
 
 

Date of Notice: July 5, 2017 

PUBLIC NOTICE OF PREPARATION OF A  
PROGRAM ENVIRONMENTAL IMPACT REPORT  

AND 
A SCOPING MEETING 

PLANNING DEPARTMENT  
  
 

PUBLIC NOTICE:  The City of San Diego as the Lead Agency has determined that the project 
described below will require the preparation of a Program Environmental Impact Report (PEIR) 
in compliance with the California Environmental Quality Act (CEQA).  This Notice of Preparation 
of a PEIR and Scoping Meeting was publicly noticed and distributed on July 5, 2017. This notice 
was published in the SAN DIEGO DAILY TRANSCRIPT and placed on the City of San Diego website 
at: 
 
http://www.sandiego.gov/city-clerk/officialdocs/notices/index.shtml 
 
and on the Planning Department website at: 
 
https://www.sandiego.gov/planning/programs/ceqa 
 
SCOPING MEETING:  A public scoping meeting will be held by the City of San Diego’s Planning 
Department on Tuesday, July 18th, from 6:00 PM to 7:45 PM at the Pacific Beach Taylor Branch 
Library located at 4275 Cass Street, San Diego, CA, 92109.  Please note that depending on the 
number of attendees, the meeting could end earlier than 7:45 PM. The scoping meeting will be 
conducted in a workshop format where staff will provide a brief PowerPoint presentation to the 
public about the project scope, environmental issues to be analyzed in the PEIR, and how to 
comment on the NOP. Written comments regarding the scope of environmental issues and 
alternatives to be analyzed within the proposed EIR will be accepted at the meeting.   
 
Written/mail-in comments may also be sent to the following address:  Rebecca Malone, 
Environmental Planner, City of San Diego Planning Department, 1010 Second Avenue, Suite 
1200, MS 413, San Diego, CA 92101 or e-mail your comments to PlanningCEQA@sandiego.gov  
with the Project Name and Project Number in the subject line within 30 days of the date of the 
Public Notice above (August 4, 2017).  Responsible agencies are requested to indicate their 
statutory responsibilities in connection with this project when responding.  An EIR incorporating 
public input will then be prepared and distributed for the public to review and comment. 
 
PROJECT NAME/PROJECT NUMBER: Balboa Avenue Station Area Specific Plan/ Project No. 518016 
COMMUNITY PLAN AREA: Clairemont Mesa and Pacific Beach 
COUNCIL DISTRICT:     2 
 
PROJECT DESCRIPTION:  The project is to establish a Specific Plan that would increase 
residential density by redesignating and rezoning lands to allow for transited-oriented public 
and private development adjacent to the Balboa Avenue trolley station. The project would require 

http://www.sandiego.gov/city-clerk/officialdocs/notices/index.shtml
https://www.sandiego.gov/planning/programs/ceqa
mailto:PlanningCEQA@sandiego.gov


an amendment to the Pacific Beach Community Plan. The Specific Plan provides 
recommendations and guidelines for new mixed use development and improvements to the 
public right-of-way to develop access to the Balboa Avenue Station to capitalize on the new 
regional transit connection in the area. The Specific Plan promotes increasing transportation 
choices, decreasing dependence on single occupancy vehicles, and reducing traffic congestion at 
local intersections and roadways. 

The Specific Plan would redesignate approximately 51 acres of Commercial land uses to the 
Community Village land use designation within the Pacific Beach community. The Community 
Village land use designation would allow for the development of high density multi-family 
housing in a mixed-use setting and commercial, service, and civic uses. The Specific Plan would 
also identify multi-modal improvements to increase bicycle, pedestrian, and transit access to the 
Balboa Avenue trolley station.  
 
APPLICANT: City of San Diego, Planning Department 
 
RECOMMENDED FINDING:  Pursuant to Section 15060(d) of the CEQA Guidelines, it appears that 
the proposed project may result in significant environmental impacts in the following areas: Air 
Quality, Biological Resources, Energy Conservation, Geology and Soils, Greenhouse Gas 
Emissions, Historical Resources, Human Health/Public Safety/Hazardous Materials, Hydrology 
and Water Quality, Land Use, Noise, Paleontological Resources, Population and Housing, Public 
Services and Facilities, Public Utilities, Transportation/Circulation, Tribal Cultural Resources, 
and Visual Effects and Neighborhood Character.  
 
