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ES.1.1 PROJECT LOCATION AND SETTING 

Mira Mesa is located in the north-central portion of the City. The Community Plan area encompasses 

approximately 10,729 acres and is bounded by Interstate (I-) 805 on the west and I-15 on the east, 

Marine Corps Air Station (MCAS) Miramar to the south, and Los Peñasquitos Canyon and the 

surrounding communities of Torrey Hills, Carmel Valley, Del Mar Mesa, and Rancho Peñasquitos to 

the north.  

The Community Plan area is a developed, urbanized community, and is predominantly developed 

with residential, mixed-use, office/research and development, and light industrial uses. Other uses 

include retail commercial and educational. Development is concentrated on the relatively flat mesa 

top that characterizes most of the landform within the Community Plan area. Three major canyons 

traverse the community, including Carroll Canyon, Lopez Canyon, and Los Peñasquitos Canyon. 

EXECUTIVE SUMMARY

This Program Environmental Impact Report (PEIR) for the proposed Mira Mesa Community Plan 

Update (CPU) and associated discretionary actions (collectively referred to throughout this PEIR as 

the “proposed project” or “proposed CPU”) has been prepared by the City of San Diego (City) in 

compliance with the California Environmental Quality Act (CEQA) Statute and Guidelines (Public 

Resources Code [PRC], Section 21000 et seq. and California Code of Regulations [CCR], Title 14,

Section 15000, et seq.) and in accordance with the City’s CEQA Significance Determination 

Thresholds (2022).

The proposed project analyzed within this PEIR is a comprehensive update of the Mira Mesa Community 

Plan. The proposed CPU incorporates relevant policies from the City of San Diego General Plan (General 

Plan), and provides a long-range, comprehensive policy framework and vision for growth and 

development in the Mira Mesa community. The proposed CPU provides community-specific policies that 

further implement the General Plan with respect to the distribution and arrangement of land uses and 

the local street and transit network; implementation of urban design guidelines; recommendations 

preserving and enhancing natural open space and historical and cultural resources; and prioritization 

and provision of public facilities within the Mira Mesa community.

This PEIR is intended to inform decision-makers and the general public of the potential significant 

environmental impacts of the proposed project. The PEIR also considers the availability of mitigation 

measures to minimize significant impacts and evaluates reasonable alternatives to the proposed 

CPU that may reduce or avoid one or more significant environmental effects.

ES.1 PROPOSED PROJECT



MIRA MESA COMMUNITY PLAN UPDATE PEIR 

 ES – EXECUTIVE SUMMARY 

September 2022 ES-2 13623.01 

ES.1.2 PROJECT DESCRIPTION 

The proposed project entails a comprehensive update to the Mira Mesa Community Plan, which is 

intended to guide future development in the Mira Mesa Community Plan area. It articulates an 

overall vision, designates land uses, and provides a comprehensive set of policies for new 

development within the Mira Mesa community. The proposed CPU provides community-specific 

policies that further implement the General Plan with respect to the distribution and arrangement of 

land uses and the local street and transit network, implementation of urban design, 

recommendations preserving and enhancing natural open space and historic and cultural resources, 

and the prioritization and provision of public facilities within the Mira Mesa community. The 

proposed CPU maintains existing employment areas and identifies new and expanded mixed-use 

urban village areas that would allow increased density and residential uses. The proposed CPU also 

enhances community connections with a comprehensive network of complete streets, urban paths, 

and paseos. Buildout of the proposed CPU would result in approximately 143,000 residents and 

approximately 58,741 dwelling units. 

Implementation of the proposed project requires adoption of the proposed Mira Mesa Community Plan 

Update and other associated discretionary actions, including the following:  

• Adoption of the Mira Mesa Community Plan Update; 

• Adoption of the amendments to the General Plan to incorporate the Community Plan 

Update land use designations and update the Economic Prosperity Element including Figure 

EP-1, Industrial and Prime Industrial Land, for the Mira Mesa Community Plan area; 

• Adoption of a Rezone Ordinance rezoning land within the Mira Mesa Community Plan area 

to be consistent with the Community Plan Update; 

• Adoption of an Ordinance amending the San Diego Municipal Code (SDMC) Section 132.1402 

to adopt a new Community Plan Implementation Overlay Zone (CPIOZ) for the Mira Mesa 

Community Plan area; 

• Amendment to the City’s Land Development Manual Historical Resources Guidelines; 

• Approval of a request for adjustments to the inland boundary of the Coastal Zone pursuant 

to Public Resources Code Section 30103(b) and 14 C.C.R. §13255.2 et seq. by the California 

Coastal Commission; 

• Certification of the Mira Mesa Community Plan Update, amendment to the General Plan 

Economic Prosperity Element, amendments to the SDMC to rezone land in and adopt a 

CPIOZ for the Mira Mesa Community Plan area, and amendment to the Land Development 

Manual Historical Resources Guidelines by the California Coastal Commission; and 
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• Certification of the PEIR and adoption of the Findings, Statement of Overriding 

Considerations, and Mitigation, Monitoring and Reporting Program for the proposed CPU.  

The intent of the proposed CPU is to: establish a vision for Mira Mesa as a vibrant, walkable, 

amenity-rich community of villages and employment clusters that continue to facilitate an overall 

clean, safe, and healthy community for residents, workers, and visitors of all ages and abilities. The 

proposed CPU contains the following chapters: 

• Land Use & Economic Prosperity: The Land Use & Economic Prosperity chapter provides a 

land use plan that retains key employment lands while creating flexibility in other areas for 

compatible live/work/play villages. This chapter works in concert with the other chapters in 

the Community Plan to provide a cohesive vision for Mira Mesa’s built- and natural-

environments. The proposed CPU land uses will support job growth and a diversity of 

employment types in addition to increased residential capacity.  

• Mobility: The Mobility chapter describes the future pedestrian, bicycle, transit, and vehicular 

roadway network, and lists planned roadway modifications. It also includes policies for 

increased connections, alternative modes of transportation, and strategic roadway 

improvements that could improve existing roadway function, as well as policies regarding 

Transportation Demand Management and Intelligent Transportation Systems. 

• Public Services, Facilities, and Safety: The Public Services, Facilities, and Safety chapter 

outlines the community facilities needed to ensure that appropriate levels of public facilities 

and services are maintained. The related policies identify those public facilities and services 

needed to serve existing and future residents, including educational facilities, public safety 

services, and infrastructure systems. 

• Historic Preservation: The Historic Preservation chapter provides a summary of the 

prehistory and history of the Mira Mesa Community Plan area and establishes policies to 

support the identification and preservation of the historical, archaeological, and tribal 

cultural resources of the community. The policies aim to improve the quality of the built 

environment, encourage appreciation for the City’s history and culture, maintain the 

character and identity of communities, and contribute to the City’s economic vitality through 

historic preservation.  

• Parks, Recreation, and Open Space: The Parks, Recreation, and Open Space chapter 

describes opportunities for active recreation, trail connections to passive recreation, and the 

parks needs for the community while protecting and preserving natural areas and sensitive 

biological resources.  

