished by preserving 10.8 acres of high quality
Diegan coastal sage scrub in the Lakeside community. The general area vtithin v1hich the
mitigation site will occur is illustrated on Figure IV 17. Preliminary biological suP1eys of
this property show that it contains relatively undisturbed, high quality Diegan coastal sage
scrub; portions of which support the coastal California gnatcatcher. Furthermore, the site
is adjacent to a large expanse of native habitat which has been identified as a high priority
area in the regional open space system. \Vflile the site does not contain maritime succulent
scrub, the high value of the Diegan coastal sage scrub habitat and the presence of
gnatcatchers is considered adequate mitigation for the project impacts to maritime succulent
scrub as well as Diegan coastal sage scrub.

Mitigation Measure W.D.l: Prior to issuance of a grading permit or recordation of the final
map, the applicant shall demonstrate to the satisfaction of the City Planning Director that ·

ld1ttlli:~[i,µi.»E[~~lirha~~~ b~~~~~e~~;:~~ :i~~ns~~har~~µ~~~!!~~f~:~g~:~,!~
1

recorded easement document or other document assuring acquisition of the mitigation
acreage shall be provided to the Planning Director which defines the conditions and
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Mitigation of the potential noise impacts on the California gnatcatcher and San Diego cactus
\vren .vould require that grading not occur during the breeding season (early ~'larch through
July). The applicant is not proposing this mitigation because it could conflict with their
proposed construction schedule.
1
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The following discussion addresses potential air quality impacts associated with Palm Plaza
and summarizes the Air Quality Impact Analysis prepared by Giroux and Associates on
December 15, 1992. The technical air quality analysis is included in Appendix D of the
technical appendices.
Existini: Conditions
Climate and Meteorology

The climate of the project site is typical of the San Diego region. It is characterized by
frequent early morning cloudiness, hazy afternoon sunshine, clean daytime onshore breezes,
nighttime offshore breezes and relatively consistent year round temperatures. An average
of 10 inches of rainfall occurs from November through April each year. The remainder of
the year is typically dry. These atu1ospheric conditions combine to limit the ability of the
atmosphere to disperse air pollution generated by the regional population.
Daytime onshore flows and nocturnal land breezes are accompanied by characteristic
temperature inversions that control the vertical depth through which pollutants can be
mixed. The strong onshore flow undercuts a huge layer of warm sinking air within the high
pressure cell. The interface between the cool layer near the ground and the warm layer
aloft is the boundary where the normal decrease of temperature with height is reversed (an
inversion). As the polluted layer moves toward the topographically higher inland, the height
of the inversion remains relatively the same and thus becomes highly conce.ntrated. During
winter nights the air near the ground cools from contact with the radiating ground surface
while the air aloft remains warm and therefore the radiation inversion is very shallow and
occurs in conjunction with nearly clam winds. The shallow vertical barrier and the light
horizontal transport lead to a marked stagnation of emissions from localized sources such
as freeways, large parking lots, and major intersections. Such microscale "hot spots"
associated with these cool-season radiation inversions are less pervasive, less severe, and
more amenable to mitigation than the regional photochemical air pollution that occurs with
regional, warm-season marine/subsidence inversions.
Air Quality

In order to assess the air quality impact of any proposed project, that impact, together with
baseline air quality levels, must be compared to applicable ambient air quality standards.
These standards are the levels of air quality considered safe, with an adequate margin of
safety, to protect the public health and welfare (Table IV-7). National Ambient Air Quality
Standards (AAQS) were established in 1971 for six pollution species. States were given the
option of adopting more stringent standards or including additional pollution species.
Because California already had standards in existence before the federal AAQS were
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IV-60

Air Quality

Palm Plaza

TABLE IV-7
Ambient Air Quality Standards

Pollutant

Ozone

Carbon
Monoxide

Nllrogen

Dioxide

Aver99ing

Tim•

Concentration

Method ·

1 Hour

0.09 ppm
(180 ugtm3)

Ultraviolet
Photomeuy

8 Hour

9.0 ppm
(10 mgtm3)

1 Hour

20ppm
(23 mglm3)

Annu•

-

Awrage

1 Hour
Annual
Awrage .

Sulfur
OloWe

3 Hour

.

Sulfatu

Lead

Annual
Mtnme1lc
Mean

GuPh•H
Chemiluminnc::enc:a

Ultraviolet
Fluor91C*lC8

0.25 ppm

Primery
0.12 ppm
(235uglm3)
9.0ppm
(10 mgtm3)
35ppm
(40 mglm3)
0.053 ppm
(100 uglm3)

-

30u;lm3

50uglm3

-

.

24How

25ug/m3

Turbidmltlic
Barium Sulfate

300ay
Average

1.5uglm3

AIDmic

c

Ouait11

Same as
Primary Sida.

Sameu
Primary Sid.

365ugtm3
(0.14 ppml

-

-

1300uglm3
(0.5 ppmt

150 uglm3
S0uglm3

Samea1
Primary
Sida.

-

.

.

.

1.5ug/m3

Samau
Primary Sid.

0.03ppm
(42ug/m3)

Cadmium Hydr·
oxide STRactan

.

.

Vinyl Chloride
(dlloroetnene)

24 Hour

0.010 ppm
(26 ugtm3)

Tldlar Bag
Ccllldion, Gas
Clvomatogr aphy

-

.

Vlaibiliry
Reducing
Partida•

1 Observation

In sufficient amount to reduce lhe
prevailing visibility to less than
10 mil.. when th• ralalive
humicity i1 las1 than 70'Y.

Eltiytene
Chemilumine1eenc1
Non-dispersive
Infrared
SpecrrolOCpy
(NOIA)
Gu Phase
Chamiluminesc:anc:e

Pll'arOIOanillne

-

-

1 Hour

Hydrogen
Sullide

Method

.

Absarplion

Calendar

Samae1
Primary Sid.

.

0

Size Selec:av•
Inlet High
Volume Sampler
and
Gravimetric
Analyli1

~KOndary

80ugtm3
(0.03ppm)

(655uglm3)

MNn
24How

Non-disper1iv1
Infrared
Spec:rrosc:opy
(NOIA)

0

0.05ppm ·
(131 Uglm3)

Annual
Gmmetric
Suspended
P anic:ulat•
Marter
(PM,J

0.25 ppm
(470 ug.lm3)

24HOU'

1 Hour

National Standards

California Standards

Inertial
Seperalion
and

Gravimetric
Analyli•

.
Atomic
Absorptien

.

.

ARB Fact Sheet 38 (revised 7/88)
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established, and because of unique meteorological problems in California, there is
considerable diversity between state and federal clean air standards
In 1977, Congress amended the Clean Air Act and required each state to prepare a State
Implementation Plan (SIP) containing proposed methods of achieving the NAAQS where
non-attainment presently exists, and to maintain the NAAQS where air quality is better than
the NAAQS. States were required to submit to the EPA a SIP showing attainment by
December 1982 for all criteria pollutants. With the passage of both the 1982 and 1987
(extension for 0 3 and CO) attainment deadlines, additional planning cycles were initiated.
The passage of the California Clean Air Act (AB-2595) imposed a new set of requirements
to document how excess emissions would be reduced by five percent each year. A new
national Clean Air Act was also passed in late 1990. With San Diego designated as a
"moderately degraded" airshed, the federal law will require attainment in 1996-97.
The nearest air quality monitoring measurements are made at East "J" Street in downtown
Chula Vista by the San Diego County Air Pollution Control District (APCD). A sum.rnarf
of the monitored data from the last six years is included in Table IV-8. The data illustrates
a healthful air quality in nearly every pollution category for the six-year period with the only
exception being an occasional violation of the national ozone standard (one violation per
year is allowed under federal guidelines). The more stringent state standards for ozone and
total suspended particulates were also exceeded. Overall, air quality in Chula Vista, as
representative of the project site, is very good when compared to other areas in the San
Diego Air Basin (SDAB).
Violations of national AAQS in the SDAB, particularly those for ozone in inland foothill
areas, require that a plan be developed outlining the stationary and mobile source pollution
controls that were to be undertaken to improve air quality. A regional air quality
management plan (AQMP), addressing both the attainment of federal standards as well as
an attainment program for state standards as mandated by the California Clean Air Act
(AB-2595, Sher), was released in the SDAB in 1991. The basic conclusion of the SDAB
analysis is that clean air standards for ozone can be met in a 1996-97 timeframe from
pollutants released within San Diego County, but that violations of ozone standards will
continue well beyond 2000 because of the intrusion of Southern California Air Basin
pollutants.
The new AQMP for the San Diego Air Basin incorporates the AB-2595 requirement to
reduce excess air emissions by five percent annually to ultimately attain all federal and state
clean air standards by 2007. Those standards currently in violation in some part of the air
basin include the state and federal standards for ozone and carbon monoxide, and also the
California standards for nitrogen dioxide and respirable particulate matter (PM-10). Under
the federal Clean Air Act passed in November 1990, the San Diego Air Basin is classified
as severely polluted which requires attainment of federal standards by the end of 1997.
Given that the federa l attainment schedule is consistent with the AB-2595 plan, the bulk of
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TABLE IV-8

San Diego Area Air Quality Monitoring Summary

1985

1986

1987

1988

1989

1990

l-Bo11r > 0.09 PPI
1-Bour > 0.12 PPI
1-Bow: ?.. 0. 20 PPI
Ku. 1-Bo11r Celle. (pp1)

28
4
l
0.20

20
2
0
0.14

15
2
0
0.16

17
4
0
0.22

21
7
0
0.16

21
3

Carbon Mono1ide:
l·Bo11r > 20. PPI
8-81111( > 9. PPI
Nu. 1-Bo11r COile. (ppa)
Hu. 8-Bour Celle. (p111)

0
0
7.
3.9

0
0
7.
5.1

0

0

0

0

7.
3.4

0
0
8.

3.6

litroqea Diolide:
l·Bo11r >0.25 PPI
Hu. l-Bour Cone. (ppa)

0

0
0.14

0
0.15

1

0

a

0.16

0.21

0.16

0.13

Total Suseeaded Particulates:
24-Ball( ~ 100 pg/11
24-Bo11r > 260 ~g/1•
Nil. 24-Holl( Celle. (pg/11)

0/61
0/61
96.

1/61
0/61
119.

1/30
0/30
100.

4/46
0/46
109.

3/57
0/57
lll .

1/61
0/61
163.

Polluta11t/Stilldird
01one:

Particulate Sulfate:
24-Boll( ?_ 25. pg/11
llil. 24-Boll( Celle. (pg/11}
lnhalahle Particulates (PK-10):
24-Bour > 50 pg/11
24-Bour > 150 pg/11
Nil. 24-Bour Calle. (pg/11}

late:

0/54
. 15.4

0/60
17.6
3/51
0/51
104.

7,

4.7

0
Q.15

a
0
7.

u

0/51
13.3

0/57
17.2

0/60
16.5

16.8

5/61
0/61
68.

3/56
0/56
58.

7/61
0/61
69.

7/62
0/62
67.

0/51

Standirds for sulfll[ dioride a11d puticulate lead have been met with a wide wgin of safety ill 1985-90, and ue, therefore,

not show.
Source: C.liforuia Air Resoll[ces Board, Smaq of Air Quality Data, 1985-90 . Chula Vista APCD Monitoring Station (except for
putieulate data which are frDll San Diego APCD Island Avenue Station.)
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the planning that will be required for the federally-required AQMP will have been
completed under the state planning requirements.
Issue 1: Would the proposed project affect the ability of the revised Regional Air Quality
Strategy to meet the federal clean air standards?
Impact
The proposed project would not affect the ability of the revised RAQs to meet federal clean
air standards. Although commercial developments affect mobile source generation, they are
not primary emitters of air pollutants. Project consistency with regional air quality planning
is determined in terms of whether overall growth has been correctly anticipated in a given
sub-region. Commercial uses are growth-accommodating and not growth-inducing. They
provide services for existing needs and do not cause generation of trips that would not
otherwise occur. Commercial uses are thus related to air quality planning inasmuch as the
rate of growth accommodated is consistent with the air quality planning process.
Si2nificance of Impact
The project would not significantly impact the effectiveness of the revised RAQS. As a
commercial center, the project would not represent a major new emission generator. The
net effect of the project, from a basin-wide perspective, would be a redistribution of already
forecast shopping trips within the air basin.
Miti2ation, Monitorin2. and Reportin2
None required.
Issue 2: Would the proposed project result in the exposure of sensitive receptors to
substantial pollutant concentration, create objectionable odors, create dust, or alter local
air movement?
Impact
Air quality impacts related to the project would be associated with short-term construction
activities and long-term operation of the shopping center. Each of these are discussed
below.
Construction Impacts
Development of the project would create temporary emissions of fugitive dust from soil
disturbance and combustion emissions from onsite construction equipment and from offsite
May 18, 1993
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transport of excavated materials, delivery of construction materials, and use of construction
worker vehicles.
Dust emissions in the San Diego region are generally substantial during soil disturbance.
The average uncontrolled dust emission rate during construction is approximately 1.2 tons
per. acre per month of disturbance. It should be noted that this is a universal factor that
may not necessarily be completely applicable to the specific soil conditions present at the
project site. Specific dust control measures required by the San Diego APCD can reduce
the emissions by roughly three-fourths. The amount of dust generated during grading of the
project would be approximately 26.4 pounds per acre per day or approximately 1,320 pounds
for the 50+ acre site. With implementation of the control measures daily dust emissions
would be reduced by nearly 50 percent (660 pounds per day). The project would be
considered a major source of air pollution by the APCD since it would contribute over 250
pounds of emissions per day.
There are no nearby sensitive receptors that might be affected within the normal deposition
area downwind of the project site toward the east. However, during strong Santa Ana winds
from east to west, homes west of Interstate 805 could receive larger dust particles from the
site. Stronger winds also carry much larger particles and carry them farther than does
normal airflow.
Onsite and offsite construction equipment (primarily diesel powered) requires an average
of 200,000 brake horsepower hours (BHP-HR) of operations to buildout an acre of land into
roads ·and structures. Based on an 18-month total construction schedule, project
construction equipment would produce the following combustion emissions daily: Reactive
Organic Compounds (39.7 pounds); Carbon Monoxide (155.2 pounds); Nitrogen Oxides
(554.8 pounds); and Particulate Matter (10 - 39.4 pounds).
Although daily nitrogen oxide emissions are substantial, the mobile nature of construction
equipment would prevent any localized violation of the nitrogen oxide standard. Emissions
would also be dispersed over a wide area. There could be localized instances in which the
characteristic diesel exhaust odor would be noticeable, however, with normal daytime west
to east winds, residential development west of Interstate 805 would be upwind of onsite
emissions and therefore would not be adversely exposed.
Operational Impact