AVAILABILITY IN ALTERNATIVE FORMAT:  To request this Notice in alternative format, call the 
Planning Department at (619) 235-5200 OR (800) 735-2929 (TEXT TELEPHONE).  
 
ADDITIONAL INFORMATION:  For environmental review information, contact Rebecca Malone at 
(619) 446-5371.  For information regarding public meetings/hearings on this project, contact the 
Project Manager, Michael Prinz, at (619) 533-5931.  This notice was published in the SAN DIEGO 
DAILY TRANSCRIPT and distributed on July 5, 2017. 
 
 
 Alyssa Muto 
 Deputy Director 
 Planning Department 
 
 
DISTRIBUTION:  See Attached 
ATTACHMENTS:  Specific Plan Area Boundary  
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THIS MAP IS PROVIDED WITHOUT WARRANTY OF ANY KIND,  EITHER 
EXPRESS OR IMPLIED, INCLUDING BUT NOT LIMITED TO,  THE IMPLIED 
WARRANTIES OF MERCHANTABILITY AND FITNESS,  FOR A PARTICULAR 
PURPOSE.  Copyright SanGIS. All Rights Reserved.  
 
This product may contain information from the SANDAG Regional Information System 
which cannot be reproduced without written permission of SANDAG.  
 
This product may contain information which has been reproduced with permission 
granted by Thomas Bros. Maps.  
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Balboa Avenue Station Area Specific Plan 1 

Distribution: 
 
Federal Government 
U.S. Fish and Wildlife Service (23) 
U.S. Army Corps of Engineers (26) 
 
State Government 
Caltrans, District 11 (31) 
California Department of Fish & Wildlife (32) 
Department of Toxic Substance Control (39) 
California Regional Water Quality Control Board (44) 
State Clearinghouse (46A) 
California Air Resources Board (49) 
California Transportation Commission (51) 
California Department of Transportation (51A) 
California Department of Transportation (51B) 
Native American Heritage Commission (56) 
 
County of San Diego 
Air Pollution Control District (65) 
County Water Authority (73) 
 
City of San Diego 
Mayor’s Office (91) 
Councilmember Bry, District 1 
Councilmember Zapf District 2 
Councilmember Ward, District 3 
Councilmember Cole, District 4 
Councilmember Kersey, District 5 
Councilmember Cate, District 6 
Councilmember Sherman, District 7 
Councilmember Alvarez, District 8 
Councilmember Gomez, District 9 
Planning Department 

R. Malone 
M. Prinz 
J. Murphy 
A. Muto 
T. Galloway 
C. Brizuela 
G. Ghossain 
S. Osborn 
E. Pascual 

Fire and Life Safety Services (79) 
San Diego Fire – Rescue Department Logistics (80) 
Library Department (81) 
Central Library (81A) 
Clairemont Branch Library (81H) 
Pacific Beach Taylor Branch Library (81X) 
Historical Resources Board (87) 
Park & Recreation (89) 



Balboa Avenue Station Area Specific Plan 2 

Wetlands Advisory Board (91A) 
 
Other Agencies, Organizations and Individuals 
San Diego Association of Governments (108) 
Metropolitan Transit System (112) 
San Diego Gas & Electric (114) 
Metropolitan Transit System (115) 
San Diego Unified School District (132) 
San Diego Natural History Museum (166) 
San Diego Audubon Society (167) 
Mr. Jim Peugh (167A) 
California Native Plant Society (170) 
Endangered Habitats League (182) 
Endangered Habitats League (182A) 
Citizens Coordinate for Century 3 (179) 
Carmen Lucas (206) 
South Coast Information Center (210) 
San Diego Archaeological Center (212) 
Save Our Heritage Organisation (214) 
Clint Linton (215B) 
Frank Brown, Inter-Tribal Cultural Resources Council (216) 
Campo Band of Mission Indians (217) 
San Diego Archaeological Society Inc. (218) 
Kuumeyaay Cultural Heritage Preservation (223) 
Kuumeyaay Cultural Repatriation Committee (225) 
Native American Distribution (225A-S) 
Clairemont Mesa Planning Committee (248) 
Clairemont Town Council (257) 
Pacific Beach Community Planning Committee (375) 









