• Urban Design: The Urban Design chapter provides requirements and recommendations for 

achieving high-quality design of the built environment and the proposed community 
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connections. It addresses the design of the public realm (rights-of-way, streetscapes, 

signage, public open spaces, etc.), as well as site design and building orientation. 

• Urban Villages and Community Plan Implementation Overlay Zone (CPIOZ): The Urban 

Villages and CPIOZ chapter identifies seven urban village areas that are pedestrian-friendly 

and well-connected to activity areas and transit. This chapter also describes the new CPIOZ-

Type A and associated Supplemental Development Regulations (SDRs) that apply to the 

urban village areas in the Mira Mesa Community Plan area. In the urban village areas, 

development that is consistent with the Community Plan, the base zone regulations, and the 

SDRs identified in the CPIOZ can be processed ministerially.  

ES.2 PROJECT OBJECTIVES 

In accordance with CEQA Guidelines Section 15124(b), the following specific objectives for the 

proposed project support the underlying purpose of the project, assisted the City as lead agency in 

developing a reasonable range of alternatives to evaluate in this PEIR, and will ultimately aid the lead 

agency in preparing findings and overriding considerations, if necessary. The primary objectives of 

the proposed project are the following:  

• Sustain and enhance employment areas, including industrial and commercial office uses 

within the Community Plan Area to support the City’s economy; 

• Provide for a vibrant employment and residential community by establishing mixed-use 

villages along major corridors with a range of housing types and employment uses within a 

distinctive, pedestrian-oriented setting; 

• Provide housing, employment, and commercial uses in proximity to existing and proposed 

transit, including bus transit and light-rail, by focusing growth in the planned Urban Villages; 

• Enhance community connectivity by creating urban pathways, linear parks, paseos, complete 

streets, and mobility hubs to link land uses and activity centers throughout the community 

of Mira Mesa; 

• Enhance community identity and the pedestrian environment through land use, urban design, 

specific pedestrian improvements such as pedestrian bridges and expanded sidewalks, and linear 

parks to retrofit the existing superblocks and to create an inviting destination for residents, 

businesses, and visitors; 

• Provide parks, plazas, and promenades that promote a healthy, active community and 

provide multiple benefits as areas for recreation, community events, and connections by 

developing park facilities near employment centers and Urban Villages and keeping pace 

with population growth;  
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• Create a robust mobility system of high-quality facilities and connections that promote more 

transportation choices for pedestrians, bicyclists, and transit users within the community of 

Mira Mesa and integrate the Urban Villages; 

• Locate housing in select areas near employment centers, such as the Urban Villages, to improve 

jobs-housing balance and sustainability in support of the City’s Climate Action Plan; and 

• Preserve open space areas and important natural resources, including vernal pools, 

drainages, sensitive habitat, and steep slopes. 

ES.3 AREAS OF CONTROVERSY  

The Notice of Preparation was distributed on July 19, 2021, for a 30-day public review and comment 

period, and a public scoping meeting was held on August 5, 2021. Through these scoping activities, 

the proposed project was determined to have the potential to result in significant environmental 

impacts to the following issue areas: air quality and odor; biological resources; geology and soils; 

greenhouse gas emissions; historical, archaeological, and tribal cultural resources; hazards and 

hazardous materials; hydrology and water quality; land use; noise; public services and facilities; 

public utilities; transportation; and visual effects and neighborhood character. The Notice of 

Preparation and comment letters are included in this PEIR as Appendix A. 

As discussed in this PEIR, environmental impacts that were determined to be significant and 

unavoidable that may generate controversy have been identified in the issue areas of air quality and 

odor; historical, archaeological, and tribal cultural resources; noise; public services and facilities; 

public utilities; and transportation, insofar as they may be controversial to the general public, public 

agencies, and/or stakeholders. Table ES-1 lists significant and unavoidable impact, summarizes the 

results of the impact analysis, and lists applicable mitigation measures. 

ES.4 ALTERNATIVES 

To fully evaluate the environmental effects of proposed projects, CEQA mandates that alternatives 

to the proposed project be analyzed. Section 15126.6 of the CEQA Guidelines requires the 

discussion of  “a range of reasonable alternatives to the project, or to the location of the project, 

which would feasibly attain most of the basic objectives of the project but would avoid or 

substantially lessen any of the significant effects of the project” and evaluation of the comparative 

merits of the alternatives. The alternatives discussion is intended to “focus on alternatives to the 

project or its location, which are capable of avoiding or substantially lessening any significant effects 

of the project,” even if these alternatives would impede to some degree the attainment of the 

project objectives.  
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Alternatives to the proposed project are evaluated in Chapter 8, Alternatives, of this PEIR. The 

evaluations analyze the ability of each alternative to further reduce or avoid the significant 

environmental effects of the proposed project. Each major issue area included in the impact analysis 

of this PEIR has been given consideration in the alternatives analysis. This PEIR evaluates three 

alternatives to the project: No Project Alternative (Adopted Community Plan); Alternative 1 (Medium 

Density Alternative); and Alternative 2 (Lowest Density Alternative). 

ES.4.1 NO PROJECT ALTERNATIVE (ADOPTED COMMUNITY PLAN) 

Under the No Project Alternative, the adopted Mira Mesa Community Plan would continue to guide 

development. The adopted community plan identifies the major issues relevant to Mira Mesa and 

provides a framework to guide the future growth and development of the community.  

The purpose of evaluating the No Project Alternative is to allow decision makers to compare the 

potential impacts of approving the proposed project with the potential impacts of not approving the 

proposed project. The No Project Alternative represents what would reasonably be expected to 

occur in the foreseeable future if the proposed project were not approved. Compared to the 

proposed project, buildout of the No Project Alternative would lessen potentially significant impacts 

associated with air quality and odor, noise, and public services and facilities. 

ES.4.2 ALTERNATIVE 1 (MEDIUM DENSITY ALTERNATIVE) 

Alternative 1, Medium Density Alternative, reduces the proposed residential density at each of the 

proposed Urban Villages along Mira Mesa Boulevard, including Mira Mesa Gateway, Mira Mesa Town 

Center, Plaza Sorrento, Pacific Heights Boulevard, and Barnes Canyon Road. Buildout of Alternative 1 

would result in an estimated 17,070 single family units and 33,465 multi-family units. Compared to 

the proposed CPU, Alternative 1 proposes the same amount of single family units, but would reduce 

the number of multi-family units by approximately 8,206 units. Alternative 1 would result in a similar 

buildout of all other land uses, such as industrial and commercial, compared to the proposed CPU. 

Alternative 1 would include all other policies, land use designations, and mobility improvements 

included in the proposed CPU, and would implement the General Plan’s City of Villages Strategy to a 

lesser extent than the proposed CPU by retaining the Urban Villages, but at a lower residential 

density. Compared to the proposed project, buildout of Alternative 1 would lessen potentially 

significant impact associated with noise and public services and facilities. 