Operation of the proposed project could potentially impact air quality through mobile
emissions (vehicular) and stationary emissions.
Mobile emissions resulting from the implementation of the project would constitute the most
significant air quality concern. The emissions burden associated with the project would
resuit in emissions for reactive organics, carbon monoxide and nitrogen oxides that exceed
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the APCD insignificance level (Appendix D). However, this does not indicate that a
significant direct air quality impact would result from this project. It can be assumed that
indirect sources, with identical emissions, would be constructed elsewhere without the
proposed project. The same shopping trips that would made to the proposed project would
be made to another center without the project, and therefore, the same emissions would
occur.
While the project would not result in any significant direct impacts, it would create
significant cumulative impacts to the San Diego Air Basin. Although project-related traffic
can be considered as redistributed traffic for retail that would occur at some other location,
localized congestion may result in cumulative impacts. Congestion on roadway segments
and at intersections most often results in elevated carbon monoxide (CO) levels.
In determining the potential CO impacts of congestion caused by the project on air quality,
several standards are applicable. Health standards are established by the State and Federal
governments as addressed in Table IV-8. In addition to health standards, levels of service
(LOS) on the roadways are used as a measure of air quality impacts. For intersections, LOS
D to F is normally considered to be a direct air quality impact as it has the potential to
cause CO "hot spots" which exceed State and Federal standards. In addition, unacceptable
levels of service on major roads generate excessive amounts of CO which, while not in
excess of State and Federal standards, compound CO problems within the San Diego Air
Basin. Any decrease in the roadway level of service (LOS) which results in more that 550
pounds of CO per day is considered cumulatively significant with respect to the San Diego
Air Basin. The 550 pounds per day standard is assumed be exceeded on Major Streets when
the LOS drops to "F"; a drop to LOS "E" on Prime Arterials would exceed the 550 pounds
per day threshold.
The traffic analysis in Section IV.C concludes that the LOS on Palm Avenue, a Prime
Arterial, would be LOS F which would cause the CO emissions to exceed 550 pounds per
day (Table IV-9). The expected LOS E on "A" Street would not exceed the LOS F
threshold. Thus, the project would have a cumulatively significant impact on air quality
related to roadway segment impacts.
The traffic analysis concluded that two intersections would operate at LOS D or lower: the
southbound ramp terminal of the I-805/Palm Avenue and Palm Avenue/"A" Street.
However, Table 4 of Appendix D indicates that the one-hour CO levels at these
intersections at build-out with the project would not exceed State or Federal standards.
Thus, the congestion at these two intersections would not create a direct air quality impact
but would contribute to the air quality problems in the San Diego Air Basin resulting in a
cumulatively significant impact.
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TABLE IV-9
Palm Avenue V/C Ratio
Existing

Existing
Plus Project

Future
No Project

Future
With Project

West of 1-805
(four-lane
major)

0.87

1.08 1
(F)

1.03
(F)

1.13
(F)

1-805 - "A" Street
(seven-lane
prime arterial)

NA

0.59
(A)

0.66
(B)

1.02 1
(F)

Roadway
Segment

(E)

Conditions meeting the 550 pounds of CO per day significance threshold.

Stationary emissions resulting from implementation of the project would primarily be in the
form of electrical generation emissions from San Diego Gas and Electric Company
(SDG&E) power plants. Air emissions generated onsite resulting from consumption of
electricity and natural gas would be as follows: Reactive Organic Compounds (0.2 pounds) ;
Carbon Monoxide (3.6 pounds); Nitrogen Oxides (20.5 pounds); and Particulate Matter (10 0.7 pounds).
The stationary em1ss1ons associated with the proposed project would be less than the
project-related source contribution. Stationary emissions resulting from the project would
not significantly impact air quality.

Si1mificance of Impact
The incremental contribution of construction-related emissions would be considered shortterm and would generally result in a nuisance level impact. ·Mobile-source emissions
associated with implementation of the project would be cumulatively significant. The
unacceptable level of service expected on Palm Avenue and at the intersections of Palm
Avenue/southbound ramp of 1-805 and Palm Avenue/"A" Street would compound regional
air quality problems. Although level of service at these two intersections would be LOS D
or worse, the CO "hot spot" analysis concluded that CO levels would not exceed State or
Federal standards. Similarly, CO levels along the affected portion of Palm Avenue would
not exceed State or Federal CO standards.
The incremental contribution to the non-attainment status of the San Diego Air Basin would
be cumuiativeiy significant in conjunction with aii other pianned regionai growth. Fuil
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mitigation for the cumulative air quality impact is beyond the control of one project,
therefore, this impact remains unmitigated.
Miti 2ation. Monitorin2. an d Reportin2

Construction of the proposed project could create short-term construction impacts that
would create a potentially significant temporary air quality.impact. Similarly, long-term air
quality impacts derive from transportation sources on a regional scale. Mitigation requires
adequate controls on construction activities through grading or construction permits, and
through adoption of a transportation demand management plan (TDM).
The following measures would reduce short-term construction impacts to below a level of
significance:

Mitigation IV.E.2: Prior to issuance of building permits, the City Traffie Engineer ~N).1

11mrl!lil~i.t~ii¥ir~i§i.~§iiiil~ilt~i:~itW:m~iiiiit.fi~!tii~lll1i~I

The TDM Plan shall also include the measures recommended for regional shopping centers
which include but are not limited to:

•
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Incorporation of transit access considerations into project design;
Development of employee rideshare incentives; and
Coordination of rideshare information among all site tenants via ride-matching
services provided by the property manager.
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The following section is based upon the noise calculations prepared by Giroux & Associates
on January 1993 and contained in Appendix E of the technical appendices.
Existin2 Conditions
Traffic from Interstate 805, lying along the western project boundary, is the only major noise
source affecting the project site. Traffic noise from this freeway is already causing noise
levels along its route to exceed desired levels for development.
Occasional aircraft from Brown Field fly over the project area. Brown Field is
approximately two miles southwest of the project site and according the Comprehensive
Land Use Plan for the airport (Figure IV-4), the entire project lies outside of the 60 dBA
CNEL noise contours of the airport.
According to the City of San Diego General Plan, retail commercial land uses are
considered compatible with external noise levels up to 75 dBA CNEL and up to 65 dBA for
residential uses. . There are no sensitive noise receptors adjacent to the project site.
Property to. the north, east, and south is undeveloped. Interstate 805 runs along the length
of the western boundary. Residential uses are located west of this freeway.
Issue: Would the proposed project result in a significant increase in the existing ambient
noise levels or expose people to noise levels which exceed the City's adopted noise
ordinance?
Impact
This discussion assesses the impact of the project on adjacent property as a "noise generator"
as well as the potential impacts of adjacent roadway noise on future patrons of the project
as a "noise receiver". Overall the assessment is based on a comparison of the impact of
development of the property under the existing residential land use designation with the
proposed commercial development.
Noise Generator
Development of the proposed project would generate noise from two principal sources,
noise from operation of the center and noise generated by increased traffic volumes.
Noise levels generated by the various commercial activities including cars in the parking lots,
ventilation equipment, delivery trucks, etc. would not create a significant impact on
surrounding areas in that noise levels would not exceed 65 dBA on adjacent properties from
the center operations. Future residentiai, to the south, would be separated by a six-foot
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wall as required by the City Zoning Ordinance and future residential to the east would be
separated by elevation and distance. Furthermore, as discussed in the following discussion,
noise from "A" Street would override any operational noise effects on the future uses to the
east.
As discussed in the traffic discussion, commercial use of the project would substantially
increase the amount of traffic on local roadways which would result in a concurrent increase
in traffic noise. Table IV-10 summarizes the noise contour distances from these roadway
centerlines using build-out traffic volumes from the project's traffic study (Appendix B).
The noise contour distances do not assume the attenuating effects from proposed structures.
The corresponding noise contours are plotted on Figure IV-18.

TABLE IV-10
Noise Impact Summary
Contour Distance From Roadway Centerline (feet)
75 dB

70 dB

65 dB

60 dB

352
356

492
496

517
521

647
651

Palm Ave. E of 1-805:
Without Project
With Project

<50
<50

98
128

177
207

335
365

"A" Street Near Palm:
Without Project
With Project

<50
<50

<50
62

57
124

124
139

"A" Street - Near Del Sol Blvd:
Without Project
With Project

<50
<50

<50
<50

<50
95

68
124

Del Sol Blvd. E of 1-805:
Without Project
With Project

<50'
<50'

<50'
<50'

75'
90'

90'
105'

E of 1-805:

Without Project 1
With Project

Assumes that site is developed with low density residential uses consistent with existing
community plan land use designation.
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In assessing the impact of the increased traffic noise, it was assumed that any increase
greater than 3 dBA would be significant; noise increases of less than 3 dBA are generally
considered imperceptible the people. Offsite noise impacts from project implementation
range from less than 0.1 dBA along 1-805 to 6.5 dBA along "A" Street near Del Sol
Boulevard. Thus, it is concluded that the increase in traffic noise would be significant along
"A" Street but not significant along Palm Avenue or 1-805.
A review of Table IV-8 reveals that the 65 dBA contour along "A" Street would extend
approximately 67 feet beyond the centerline than would occur if the property were
developed with residential uses (125 vs. 57 feet). As a result of the increased traffic noise
on "A" Street, the future residential and elementary school sites to the east in California
Terraces could experience noise levels in excess of 65 dBA. Without the additional project
traffic, the 65 dBA contour would not have impacted these uses. As discussed earlier, noise
levels in excess of 65 dBA are considered unacceptable for residential areas.
Similarly, the increased traffic on ;;A;; Street near Dei Soi Boulevard wouid extend the 65
dBA contour approximately 45 feet further from the road (95 vs. < 50 feet). In effect,
without the commercial traffic the 65 dBA contour would be confined to the street right of
way while with the project traffic, the contour would extend into the adjacent property.
Future residential development to the south would also experience higher noise levels due
to the change in land use. The 65 dBA contour would extend 90 feet from the Del Sol
Boulevard centerline, an increase of 25 feet over that which would occur without the land
use change.
Noise Receiver
Because the noise limit for commercial property is 75 dBA, the project would not be
significantly impacted by roadway or aircraft noise from I-805, Palm Avenue, "A" Street, or
Brown Field. As illustrated on Figure IV-17, noise levels at the entrances to the commercial
buildings would not exceed 75 dBA with build-out traffic volumes. From Interstate 805, the
75 dBA noise contour is estimated to encroach upon the side yard and western portion of
the proposed Sam's Club and rear yards of retail buildings adjacent to the freeway. The 75
dBA noise contour from Palm Avenue and "A" Street is not estimated to encroach upon
proposed commercial buildings or their rear yards. As previously noted, the project site lies
outside of the 60 dBA CNEL contours of Brown Field.
Siiruificance of Impact
As a noise generator, the project would have a potentially significant noise impact on
residential land uses of the approved California Terraces Precise Plan near the northeast
project boundary. With the additional project traffic, the 65 dBA noise contour would
extend into portions of these future land uses. Similarly, the 65 dBA contour would extend
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outside of the "A" Street right of way and into areas to the south which would eventually
support residential uses.
As a noise receiver, the project would not be significantly impacted by roadway or aircraft

noise from 1-805, Palm Avenue, "A" Street, or Brown Field.
Miti2ation. Monitorin2 and Reportin2

No project-specific mitigation is necessary for the increased traffic noise related to this
project because no development currently exists within the future 65 dBA noise contour
along "A" Street. Future development will require discretionary actions which would require
environmental review. Future developments along "A" Street would be required to evaluate
potential noise impacts from traffic along this roadway (including that of the proposed
project) and would be required to mitigate potential noise impacts. Surrounding noise levels
would not exceed the 75 CNEL contours. Mitigation would not be required.
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The following discussion is based on geotechnical reconnaissance reports prepared by
Geosoils, Inc. in September and November of 1989 for the South Palm Precise Plan/Palm
IV TM/PRD. In April 1993, Geosoils, Inc. revisited the property to confirm that no
substantial changes have occurred on the property which would change th~ conclusions of
their earlier studies. The section areas analyzed in the reports include the area defined by
the project site. These reports are contained in Appendix F of the technical appendices.
Existin2 Conditions
Geologic Units
As indicated on Figure IV-19, two different bedrock units occur on the site: the San Diego

Formation and the Otay Formation.
The San Diego Formation is comprised of two members. The conglomeratic unit (Tsdcg)
is composed of cobbles derived from the local granitic and metavolcanic basement complex
supported by yellowish brown, fine to medium grained sandstone. The lower member of the
San Diego Formation (Tsdss) consists dominantly of relatively soft, yellow-brown and gray
sandstones with some clay and gravel lenses. These sediments are late-Pliocene (3 ± million
years old) in age and unconformably overlie the Otay Formation except where in fault
contact.
Otay Formation bedrock (To) occurs onsite east of the La Nacion Fault on the flanks of the
eastern ridges. It typically consists of pale gray to gray, fine silty sandstone with occasional
to frequent reddish brown claystone and bentonite clay deposits.
Soils
Quaternary terrace deposits (Qt) consisting of fine to very coarse sandy gravels overlie the
flatter portions of the site. These deposits are characterized by loose to medium dense sandy
and cobbly gravels with rounded and angular cobbles up to 24 inches in diameter. In
general, the thickness of the terrace deposits decreases towards the west and south and the
deposits are absent in the westernmost portions of the site where the San Diego Formation
and associated topsoils are located.
Fill soils are found over most of the project site. There are a number of small mounds of
dump fill ( af) of unknown origin, located along the midwestern edge of the site. Artificial
fills are also found in the main northwest to southeast trending canyon. In addition, much
of the site is blanketed by one to three feet of loose, dry fill.
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Remains of a trash dump are present in the north-central portion of the property. Based
on the geologic reconnaissance of the site, the approximate limits of all trash dump fill
materials are shown in Figure IV-19. Section IV.K discusses the nature and extent of these
materials.
Topsoil consisting of expansive clay overlies the area lying generally east of the major
northerly trending drainage course at the site. The thickness of the topsoil varies from
approximately one to four feet, and generally decreases in ·depth towards the west.
Relatively thick alluvium/slope wash deposits occur along the bottoms of the significant
drainage courses at the site. The alluvial deposits and slope wash exceed 13 feet in
thickness at some locations.
Geologic Hazards
The La Nacion Fauit i ihe dominant geologic structure onsite (Figure IV-19). Since no
movement has occurred on the fault within the last 11,000 years, it is classified as potentially
active by the State of California and the City of San Diego. This ±20-foot wide fault zone
traverses the site in a north-south orientation and displaces the Otay Formation bedrock
against San Diego Formation. Onsite exploration has indicated several secondary shears
which are likely associated with the fault zone. No indication or evidence of Holocene fault
activity was observed along any exposure of the La Nacion Fault.
The estimated maximum credible magnitude earthquake for the La Nacion Fault is
approximately 6.5. Peak ground acceleration from an earthquake of the magnitude could
exceed 0.66g with a repeatable high acceleration of 0.43g and a duration that could exceed
20 seconds.
The closest active faults to the project site are the Rose Canyon Fault and Coronado Bank
Fault which are 6.5 and 11.5 miles from the project site, respectively. Should the Rose
Canyon Fault experience a maximum earthquake, peak ground acceleration at the site could
theoretically reach 0.46g. A similar event on the Coronado Bank Fault could result in peak
accelerations of 0.29g. It should be noted that the historic seismicity of the Rose Canyon
Fault is very low.
One area of landsliding was noted along the southern margin of the principal drainage along
the eastern edge of the site. The westernmost extend of this slide area occurs onsite and
is depicted on Figure IV-19. West of this slide area, at the terminus of this ridge, an area
was noted in the field and on aerial photos which suggested the presence of additional
landsliding. Subsequently, during additional investigations, this feature was explored by
drilling. No evidence of landsliding was observed in the boring and it was determined that
this feature was related to differential erosion along the contact between the San Diego
Formation and the underlying Otay Formation.
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Issue 1: Are there unstable geologic or soil conditions which would represent a constraint
to development of the site or pose future hazards either on or offsite?
Impact