From: Carolyn Chase
To: PLN_PlanningCEQA
Subject: Balboa Avenue Station Specific Plan - No. 518016
Date: Thursday, August 03, 2017 11:31:09 AM

Scoping Comments

The public notice for the project No. 518016 Balboa Avenue Station Specific Plan states the 
following: “The Specific Plan promotes increasing transportation choices, decreasing dependence 
on single occupancy vehicles, and reducing traffic congestion at local intersections and 
roadways.”

Promotion, however doesn’t cut it when it comes to impacts and mitigation of proposed land use 
changes and most of all, the lack of designs that would better accomplish the stated Goals.

I’m quite concerned that there is not an Alternative that can demonstrate significanit results in 
these areas based on the descriptions provided or that addresses both the increases in density 
and the existing conditions.

My husband and I live near this project and have watched with interest the multiple, separate and 
seemingly segmented planning processes including this plan update, the Trolley line and station 
project, and the DARP (De Anza Revitalization Project). We use the impacted roads and areas on 
a weekly,and often, daily basis. I have commented on the Trolley, this project the DARP and 
Fiesta Island Plan Updates.  I have reviewed all the presentations I could find online and was able 
to attend one public meeting. This station would be close enough to walk, but there are not 
currently sidewalks between here and there and it’s unclear that this is being planned to be fixed.

Please have the EIR address the following issues and disclose to the public the related facts and 
decision processes and future requirements:

1. The EIR should discuss the existing conditions and include addressing not just the impacts of 
this Planned development but also considering the impacts of the Trolley and project and the 
running of the Trolley itself as part of the baseline. At present, the intersections of E. Mission Bay 
Drive and Balboa are backing up into the intersections more and more during daylight hours. The 
southbound entrance to I-5 on E. Mission Bay Drive backs up at least during peak periods that are 
getting longer. The northbound entrance to I-5 backs up into the Balboa and E. Mission Dr 
intersections. Ways to add additional traffic cannot simply be based on having a trolley stop there. 
The connections to the closest regional destinations need to be improved or only insignificant 
numbers of auto trips will be reduced. The EIR must explain the conditions if auto trips are NOT 
reduced significantly or at all - especially if there are no restrictions on car ownership or use for 
those moving into the new desities.

2. I appreciate the addition of the bridge from the station to the west to Bunker Hill however we 
need to see an alternative that does more to route pedestrians to the closest possible entrance to 
the regional Mission Bay Park - the only real destination location within walking distance of this 
station.  And this bridge needs to be in the near term, not the long term. The EIR should address 
the phasing of this improvement and mainly address the fact that it’s not likely to happen unless 
it’s required  and required sooner - when the station opens, rather than later. There are too many 
improvements that are needed and put into plans but never built, so we end up with sub-standard 
transit connections. What if this bridge is never built?

I don’t see anything about any improvements to the intersection of Grand and East Mission Bay 
Drive at what should be a new Gateway Entrance to the NE corner of Regional Mission Bay Park 

mailto:carolyn@icontactweb.com
mailto:planningceqa@sandiego.gov


and this is also a main entrance to Pacific Beach. What kind of access improvements are planned 
for this intersection – which is overloaded and super-pedestrian unfriendly right now? Once 
someone crosses the proposed bridge to Bunker Hill Street, isn't the closest route to Mission Bay 
Park somehow across that intersection? The DEIR should discuss additional pedestrian 
connections and across this intersection and redesigns to an entrance to Mission Bay Park that 
should be designed in the DARP process. This connection must be addressed at this timely plan 
update.

In the Report “Parks for Everyone” from the San Diego Foundation they assess the importance of 
“Green Space and Access” - including the “vital role in combating obesity and improving overall 
physical health.” …” concluding park access issues are paramount. “The presence of green space 
alone, is not enough. In order to truly benefit from these resources, San Diego residents must 
have access …..Many factors determine the accessibility including: ….” walkability… whether 
green space can be reached without a car… the planning process for development of urban 
parks.” ….and the planning of surrounding areas with connections to transit infrastructure. 
MITIGATION OF IMPACTS SHOULD INCLUDE REDESIGNS THAT CAN REDUCE THOSE 
IMPACTS. 