E.S.4.3 ALTERNATIVE 2 (LOWEST DENSITY ALTERNATIVE) 

Alternative 2 reduces new residential capacity compared to the proposed CPU. Buildout of 

Alternative 2 would result in an estimated 17,070 single family units and 29,220 multi-family units. 

Compared to the proposed CPU, Alternative 2 proposes the same amount of single-family units, but 
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would reduce the number of multi-family units by approximately 12,451 units. Alternative 2 would 

result in a similar build-out of all other land uses, such as industrial and commercial, compared to 

the proposed CPU. Alternative 2 would include all other policies, land use designations, and mobility 

improvements included in the proposed project, and would implement the General Plan’s City of 

Villages Strategy but to a lesser extent than the proposed CPU by retaining the Urban Villages at a 

lower residential density. Compared to the proposed project, buildout of Alternative 2 would lessen 

potentially significant impact associated with noise and public services and facilities. 

E.S.4.4 ENVIRONMENTALLY SUPERIOR ALTERNATIVE 

Section 15126.6(e)(2) of the CEQA Guidelines requires an environmental impact report to identify the 

environmentally superior alternative. The No Project Alternative was determined to have the least 

number of significant impacts, making it the environmentally superior alternative. However, CEQA 

Guidelines Section 15126.6(e)(2) states that if the No Project Alternative is identified as the 

environmentally superior alternative, another environmentally superior alternative must be 

identified. Based on a comparison of the overall environmental impacts of Alternatives 1 and 2 and 

their compatibility with the proposed project’s goals and objectives, Alternative 1 (Medium Density 

Alternative) was determined to be the environmentally superior alternative for this PEIR. 

E.S.5 SUMMARY OF SIGNIFICANT IMPACTS AND MITIGATION MEASURES 

THAT REDUCE THE IMPACT 

Table ES-1, Summary of Impacts and Proposed Mitigation, summarizes the results of the 

environmental analysis, including the potentially significant environmental impacts of the proposed 

project and proposed mitigation measures to reduce or avoid these impacts. Impacts and mitigation 

measures are organized by issue in Chapter 5, Environmental Analysis. Chapter 5 also includes 

discussions of proposed policies that would reduce identified impacts. Chapter 6, Cumulative 

Impacts, includes an analysis of cumulative impacts of the proposed project for each issue. 

Pursuant to CEQA Guidelines Section 15126, all components associated with the proposed project 

are considered in this PEIR at the program level when evaluating potential impacts on the 

environment, including the construction of future development and supporting facilities and utilities.  
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Table ES-1 

SUMMARY OF IMPACTS AND PROPOSED MITIGATION 

Environmental Issue Impact Mitigation 

Significance 

After Mitigation 

Air Quality 

Conflicts with or Obstructs Air Quality Plans: Would the proposed 

project conflict with or obstruct the implementation of the applicable air 

quality plan? 

Because the proposed project would result in greater density, future emissions associated with buildout of the Mira Mesa 

Community Plan Update (CPU) area would be greater than future emissions associated with buildout of the adopted land 

uses. Therefore, emissions of ozone precursors (volatile organic compound [VOC] and nitrous oxide [NOx]) would be 

greater than what is accounted for in the Regional Air Quality Strategy (RAQs) and impacts would be significant. 

Mitigation measure MM-AQ-1 

as identified in Section 5.1.6 

Significant and 

unavoidable 

Air Quality Standards: Would the proposed project result in a violation 

of any air quality standard or contribute substantially to an existing or 

projected air quality violation? 

At the program-level, the proposed project would exceed air quality standards during both construction and operation. 

Impacts would be significant. 

Construction-related impacts: 

Mitigation measures MM-AQ-

2, and MM-AQ-3 as identified 

in Section 5.1.6 

 

Operational-related impacts: 

None feasible 

Significant and 

unavoidable 

Sensitive Receptors: Would the proposed project expose sensitive 

receptors to substantial pollutant concentrations, including toxins? 

Implementation of the proposed CPU would not result in a localized carbon monoxide hotspot and would not expose 

sensitive receptors to elevated levels of toxic air contaminants during construction or operation. Impacts would be less than 

significant. 

None required Less than significant 

Odors: Would the proposed project create objectionable odors affecting 

a substantial number of people? 

Potential construction-generated odors would be localized, temporary, intermittent, and not expected to affect a substantial 

number of people. The proposed project would not introduce land uses that would generate substantial odor during 

operations. Therefore, impacts associated with odors would be less than significant. 

None required Less than significant  

Biological Resources 

Sensitive Species: Would the proposed project result in a substantial 

adverse impact, either directly or through habitat modifications, on any 

species identified as a candidate, sensitive, or special status species in the 

MSCP or other local or regional plans, policies, or regulations, or by the 

CDFW or USFWS? 

Implementation of the proposed CPU has the potential to impact sensitive plant and wildlife species either directly through 

the loss of habitat (including critical habitat) and/or direct take, or indirectly by placing development in or adjacent to 

sensitive habitat. Potential impacts to federal- or state-listed species, MSCP Covered Species, Narrow Endemic Species, plant 

species with a CNPS Rare Plant Rank of 1 or 2, and wildlife species included on the CDFW’s Special Animals List would be 

significant. Potential impacts to sensitive species and/or designated critical habitat of listed species would be mitigated in 

accordance with City’s ESL Regulations, Biology Guidelines, and the provisions of the MSCP SAP and VPHCP. Potential 

impacts on birds covered by the Migratory Bird Treaty Act would be avoided by adherence to the requirements of this law. 

Further, sensitive species in the CPU area are concentrated in the MHPA, which is comprised of topography such as 

canyons, creeks, and steep hillsides. The proposed CPU designates these areas as Open Space to be preserved from 

intensive development consistent with the City’s MSCP SAP. Through implementation of the existing regulatory framework, 

impacts to sensitive species would be less than significant. 

None required Less than significant  

Sensitive Habitats: Would the proposed project result in a substantial 

adverse impact on any Tier I Habitats, Tier II Habitats, Tier IIIA Habitats, 

or Tier IIIB Habitats as identified in the Biology Guidelines of the Land 

Development Manual, or other sensitive natural community identified in 

local or regional plans, policies, regulations, or by the CDFW or USFWS? 

Future projects implemented in accordance with the proposed CPU could potentially have an impact on sensitive upland 

(Tier I, Tier II, Tier IIIA, and Tier IIIB) and wetland habitat that is present within the CPU area. Future development under the 

proposed CPU would undergo environmental review, including compliance with the City’s ESL Regulations prior to 

disturbance of those lands. Further, sensitive habitat in the CPU area is concentrated in the MHPA, which is comprised of 

topography such as canyons, creeks, and steep hillsides. The proposed CPU designates these areas as Open Space to be 

preserved from intensive development consistent with the City’s MSCP SAP. Through compliance with the established 

development standards contained in the City’s ESL Regulations, Biology Guidelines, VPHCP, MSCP SAP, and MHPA Land Use 

Adjacency Guidelines, impacts to sensitive vegetation communities would be less than significant. 