The La Nacion fault zone would not significantly impact the project or represent a
constraint to development. As shown on the project's site plan, proposed commercial
structures would not lie within the ± 20-foot width of the fault zone. The distance between
the proposed structures and the fault zone meets or exceeds the setback of 25 feet
recommended by the project geologist. In addition, the La Nacion Fault has a low seismic
potential. Other nearby active faults, the Rose Canyon and Coronado Bank, would more
significantly affect the project.
Mode rate to intensive ground shaking is considered likely to impact the site from nearby
active faults within the next 50 to 100 years. However, the shaking is not anticipated to be
any more severe than on any other nearby site, underlain by similar earth materials.
Other seismic related hazards were evaluated on the project site. These hazards included
seiche, liquefaction, seismic settlement or consolidation, and the potential for tsunamis. It
was determined that the potential for these seismic hazards was negligible and would
therefore represent an insignificant impact on the project proposal.
Onsite geological units and soils would represent a potentially significant impact on the
project. Highly weathered bedrock units and terrace deposits would potentially constrain
project development. Onsite fills are not considered suitable for structural support. The
alluvium/slope wash materials are compressible and would require removal and/or
recompaction prior to placement of any fills or construction on slope wash or alluvium
deposit sites. Onsite topsoil and colluvium would also potentially impact the project in areas
of proposed development. The trash dump materials are not suitable for the siting of
structures or for reuse as fill within the property. These materials would represent a
significant impact on future commercial development in the northern portion of the project
site.
Most earth materials encountered during site grading would vary from moderately expansive
to highly expansive. Potentially significant impacts would be associated with development
on the highly expansive soils.
The project proposes 2: 1 cut slopes along the eastern side of primary access road in an area
which exhibits potentially unstable geological characteristics. The height of these slope
would range from ± 10 to ±80 feet. The La Nacion Fault extends through the cut slope in
the northeastern portion of the project site, creating a potentially unstable geological
condition. In addition, betonite clay beds were encountered within the Otay Formation.
These interbeds would potentially impact the project since they are very prone to slippage
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if oriented adversely with respect to cut slopes. Potential impacts would also be associated
with the landslide area on the eastern edge of the site since the proposed access road and
cut slopes are situated near this area.
Sii:nificance of Impact
Unstable geologic and soil conditions occur onsite and represent a potentially significant
constraint to development. These conditions are associated with the highly weathered
bedrock and terrace deposits; poor structural support associated with fills,
alluvium/ slopewash, topsoil, colluvium, trash dump material, and highly expansive soils
encountered onsite; and the potential for the La Nacion Fault Zone, bentonite clay beds,
and landslide deposits to create unstable conditions on proposed 2:1 cut slopes.
Miti2ation, Monitorini:. and Reportin2
Tne foliowing mitigation measures would reduce impacts associated with unstable soil and
geologic conditions to below a level of significance:

Mitigation Measure W.G.l: Prior to issuance of a land development permit, a detailed
evaluation of the seismic conditions, undocumented fills, expansive soils, terrace deposits,
alluvium/slope wash, colluvium, betonite clay deposits, trash dump materials, landslide
deposits, and bedrock formations shall be submitted to and approved by the City Engineer.
The evaluation shall include, but shall not be limited to, an analysis of the following
conditions in areas to be graded and developed: gross and surficial slope stability;
thickness/ extent of fill soils, potential fracture and/ or joint patterns which may affect slope
stability, site specific rippability charaeteristics, and site exploration excavations. The study
shall provide remedial grading measures to mitigate any unstable soil, bedrock, or seismic
conditions. Grading and development plans shall be reviewed and approved by the City
Engineer to determine compliance with the remedial grading measures identified in the
project-specific geotechnical reports .

. . .91~•·
Mitigation Measure W.G.3: Prior to issuance of building permits, all project building plans
shall be in compliance with seismic design standards of the Uniform Building Code and be
approved subject to the satisfaction of the City Engineer.
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Issue 2: After grading, will exposed soils allow efficient irrigation of all landscaped areas?
Would compliance with the City's fuel management program result in increased erosion?
Impact
Developm~nt

of the project would require fill depths averaging 30 feet to 55 feet. These
materials will be derived from the onsite sandstones, claystones, and conglomerates and will
likely vary in texture from sandy loam to clay loam. These types of materials should
adequately support suitable landscape vegetation and allow efficient irrigation of all
landscaped areas if proper irrigation and soil preparation techniques are utilized.
The proposed landscape plan (Figure 111-5) indicates the use of native drought tolerant
species that could be supported by the sandy loam and clay loam soils of the project site.
However, grading may expose some areas to bentonite, a clay type soil which is impervious
to water when compacted. The impervious nature of the bentonite would result in
inefficient irrigation of some planted areas if not properly treated. Proper soil preparation
methods would heed to be employed to guarantee healthy growth and to conserve water.
Si2nificance of Impact
After grading, exposed soils which may contain bentonite which could have a significant
impact on efficient irrigation and healthy plant growth.
Miti2ation. Monitorin2. and Reportin2
Implementation of the following mitigation measures would ensure efficient landscape
irrigation of all landscaped areas within the project site and reduce impacts to below a level
of significance:

Mitigation Measure W.G.4: Prior to approval of the landscape plan and issuance of a land
development permit, the landscape plan shall include the following conditions:
Those areas found to contain bentonite or compacted soils shall be tilled and
proper soil preparation measures (specified by a landscape architect) shall be
utilized prior to the planting of any project vegetation.
Organic material such as peat moss or nitrolized soil amendments shall be mixed
with existing soil for use as a backfill planting mixture.

shall certify in writing that the soil has been properly prepared in conformance with
approved iandscape pians, soiis report, and specifications. The ietter shaii be submitted to
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the Principal Planner of the Environmental Analysis Section. Building permits shall not be
issued until the report is submitted and the measures implemented meet the satisfaction of
the Principal Planner of EAS.

.

.
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Conditions

Water
The project site is located within the service area of the City of San Diego Water Utilities
Department, one of 24 member agencies of the San Diego County Water Authority (CWA).
The CWA receives water from the Colorado River and the California Aqueduct via the
Metropolitan Water District (MWD).
At present, the City has a 33-inch and 16-inch transmission water line in the Otay Valley to
the north. This system operates on the 490 feet above mean sea level (AMSL) pressure
level and is supplied by the South San Diego Reservoir.
A 1990 study, "Water System Analysis of Two Transmission Alternatives for the South San
Diego/Otay Mesa Service Area" states that a 17.3 million gallon reservoir is needed to
provide water service to development on the Otay Mesa, which includes the subject
property. This study will have to be updated to determine what facilities would be necessary
to develop the subject property.
Sewer
The project site would receive sewer service from the City of San Diego Water Utilities
Department. Capacity is held with the San Diego Metropolitan Sewerage System (Metro)
which treats its sewage at the Point Loma Sewage Treatment Plant.
Currently, the site and surrounding area are vacant and there are no existing sewer mains
or facilities on the site. The nearest existing sewer line is the 27-inch Otay Valley trunk
sewer main located in the Otay River Valley. The Gateway Fair project located north of
Palm Avenue was conditioned to construct a secondary main from Palm Avenue to the Otay
Valley trunk.
Storm Water Drainage
The project site is presently undeveloped. Seasonal precipitation collects in onsite swales
from offsite canyons east of the site. Runoff flows in a westerly direction to four existing
drainage facilities in the 1-805 corridor. These facilities consist of a 66-inch, 30-inch and two
42-inch drain pipes located along the length of the western boundary.
Onsite drainage occurs primarily through three courses: a major drainage channel in the
northern portion, a minor swale in south-central portion, and a larger swale near the
southern project boundary. The two southern swales collect runoff from small canyons of
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an offsite mesa located east of the project site. The northern drainage channel collects
runoff from an onsite swale and offsite canyon east of the site. A buried storm drain
extends along this channel, transporting surface drainage from an offsite canyon to a culvert
under 1-805.
Solid Waste Disposal
Commercial development of the size proposed must contract with private commercial waste
hauling companies for waste removal. The City currently operates one active landfill in
Miramar. The County operates the Otay landfill, east of the project site. The company
contracted to take the trash offsite would take the material to either the City or County
landfill. Currently, the City is looking to increase capacity at the Miramar landfill by digging
deeper and by diverting items such as green waste (vegetation refuse) and tires to recyclers
or other users. A State requirement mandates that by the year 1995, 25% of solid waste be
diverted (recycled) and by 2000, 50% be diverted. Per the City of San Diego Waste
Management Department; the City is not currently limiting development based
amount of trash generated by a proposed project.
Issue 1: Would the proposed project result in a need for new systems, or require
substantial alterations to existing utilities, including water, sewer, storm water drainage or
solid waste disposal?
Impact
Water
The project proposes a 36-inch water line in Palm Avenue, a 12-inch water line in "A" Street
running the entire length of the project site and an additional 12-inch water line along the
western and southern property lines. Construction of an appropriate onsite water
distribution system would service the proposed buildings and landscaping.
Per generation rates used by the City of San Diego Water Utilities Department, the water
use demand for the proposed development is estimated to average 350,800 gallons per day
(5,000 gallons/net acre/day; net acreage is figured at 0.8 of the gross acreage (87.7)).
As stated earlier, the 1990 Water System Analysis indicates that water system improvements
may be necessary to accommodate the proposed project. If the update of the water system

study indicates that specific improvements are required, then the project would have
assure that these improvements are made to avoid an impact.
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Sewer
Per generation rates used by the City of San Diego Water Utilities Department, estimated
sewer generation from the proposed project would average 166,128 gallons/day (80 gallons
per capita per day; equivalent population for commercial acreage is 43.7 population per net
commercial acre).
The proposed project would include an 18-inch sewer line in Palm Avenue and a 12-inch
sewer line in "A" Street that would proceed approximately three-quarters of the length of
the site to the furthest south freestanding building adjacent to "A" Street. The buildings on
the westerly side of the project site would be sewered by a 12-inch line constructed along
the western property line.
Adequate capacity exists to provide sewer service for the project. However, offsite
improvements including a secondary trunk from Palm Avenue to the 27-inch Otay Valley
trunk sewer would be required if it is not constructed by preceding development (Gateway
Fair).
Storm Water Drainage
The proposed project would be developed with onsite drainage facilities and improvements
in "A" Street and Palm Avenue necessary to fully drain the area. A complete discussion of
hydrology impacts and drainage is contained in Section IV.L of this report.
Solid Waste Disposal
Disposal capacity currently exists at local landfills. Mandatory implementation of the
wastestream reduction would help assure that the region will be able to meet future solid
waste disposal requirements. In order to assist in the implementation of the wastestream
reduction goals, the project would meet trash disposal and recycling goals established by the
City of San Diego Municipal Code.
Si~ificance

of Impact

Water
The project would have a potentially significant impact on water availability to the site if
improvements shown to be needed by the water system update are not implemented.
Sewer
Project implementation would not have a significant impact on sewer service in the area.
Adequate capacity exists to provide sewer service to the proposed project. However,
May 18, 1993

IV-83

Palm Plaza

Utilities

potentially significant impacts would be associated with the construction of offsite sewer
improvements. The offsite facilities would be required to connect to existing main sewer
lines.

Storm Water Drainage
Project implementation would not have a significant impact on surface drainage in the
project area. Existing and proposed drainage facilities would be adequate to accommodate
anticipated runoff from the project. In addition, overall storm water runoff on the project
site would be reduced from current amounts when offsite residential uses are built-out to
the east.

Solid Waste Disposal
Project implementation would not have a significant impact on solid waste disposal. The
commercial users would contract with independent providers fo r trash hauling offsite. The
City and County operate landfills that are implementing programs for compliance with State
mandates for trash reduction through recycling and diversion. The proposed project would
comply with City requirements for onsite trash and recyclable storage areas.

Miti2ation. Monitorin2. and Reportin2
The project proposal includes construction of appropriate onsite water, sewer and drainage
facilities to serve the development. Improvements in Palm Avenue and "A" Street are also
proposed. Additional offsite improvements are required to bring water and sewer service
to the project site. Water availability must also be addressed through updating the previous
study for the area.

Water
Mitigation Measure IV.H.1: Prior to issuance of a building permit for the building, tt{ggfi~p
f:@'sp{giy:gp;::@!1:tn~i:[lt!£mi!JMgp~ the developer shall update the "Water System Analysis of Two
Transmission Alternatives for the South San Diego/Otay Mesa Service Areas" prepared by
Boyle Engineering, dated September 1990, to the satisfaction of the Water Utilities Director.
Environmental studies of the offsite facilities needed to serve the project shall be conducted,
as appropriate, and the developer shall install or otherwise assure all offsite facilities
required to serve this development.