3 Are the additions of bike lanes on Grand and East Mission going to be widenings – or loss of 
existing lanes? We should be able to consider alternatives that add lanes for vehicles to match the 
increased densities in addition to bike lanes that can only reduce car trips by minimal amounts 
given our aging population, large hills and inconsistent bike infrastruture. It is during this kind of 
plan update that we can do both.

4. What is the rationale for making Santa Fe street one-way south? It looks like that’s going to be 
a new signalized intersection at Balboa – is that correct? Traffic currently BACKS UP there DAILY 
westbound into Pacific Beach or to entrances to I-5S and North and removing the ability to turn 
north on the Santa Fe from Balboa West will only worsen intersection conditions along Balboa and 
at the intersection with East Mission Bay Drive.  

It is very difficult for traffic going south on Santa Fe to currently turn onto Balboa west. While a 
signal here would help this movement, why eliminate the northerly movement from Balboa Park 
on to Santa Fe North that currently alleviates significant congestion going north on E Mission Bay 
Drive, to the communities of Pacifica and to the entrance to I-5 North & South? Is the loss of a 
southbound lane for cars here to accommodate bicycling lanes? We need to make sure 
improvements for other modes do not increase traffic into already overloaded intersections. The 
services provided by the trolley do not allow for the vast majority of drivers to be able to change 
modes. The vast majority of our aging population cannot utilize bike lanes. Please have the EIR 
discuss leaving Santa Fe bi-directional while still accomdating a bike lane. Are bikes expected to 
cross Balboa Ave at grade there going into the Trolley station? There are not enough details in the 
public notices or presentations I’ve found online to answer many of these questions.

If the change to one-way South of Santa Fe is being done for the widening for the trolley, then 
how can adding so much additional traffic fulfill the purpose of planning for “reducing traffic 
congestion.”? The EIR should analyze conditions that can plan for Santa Fe to be  bi-directional 
with a bike lane. 

5. Pedestrian requirements. Will the landscaping improvements as modeled in the online 
presentations be requirements for developments under this plan? i.e. landscape setbacks 
between curb and sidewalk, trees, and green bike lanes? whereever new sidewalks are required? 
The sidewalks along East Mission, especially heading south next to Mission Bay Park have no 
setbacks and are dangerous and seldom used because the golf course puts a wall between the 
communities to the north and Mission Bay Park. Sidewalks for good pedestrain use require 



setbacks from busy streets and wider sidewalks. How wide will the sidewalks be required to be? 
Will sidewalks be required between the Trolley station and points going north towards my 
neighborhood in Pacifica across Rose Creek? And all other directions? There are currently 
inconsistent sidewalks from all directions going into the trolley station location.

The Pedestrian Master Plan vision is to “Provide for a safe, accessible, connected and walkable 
predestrian environment that enhances neighborhood quality and promotes walking as a practical 
and attractive means of transportation in a cost effective manner.” Please discuss how this Plan 
complies with or exceeds the design requirements in the Pedestrian Master Plan throughout the 
Specific Plan area.

There are currenly no sidewalks on Bluffside or along East Mission Bay Drive north of Balboa. Are 
sidewalks going to be required here and if not, why not?

6. What kind of artwork requirements will apply for proposed parking lots? Are they public or 
private parking lots? Free or paid? How many spaces and how were the number of spaces 
determined? What is mitigation for lack of parking?

7. I could not find anywhere where are the 51 acres mentioned in the notice being proposed to be 
changes from Commercial to Community Village? I’m hopeful that it’s most of the commercial 
between E. Mission Bay Drive and the trolley station. The proposed increase in density and 
population is also not in the notice. Overall, I don’t see much of anything other than bike lanes 
being proposed as transportation improvements beyond the trolley stop. Limited and slow trolley 
services are not sufficient to address current traffic issues, much less traffic that would be induced 
by additional density.  The EIR should address what requirements of people living in the increased 
density will allow them to reduce their car ownership. Without required reduced car-ownership in 
new density developments, there will be few real reductions in car trips.  How will you estimate 
changes in trip patterns due to increased traffic on East Mission and Balboa? What proof do you 
provide that trips are reduced?