None required Less than significant  

Wetlands: Would the proposed project result in a substantial adverse 

impact on wetlands (including, but not limited to, marsh, vernal pools, 

riparian, etc.) through direct removal, filling, hydrological interruption, or 

other means? 

Future projects implemented in accordance with the proposed CPU could potentially have an impact on wetlands or other 

jurisdictional areas that are present within the CPU area. If impacts on wetlands would occur, they would be regulated by 

the U.S. Army Corps of Engineers in accordance with Section 404 of the CWA, the RWQCB in accordance with Section 401 of 

the CWA, the CDFW under Section 1600 of the California Fish and Game Code, and the City in accordance with the City’s 

Biology Guidelines, ESL Regulations, VPHCP, and MSCP SAP. Further, wetlands in the CPU area are concentrated in the 

None required Less than significant  
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Table ES-1 

SUMMARY OF IMPACTS AND PROPOSED MITIGATION 

Environmental Issue Impact Mitigation 

Significance 

After Mitigation 

MHPA, including canyons, and creeks. The proposed CPU designates these areas as Open Space to be preserved such that 

development is sited on the least sensitive area consistent with the City’s MSCP SAP. Per the City’s ESL Regulations and 

Biology Guidelines, impacts to wetlands should be avoided and a wetland buffer is required around all wetlands as 

appropriate to protect the functions and values of the wetland (City of San Diego 2018). Through implementation of the 

existing regulatory framework, impacts to wetlands would be less than significant. 

Wildlife Movement: Would the proposed project interfere substantially 

with the movement of any native resident or migratory fish or wildlife 

species or with established native resident or migratory wildlife corridors, 

including linkages identified in the MSCP Subarea Plan, or impede the use 

of native wildlife nursery sites? 

Regional and local wildlife corridors that exist within the CPU area are surrounded by existing development and are within 

the Open Space land use designation which would not be changed by the proposed CPU. Future development within the 

CPU area would undergo environmental review to determine potential impacts on wildlife corridors, and impacts would be 

mitigated in accordance with the City’s ESL Regulations, Biology Guidelines, and MSCP SAP. Therefore, the proposed CPU 

would not substantially interfere with the movement of any native resident or migratory fish or wildlife species or with 

established native resident or migratory wildlife corridors, including linkages identified in the MSCP SAP, or impede the use 

of native wildlife nursery sites. Impacts would therefore be less than significant. 

None required Less than significant  

Conservation Planning: Would the proposed project result in a conflict 

with the provisions of an adopted Habitat Conservation Plan, Natural 

Conservation Community Plan, or other approved local, regional, or state 

habitat conservation plan, either within the MSCP Subarea Plan area or 

in the surrounding region? 

Future development in accordance with the proposed CPU would be subject to compliance with applicable current and 

future local, state, and federal policies, guidelines, directives, and regulations, including but not limited to, the state and 

federal Endangered Species Act, the San Diego County MSCP, the City’s ESL Regulations, Biology Guidelines, and the City’s 

MSCP SAP and VPHCP. In addition, the proposed CPU includes policies aimed at resource protection and preservation of the 

MHPA. Future development within the CPU area would be evaluated for compliance with these requirements and necessary 

avoidance and mitigation measures would be determined at the project level. Adherence to the above policies, guidelines, 

directives, and regulations would avoid future significant impacts. Therefore, the proposed CPU would not result in a 

conflict with the provisions of an adopted Habitat Conservation Plan, Natural Conservation Community Plan, or other 

approved local, regional, or state habitat conservation plan, either within the MSCP SAP area or in the surrounding region. 

Impacts would therefore  be less than significant. 

None required Less than significant  

Geology and Soils 

Seismic Hazards: Would the proposed project expose people or 

structures to potential substantial adverse effects, including the risk of 

loss, injury, or death involving rupture of a known earthquake fault, 

strong seismic ground shaking, seismic-related ground failure including 

liquefaction, or landslides? 

Future development activities within the CPU area would be required to comply with applicable regulatory/industry 

standard and codes, including the California Building Code (CBC) and San Diego Municipal Code (SDMC), to reduce potential 

seismic hazards to an acceptable level of risk. Thus, while the CPU area would be subject to seismic events, potential 

hazards associated with ground shaking and seismically induced hazards such as ground failure, liquefaction, landslides, 

and dam failure would be reduced through implementation of site-specific geotechnical requirements and site design 

associated with future development within the CPU area. Additionally, the proposed project would not result in any changes 

to the Miramar Reservoir dam or otherwise increase the potential for dam failure to occur within the CPU area. Therefore, 

impacts related to seismic hazards would be less than significant. 

None required Less than significant  

Erosion and Sedimentation: Would the proposed project result in 

substantial soil erosion or loss of topsoil? 

Future development projects implemented within the CPU area would be required to comply with applicable 

regulatory/industry standards and codes, including the SDMC (grading requirements), the City’s Stormwater Program, and 

National Pollutant Discharge Elimination System requirements to reduce potential impacts related to erosion and 

sedimentation hazards to an acceptable level of risk. Therefore, impacts would be less than significant. 

None required Less than significant  

Geologic Instability: Would the proposed project be located on a 

geologic unit or soil that is unstable or that would become unstable as a 

result of the proposed CPU, and potentially result in on- or off-site 

landslide, lateral spreading, subsidence, liquefaction, or collapse? 

Future development projects implemented within the CPU area would be required to comply with applicable 

regulatory/industry standards and codes, including the SDMC and CBC, to reduce potential impacts related to geologic 

instability to an acceptable level of risk. Potential hazards associated with instability would be addressed by the site-specific 

recommendations contained within geotechnical investigations as required by the SDMC. Therefore, impacts would be less 

than significant. 

None required Less than significant  

Greenhouse Gas Emissions 
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Table ES-1 

SUMMARY OF IMPACTS AND PROPOSED MITIGATION 

Environmental Issue Impact Mitigation 

Significance 

After Mitigation 

Greenhouse Gas Emissions: Would the proposed project generate 

greenhouse gas emissions, either directly or indirectly, that may have a 

significant impact on the environment? 

The proposed project would increase aggregate greenhouse gas (GHG) emissions over those of the adopted Community 

Plan at buildout; however, this increase in GHG is a direct result of the implementation of Climate Action Plan (CAP) 

Strategies and the General Plan’s “City of Villages” strategy, which focuses growth in certain areas. Increasing residential and 

commercial density in transit corridors and villages within a Transit Priority Area (TPA) would support the City in achieving 

the regional GHG emissions reduction targets of the CAP, and thus, impacts associated with GHG emissions would be less 

than significant. 

None required Less than significant  

Conflicts with Plans or Policies: Would the proposed project conflict 

with the City’s Climate Action Plan or another applicable plan, policy, or 

regulation adopted for the purpose of reducing emissions of greenhouse 

gases? 