Sewer

k.f.i!i.C.ll!!<?r.z. ..!t!e.ll!':'!.'!.!Y:.t.f.?.:.....~.r.igr.y:>_}ssuance of the a building permit for the first building,

Rri.9r:19:i!~i!iiin9ni!P.¥:!9.~ilil1J.P.~Ul\i.n~ the developer shall provide a sewer study, satisfactory
to the Water Utilities Director, for the sizing of gravity sewer mains and to show that the
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existing and proposed mains will provide adequate capacity and have cleansing velocities.
Environmental studies of the offsite facilities needed to serve the project shall be conducted,
as appropriate, and the developer shall install or otherwise assure all offsite facilities
required to serve this development.
Storm Water Drainage
No mitigation measures are required beyond implementation of the drainage improvements
proposed as part of the project.
Solid Waste Disposal
No additional mitigation measures are required other than compliance with City codes
requiring onsite storage facilities for trash and recycling facilities.
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A paleontological study of the project site was previously conducted for Palm Vistas Estates
(PRD Permit No. and EQD No. 85-0825, 1987). The existing conditions information
contained in the study is current and the paleontological analysis of the site is applicable to
this project. The information contained in this section is summarized from the technical
report in Appendix G.
Existin2 Conditions
The project site is underlain by geologic deposits of the Otay formation of Late Oligocene
age (approximately 25 million years old), the San Diego formation of Late Pleistocene age
(approximately three million years old), unnamed terrace deposits of Quaternary age
(approximately 10,000 to 1.8 million years old) and recent alluvium soil and artificial fill.
No fossils were discovered during the previous field investigations conducted in 1987 and
1991. Paleontological records show no known collection localities onsite. The fact that no
fossil outcrops were discovered may have been due to lack of good bedrock exposure due
to extensive landfill and grading activities in the northern portion of the site combined with
thick vegetative and soil cover on the eastern slopes. Records indicate that Oligocene
vertebrate fossils have been collected from the Otay formation approximately six miles north
of the project site.
The Otay formation is considered to present high resource potential based on a large
number of fossil land vertebrates, especially mammals, found in the Otay formation at
EastLake in eastern Chula Vista. Completely unknown until 1985, the fossil sites at
EastLake are now considered to be the richest localities in California for early mammals
of this time period (approximately 25 million years ago).
The San Diego formation is generally known to contain plentiful, well-preserved remains
of fossil marine animals. However, the limited occurrence of this formation onsite presents
a low resource potential. In addition, the Quaternary terrace deposits onsite have been
extensively graded, making resource recovery unlikely.
Issue 1: Would the proposed development or offsite improvements adversely affect
paleontological resources?
Impact
Limitations of past field surveys prevent a precise determination of the potential for
significant fossil finds. However, development of the project site could result in impacts to
paleontological resources occurring when mass grading operations cut into the potentially
fossil-bearing layers of the Otay formations, San Diego formations and Quaternary terrace
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deposits. The potential for significant paleontological resources is high in the Otay
formation and low in the San Diego formation and Quaternary terrace deposits. The
potential resources would be destroyed unless recovered during grading.
Si2niflcance of Impact
Grading for project development could result in potentially significant impacts to
paleontological resources, specifically in the Otay formation. The measures described below
would sufficiently insure the recovery of any resources and mitigate the potential impact to
below a level of significance.
Miti2ation. Monitorin2. and Reportin2

Mitigation Measure W.ll: Prior to issuance of a land development permit, a paleontological
resource recovery program shall be approved by the Planning Director. This program shall
consist of the follmving:
Prior to grading, the applicant shall present a letter to the Planning Director
indicating that a qualified paleontologist has been retained to carry out the
resource mitigation.
A qualified paleontologist shall be present at a pre grading meeting to consult
with the grading and eJ£c1¥1ation contractors.
A paleontological moH:itor shall be onsite at all times during the original cutting
of previously undisturbed sediments of the Otay formation to inspect cuts for ·
contained fossils. Periodic inspections of cuts involving the San Diego formation
and Quaternary terrace deposits shall also be made.
In the event that 'Nell preserved fossils are discovered, the paleontologist shall be
allowed to temporarily direct, dhiert or halt grading to allmv recovery of fossil
remains in a timely manner.
Fossil remains collected during this sal•;age program shall be cleaned, sorted and
catalogued, and then (with the O'Vffler's permission) deposited in a scientific
institution with paleontological collections (such as the San Diego Natural History
Museum). Deposits will be subject to a storage fee at the cost of the owner.
The retained qualified paleontologist shall submit in 'Nriting, certification that
project grading complied wi.t h the approved mitigation measures which reduce
paleontological impacts to below a level of significance.
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CULTURAL RESOURCES

A cultural resource investigation was conducted in the project area by Regional
Environmental Consultants (RECON) in 1989 and updated in April 1993. RECON
conducted this field survey for the South Palm Precise Plan, a previously proposed project.
The South Palm Precise Plan consisted of approximately 725 acres; the proposed 87.7- acre
project site occupies the northerly portion of the South Palm Precise Plan area. Subsequent
to the survey, a significance testing report was prepared by RECON on the South Palm
area. In the course of this work, the cultural resource sites found on the subject property
were investigated including a prehistoric and suspected historic site. The results and
conclusions of the original survey report and subsequent testing reports which are relevant
to the Palm Plaza site are summarized in this section. The full reports are contained in
Appendix H.
Existini= Conditions

The survey identified three prehistoric sites (one of which was previously unrecorded) and
one suspected historic site on the Palm Plaza site. None of these sites were considered to
be significant cultural resources. A brief discussion of each of these sites is included below.
SDi-7983

A record search by RECON revealed that SDi-7983 was recorded in 1985 by RBR &
Associates. A small portion of the site extends into the extreme northeast corner of the
project boundaries. SDi-7983 was determined to be part of a complex that includes another
previously recorded site (SDi-7984) and several loci along the north slope of a ridge
overlooking the Otay River drainage. Surface collection and testing of this site in 1985
revealed a high proportion of scrapers within the tool assemblage. A chopper, projectile
point, and 16.0 grams of shell were also recovered from the site. The tools and pieces of
debitage were all of local materials. On the basis of these materials, SDi-7983 was
interpreted as a prehistoric plant processing location.
The condition of the site at the time of a 1985 survey was very poor and it was not relocated
by the 1989 RECON survey. The area has been subjected to severe impact due to constant
use as an off-road vehicle track. Most of the ridge has also been severely impacted by
grading, burning, and refuse dumping. These activities have modified the surface to the
extent that almost no topsoil remains over most of the area and the original landform is
indiscernible. Some scattered surface artifacts were noted by RECON, consisting mainly of
metavolcanic flakes. Significance testing was not recommended for this site by RECON
since the low resource potential of the site had been exhausted.
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SDi-7985

This site was originally recorded by L. McCoy in 1967 and was situated near the
northwestern portion of the project site. This site has subsequently been destroyed by
construction activities centered around the I-805/Palm Avenue interchange. The site was
determined to have no research potential. No further "'Ork was recommended for this site
by RECON.
SDi-11,994

SDi-11,994 was a previously unrecorded prehistoric site found during the recent RECON
survey. This site is located on the south-facing slope in the southeastern portion of the
project site, and consisted of a sparse lithic scatter (three flakes) covering a 10-square-meter
area. Significance testing was conducted for the site. On the basis of this testing, it was
- concluded that this site does not represent a significant cultural resource under criteria set
forth in either the California Environmental Quality Act or the City's Resource Protection
Ordinance.
Swine Farm
The RECON survey located the remains of a suspected historic era swine farm situated on
the western edge of the site area. This site consists of the remnant of a residence and
several outbuildings. Several foundations probably associated with feeding or pen areas for
the swine are also present. The remains of three rectangular cisterns and several fence lines
were also noted.
The primary residential and ranching locus of this site is defined by a moderate but
widespread surface scatter of historic trash. The larger area of the farm property is
indicated by the distribution of butchered bone fragments, primarily from cattle. The use
of waste from packing houses for swine feed is a historically documented practice. This
bone scatter has probably resulted from this practice.
An archival research was conducted to clarify the history of this farmstead. The research

concluded that the features and artifacts may be associated with swine farming activity that
commenced no more than 40 years ago. Therefore, the swine farm was not considered an
historic cultural resource and further investigation of the site was not recommended.
Issue 1: Would the proposed project result in alteration of or the destruction of a
prehistoric or historic building, structure, object, or archaeological site?
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Impact

The project would impact a portion of the area defined by prehistoric site SDi-7983.
Proposed "A" Street and associated cut slopes would encroach upon the western portion of
SDi-7983. However, the site is not a significant cultural resource since its low resource
potential has been exhausted by severe disturbance.
SDi-11,994, located in an undeveloped portion of the project site, would not be impacted
by the project.
Si2nificance of Impact

Since SDi-7983 is not a significant cultural resource, implementation of the proposed project
would not result in a significant impact on cultural resources.
,._.
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No mitigation measures are required.
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K.

Public Safety

HUMAN HEALTH/ PUBLIC SAFETY

Existin2 Conditions

The following discussion is based the December 23, 1992 letter prepared by the State
Department of Toxic Substances Control and the February 5, 1992 letter prepared ·1Jy the
County Department of Public Works. Both letters are contained in Appendix I of this EIR.
The County of San Diego, Department of Public Works, Solid Waste Division records
indicate that the northern 50-acre portion of the proposed project was used as an
incineration trash dump during the 1950s and early 1960s. The dump was referred to as the
South Bay Refuse Disposal Site by the County. The site began receiving refuse in January
of 1951 as a dump site for municipal waste and soil. County records indicate that the
County took steps in early 1959 to close the subject site due to unsatisfactory conditions
maintained by the operator. The site was apparently abandoned in 1963 when a new dump
site began operating on the north side of Otay Valley.
In 1978, approximately 850,000 cubic yards of material were exported from the site and used
as borrow material for offsite projects. The total volume of ash materials remaining on the
property is estimated to be 40,000 cubic yards with approximately 8,100 cubic yards of
associated soils underlying the burn dump materials. The remaining material is located in
an area of about three acres on the south slope of a 45-foot-deep canyon that traverses the
northern part of the project from east to west (Figure IV-19). The ash materials range in
depth from surface material to 32 feet and are exposed at the edge of the canyon. In
general, the burn dump materials consist of 70% ash with the remaining 30% consisting of
soil, rock, cobble, glass and metal fragments, and other debris.
There are currently no active streams or springs within the project site and no groundwater
was encountered to a depth of ± 30 feet in test pits or borings conducted by GeoSoils, Inc.
in 1989 (Appendix F). The area surrounding the burn dump is predominantly artificial fill
with bedrock materials of the San Diego formation to the north and south of the fill.
The following analytical tests were performed on samples of the ash material taken from
burn dump:
Total concentrations of lead and copper;
Soluble concentrations of lead as measured by the Toxicity Characteristic
Leaching Procedure (TCLP) and the Waste Extraction Test (WET) ;
Volatile and semi-volatile organic compounds;
PCBs;
Total phenols;
Total cyanides;
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Total concentration of dioxin; and
Acute aquatic 96-hour LC50 bioassay.
With the exception of WET-soluble lead, the analyses determined that the regulatory
threshold limits were not exceeded for the mean concentrations of total lead, TCLP-soluble
lead, total copper, soluble copper, and dioxin. The analytical detection limits were not
exceeded in testing for volatile and semi-volatile organic compounds, phenol concentrations,
cyanide concentrations, and PCBs. Samples of ash material used to perform the 96-hour
LC50 bioassay were not determined to be toxic.
The following analytical tests were performed on samples of the associated soil taken from
burn dump:
Total concentrations of inorganic constituents;
Soluble concentration of lead as measured by the TCLP and WET;

Total concentration of dioxin; and
Acute aquatic 96-hour LC50 bioassay.
Given the low expectation of detecting any volatile or semi-volatile organic compounds,
phenol, cyanide, or PCBs in the associated soil, no analyses for these compounds in the
associated soil was performed. Inorganic constituent compounds and total dioxin
concentration were determined not to exceed regulatory threshold limits. The mean TCLPsoluble lead concentration for five samples of associated soil did not exceed the federal
regulatory threshold. The mean WET-soluble lead concentration of associated soil samples
exceeded the soluble threshold limit concentration by 2.5 mg/1. All tested samples used to
perform the 96-hour LC50 aquatic bioassay were not determined to be toXic.
Issue 1: Would the ash material located in the northern portion of the project site create
any safety hazard or expose people to a potential health hazard? Would the ash material
create a risk of explosion or release of hazardous substances?
Impact
Based upon the information and data analyzed by the Department of Toxic Substances
Control, a Non-Hazardous Determination has been issued for the onsite ash material and
associated soil. According to the Department, the physical and chemical characteristics of
the ash material and associated soil do not represent a significant hazard to human health
and safety. In addition, as approved by the County of San Diego, the project would remove
all onsite ash materials and associated soils for disposal at the Otay Landfill.
It is not anticipated that significant lead migration has occurred via the soil into
groundwater. No subsurface water was encountered in tests conducted at the site. The lead
present in onsite soil is also expected to have limited mobility given its Ph level of between
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7.3 and 7.9. Even though the WET-soluble levels recorded on the site exceed the soluble
threshold limit, studies have shown that with soil Ph levels between 7 and 9, lead is readily
absorbed onto clay and other soil surfaces, forming insoluble complexes.
Si2nificance of Impact

The ash material and other deposits associated with a former landfill located on the
property have been determined to be non-hazardous. Therefore, they pose no significant
public health and safety impacts.
Miti2ation, Monitorin2. and Reportini=

No mitigation measures are required.
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L.

Hydrology/Water Quality

HYDROLOGY/WATER QUALITY

The following section is based upon the hydrologic/hydraulic analysis prepared by Dunaway
Associates in April, 1993 (Appendix J). All stormwater runoff volumes in the analysis
assume the rainfall intensities of a 100-year storm.
Existin1: Conditions
Surface drainage throughout the property consists of runoff from seasonal precipitation
which collects in onsite swales. Runoff flows in a westerly direction to four existing drainage
facilities in the 1-805 corridor. These facilities consist of a 66-inch, 30-inch and two 42-inch
drain pipes located along the western boundary.
Onsite drainage occurs primarily through three courses: a major drainage channel in the
northern portion, a minor swale in south-central portion, and a larger swale near the
southern project boundarj. The tvVo southern swales collect runoff from small canyons of
a mesa located east of the project site. The northern drainage channel collects runoff from
an onsite swale and offsite canyon east of the site. A buried storm drain extends along this
channel, transporting surface drainage from an offsite canyon to a culvert beneath 1-805.
Portions of the project site are located in the Otay and Tijuana River Basins. Drainage
from approximately 52 acres of the project site ultimately flows to the Otay River to the
north, while the remaining 8 acres ultimately flows south to the Tijuana River. The Otay
River Basin is approximately 18, 160 acres. The Tijuana River Basin contains. over 1,090,000
acres, of which 291,200 acres are located in the United States. Thus, the project site
represents a very small proportion of both river basins.
According to the 1989 Geotechnical Study prepared for the site, active streams or springs
do not occur onsite (Appendix F). Groundwater was not encountered in any of the test pits
or borings. Because of the current drought conditions, local accumulations of groundwater
might be anticipated during and after future rainfall seasons, especially along
alluvium/bedrock or terrace deposit/bedrock contacts.
The project site is situated within two drainage sub-basins, identified as basins 5 and 6
(Figure IV-20). Within both basins, large portions of vegetation have been disturbed and/or
denuded due to unauthorized off-road vehicle activity. This long term soil compaction and
lack of native vegetation causes a highly impermeable surface which results in an increased
rate of stormwater runoff and sediment yield.
Surface runoff of basins 5 and 6 is primarily collected by the four drainage facilities located
beneath 1-805. In determining the estimated runoff generated by the project site, a runoff
coefficient of 0.68 was used for portions of the site within basin 5 and 0.84 for portions
within basin 6. A higher runoff coefficient corresponds to increasing amounts impermeable
May 18, 1993
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surfaces and surface runoff. Using these coefficients, the existing project site generates
approximately 148.5 cubic feet per second (CFS) of stormwater runoff. Although Table 2
of the San Diego Drainage Design Manual lists undeveloped land as having a runoff
coefficient of 0.45, the foregoing coefficients were used to generate conservative runoff
amounts which drain through the site.
Table IV-11 portrays the existing runoff quantities at the discharge points on the western
boundary. The drainage capacity of existing offsite facilities is more than adequate to
service existing drainage conditions of the project area. Basins 5 and 6, which encompass
the project site, generate approximately 525.2 CFS. The existing drainage facilities have an
overall drainage capacity of 1366 CFS; an existing surplus capacity of 160%.

TABLE IV-11
Summary of Surface Runoff1

Existing Conditions

Existing Plus Project

Project Plus Build-out4

Onsite 2

148.5 CFS

172.1 CFS

172.1 CFS

Offsite 3

376.7 CFS

376.7 CFS

225.0 CFS

525.2 CFS

548.8 CFS

397.1 CFS

Total

(1)
(2)

Assuming 100-year storm intensity.
Area west of "A" Street.

(3)

Includes area offsite in basins 5 and 6 as well as portion of site east of "A" Street.

(4)

Assumes offsite build-out of California Terraces.

CFS = Cubic Feet per second.