8. Is there a plan to add a right turn lane on Bluffside turning south on to East Mission Bay Drive. 
There is plenty of untilized land that would increase pedestrian and traffic capacity there. Right 
now, cars back up during peak periods and also at various times during the day, into the 
neighborhood intersections at Pacifica. This would be an inexpensive capacity improvement for 
both traffic, peds and bikes.

9. The EIR should define adequate and verifiable mitigations for impacts associated with each 
Alternative, including but not limited to: requirements for development to provide a bicycle for each 
unit and/or to limit car parking/unit or establish enforceable covenants for residents to live without 
a car or with fewer cars/unit than the city per-capita average - in some - to consider practical 
measures that allow people to live in the increased density while really being able to make fewer 
car trips.  The trolley and bus system is so limited that it makes it difficult to live here without a car. 
The location close to the freeway already makes this area car-centric. Actually reducing car trips 
requires more than bike lanes and landscaping. It take much better connections across the car-
centric way things are currently designed. There should be an Alternative that rethinks the 
intersection at East Mission and Grand and the Connections to the DARP.

The EIR should report specific results of “Increasing transportation choices” where this has been 
pursued elsewhere - on traffic and define what thresholds are required for people to be able to 
use those choices. Including, but not limited to: what is the definition of High Frequency transit 
service? What are any standards for defining High Frequency? How frequent do services have to 
be for San Diegans to be able to change modes from driving to transit? How close (far do they 



have to walk) from station and from home for drivers to be willilng to change modes? How much 
does trip-travel time vs driving times influence drivers to change? What assumptions are being 
made about trips to and from the Balboa Station?

10. Quoting from the City of San Diego’s Significance Determination Guidelines, “Depending on 
the circumstances, indirect effects of a project may be as significant as the direct effects of a 
project. In general, however, indirect effects are easier to mitigate than direct ones.” Please 
discuss indirect effects and determine the mitigation measures.

11. “Economic social and particularly housing factors shall be considered by public agencies 
togehr with technolocation and environmental factors in deciding whether changes in a project are 
feasible to reduce or avoid the significant effects on the environment identified in the EIR.” (CEQA 
Guidelines) 

12. How is the project consistent or inconsistent with the Regional Comprehensive Plan and 
performance standards contained therein. 

13. The EIR should also address the following issues:
- the scope of each option and clear discussions of their distinct features
- all phases of development of each option and related developments nearby
- an adequate discussion of the impacts associated with the Alternatives including comparisons of 
the following impacts:

- Construction traffic
- Land use
- Recreation
- Transportation - includ publishing the specific assumptions of how many are expected to use the 
trolley vs driving and what those assumptions are based upon
- Noise, using a baseline including running of the trolley on the expected schedule
- Light
- Water Quality
- Cumulative impacts, including impacts of other projects in the pipeline
- Climate Change impacts including energy usage
- Growth Inducing Impacts 

14. Given that the purpose of this project is to plan for growth, it is essential that the plan DESIGN 
along with mitigation and phasing needs to fulfill the purpose stated above:  "decreasing 
dependence on single occupancy vehicles, and reducing traffic congestion at local intersections 
and roadways.”

It appears the current design is set-up to have lots of significant impacts without sufficient 
infrastrcture design to fulfill reducing congestion and designing transit services to be sufficiently 
fast to allow for drivers to change modes. Mitigation should include redesigns to advance those 
goals.

Thanks for your consideration.

Carolyn Chase
Pacific Beach
858-272-2930



From: Janet P.
To: PLN_PlanningCEQA
Subject: Balboa Ave. plan (Project 518016)
Date: Wednesday, August 02, 2017 11:42:13 AM

Rebecca,
Regarding the proposed scenarios for the Balboa Ave. plan, please descibe plans for the designated "flood
control/open space". How will that area be developed/maintained, if at all? From the presentation maps, I believe it
is the existing creek and retaining walls.