The proposed project would develop compact, walkable Urban Villages close to transit connections and consistent with smart 

growth principles. The CPU supports the multimodal strategy of the SANDAG Regional Plan through improvements to increase 

bicycle, pedestrian, and transit access. Policies and goals contained within the proposed CPU Land Use, Parks, Recreation, and 

Open Space, and Economic Prosperity and Mobility sections would serve to promote bus transit use as well as other forms of 

mobility, including walking and bicycling. The proposed CPU incorporates goals and policies intended to support the General 

Plan and CAP policies and thus, impacts associated with GHG emissions would be less than significant. 

None required Less than significant  

Historical, Archaeological, and Tribal Cultural Resources 

Historic Built Environment: Would the proposed project result in an 

alteration, including the adverse physical or aesthetic effects and/or the 

destruction of a historic building (including an architecturally significant 

building), structure, object, or site? 

Future development and redevelopment under the proposed project could result in the alteration of a historical resource, 

where implementation of the proposed project would result in increased development potential. While the SDMC and 

polices in the proposed CPU provide for the regulation and protection of designated and potential historical resources, it is 

not possible to ensure the successful preservation of all historic built environment resources within the CPU area. 

Implementation of projects within the CPU area could result in an alteration of a historic building, structure, object, or site 

where an increase in density is proposed beyond the adopted Community Plan or current zoning. Thus, potential impacts to 

historic buildings, structures, or sites would be significant and unavoidable. 

None feasible Significant and 

unavoidable 

Archaeological Resources: Would the proposed project result in a 

substantial adverse change in the significance of a prehistoric or historic 

archaeological resource, a religious or sacred use site, or the disturbance 

of any human remains, including those interred outside of formal 

cemeteries? 

Implementation of projects within the CPU area could adversely impact prehistoric or historic archaeological resources, 

including religious or sacred use sites and human remains. While existing regulations, the SDMC and proposed CPU policies 

would provide for the regulation and protection of archaeological resources and human remains and avoid potential impacts, 

it is not possible to ensure the successful preservation of all archaeological resources where new development may occur. 

Therefore, potential impacts to prehistoric or historic archaeological resources, religious or sacred use sites, and human 

remains from implementation of the proposed project would be significant and unavoidable. 

Mitigation measure MM-HIST-

1 as identified in Section 5.5.6 

Significant and 

unavoidable 

Tribal Cultural Resources: Would the proposed project result in a 

substantial adverse change in the significance of a tribal cultural 

resource, defined in Public Resources Code Section 21074 as either a site, 

feature, place, cultural landscape that is geographically defined in terms 

of the size and scope of the landscape, sacred place, or object with 

cultural value to a California Native American tribe, and that is:  

1 Listed or eligible for listing in the California Register of Historical 

Resources, or in a local register of historical resources as defined in 

Public Resources Code section 5020.1(k); or,  

2 A resource determined by the lead agency, in its discretion and 

supported by substantial evidence, to be significant pursuant to 

criteria set forth in subdivision (c) of Public Resources Code Section 

5024.1. In applying the criteria set forth in subdivision (c) of Public 

Resources Code Section 5024.1, the lead agency shall consider the 

significance of the resource to a California Native American tribe. 

Implementation of projects within the CPU area could adversely tribal cultural resources. While existing regulations, the SDMC, 

and proposed CPU policies would provide for the regulation and protection of tribal cultural resources, it is not possible to 

ensure the successful preservation of all tribal cultural resources. Therefore, potential impacts to tribal cultural resources 

would be significant and unavoidable. 

Mitigation measure MM-HIST-

1 as identified in Section 5.5.6 

Significant and 

unavoidable 
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Hazards and Hazardous Materials 

Wildland Fire Risk: Would the proposed project expose people or 

structures to a significant risk of loss, injury, or death involving wildland 

fires, including when wildlands are adjacent to urbanized areas or where 

residences are intermixed with wildlands? 

Future development implemented in accordance with the proposed CPU would be subject to regulatory requirements 

related to fire hazards and prevention including standards associated with vegetative (brush) management, such as 

selective removal/thinning and planting of fire-resistant plantings to create appropriate buffer zones around development, 

as well as incorporating applicable fire-related design elements, including fire-resistant building materials, 

fire/ember/smoke barriers, automatic alarm and sprinkler systems, and provision of adequate water flow for fire protection 

and emergency access. Therefore, impacts associated with wildfire hazards would be less than significant. 

None required Less than significant 

Hazardous Emissions Near Schools: Would the proposed project 

result in hazardous emissions or handling hazardous or acutely 

hazardous materials, substances, or waste within a quarter-mile of an 

existing or proposed school? 

Future development implemented in accordance with the proposed project would be subject to applicable 

regulatory/industry and code standards and requirements related to health hazards from hazardous materials, including as 

they relate to proximity to schools. For any new schools that could be constructed within 0.25 miles of a facility that emits 

hazardous emissions or handles hazardous or acutely hazardous materials, substances, or waste, the school district or 

private school entities would be responsible for planning, siting, building, and operating the schools. It would be the 

responsibility of the school district to perform an in-depth analysis of any potential hazards at the project level. Therefore, 

impacts to schools from hazardous materials, substances, or waste would be less than significant. 

None required Less than significant 

Emergency Plan Consistency: Would the proposed project impair 

implementation of, or physically interfere with, an adopted emergency 

response plan or emergency evacuation plan? 

Implementation of the proposed project would not impair implementation of, or physically interfere with, an adopted 

emergency response plan or emergency evacuation plan; therefore, impacts would be less than significant. 

None required Less than significant 

Hazardous Materials Sites: Would the proposed project be located on 

a site which is included on a list of hazardous materials sites compiled 

pursuant to Government Code Section 65962.5 and, as a result, create a 

significant hazard to the public or environment? 

Future development implemented in accordance with the proposed project would be required to adhere to applicable 

regulatory/industry and code standards related to health hazards from hazardous materials. In accordance with City, State, 

and federal requirements, any new development that involves contaminated property would necessitate the cleanup 

and/or remediation of the property in accordance with applicable requirements and regulations. This includes obtaining 

clearance from the applicable regulatory agencies for remediation efforts at applicable locations, including the three listed 

open cases within and adjacent to the CPU area. Therefore, impacts would be less than significant. 

None required Less than significant 

Aircraft Hazards: Would the proposed project expose people or 

structures to a significant risk of loss, injury, or death from off-airport 

aircraft operational accidents? 

Future development projects within the CPU area would be subject to the requirements of the Marine Corps Air Station 

(MCAS) Miramar Airport Land Use Consistency Plan (ALUCP), including safety compatibility and airspace protection criteria, 

as well as applicable sections of the SDMC. Through compliance with these requirements and implementation of the 

proposed project policies that require future projects to be reviewed for compatibility with the safety zones, noise contours, 

and airspace protection surfaces identified in the applicable ALUCP, potential hazards from airport operations would not 

expose people or structures to a significant risk of loss, injury, or death, from off-airport aircraft operational accidents. 