Issue 1: Would the proposed project result in changes in absorption rates, drainage, the
rate and amount of surface runoff, or in the amount of surface water in any body of water?
Impact
The increase in impermeable surface associated with project development would result in
larger amounts of surface runoff. According to the San Diego Drainage Design Manual, a
runoff coefficient of 0.85 is considered to be appropriate for commercial development. With
project implementation, this higher coefficient would result in approximately 172.1 CFS of
/
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onsite stormwater generation or an increase of 23.5 CFS over that which currently is
generated from the site. When added to the existing offsite runoff, approximately 548.8 CFS
would be discharged into existing drainage facilities (Table IV -11). If single-family
residential uses were developed onsite pursuant to existing zoning, the generation of onsite
runoff would be less with approximately 111. 7 CFS. The increase in runoff volume
associated with proposed commerci~ 1 development is negligible when considering the surplus
capacity of the offsite drainage facilities.
The addition of project runoff to existing offsite runoff would not result in a significant
impact on the existing drainage system. As shown in the proposed drainage plan (Figure
IV-21 ), four existing drainage facilities would serve project runoff, designated as design
points 18, 34, 45, and 56. Table IV-12 portrays that under existing plus project conditions,
a substantial surplus capacity would remain in each existing offsite drainage facility. The
proposed storm drain system has been designed under worse-case conditions, assuming that
areas east of the site remain undeveloped.
TABLE IV-12

Project Impacts on Existing Drainage Facilities

Design Point 2

Storm Drain
Diameter

Capacity

Total Incoming
Cubic Feet per Second 1

18

66"

750.00 CFS

318.25 CFS

135%

34

42"

206.25 CFS

102.38 CFS

101%

45

30"

130.00 CFS

61.02 CFS

113%

56

42"

280.00 CFS

65.72 CFS

326%

(1)
(2)

Surplus
Capacity

Assumes existing plus project conditions.
See Figure IV-21.

It should be noted that the residential development of California Terraces is proposed for
areas east of the project site. When this development is built-out, total runoff collected
onsite would be reduced to approximately 397.1 CFS (see Table IV-11). This reduction
would occur since the residential uses would reduce impermeable surfaces in offsite areas.
With respect to runoff quantities, project impacts on the Otay and Tijuana Rivers would be
negligible. The developed area of the project site would represent approximately 52. 7 acres
of the Otay River Basin and 7.6 acres of the Tijuana River Basin. As previously noted, the
project would increase the quantity of onsite stormwater runoff by 23.5 CFS. Since the
project represents a very small proportion of each river basin, the increase in stormwater
runoff would be insignificant. In addition, development of residential uses east of the
May 18, 1993
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project site would actually lessen the amount of existing runoff in the project area. Under
build-out conditions, existing project area runoff would be reduced by approximately 128.1
CFS. It should also be noted that the increase in project generated runoff does not assume
the benefits associated from implementation of the project's slope revegetation plan (Section
IV.D) which would restore and preserve approximately 8.5 acres of native vegetation in the
drainage basins of the project area. Restoration of disturbed areas and preservation of
native vegetation would further reduce sedimentation impacts and overall stormwater runoff
quantities.
Si2nificance of Impact
Project implementation would not have a significant impact on surface drainage in the
project area. Existing and proposed drainage facilities would be adequate to accommodate
anticipated runoff from the project. Proposed commercial uses would increase onsite
stormwater runoff by 23.5 CFS. This quantity would represent a negligible effect on existing
drainage facilities as well as the Otay and Tijuana River Basins. Furthermore, overall
stormwater runoff ori the project site would be reduced from current amounts when offsite
residential uses are built-out to the east.
Mitii,:ation, Monitorin2 and Reportini:
No mitigation measures are required.
Issue 2: To what extent would development of the project, including the disturbance of
landfill materials in the northern portion of the site, discharge into surface or groundwater
or alter surface or groundwater quality?
Impact
Development of the project would result in an increase in the cumulative amounts of urban
pollutants. The greatest potential for cumulative short-term water quality impacts to the
Otay and Tijuana River Basins would be expected during the grading and construction
phases of the proposed project when cleared and graded areas would be exposed to rain and
surface run-off. Improperly controlled runoff would result in erosion and transport of
sediment to the Otay and Tijuana Rivers.
The long-term impacts would be related to urban runoff. The project would increase the
amount of runoff by creating extensive impervious surface areas. The run-off from future
streets and parking areas could carry quantities of harmful materials such as oil, rubber,
metals (including l_ead), pathogens, trash and other solid wastes. Fertilizers and pesticides
applied to landscaping may also be carried offsite. These pollutants would adversely affect
the water quality in the Otay and Tijuana Rivers and would contribute incrementally to a
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cumulative increase in the amount and concentrations of urban pollutants entering these
water bodies.
Potentially significant water quality impacts are currently

Mt associated with

the inactive

noi·· e·neou.ntered·· ·0fi·sfrc·;·· foad·· ·p(J'ifoia.nts. . from

the trash dump have the potential to be
collected by surface runoff. Prior to project construction, a work plan would be implemented
to properly remove landfill material and lead pollutants in particular. The v;orkplan \vould
be reviewed and approved by proper authorities to ensure that the potential for lead
pollutants to enter drainage courses is minimized during removal. Adherence to the
workplan would reduce the existing water quality impacts of the dump to below a level of
significance.
Si1mificance of Impact

Urban runoff from the future uses of the site would have an adverse cumulative impact on
the water quality of the Otay and Tijuana Rivers. Howe•t'er, existing water quality impacts
associated v1ith trash dump pollutants would be eliminated with implementation of the
Public Safety mitigation measures specified in Section IV.K.
Miti2ation, Monitorini: and Reportini:

The City of San Diego has developed standards for Urban Stormwater Management Plans
that comply with the 1987 amendments to the Federal Clean Water Act, administered by
the Environmental Protection Agency (EPA). These standards require applicants to identify
and implement Best Management Practices (BMP's) to address urban runoff pollution
impacts.
Municipalities in the San Diego region, including the City of San Diego, must also comply
with the California State Water Resources Control Board (CSWRCB) NPDES Permit No.
CA 01085757 which consists of wastewater discharge requirements for storm water and
urban runoff. To comply with Permit No. CA 0108757, the City of San Diego must
complete a BMP Program for Stormwater Pollution Control. The BMP will detail water
quality controi measures to be implemented on a City-wide basis.
The following mitigation measure shall be incorporated as a condition of the PCD permit.
Implementation of this measure would reduce the short-term water quality impacts. Over
the long-term, implementation of the City-wide BMP would mitigate the project's
contribution to the cumulative water quality impacts.
To reduce water quality impacts from urban runoff, the project applicant shall implement
the following measure:
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Mitigation Measure W.Ll: Prior to issuance of a land development permit, the applicant
shall develop a program that would manage and control nonpoint source pollution. The
applicant shall identify and implement a plan in accordance with design criteria established
by the City of San Diego and for the required NPDES permit. The EAS shall review the
plan to ensure the measures have been provided.
To reduce short-term water quality impacts, pollution control devices shall be installed to
intercept flow before discharge into the drainage system to the extent determined feasible
by the City Engineer.
During construction temporary desilting basins shall be utilized to keep sediment from the
graded pads from entering the storm drain system. The collected silt shall be removed from
these inlet structures after each major rainfall. Sandbagging along street and utility trenches
shall be used for temporary erosion control prior to completion of final improvements.
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V.

Growth Inducement

GROWTH INDUCEMENT

The growth-inducing analysis addresses two issues, as defined in Section 15126 (g) of the
CEQA Guidelines. The first is the potential for the project to "foster economic or
population growth, or the construction of additional housing, either directly or indirectly, in
the surrounding environment." The second is the potential to "encourage and facilitate other
activities that could significantly effect the environment, either individually or cumulatively."
This second issue involves the potential for the project to induce further growth by the
extension or expansion of existing services, utilities or infrastructure.
The proposed project is a commercial center which would contribute incrementally to the
local and regional general economic activity. However, the proposed project would provide
goods and services to the existing and planned residential communities within the project
vicinity and not attract residents from a broader region.
The project \Vould be located in Phase I of the development phasing program for the Otay
Mesa Community Plan which is intended to be the first area of Otay Mesa to develop. As
a result, development of this project would be consistent with the phasing goals of the
community plan.

Although the site is located in the Phase I development area, implementation of the
proposed project would result in construction of offsite infrastructure which would benefit
surrounding land. The project would construct an offsite portion of "A" Street and Del Sol
Boulevard through undeveloped land to the south. If development of Gateway Fair does
not extend the sewer and water lines to the project area, the project would assume
responsibility for extending the lines from Otay Valley which would pass through the
Gateway Fair property to reach the project site. The project may also· be required to
construct other water system improvements to obtain water service. Finally, the project
would construct the first segment of Palm Avenue, east of 1-805, which would benefit future
development of Gateway Fair and California Terraces.
Although the project would construct offsite infrastructure which would benefit surrounding
land, the influence of these improvements on development of these properties would not be
considered significant. Gateway Fair, the property to the north, has already been approved
for commercial development. Similarly, development plans are in process for the land
within California Terraces, to the east of the project. Factors beyond the availability of the
offsite improvements related to the proposed project, including economic and Brown Field
building moratoriums, are controlling development of these areas.
Thus, it is concluded that the project would not result in a significant growth-inducing
impact.
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VI.

Cumu lative Impacts

CUMULATIVE IMPACTS

Section 15130 of the CEQA Guidelines requires that cumulative impacts be addressed when
they are significant. The CEQA Guidelines define cumulative impacts as "two or more
individual effects which, when considered together, are considerable or which compound or
increase other environmental impacts" (Section 15355). This section provides a summary
of the cumulative impacts addressed in the environmental analysis contained in Section IV.

A. TRAFFIC
The project would have a significant cumulative impact under the Interim Build-out Plus
Project scenario, which would consist of project traffic and traffic associated with the
approved California Terraces development. The southbound I-805 ramp terminal under this
scenario would operate at an unacceptable LOS F.
Under the Build-out Plus Project conditions, the project would have significant cu111ulative
traffic impacts on the Palm Avenue/"A" Street intersection and the I-805/Palm Avenue
. ramp terminals. Using the number of lanes assumed by the San Diego travel forecasts, the
intersection operation of Palm Avenue/"A" Street was analyzed and found to be significantly
impacted by project traffic. The intersection would operate at LOS D in the AM peak hour
and LOS E during the PM peak hour. With ultimate lane assumptions at the I-805/Palm
Avenue interchange, the ramp terminals would operate at LOS Din the AM and PM peak
hours.
B. BIOLOGY

The loss of biological resources found on the project would be cumulatively significant.
Further depletion of onsite and offsite Diegan coastal sage scrub is considered a significant
cumulative impact. In addition to diminishing this sensitive vegetation community, the loss
of Diegan coastal sage scrub would have a significant cumulative impact on the coastal
California gnatcatcher which is listed as a Federal threatened species. Because of their
rarity and limited distribution, impacts to maritime succulent scrub and the sensitive species
which inhabit this vegetation (cactus wren, snake cholla, San Diego bur-sage, coast barrel
cactus, and cliff spurge) would be considered cumulatively significant. The loss of wetland
habitat associated with the project would be cumulatively significant. Finally, the impact on
foraging habitat and prey species in the southern non-native grassland would be cumulatively
significant. The loss of this habitat could potentially affect local populations of raptors and
sensitive species which potentially occur in this habitat.
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C. AIR QUALI1Y

Implementation of the project would have a cumulative impact on air quality in the San
Diego Air Basin. As discussed in Section IV.C, the increase in traffic on Palm Avenue and
"A" Street resulting from the proposed use would drop the level of service on these
roadways to unacceptable levels of service. As a result, air emissions would increase over
that which would occur under free-flowing traffic conditions. This would result in a
significant cumulative impact.
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VII.

SUMMARY OF ENVIRONMENTAL CONSEQUENCES

A.

THE RELATIONSHIP BE1WEEN LOCAL SHORT-TERM USES OF THE
ENVIRONMENT AND THE MAINTENANCE AND ENHANCEM ENT OF
LONG-TERM PRO DUCTIVITY

Section 15126 ( e) of the CEQA Guidelines defines this section of the analysis as a
discussion of the cumulative and long-term effects of the proposed project which adversely
effect the environment, focusing on impacts which "narrow the range of beneficial uses" or
"pose long-term risks to health or safety." This section explains why the proposed project
is "believed by the sponsor to be justified now, rather than reserving an option for further
alternatives" (Section 15126 (e) of the CEQA Guidelines).
In terms of long-term productivity, the site possesses two major qualities: biology and
aesthetics. As discussed in Section IV.B, the slopes in the eastern portion of the site are
considered important landforms in the project vicinity. Although disturbed by offroad
activities, these slopes are a dominant feature in the area and are considered an aesthetic
resource. These slopes are also important in that they are covered by vegetation which
supports sensitive plant and animals species. Most notably, the slopes are habitat for the
coastal California gnatcatcher which is listed as a Federally threatened species.
The short-term use of the property as a commercial center would significantly affect the
long-term productivity of the site. Overall, the project would reduce the aesthetic character
of the site by converting the land from an undeveloped to a developed condition. More
specifically, the proposed grading of "A" Street would cut into the easterly slope creating a
manufactured bank with a maximum height of 81 feet along the entire east side of the
property. As concluded in Section IV.B, this manufactured bank would have a significant
impact on the landform. Although the proposed revegetation would reduce the visual
impact of the slope, the proposed grading would significantly impact the overall aesthetic
value of the property.
With respect to biology, the project would diminish but not significantly impact the longterm biological value of the property. Although sensitive plant communities and wildlife
would be eliminated, the project includes mitigation measures which would compensate for
the loss of biological resources. The manufactured slope along "A" Street would be
revegetated with Diegan coastal sage scrub and provide habitat for the coastal California
gnatcatcher. Areas denuded by offroad activities within natural areas to be placed in open
space would be replanted to enhance the overall wildlife value of these areas. The
proposed open space areas as well as much of the revegetated manufactured slope would
be adjacent to planned open space areas to the east within the California Terraces project.
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In addition to the short-term impacts related to aesthetics and biology, implementation of
the project would also affect the local environment by increasing noise levels on local
roadways, contributing to regional air quality problems and generating additional urban
runoff. As discussed in Section IV.F, the increase in traffic on "A" Street would raise noise
levels in surrounding residential areas to levels which exceed that which is considered
normally acceptable. The increased traffic volume would also increase the amount of ~ir
emissions which would be related to development of the site; although, as discussed in
Section IV.E, most of the trips would likely occur somewhere in the San Diego Air Basin
since they are shopping trips. Finally, petroleum products as well as debris would be picked
up from the proposed parking lots in surface runoff. Although urban runoff control
measures would be carried out, some amount of water quality degradation would be
unavoidable.
The applicant has proposed to use this property for the proposed use at this time for several
reasons. First, the subject site has been determined to be the most suitable site for the
proposed Wal-Mart and Sam's Club stores based on the anticipated service area within the
City and its location adjacent to a freeway. Furthermore, the site is located at the gateway
to the first development phase of the Otay Mesa Community Plan. As such, the community
plan anticipates that this property would be one of the first developments to occur. Thus,
the applicant considers it appropriate to implement the proposed project now.
B.