Thank you,
Janet Podney

President, Bella Pacific Homeowners Association

4859 Bella Pacific Row, Unit 129
San Diego, CA 92109
858-270-0326

mailto:/o=ExchangeLabs/ou=Exchange Administrative Group (FYDIBOHF23SPDLT)/cn=Recipients/cn=a9fe3b9655d44f03abd68088d6ea2aa4-PLN_Plannin


From: pwardcruise@gmail.com
To: Malone, Rebecca
Subject: Public Scoping Meeting EIR Comments to Balboa Avenue Station Area Specific Plan July 18,2017
Date: Monday, July 31, 2017 10:42:26 AM

Comments:

`Need for significant side walk improvements along Garnet and Balboa Avenues.
`Improve pedestrian intersection crossings especially at the I-5 North ramp from
Balboa/Garnet Avenue westbound.
`Insure adequate separation of pedestrian and traffic uses along Garnet/Balboa Avenue/ I-5
under-crossing measures are incorporated in the project.
`Buffer parking and other planned uses along and adjacent to Rose Creek with native/ drought
tolerant landscape materials consistent with Rose Creek natural habitat.
`Maintain Rose Creek habitat with clearance of non native vegetation over growth and litter
control programs.
`Conform traffic improvements with City of San Diego Vision Zero measures minimizing
potential multimodal conflicts.
`Adequately evaluate additional traffic project impacts on one of the highest traffic volume
areas in the city.
`Provide and evaluate adaptive traffic signal synchronization measures (see 1 Paseo traffic
mitigation measures, downtown San Diego and proposed La Jolla program).
`Adequately evaluate hydrology, water quality and future sea level rise project associated
impacts to Rose Creek, Kendall Marsh and flow into Mission Bay. 
`Co-ordinate with De Anza Revitalization, Mission Bay Gateway and Re-Wild on going
planning efforts.  

Peter Ward   

-- 

Peter Ward

(office) 760-410-7447  - 800-869-8321

Please acknowledge receipt. Also sent via USPS Certified Mail July 25,2017. 7016 1370 0000
6153 2383

mailto:/o=ExchangeLabs/ou=Exchange Administrative Group (FYDIBOHF23SPDLT)/cn=Recipients/cn=c016e921b47b4d93a400f54a73bb7edf-RMalone


From: Robert Lee Buck
To: PLN_PlanningCEQA
Cc: Grant Freeman
Subject: (E.I.R) Rebecca Malone
Date: Thursday, August 03, 2017 6:48:50 AM

Dear Miss Malone
My name is Robert Lee I am a San Diego native.  Thank you for this opportunity to participate in the planning of the
trolley.  I do have several observations and suggestions I would like to bring to your attention.

Observation.
Along the I 5 Corredor noise pollution is already a significant problem for the current residence and the native
wildlife population. The De Anza restoration project is attempting to restore native plant and wildlife species,
however higher density and the trolley means grater noise pollution and are only going to exacerbate the problem! 
With some thoughtful planning and deliberate action some of this can be mitigated.

Here are my suggestions.
1 There needs to be some collusion between the De Anza restoration project and the trolley project both have
overlapping concerns. Such as noise pollution and egress.
2 Creat A quiet zone for the trolley and the train, specifically in regards to horns.
3 Erect physical sound barriers with concrete walls and native vegetation.
4 Resurface this portion of I 5 with state approved asphalt rubber.  This will help to bring down the overall noise
level.
5 Light pollution at the Balboa trolley station is going to be a very annoying/detrimental to the residence on Paul
Jones st. Some of this could be mitigated by using task lighting as much as possible.
6 Morena Boulevard between Clairemont Drive at Balboa Avenue does not typically have a great deal of traffic. I
believe one lane each direction would be sufficient. This would allow more room for bicycles pedestrians and sound
barrier "Wall" with native vegetation.

Sincerely Robert Lee

Sent from my iPhone

Sent from my iPhone

mailto:/o=ExchangeLabs/ou=Exchange Administrative Group (FYDIBOHF23SPDLT)/cn=Recipients/cn=a9fe3b9655d44f03abd68088d6ea2aa4-PLN_Plannin
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