Therefore, impacts would be less than significant. 

None required Less than significant 

Hydrology and Water Quality 

Flooding and Drainage Patterns: Would the proposed project result in 

flooding due to an increase in impervious surfaces, changes in 

absorption rates, drainage patterns, or the rate of surface runoff? 

Future development projects implemented within the CPU area would be subject to the requirements of the National 

Pollutant Discharge Elimination System, the City’s Stormwater Standards Manual, and the SDMC Stormwater Runoff and 

Drainage Regulations. In addition, the proposed CPU includes policies that encourage development with sustainable design 

elements to capture and infiltrate water on site. Through adherence to the regulatory framework, augmented by the 

proposed CPU policies regarding sustainable design features, impacts related to flooding from surface runoff would be less 

than significant 

None required Less than significant 

Flood Hazard Areas: Would the proposed project place housing or 

other structures within a 100-year flood hazard area as mapped on a 

federal Flood Hazard Boundary or Flood Insurance Rate Map which 

would impede or redirect flood flows? 

Future development in accordance with the proposed project would be subject to applicable SDMC and Federal Emergency 

Management Agency (FEMA) requirements to ensure protection from flooding. Future development projects located within 

the mapped 100-year floodplain would undergo project-level analysis to determine the effects to base flood elevations and 

ensure that no flooding, erosion, or sedimentation impacts occur on or off site. Thus, impacts related to flood hazard areas 

would be less than significant. 

None required Less than significant 
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Water Quality: Would the proposed project result in a substantial 

increase in pollutant discharge to receiving waters and increase 

discharge of identified pollutants to an already impaired water body? 

Future construction activities associated with the proposed project would be subject to applicable requirements in the 

General Construction Permit or a Stormwater Pollution Prevention Program/Water Pollution Control Plan, which would 

address the potential for the transport of pollutants in runoff water during construction activities. Future projects would 

also be subject to the requirements in the City’s stormwater regulations, Stormwater Standards Manual, Jurisdictional 

Runoff Management Plan, and Municipal Separate Storm Sewer System Permit, which would require that all future projects 

meet minimum stormwater requirements to protect water quality. Thus, through compliance with the existing regulatory 

framework addressing protection of water quality, impacts related to water quality would be less than significant. 

None required Less than significant 

Groundwater: Would the proposed project deplete groundwater 

supplies, degrade groundwater quality, or interfere with groundwater 

recharge? 

Current stormwater regulations, which encourage the infiltration of stormwater runoff and the protection of water quality, 

would allow for groundwater recharge and would protect the quality of groundwater resources. As such, it is not anticipated 

that the proposed CPU would deplete groundwater supplies, degrade groundwater quality, or interfere with groundwater 

recharge. Thus, impacts related to groundwater would be less than significant.  

None required Less than significant 

Land Use 

Conflicts with Applicable Plans: Would the proposed project conflict 

with the environmental goals, objectives, or guidelines of a General Plan 

or Community Plan or other applicable land use plan or regulation and, 

as a result, cause an indirect or secondary environmental impact? 

The proposed project would serve to implement General Plan policies at a local level, specific to the community character 

and needs, and is generally consistent with the goals and policies of each element of the General Plan. Additionally, the 

proposed project is consistent with the applicable land use planning documents that address land use, resource 

management, and development in the Mira Mesa community. Development that implements the proposed CPU would be 

required to comply with the Historical Resources Regulations. The amendment to the Historical Resources Guidelines 

included with the CPU that will add Tier 2 and Tier 3 communities to the list of areas exempted from review of structures 45 

years old or older is supported by the findings of the Focused Reconnaissance Survey and is permitted by Section 143.0212 

of the Historical Resources Regulations and the Historical Resources Guidelines. Thus, implementation of the proposed 

project would not conflict with the City’s Historical Resources Regulations.  As such, the proposed project would result in 

less-than-significant environmental impacts related to conflicts with applicable planning documents. Thus, impacts would 

be less than significant.  

None required Less than significant 

Conflicts with the MSCP Sub Area Plan and VPHCP: Would the 

proposed project conflict with the provisions of the City’s Multiple Species 

Conservation Program (MSCP) Subarea Plan or other approved local, 

regional, or state habitat conservation plan? 

The majority of open space in the Community Plan area is within the MHPA area. The proposed project would incorporate 

the goals of resource protection outlined in the MSCP Subarea Plan and the VPHCP. In addition, the proposed project would 

facilitate future development which would be required to comply with the MHPA Land Use Adjacency Guidelines to prevent 

conflict with preservation of the MHPA. Impacts would be less than significant.  

None required Less than significant 

Consistency with an Adopted ALUCPs: Would the proposed project 

result in land uses which are not compatible with an adopted Airport 

Land Use Compatibility Plan (ALUCP)? 

The entirety of the Community Plan area is within either Airport Influence Area (AIA) Review Area 1 or Review Area 2 for 

MCAS Miramar. Future development associated with the proposed project would be required to comply with all 

requirements of the Airport Land Use Compatibility Overlay Zone, and would be reviewed by the City and/or the ALUC for 

consistency with the ALUCP requirements on a project-by-project basis. Compliance with land use compatibility regulations 

would ensure the proposed project would not conflict with an adopted ALUCP, and impacts would be less than significant.  

None required Less than significant 

Community Division: Would the proposed project physically divide an 

established community? 

The proposed project would encourage future physical development to occur in mixed-use Urban Villages centered around 

existing development areas. The proposed project would be consistent with the existing development pattern by 

maintaining residential neighborhoods and industrial areas, while facilitating connectivity of employment opportunities, 

commercial centers along major thoroughfares, and residential or mixed-use neighborhoods. As such, the proposed project 

would not physically divide a community and impacts would be less than significant.  

None required Less than significant 

Noise 

Ambient Noise and Land Use Compatibility: Would the proposed 

project result in or create a significant increase in the existing ambient 

noise levels? 

The primary source of noise in the CPU area is traffic. Implementation of the proposed project would introduce new land 

uses that would generate traffic that would result in a substantial noise generation. Because implementation of the 

proposed project would result in a substantial increase in ambient noise due to traffic and noise sensitive land uses (NSLUs) 

could be exposed to vehicular traffic noise levels in excess of the City’s Land Use–Noise Compatibility Guidelines, impacts 

would be significant. 

None feasible Significant and 

unavoidable 
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Airport Noise: Would the proposed project result in land uses which are 

not compatible with aircraft noise levels as defined by an adopted 

ALUCP? 

Although the General Plan Noise Element has an exterior noise compatibility level of 60 community noise level equivalent 

(CNEL) or less for residential uses, noise levels up to 70 CNEL for multifamily residential are considered conditionally 

compatible, as long as interior noise levels can be attenuated to 45 CNEL or less. Because new residential development may 

be exposed to exterior noise levels from aircrafts that exceed the Land Use – Noise Compatibility Guidelines, aircraft noise 

impacts would be significant. 