ANY SIGNIFICANT IRREVERSIBLE ENVIRONMENTAL CHANGES WHICH
WOULD BE INVOLVED IN THE PROPOSED ACTION SHOULD IT BE
IMPLEMENTED

Section 15126 (f) of the CEQA Guidelines requires the evaluation of significant changes to
the site that would be irreversible should the proposed action be implemented.
Implementation of the proposed project would commit the site to retail commercial use.
As discussed in detail in Section IV, the proposed project would result in significant
irreversible impacts related to landforms (Section IV.B), cumulative traffic (Section IV.C)
and cumulative air quality (Section IV.E). Although other significant impacts would occur,
mitigation measures are available to reduce the impact to below a level of significance,
thereby, avoiding significant irreversible changes with respect to biology, noise, geology,
paleontology, human health/public safety and hydrology /water quality.
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VIII.

Effects Found Not to be Significant

EFFECTS FOUND NOT TO BE SIGNIFICANT

The City of San Diego reviewed the project against the potential environmental issues
contained in the Initial Study Checklist. Based on the results of this evaluation the
potentially significant environmental impacts were identified and are addressed in this
document. However, the following potential environmental impacts on the Checklist were
considered to not be significant for the reasons stated below.
A.

LIGHT, GLARE AND SHADING

The land adjacent to the subject property is vacant at the present time. Future residential
areas to the east would be separated from the proposed project vertically and horizontally
and thus would not be affected. Parking and security lighting in the vicinity of the future
residential development at the south end of the project would be shielded and directed away
from residential areas, thus, avoiding a significant lighting impact. The proposed buildings
wouid not be of sufficient height to shade adjacent property.
B.

NATURAL RESOURCES

The proposed project would not result in an excessive consumption of natural resources.
C.

RECREATION RESOURCES

The site does not possess recreational value and is not designated for recreational use. No
planned recreation areas would be adjacent to the project. Therefore, implementation of
the project would not impact recreational resources.
D.

POPULATION

As a commercial development, the project would serve the existing and proposed residents

of the area and would not influence the population distribution in the area. No change in
the demand for or type of housing would occur with the project.
E.

HOUSING

The change to commercial use of the proposed project would decrease the potential housing
stock in the Otay Mesa area. However, as discussed in Section IV.A, the loss of some 252
units is not considered significant.
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F.

Effects Found Not to be Significant

PUBLIC SERVICES

As a commercial center, the project would not impact the local schools or parks.

The
center would also not create any major problems for local police or fire protection services.
Therefore, no significant public service impacts would occur with the project.
G.

ENERGY

No excessive amounts of fuel or energy would be consumed by the project. As discussed
in air quality, the majority of the automobile trips associated with the project are related to
shopping trips which would occur in the area whether or not this site is developed as a
commercial center. In addition, the energy consumed by the operation of the center would
not be significant.
H.

WATER CONSERVATION

Commercial uses are not considered high water volume users. Landscaping will use water;
however, drought-tolerant species will be used wherever possible and irrigation systems
would incorporate water conserving features. The manufactured slope east of "A" Street
would be planted with native vegetation which is considered drought tolerant. Therefore,
the project would not have a significant impact on water supply.
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IX.

Alternatives

ALTERNATIVES

Section 15126 (d) of the State CEQA Guidelines requires the discussion of "a range of
reasonable alternatives to a project or to the location of a project, which could feasibly
attain the basic objectives of the project." The discussion is intended to "focus on
alternatives capable of eliminating any significant adverse environmental effects or reducing
them to a level of insignificance, even if these alternatives would impede, to some degree,
the attainment of the project objectives, or would be more costly." Section 15126 ( d) (5)
further states that "the range of alternatives required 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."
The alternatives discussed in this section are intended to eliminate or reduce the
environmental impacts which the proposed project cannot mitigate to below a level of
significance, namely those associated with land use, landform alteration, traffic, biological
resources, and cumuianve air quamy. The alternatives which are addressed include a
modified design for "A" Street and an offsite location. The alternative of developing the site
under the present residential land use designation is discussed along with the CEQAmandated "No Project" alternative to identify the consequences of leaving the project site
in its present condition.
·
A.

NO PROJECT

The No Project alternative assumes that the site would remain in its present state and no
further development would take place. The significant, unmitigated impacts associated with
the proposed project under the No Project alternative would result in the following:

Land Use
The No Project alternative would avoid the project impacts to the environmental goals of
the Otay Mesa Community Plan related to landform alteration. In addition, this alternative
would avoid the conflicts with the City's Resource Protection Ordinance.

Landform Alteration
The No Project alternative would eliminate the significant landform impact by eliminating
the proposed grading. However, it should be noted that "A" Street would likely be built with
or without the project to link Palm Avenue and Del Sol Boulevard. As the landform impact
of the project would primarily occur as a result of road construction and the alignment of
this roadway through the site is limited, the No Project alternative may not ultimately avoid
the landform impacts of the project.
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Traffic

Traffic and circulation impacts would be avoided by the No Project alternative. With this
alternative, the project site would not generate any traffic.
Biological

Resourr~s

Project impacts on biological resources would not occur. The "No Project" alternative would
retain the sensitive resources identified onsite; however, further degradation of resources
would be anticipated from the unauthorized offroad vehicle activity. In addition, as with the
landform impact, future construction of "A" Street may impact adjacent biological resources
with or without the proposed project.
Air Quality

The No Project alternative would have no impacts to the air quality of the area. h:npacts
to air quality resulting from activities associated with the temporary construction phases of
project implementation would be avoided. The impacts from project traffic would also be
avoided.
Conclusion

While the No Project alternative would eliminate the project's significant, unmitigable
impacts to a level of insignificance, this alternative would not fulfill the project objective of
developing commercial uses at the site. The No Project alternative has been rejected by the
project applicant because it would deny reasonable use of the land and would be
economically infeasible as the landowner would continue to pay property taxes on the
project without providing for offsetting revenues.
In addition, this alternative would not prevent the continued degradation of the easterly
slopes where offroad vehicle activity is expected to continue to diminish the visual character
of the property and accelerate erosion impacts.
B.

DEVELOPMENT UNDER EXISTING LAND USE DESIGNATION

This alternative would involve development of the site with single-family residences as
currently allowed under the Otay Mesa Community Plan. The project site was included in
the South Palm Precise Plan which proposed to develop residential uses on the property.
The Otay Mesa Community Plan allows residential uses onsite at a density of 0-5 dwelling
units per acre. Based on the initial development plans proposed in the South Palm Precise
Plan, the project site it is estimated that the project could support up to 252 single-family
dwelling units. It is assumed that the development footprint is dictated by site topography
and would occupy the same area as the proposed project. Similarly, access to the site would
May 18, 1993
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be reflect that of the proposed project. However, the residential development plan could
accommodate a more westerly alignment of "A" Street than the proposed commercial use.
Significant, unmitigated impacts associated with the proposed project under this alternative
would result in the following:
Land Use

Residential development of the property would not avoid the impacts on the environmental
goals of the community plan relative to landform alteration nor would it avoid the conflicts
with the City's Resource Protection Ordinance. With respect to landform alteration,
construction of "A" Street would be required to serve residential development and as
discussed in the Modified "A" Street alternative, the alignment of this road is relatively fixed.
Thus, no substantial reduction in the landform alteration impact would occur with residential
use of the property. Similarly, the conflict with the Resource Protection Ordinance is largely
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move the roadway out of the sensitive biological lands and steep slopes in the southern
portion of the property and likely be designed to avoid the two wetland areas.
Landform Alteration

As discussed in Land Use, this alternative would likely not reduce the landform impacts to
below a level of significance.
Traffic

The residential traffic volumes of this alternative would reduce the traffic impacts associated
with the project. This alternative would generate approximately 2,520 ADT, whereas the
proposed project would generate 43,200 driveway trips and 30,200 cumulative trips with the
commercial uses. Thus, significant traffic impacts would not occur under this alternative.
Biological Resources

This alternative would likely lessen but not avoid the biology impacts of the proposed
project. As discussed under Land Use, residential development may provide greater site
planning flexibility which would allow for the realignment of the southern portion of "A"
Street away from native vegetation. Additionally, the two wetland areas could be avoided.
As any loss of Diegan coastal sage scrub and maritime succulent scrub is considered
significant, this alternative would not avoid significant biological impacts and would require
some combination of on and offsite mitigation program similar to the proposed project.
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Air Quality

This alternative would avoid significant air quality impacts. The reduction in project traffic
with residential development would translate into reduced direct air emissions related to the
project. Furthermore, it would avoid the conflict with the Revised Regional Air Quality
Strategy which is designed to meet, or at least rnnve closer to, State and Federal emission
standards for the San Diego Air Basin.
Conclusion

The residential development alternative would avoid the traffic and air quality impacts of
the proposed project. In addition, this alternative would likely reduce the land use,
landform and biology impacts by allowing the alignment of "A" Street to be moved partially
out of the sensitive slope and allowing for preservation of the wetland areas.
The applicant has rejected this alternative because it would not meet the basic objective of
the project which is to develop a commercial center.
C.

MODIFIED "A" STREET ALTERNATIVE

The goal of this alternative would be to move the alignment of "A" Street as far west as
possible in order to reduce its impact on the landform and associated native vegetation
along the eastern boundary of the site. The degree to which "A" Street can be moved in a
westerly direction is limited by several roadway and site design parameters.
First, the road must be able to carry the projected traffic volumes. As discussed in Section
IV.C Traffic, the northerly portion 1~1t:: :~!ti#::~ must be a four-lane Major Street. while the
southern portion is required to be ··a···fu\ir.Iafie Colleetor Street. The City of San Diego
street design standards require that the curve radius not exceed 1,100 feet and 1,900 feet for
Major and Colleetor Streets, respectively, although a smaller curve radius may be allowed
when the curves are banked (super elevated). This minimum curve radius standard
substantially limits the ability to curve the road away from the sensitive slopes in the
southern portion of the property.
In addition to the constraints posed by the minimum curve radius standards, the northerly
terminus of "A" Street at Palm Avenue has been fixed by previous decisions made on its
location during the planning of development Gateway Fair, to the north, and California
Terraces, to the east. Consequently, the road cannot be moved further west at the northerly
end. This fact, in combination with the minimum curve radius constraints, makes it difficult
to move the road substantially further away from the sensitive lands.
The design requirements of the project also make it difficult to significantly modify the
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along the general alignment of the "A" Street. If "A" Street were to be moved significantly
west, commercial development would have be located on the east side of the road. Due to
the large area covered by the proposed stores, it would be extremely difficult to be able to
place the development along the eastern side of the property and avoid placement of any
buildings over the La Nacion fault line.
With respect to the significant, unmitigated impacts associated with the proposed project,
this alternative would result in the following:
Land Use
Due to design constraints, the modification of the alignment of "A" Street would not avoid
the impacts on the environmental goals of the community plan relative to landform
alternation nor would it avoid the conflicts with the City's Resource Protection Ordinance.
With respect to landform alteration, a modified alignment of "A" Street would likely lessen
but not avoid significant landform alteration.

SirrJlarly, the corJlict vvith the Resource

Protection Ordinance is largely related to construction of "A" Street and may be lessened
but not avoided.
Landform Alteration
As discussed in Land Use, this alternative would likely not reduce the landform impacts to
below a level of significance.
Traffic
As no change in the amount of trips generated by this alternative, the traffic impacts would
remain significant and unmitigable.

Biological Resources
This alternative would likely lessen but not avoid the biology impacts of the proposed
project. As discussed under Land Use, realignment of "A" Street may reduce but not avoid
impacts to the native vegetation on the eastern slopes. Additionally, the mulefat scrub area
on the southern property line could be avoided; the isolated seasonal wetland would still be
lost. As any loss of Diegan sage scrub, wetland or maritime succulent scrub is
considered}!gfilffi!: ftU'.~::!v!rnm!UnJgi,jJl!i.H.lf&Y.!~lY significant, this alternative would not avoid
significant biological impacts and would require some combination of on and offsite
mitigation program similar to the proposed project.
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Air Quality

The air quality impacts of this alternative would be the same as the proposed project as trip
generation would be unchanged by the realignment of "A" Street.
Conclusion

This alternative may reduce but not eliminate the significant, unmitigated land use, landform
and biology impacts related to the proposed project. However, the impacts on traffic and
air quality would remain the same.
The applicant has rejected this alternative because it significantly impacts the opportunity
to locate a large commercial building at the southern end of the property. The presence of
the La Nacion fault severely restricts the land area available which would be available east
of a realigned "A" Street.
D.

OFFSITE ALTERNATIVE

Recent court decisions have expanded the requirements for the alternatives analysis
prepared in EIR's. The Citizens of Goleta Valley et al. vs. Board of Supervisors (Goleta
II) case clarified when offsite alternative locations for a proposed project should be
evaluated in an EIR. While the case confirmed that offsite alternatives should be evaluated,
the case concluded that the doctrine of feasibility should guide the nature and scope of
alternatives to be addressed. In accordance with these court rulings, this EIR evaluates
offsite alternatives.
A number of criteria were taken into account during the evaluation of a potential offsite
alternative including ability of the alternative to meet the basic objectives of the project.
As described in Section III.A of this report, the major objectives of the project are to build
a regional shopping center to support a Wal-Mart and Sam's Club to serve the Otay Mesa
area.
On the basis of the project objectives, a property to the north, known as the Gateway Fair
project, was selected as an offsite alternative. Although this site meets the locational
criteria, it falls short of the acreage needed to accommodate the full project. As a result,
a partial alternative is also considered which would place a portion of the proposed
development on the subject property and a portion on the Gateway Fair site. A discussion
of these two alternatives follows.
Full Offsite Alternative

The 31-acre site Gateway Fair site is located immediately north of the proposed site across
Palm Avenue (Figure !X-1 ).
May 18, 1993
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A Planned Commercial Development (PCD) permit (87-0218) has been previously approved
for this site and the northern portion of the site (approximately 50%) has been mass-graded;
however, no development has taken place as yet. The approved PCD permit allows up to
263,250 square feet of commercial use consisting of a community commercial complex of
165,550, 31,700 square feet of freestanding commercial and 66,000 square feet of visitorserving commercial, which includes a 150 room hotel/motel, restaurant and automobile
service station.
An EIR prepared for the Gateway Fair project concluded that the development of the
property as a commercial center would have significant, unmitigated impacts related to
landform alteration/visual aesthetics, cumulative traffic, biological resources and land use.
However, the impacts related to landform alteration and biology have already occurred.
Similarly, the land use impact of converting the land from residential to commercial have
already taken place with the approval of the community plan amendment, rezone, and
planned commercial development permit. The cumulative impact on traffic is the result of
the contribution of additional traffic similar to the impact associated with the proposed
/
project.

Use of the Gateway Fair site for the proposed center would require an amendment to the
existing PCD to modify the allowed commercial uses by substituting community commercial
for the visitor-serving commercial. In addition, the size of the project would restrict the
scope of the proposed development. A preliminary review of the 25 net-acre site by the
applicant, indicates that the site could support the Wal-Mart store and approximately 90,000
square feet of additional retail commercial uses; however, the site would not be large
enough to accommodate the proposed Sam's Club. The inability of the site to support both
the Wal-Mart and Sam's Club is a major constraint to the ability of this site to meet the
primary project objectives of constructing a center which would accommodate both stores.
Although the site falls short of meeting the goal of co-locating a Wal-Mart and Sam's Club,
the Gateway Fair site would avoid most of the significant, unmitigable environmental
impacts associated with developing the proposed site. A comparison of the impacts of the
alternative site with those of the proposed project follows:
Land Use

Selection of the Gateway Fair site for the project would avoid the land use impacts
associated with the proposed project. As the site has already been mass-graded,
development of the site would be consistent with the environmental goals of the community
plan relative to landform alteration. Also, the fact that the site has already been graded
would avoid the conflict on the proposed site with the Resource Protection Ordinance.
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Landform Alterations/Visual Quality
As discussed previously, the majority of the grading necessary to develop the site has already
taken place. Thus, this site would avoid the significant landform alteration impacts
associated with the proposed project.
Traffic

The size of this site would dictate a reduction in the size of the project from the proposed
617,009 to approximately 245,000 square feet. This would reduce the cumulative projectgenerated traffic by approximately 604 % (30,200 to 5,000 ADT). Based on the conclusion
of the original Gateway Fair project, which analyzed a similar square footage, local
intersections would operate at LOS C or better with proposed improvements to South Palm
Avenue along the project frontage. This alternative site, therefore, would avoid the
significant, unmitigated traffic impacts at the freeway ramps and "A" Street. This benefit
would be associated with the reduction in the size of the center rather than the alternative
location.
Biological Resources
Prior to the recent grading of the site, approximately 20 to 25 acres of Diegan coastal sage
scrub and maritime succulent scrub existed onsite, as well as several sensitive plant species.
Sensitive bird species, including two pairs of California black-tailed gnatcatcher and an old
cactus wren nest, were also observed on the site. The subsequent grading activity for
Gateway Fair eliminated most of the sensitive habitat. As such, significant biological
impacts associated with the proposed project would be eliminated since the alternative site
has no remaining biological resources that would be considered sensitive.
Air Quality
This alternative would avoid significant air quality impacts as this site is already planned for
a similar intensity of commercial development. Thereby avoiding the conflict with the
Revised Regional Air Quality Strategy which is designed to meet, or at least move closer
to, State and Federal emission standards for the San Diego Air Basin.
Conclusion
The Gateway Fair site would be the environmentally preferred alternative because it would
utilize a site which has been approved for commercial development as well as mass graded.
Thus, it would avoid the significant, unmitigated impacts of development of the proposed
site related to land use, landform, biology, traffic (direct) and air quality. It would reduce
but not avoid the cumulative traffic impact.
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The applicant has rejected the Gateway Fair site because it cannot support the Sam's Club.
As stated earlier, the co-location of a Wal-Mart and Sam's Club is a fundamental objective
of the project.

Partial Offsite Alternative

This alternative would utilize the Gateway Fair site as well as the disturbed portion of the
Palm Plaza site. This alternative would allow the applicant to meet the desired amount of
commercial square footage while reducing the land use, landform and biological impacts;
the traffic and air quality impacts would be unchanged.
Under this alternative, the Wal-Mart and approximately 25% of the proposed commercial
retail uses (80,000 square feet) would be constructed on the Gateway Fair site. The Sam's
Club and the remaining 217,300 square feet of commercial retail development would
constructed on the Palm Plaza site. Splitting the development between the two sites would
allow greater flexibility in the location of "A" Street because less developable area must be
provided on the Palm Plaza site. Thus, the partial offsite alternative would combine the
elements of the Full Offsite and the modified "A" Street alternatives.
Construction of Street "A" would be necessary with this alternative to relieve projected
congestion at the 1-805/Palm Avenue interchange by allowing project traffic to access Del
Sol Boulevard for east west access. Furthermore, the City considers the connection of Palm
Avenue with Del Sol Boulevard via Street "A" to be an important element of the local
circulation system.
A general discussion of the impacts follows .
Land Use

This alternative would substantially lessen but not avoid the significant land use impacts.
Use of the Gateway Fair property would not involve significant land use impacts. As
discussed earlier, this site has been graded and is designated for commercial use. With the
decreased intensity of development on the Palm Plaza site, "A" Street could be moved
further west in the southern portion of the site which would decrease the encroachment into
steep slopes. However, significant manufactured slopes would continue to be required.
Similarly, this alternative would reduce but likely not avoid the RPO impacts associated with
the proposed project.
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Landform Alteration
As discussed in Land Use, this alternative would potentially lessen but not avoid significant

landform alteration impacts.
Traffic
As no change in the number of trips generated by the project would occur with this

alternative, the traffic impacts would remain significant and unrnitigable.
Biological Resources
Moving "A" Street further west would reduce the grading which would occur on the slopes
in the southeastern portion of the property. Although no site plan has been prepared, this
alternative could reduce the impact on sensitive vegetation types on the hillsides be moving
the road westvvaid. Roughly one acie of Diegan coastal sage scmb and one acre of
maritime succulent scrub which would be impacted by the proposed project could be
retained with this alternative. In addition, the loss of the 0.6 acres of mule fat scrub could
be avoided.
While this alternative would reduce the project impact on sensitive biological resources, it
would not avoid significant biological impacts as biologically sensitive resources would still
be lost.
Air Quality
The air quality impacts of this alternative would be the same as the proposed project as trip
generation would be unchanged.
Conclusion
The partial offsite alternative would substantially reduce but not eliminate the significant
land use and landform alteration impacts associated with the proposed project. It would
also lessen but not avoid significant biological impacts. Traffic and air quality impacts
would be the same as the proposed project.
The applicant has rejected this alternative because it would not enable the maximum use
of the project site and would require acquisition of the Gateway Fair site.
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MITIGATION MONITORING
AND
REPORTING PROGRAM

for

PALM PLAZA
San Diego, California
DEP No. 92-0647

September 9, 1993

MITIGATION MONITORING AND REPORTING PROGRAM

This Mitigation Monitoring and Reporting Program was prepared for the City of San Diego
Palm Plaza project (DEP No. 92-0647) to comply with the mitigation monitoring statute
(Public Resources Code Section 21081.6) which requires public agencies to adopt such
programs to ensure effective implementation of the mitigation measures. This program shall
be a requirement of the General Plan/Community Plan Amendment, Planned Commercial
Development Permit, Rezone, Resource Protection Ordinance Perrnit, Conditional Use
Permit, Tentative Map, and Land Development Permit from the City of San Diego.

Project Description
T he proposed Palm Plaza is a retail commercial center covering approximately 59.4 acres
of a n 87.7-acre site in Otay Mesa. Development would consist of approximately 617,000
square feet of commercial uses to be anchored by a Wal-Mart and Sam's Club discount
department store. The site is located southeast of the terminus of Palm Avenue at
Interstate 805 in the Otay Mesa Community Plan area.
Discretionary actions covered by this environmental document include a General
Plan/Community Plan Amendment, Planned Commercial Development Permit, Rezone,
Resource Protection Ordinance Permit, Conditional Use Permit, and Tentative Map. No
other discretionary actions are necessary to implement the project. Ministerial action
necessary to implem e nt the project would include a NPDES permit from the Water Quality
Co ntrol Board, a Section 7 or 10A permit from the U.S. Fish & Wildlife Service, and a
Land Development permit and Final Map from the City of San Diego.

Project Impacts, Mitigation Measures and Monitoring Program
The following text includes a summary of the potentially significant project impacts, a list
of miti gation measures identified in the environmental impact report, a nd the monitoring
effo rts necessary to e nsure that the mitigation measures are properly implemented.
Mitigation measures, monitoring and reporting requirements shall be further detailed prior
to construction and, as required, following project implementation. All mitigation measures
shall be implemented through conditions of approval for the proposed Planned Commercial
Development Permit and Tentative Map.

LAND USE
Significant Impacts
1)

Implementation of the proposed project would have significant land use impacts
related to conflicts with the environmental goals of the Otay Mesa Community Plan.
The grading necessary to construct "A" Street would result in significant alteration
1

•,

of the steep slopes along the eastern portion of the property by creating a cut slope
which would extend for a distance of approximately 4,000 feet and reach a maximum
height of 85 feet. This grading would conflict with the community plan goal of
minimizing landform alteration. Design considerations preclude fully achieving the
contour grading goals of the community plan.
2)

The proposed project would have significant land use impacts related to conflicts with
the City's Resource Protection Ordinance. Under RPO, the project exceeds the
allowed encroachment into both sensitive slopes and biologically sensitive lands.

Mitigation
1)

No project mitigation measures are available to reduce the land use impact related
to the environmental goals of the community plan to below a level of signi icance.
Only implementation of the No Project or Offsite alternative would avoid a
significant impact on the environmental goals.

2)

Biology mitigation measures provided under the Biological Resources section of this
document would partially mitigate the project's impact relative to RPO. No
measures are available to fully mitigate RPO impacts associated with encroachment
into sensitive slopes nor are measures proposed for wetland impacts. Full mitigation
of impacts to other biologically sensitive resources, Diegan coastal sage scrub,
maritime succulent scrub and California gnatcatcher (as identified in Table IV-2 of
the EIR) would be achieved by the biology mitigation measure to preserve Diegan
coastal sage scrub habitat.

Monitoring & Reporting
1)

No t applicable.

2)

See Biology.

LANDFORM ALTERATIONS/VISUAL QUALITY
Significant Impacts
1)

Visual impacts associated with slope grading would be significant. The 4,000 linear
feet of manufactured slope with a maximum height of 85 feet along the east side of
"A" Street would result in a significant impact.

2)

The alteration of the eastern slopes and the creation of a manufactured bank
reaching a maximum height of 85 feet and a horizontal length of approximately 4,000
feet would have a significant landform impact.
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Mitigation
1)

The visual impact of the proposed grading of the site would be mitigated by the
revegetation of manufactured slopes with naturalized plant material which reflect the
character of the adjacent native vegetation.

2)

The proposed landscaping would not fully mitigate the landform impact. Full
mitigation of the landform impact would only be possible with the adoption of the
No Project, Offsite or Modified Roadway alternatives as discussed in Section IX of
the EIR.

Monitoring & Reporting
1)

Prior to issuance of a land development permit, final landscape plans shall be
reviewed and approved by the Planning Department to confirm that naturalized plant
material will be used. Prior to issuance of a Notice of Completion and Acceptance,
the Field Engineering Division of the Engineering and Development Department
shall conduct a final inspection of the site to confirm that landscaping has been
implemented pursuant to the approved plans.

2)

Not applicable.

TRAFFIC

Significant Impacts
1)

U nder existing plus project conditions, the intersection analysis revealed that the
intersections of Palm Avenue at the southbound and northbound I-805 ramp
te rminals would be significantly impacted, since they would be operating at LOS D
during PM peak hours.

2)

Signal warrant analysis determined that, without signalization, the project would have
potentially significant impacts at two driveways under existing plus project conditions.

3)

There would be a significant cumulative impact under the interim conditions with
project sce nario, which would consist of project traffic and traffic associated with
1513 dwelling units a nd 5.5 acres of commercial development in the area to the east
of Palm Avenue. The southbound 1-805 ramp terminal under this sce nario would
operate at an unacceptable LOS D during the afternoon peak hour.

4)

Under the build-out with project conditions, there would be significant cumulative
traffic impacts on the Palm Avenue/"A" Street intersection, the I-805/Palm Avenue
ramp te rminals, and the intersection of Del Sol Boulevard and "A" Street. Th e Pa lm
Ave nu e 'A" Street intersection wou ld operate at an unacceptable LOS D in the AM
3

peak hour and LOS E during the PM peak hour. With ultimate lane assumptions
at the 1-805/Palm Avenue interchange, the ramp terminals would operate at LOS D
in the AM a nd PM peak hours. The intersection of Del Sol Boulevard and "A"
Street would operate at an unaccepta ble LOS D during the PM peak hour.
Mitigation
1)

Existing plus project impacts on the northbound 1-805/Palm Avenue ramp terminals
would be reduced below a level of significance with implementation of the measure
provided below. However, with this measure, the impact to the southbound
I-805/Palm Avenue ramp terminals under the existing plus project scenarios would
remain unmitigated, operating at LOS D during the PM peak hour.
Install, or otherwise, assure the lane configurations shown on Figure IV-14 of
the EIR (Exhibit A) for the interchange of Palm Avenue/1-805 and traffic
signals at the southbound and northbound ramp terminals.

2)

Implementation of the following mitigation measure would reduce potentially
significant site access impacts to below a level of significance:
Install, or otherwise, assure lane configurations shown on Figure IV-14 of the
EIR a nd traffic signals at the intersections of "A" Street/Driveway "D" and "A"
Street/Driveway "E".

3)

No project mitigation measures are available to reduce the cumulative impact on the
southbound 1-805/Palm Avenue ramp terminals under the interim conditions with
project scenario to below a level of significance.

4)

Build-out with project impacts on the southbound and northbound ramp terminals
would remain unmitigated (LOS D) even after ultimate improvements are made to
the interchange. T hese ultimate improve me nts, which include widening of the Palm
Avenue overpass, are not included as project mitigation. No measures have been
identified wh ich wo uld fully mitigate the project's cumulative impact on the
I-805/Palm Avenue interchange to bel ow a level of significance. It is possible that
the CALTRANS Project Study Report/Project Report process leading to
implementation will identify such a measure.
Build-out with project impacts on the Palm Avenue/"A" Street intersection would be
reduced but re main significant with implementation of the mitigation measure
provided below. As shown in F igu re IV- 14 of the EIR, this measure would
reconfigure the la nes previously ass umed by the Community Plan. Level of service
during th e AM pea k hour would rem ain at LOS D and improve from LOSE to LOS
D during the PM peak hour. No project mitigation is available to avoid the LOS D
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(AM) and D (PM) at the intersection after implementation of the fo llowing measure:
Install, or otherwise, assure lane configurations shown in F igure IV-14 of the
EIR and traffic signal at the Palm Avenue/"A" Street intersection.
Implementation of the following mitigation measure would ensure that under
buildout with project conditions, the intersection of Del Sol Boulevard/"A" Street
would operate at LOS B during the morning peak hour. However, during the PM
peak, the LOS D operating condition wourd remain.
Install, or otherwise, assure lane configurations shown on Figure IV-14 of the
EIR a nd traffic signal at the intersection of Del Sol Boulevard and "A" Street.
Monitoring & Reporting
1)

Prior to recordation of the final map, the required lane configurations and traffic
signals for the interchange of Palm Avenue/I-805 shall be installed, or otherwise
assured, by the project applicant to the satisfaction of the City Engineer and
CALTRANS.

2)

Prior to recordation of the final map, the project applicant sha ll install, or otherwise
assure, the required lane configurations and traffic signals at the intersections of "A"
Street/Driveway "D" a nd "A" Street/Driveway "E" to the satisfaction of the City
Engineer.

3)

Not applicable.

4)

Prior to recordation of the final map, the project appli cant shall install, or otherwise
assure, req uired la ne configurations and traffic signal for the Palm Avenue/"A" Street
intersection to the satisfaction of the City Engineer.
Prior to recordation of final map, the project applicant shall install, or otherwise
assure, the required lane configurations and traffic signal at the intersection of Del
Sol Boulevard and "A" Street to the satisfaction of the City Engineer.