None feasible Significant and 

unavoidable 

On-site Generated Noise – San Diego Municipal Code: Would the 

proposed project result in the exposure of people to noise levels which 

exceed property line limits established in the Noise Abatement and 

Control Ordinance of the Municipal Code? 

The City regulates specific noise level limits allowable between land uses including the requirement for noise studies, limits 

on hours of operation for various noise-generating activities, and standards for the compatibility of various land uses with 

the existing and future noise environment. Through enforcement of the Noise Abatement and Control Ordinance, impacts 

would be less than significant. 

None required Less than significant 

Construction Noise: Would the proposed project result in the exposure 

of people to significant temporary construction noise?  

Construction noise attributed to future projects in the CPU area would be regulated by the SDMC, and construction noise 

impacts due to the implementation of the proposed project would be determined by a specific project’s compliance with the 

limits specified in the SDMC. Future infill projects, such as those allowed under the proposed project, may be located in close 

proximity to existing and future NSLUs. Construction activities related to implementation of the project could potentially 

generate short-term noise levels in excess of 75 dBA energy equivalent level (12-hour) at adjacent properties. The ability for 

future projects to conform to the noise ordinance cannot be determined at the programmatic level. Noise impacts from 

construction activities are therefore considered significant. 

Mitigation measure MM-NOI-

1 as identified in Section 5.9.6 

Significant and 

unavoidable 

Vibration: Would the proposed project result in the exposure of persons 

to or generation of excessive groundborne vibration or groundborne 

noise levels? 

New development in the CPU area could include future construction activities that would use vibratory construction 

equipment and could expose future sensitive receptors to substantial vibration levels. Impacts due to groundborne 

vibration could be significant. 

Mitigation measure MM-NOI-

2 as identified in Section 5.9.6 

Significant and 

unavoidable 

Public Services and Facilities 

Public Facilities: Would the proposed project promote growth patterns 

resulting in the need for and/or provision of new or physically altered 

public facilities (including police protection, fire/life safety protection, 

parks or other recreational facilities, schools, or libraries), the 

construction of which could cause significant environmental impacts in 

order to maintain service ratios, response times, or other performance 

objectives? 

Implementation of the proposed CPU would not result directly in the construction of new or expanded facilities; however, the 

future facilities that are proposed in the CPU, as well as the CPU’s policy framework and SDRs which supports the expansion of 

public services and facilities in order to adequately serve the growing population in the community, would facilitate the future 

construction of new or expanded police stations, fire stations, libraries, schools, and parks and recreational facilities. Buildout of 

the proposed CPU would result in population growth which could increase demand on existing facilities and necessitate the 

construction of new or expanded facilities in order to maintain public services at the desired performance standards. 

Environmental review would occur at the time of project review and approval for each future facility. As the location and need for 

potential future facilities cannot be determined at this time, it is unknown what specific impacts may occur associated with the 

future construction and operation of such facilities. Thus, as it cannot be ensured all impacts associated with the construction and 

operation of potential future facilities would be mitigated to less than significant, impacts would remain significant and 

unavoidable. 

None feasible Significant and 

unavoidable 

Deterioration of Existing Neighborhood Parks and Recreational 

Facilities: Would the proposed project increase the use of existing 

neighborhood and regional parks or other recreational facilities such 

that substantial physical deterioration of the facility would occur or be 

accelerated? 

The proposed project would result in a buildout of approximately 58,741 dwelling units and a population of 

approximately143,000 residents by 2050. In order to maintain the Value Standard established by the City of San Diego for 

parks and recreational facilities, the community of Mira Mesa would be required to provide park facilities totaling 14,300 

Recreational Value Points upon buildout under the proposed CPU. The existing and planned park facilities at this time totals 

11,196 Recreational Value Points, leaving a deficit of recreational facilities. Due to the increase in population and the deficit 

of appropriate recreational facilities, it is possible the increased use of the facilities could result in substantial physical 

deterioration. The proposed CPU contains policies and SDRs that support the maintenance of existing facilities, as well as 

the provision of new facilities as the community grows, which would serve to reduce the impact; however, it is unknown to 

what extent these potential future facilities would be able to accommodate increases in demand for recreational facilities. 

Thus, impacts would remain significant and unavoidable  

None feasible Significant and 

unavoidable 

Construction or Expansion of Recreational Facilities: Would the 

proposed project include recreational facilities or require the 

Implementation of the proposed project would result in a deficit of population-based recreation facilities. While the 

proposed CPU contains policies and SDRs that would support and require the development of future park/recreational 

None feasible Significant and 

unavoidable 
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construction or expansion of recreational facilities which might have an 

adverse physical effect on the environment? 

facilities and includes planned park facilities in the community, the proposed CPU would not directly result in the 

construction of these planned facilities. Nonetheless, the proposed CPU’s policies and SDRs would facilitate the future 

development of parks and recreational facilities, the construction of which could result in physical environmental impacts. 

While these impacts would be assessed during project-level environmental review, it cannot be ensured the impacts would 

be less than significant. Therefore, impacts would remain significant and unavoidable.  

Public Utilities 

Water Supply: Would the proposed project use excessive amounts of 

water beyond projected available supplies? 

Based on the findings of the water supply assessment (WSA), there is sufficient water supply to serve the existing and 

projected demands associated with implementation of the proposed CPU, and future water demands within the Public 

Utilities Department’s (PUD’s) service area in normal, single-dry year, and multiple-dry year forecasts. Therefore, impacts on 

water supply would be less than significant. 

None required Less than significant 

Utilities: Would the proposed project promote growth patterns resulting 

in the need for and/or provision of new or physically altered utilities, the 

construction of which could cause significant environmental impacts in 

order to maintain service ratios, or other performance objectives? 

Stormwater Infrastructure 

Systematic improvements and replacement of the public stormwater facilities throughout the CPU area are expected to 

take place as needed due to aging and substandard infrastructure. Upgrades such as increasing capacity and replacement 

of existing stormwater pipelines are an ongoing process performed by the City’s Stormwater Department under its 

Municipal Waterways Maintenance Plan. The proposed CPU also includes policy 6.15 which calls for improvements to 

existing storm drain outfalls and drain discharge systems. Future stormwater improvement projects, as well as future 

development projects proposed within the CPU area, would be reviewed by the City to identify and determine any 

significant adverse effects to the City’s stormwater system, as well as any significant environmental impacts associated with 

the installation of new stormwater infrastructure. Given the programmatic nature of the proposed CPU, and lack of site-

specific information regarding potential new stormwater infrastructure at this time, this impact would remain significant 

and unavoidable as impacts associated with the improvements to existing stormwater facilities and the construction and 

operation of future stormwater facilities cannot be determined at this time. 