BIOLOGICAL RESOURCES
Significant Impacts
1)

Development of the project would have significant direct and cumulative impacts to
sensitive vegetation and wildlife found on the property. Two sensitive vegetation
types would be directly impacted by onsite development and offsite construction of
"A" Street: Diegan coastal sage scrub (3.9 acres) and maritime succulent scrub (1.5
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acres). Several sensitive bird species would be impacted by the loss of these two
vegetation types but the most notable is the federally-listed coastal California
gnatcatcher. Six gnatcatchers were observed during biological surveys. An estimated
5.3 acres of vegetation being utilized by this bird would be lost with development of
the site.
Significant direct impacts would occur to the maritime succulent scrub and sensitive
species associated with this habitat: the cactus wren, snake cholla, San Diego
bur-sage, coast barrel cactus, and cliff spurge.
2)

The impact on foraging habitat for prey species in the southern non-native grassland
is cumulatively significant. The loss of this habitat could potentially affect local
populations of raptors and sensitive species which potentially occur in this habitat.

3)

The loss of the mule fat scrub (0.6 acres) and seasonal isolated wetland (360 square
feet) would be cumulatively but not directly significant. However, the loss of the
seasonal isolated wetland would be directly significant if inhabited by the Riverside
fairy shrimp.

Mitigation
1)

The applicant shall demonstrate that 7.8 acres of high quality Diegan coastal sage
scrub and 3.0 acres of high quality maritime succulent scrub have been preserved
within the area shown on Figure IV-17. Offsite compensation may also occur at
other approved locations. A recorded easement document or other document
assuring acquisition of the mitigation acreage shall be provided which defines the
conditions and limitations for the use of the mitigation area.

2)

No mitigation measures to reduce the cumulative biological impact on the raptor
foraging habitat to below a level of significance are considered feasible as onsite
preservation would essentially preclude the proposed development. The impact
would be avoided by the no project or offsite alternative.

3)

No miti gation measures are proposed to reduce the cumulative biological impact on
mule fat scrub and seasonal isolated wetland to below a level of significance. The
impact would be avoided by the no project or offsite alternative. However, the
project applicant is proposing to contribute $10,000 to the City of San Diego's
Mitigation Bank Program to help compensate for the cumulative biological impacts.
This contribution, however, does not fully mitigate for these impacts.
Soil hydration tests shall be completed to determine whether the endangered
Riverside fairy shrimp inhabits the seasonal wetland located on the property. If the
species does occur, evidence shall be provided before commencement of grading that
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a Section 7 or lO(a) agreement has been reached with the U.S. Fish and Wildlife
Service.
Mitigation & Reporting
1)

Prior to issuance of a grading permit or recordation of the final map, the applicant
shall demonstrate to the satisfaction of the City Planning Director that 7.8 acres of
high quality Diegan coastal sage scrub and 3.0 acres of high quality maritime
succulent scrub have been preserved within the area shown on Figure IV-17. A
recorded easement document or other document assuring acquisition of the
mitigation acreage shall be prov1 ed to the Planning Director which defines the
conditions and limitations for the use of the mitigation area. Compensation may
occur at other locations with the approval of the City Planning Director.

2)

Not applicable.

3)

Prior to issuance of a grading permit or recordation of a final map, soil hydration
tests shall be completed to determine whether the endangered Riverside fairy shrimp
inhabits the seasonal wetland located on the property. A letter report from a
qualified biologist detailing the methodology used and the results shall be approved
by the Planning Director. If the species does occur, evidence shall be provided
before commencement of grading that a Section 7 or lO(a) agreement has been
reached with the U.S. Fish and Wildlife Service.

AIR QUALITY
Significan t Impacts
1)

Co nstruction activities associated with the proposed project could create significant
short-term air quality impacts by increasing the amount of particulate matter emitted
into the San Diego air basin. T he project could generate approximately 660 pounds
per day of Particu late Matter (PM-10); any project which contributes more than 25 0
pounds per day is co nsidered a major source of PM-10.

2)

In conjunction with all other planned regional growth, the incremental contribu tion
from mobile-source emissions to the non-attainment status of the San Diego Air
Basin would be cumulatively significant. The unacceptable level of service expected
o n Palm Avenue and at the intersections of Palm Avenue/southbound ramp of I-805
a nd Palm Ave nue /"A" Street would co mpound regi onal air quality problems.

Mitigation
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Mitigation
Potential air quality impacts would be decreased to below a level of significance with
implementation of the following mitigations measures:
1)

The developer shall comply with all San Diego County APCD measures regarding
control of nuisance from the generation of dust and fumes during construction. Dust
control measures capable of attaining dust control efficiencies of 75 percent shall be
implemented. Measures shall include: (1) twice-daily watering of disturbance areas,
and (2) chemical stabilization of off-road haul routes.

2)

A Transportation Demand Management Plan shall be prepared which includes the
measures recommended for regional shopping centers which include but are not
limited to:
Incorporation of transit access consi derations into project design;
Development of employee rideshare incentives; and
Coordination of rideshare information among all site tenants via ridematching services provided by the property manager.

Monitoring & Reporting
1)

Prior to approval of a land development permit, the plans shall be reviewed by the
City Engineer to assure that appropriate dust control measures are proposed.
Implementation of these measures shall be confirmed during periodic inspections by
the Field Engineering Division during the grading operation.

2)

The project applicant shall prepare a Transportation Demand Management Plan for
approval prior to building permit issuance.
The Transportation D emand
Management Plan shall contain enforcement provisions subject to the satisfaction of
the TDM Administrator.

NOISE
Significant Impacts
1)

The additional traffic related to the commercial use on "A" Street would increase
traffic noise above that which would occur with residential development. Although
traffic volumes would exceed 65 dB(A) without the commercial use, the increase in
project traffic would extend the 65 B(A) contour an additional 65 feet along the "A"
Street through the property and 45 feet further from the road to the south. This
would affect future residential developments expected to occur to the east and south.
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Mitigation
1)

No project-specific mitigation would be required for noise generation because no
development exists in the affected areas.
Future development will require
discretionary actions and would involve environmental review. At that time, future
development would be required to construct noise barriers sufficient to reduce noise
levels to acceptable standards.

Monitoring & Reporting
1)

Not applicable.

GEOLOGY /SOILS

Significant Impacts
1)

Unstab le geo logic an d so il conditions occur onsite and represent a potentially
significant constraint to development. These conditions are associated with the highly
weathered bedrock and terrace deposits; poor structural support associated with fills ,
alluvium/slopewash, topsoil, colluvium, trash dump material, and highly expansive
soils encountered onsite; and the potential for the La Nacion Fault Zone, bentonite
clay beds, and landslide deposits to create unstable conditions on proposed 2:1 cut
slopes.

2)

After grading, exposed soils which may contain bentonite could have a significant
impact on efficient irrigation and healthy plant growth.

Mitigation
1)

Full mitigation of impacts associated with unstable soil and geologic conditions would
require preparation of a detailed e al ation of the seismic conditions, undocumented
Fills, expansive soi ls, terrace deposits, a lluvium/slope wash, colluvium, betonite clay
de posits, trash dump materials, landslide deposits, and bedrock formations. T he
study would provide remedial gradin g measures to mitigate any unstable soil ,
bedrock, or seismic conditions.

All project building plans shall be in compliance with seismic design standards of the
U niform Building Code.
2)

The impact associated with efficient la ndscape irrigation would be fully mitigated
with implementation of the following measures:
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Those areas found to contain bentonite or compacted soils shall be tilled and
proper so il preparation measures (specified by a landscape architect) shall be
utilized prior to the planting of any project vegetation.
Organic material such as peat moss or nitrolized soil amendments shall be
mixed with existing soil for use as a backfill planting mixture.
Monitoring & Reporting
1)

Prior to issuance of a land development permit, a soils investigation shall be
prepared by the project applicant to the satisfaction of the City Engineer. The City
Engineer shall assure that the approved remedial measures have been incorporated
into the project's grading plan. Prior to issuance of a Notice of Completion and
Acceptance, the Field Engineering Division of the Engineering and Development
Department shal l conduct a final inspection of the site to confirm that remedial
grading measures have been implemented pursuant to the approved plans.
Prior to building permit issuance, all project building plans shall be approved to the
satisfaction of the City Engineer for compliance to the Uniform Building Code.

2)

Prior to issuance of a land development permit, the Planning Department shall
confirm that appropriate soil preparation and irrigation measures are proposed to
facilitate landscape establishment. Prior to issuance of a Notice of Completion and
Acceptance, the Field Engineering Division of the Engineering and Development
Department shall conduct a final inspection of the site to confirm that soil
preparation and ·irrigation techniques have been implemented pursuant to the
ap proved landscape plans.

UTILITIES
Significant Impacts

1)

The project would have a potentially significant impact on water availability to the
site if improvements shown to be needed by the water system update are not
implemented.

2)

Project implementation would not have a significant impact on sewer service in the
area. Adequate capacity exists to provide sewer service to the proposed project;
however, potentially sign ificant impacts would be associated with the construction of
offsite sewer improvements. The offsite facilities would be required to connect to
existing sewer main lines.
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Mitigation
1)

The developer shall update the "Water System Analysis of Two Transmission
Alternatives for the South San Diego/Otay Mesa Service Areas" prepared by Boyle
Engineering, dated September, 1990. Environmental studies of the offsite facilities
needed to serve the project shall be conducted, as appropriate, and the developer
shall install, or otherwise assure, all water facilities required to serve the project.

2)

The developer shall provide a sewer study for the sizing of gravity sewer mains and
to show that the existing and proposed mains will provide adequate capacity and
have cleansing velocities. Environmental studies of the offsite facilities needed to
serve the project shall be conducted, as appropriate, and the developer shall install,
or otherwise assure, al l sewer facilities required to serve the project.

Monitoring & Reporting
1)
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satisfaction of the Water Utilities Director. As appropriate, environmental studies
of the offsite facilities needed to serve the project shall be conducted by the project
applicant and approved by the Planning Director prior to recordation of final map.
The developer shall install, or otherwise assure, all onsite and offsite water facilities
required to serve the project to the satisfaction of the Water Utilities Director prior
to recordation of final map. Prior to issuance of building permits, written verification
shall be obtained from the Water Utilities Department to ensure that a equate water
service will be supplied to the project.
2)

Prior to recordation of a final map, a sewer study shall be prepared to satisfaction
of the Water Utilities Director. As appropriate, environmental studies of the offsite
sewer facilities needed to serve the project shall be conducted by the project
applicant and approved by the Planning Director prior to recordation of a final map.
The developer shall install, or otherwise assure, all onsite and offsite sewer facilities
required to serve the project to the satisfaction of the Water Utilities Director prior
to recordation of a final map.
Prior to issuance of building permits, written
verification shall be obtained from the Water Utilities Department to ensure that
adequate sewer service will be supplied to the project.

PALEONTOLOGY
Significant Impacts
1)

Grading for project development could result in potentially significant impacts to
paleontological resources, specifically in the Otay formation.

11

. '.

Mitigation
1)

Paleontological impacts would be fully mitigated with the preparation and
implementation of a paleontological resource recovery program.

Monitoring & Reporting
1)

Prior to issuance of a land development permit, the applicant shall provide written
verification that a qualified paleontologist and/or paleontological monitor have been
retained to implement this monitoring program. Verification shall be in the form of
a letter from the project applicant to the Principal Planner of the E nvironmental
Analysis Section (EAS) of the City of San Diego Planning Department. A qualified
paleontologist is defined as an individual with a Ph.D. or M.S. degree in paleontology
or geology, who is a recognized expert in the application of paleontological
procedures and techniques such as screen washing of materials and identification of
fossil deposits. A paleontological monitor is defined as an individual who has
experience in the collection and salvage of fossil materials and who is working under
the direction of a qualified paleontologist.
All persons involved in the
paleontological monitor.ing shall be approved by EAS prior to any pre-construction
meetings.
The qualified paleontologist shall attend any pre-construction meetings to consult
with the excavation contractor. The project applicant shall notify EAS staff of any
pre-construction meeting dates, and of the start and end of construction. The
requirement for paleontological monitoring shall be noted on all grading plans. The
paleontologist's duties shall include monitoring, salvaging, preparation of materials
for deposit at a scientific institution that houses paleontological collections, and
preparation of a report summarizing the results of the monitoring efforts. The duties
are defined as follows:
a.

Monitoring

The paleontologist or paleontological monitor shall be onsite during the
original cutting of previously undisturbed areas of the formations to inspect
for well-preserved fossils. The paleontologist shall work with the contractor
to determine the monitoring locations and the amount of time necessary to
e nsure adequate monitoring of the project.
b.

Salvaging

In the event that well-preserved fossils are found, the paleontologist shall have
the authority to divert, direct, or temporarily halt const~ction activities in the
area of discovery to allow recovery of fossil . remains in a timely manner.
Recove ry is anticipated to take from one hour to a maximum of two (2) days.
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At the time of discovery, the paleontologist shall contact EAS. EAS must
concur with the salvaging methods before construction is allowed to resume.
c.

Preparation

Fossil remains shall be cleaned, sorted, catalogued, and then deposited in a
scientific institution that houses paleontological collections (such as the San
Diego Natural History Museum).
d.

Monitoring Report

A monitoring report, with appropriate graphics, summanzmg the results,
analysis and conclusions of the above program shall be prepared and
submitted to EAS and the San Diego History Museum within three (3)
months following termination of the paleontological monitoring program.
Building permjts shall not be approved prior to receipt of this report.

HYDROLOGY/WATER QUALITY
Significant Impacts
1)

Development of the· project would result in an increase in the urban runoff problems
within the Otay and Tijuana River basins. During construction, uncontrolled surface
runoff would create erosion and sedimentation problems. Once developed, runoff
from future streets and parking areas would collect harmful materials such as oil,
rubber, metals and trash . While insignificant in and of themselves, these impacts
would have a cumulatively significant impact on water quality.

Mitiga tion
Implementation of the following mitigation measures, project impacts associated with water
quality would be reduced to below a level of significance:
1)

Water pollution control devices shall be installed by the project applicant to intercept
fl ow before discharge into the drainage system to the extent determined feasible by
the City E ngineer.
Appropriate measures shall be utilized during construction to control runoff from
construction sites. Temporary desilting basins shall be incorporated to keep sediment
from the graded pads from entering the storm drain system. The collected silt shall
be removed from these inlet structures after each major rainfall. Sandbagging along
street and utility trenches shall be used for temporary erosion control prior to
completion of final improvements. The City's Best Management Practices for
Stormwater Pollution Control shall be identified and implemented.
13

Monitoring & Reporting
1)

Prior to issuance of a land development permit, the City Engineer shall review the
grading plan to ensure that erosion control measures are provided. The project
applicant shall provide evidence to the City Engineer indicating compliance with the
National Pollutant Discharge Elimination System requirements by filing a Notice of
Intent with the State of California Water Resources Control Board (SWRCB), and
by implementing a Storm Water Pollution Prevention Plan satisfactory to the
SWRCB.
Prior to issuance of a Certificate of Occupancy and Final Inspection, the Inspection
Services Division of the Building Inspection Department shall conduct a final
inspection of the site to confirm that water pollution control devices have been
installed pursuant to the approved building plans.
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