Sewer Infrastructure 

Systematic improvements to sewer facilities throughout the CPU area are expected to be provided as gradual replacement 

of aging and substandard infrastructure is needed. Upgrades such as increasing the capacity and replacement of existing 

sewer pipelines and mains are an ongoing process. Upgrades to sewer infrastructure are administered by the City’s PUD 

and are handled on a project-by-project basis. Future development projects proposed within the CPU area would be 

reviewed by the City to identify and determine any significant adverse effects to the City’s sewer facilities, as well as any 

significant environmental impacts associated with the installation of new sewer facilities. Given the programmatic nature of 

the proposed CPU, and the lack of site-specific information regarding improvements to existing sewer infrastructure and 

potential new sewer facilities, this impact would remain significant and unavoidable as impacts associated with 

improvements to existing sewer infrastructure and the construction and operation of future sewer facilities are not known 

at this time. 

Water Infrastructure  

Systematic improvements to water facilities throughout the CPU area are expected to be provided as gradual replacement 

of aging and substandard infrastructure is needed. Upgrades such as increasing the capacity and replacement of existing 

water pipelines and mains are an ongoing process. Upgrades to water infrastructure are administered by the City’s PUD and 

are handled on a project-by-project basis. Future development projects proposed within the CPU area would be reviewed 

by the City to identify and determine any significant adverse effects to the City’s water distribution system, as well as any 

significant environmental impacts associated with the installation of new water infrastructure. Nevertheless, given the lack 

of site-specific information regarding potential new water facilities, this impact would remain significant and unavoidable as 

impacts associated with the construction and operation of future water infrastructure are not known at this time. 

Communication Systems 

None feasible Significant and 

unavoidable 
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No specific communications systems improvements are proposed as part of the CPU; however, certain policies may 

encourage the future development of communications infrastructure such as proposed CPU Policies 3.42 and 3.43 which 

direct the City to facilitate the implementation of Intelligent Transportation Systems and emerging technologies, and Policy 

4.6 which directs the City to work with utility providers to accelerate the undergrounding of overhead communication lines 

and electrical distribution lines within residential neighborhoods. As individual development projects are initiated under the 

proposed CPU, coordination with communications utility providers would occur as part of project design and review process 

to identify any needed improvements to communication facilities. Future communications systems infrastructure would 

undergo a project-level review by the City to determine any significant environmental impacts associated with the 

installation of this infrastructure. Nevertheless, given the lack of site-specific information regarding potential new 

communications systems infrastructure, this impact would remain significant and unavoidable as impacts associated with 

the construction and operation of future communications systems are not known at this time. 

Solid Waste Management: Would the proposed project result in 

impacts to solid waste management, including the need for the 

construction of new solid waste infrastructure including organics 

management, materials recovery facilities, and/or landfills; or result in a 

land use plan that would not promote the achievement of the waste 

diversion goals targeted in AB 341 and the City’s Climate Action Plan? 

It is anticipated that implementation of the proposed project would increase the solid waste management needs within the 

CPU area due to increased population and development. The proposed CPU would provide more concentrated land uses 

within portions of the CPU area which would result in an increase in solid waste generated. When land uses are more 

concentrated, per-unit environmental impacts associated with solid waste management, such as collection truck miles per ton 

collected, are reduced. Greater efficiencies and expanded opportunities for the recycling of marginally marketable items 

becomes more feasible. Future development projects implemented within the CPU area would be required to comply with the 

solid waste regulations of the SDMC. In addition, any future discretionary development exceeding the City’s 60-ton solid waste 

threshold must prepare a waste management plan (WMP) targeting a 75% waste reduction. Implementation of WMPs at the 

project level would ensure consistency with Assembly Bill 341 and the City’s CAP. Therefore, impacts to solid waste 

management from implementation of the proposed CPU would be less than significant.  

None required Less than significant 

Transportation 

Conflicts with Current Plans/Policies: Would the proposed project 

conflict with an adopted program, plan, ordinance, or policy addressing 

the transportation system, including transit, roadways, bicycle and 

pedestrian facilities? 

Pedestrian Facilities  

The proposed project would be consistent with and would implement the General Plan’s safety and accessibility, 

connectivity, and walkability policies. Pedestrian-focused policies contained in the proposed CPU include enhancements to 

pedestrian travel within the CPU area, such as implementing the multi-use urban pathway system, constructing sidewalk 

and intersection improvements, and installing missing sidewalks and curb ramps. In addition, the impact fee study (IFS) for 

the proposed project would include planned pedestrian improvements to install curb ramps, sidewalks, and audible 

pedestrian signals to meet ADA standards. Implementation of the proposed project would not restrict or impede pedestrian 

connectivity and would not conflict with any adopted policies or plans addressing pedestrian facilities. Thus, impacts would 

be less than significant. 

None required Less than Significant  

Bicycle Facilities 

The proposed project includes facilities that build on those identified in the Regional Bike Plan and City of San Diego Bicycle 

Master Plan, while also identifying new recommendations and improving upon existing facilities through an emphasis on 

protected facilities such as multi-use paths and cycle tracks. Bicycle-focused policies contained in the proposed CPU are 

consistent with current Regional and City plans that include providing and supporting a continuous network of safe, 

convenient, and attractive bicycle facilities throughout the community, and enhancing safety, comfort, and accessibility for 

all levels of bicycle riders. The proposed project supports improvements such as wayfinding marking, bicycle signals, 

buffered bicycle lanes, and protected bicycle facilities. Implementation of the proposed CPU would not restrict or impede 

bicycle connectivity and would not conflict with any adopted policies or plans addressing bicycle facilities. Thus, impacts 

would be less than significant. 

Transit Facilities  
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The General Plan includes policies for supporting the provision of higher-frequency transit services and implementing 

transit priority measures to help bypass congested areas. Transit-focused policies contained in the proposed CPU support 

implementation of the transit improvements identified in the Regional Plan by prioritizing the transit system and improving 

efficiency of transit services. The proposed project includes implementation of transit priority signals on key transit 

corridors and roadway right-of-way specifically for high-quality transit facilities. In addition, the proposed project provides 

for a complete bicycle and pedestrian network connecting with and improving access to transit. Thus, implementation of 

the proposed CPU would not interfere with implementation of planned transit improvements and would provide policy 

support for their implementation. Impacts related to conflicts with plans or policies addressing existing or planned transit 

facilities would be less than significant. 

Roadway Facilities  

The proposed project would support goals and policies included in the General Plan, to provide a balanced, multimodal 

transportation network where each travel mode can contribute to an efficient network of services meeting varied user 

needs. The General Plan advocates for interconnected street networks within and between communities, and the proposed 

project would support this effort by creating a walkable and bicycle-friendly environment and supporting transit as a 

primary mode of travel for many users. Roadway improvements include, but are not limited to, repurposing vehicle travel 

lanes to provide protected bicycle facilities and flexible lanes for SMART corridors, signal operational improvements for 

corridor management, reserving right-of-way to implement multi-use paths, and providing bicycle and pedestrian signal 

enhancements to improve safety. Implementation of the proposed CPU would not conflict with any adopted policies or 

plans addressing roadway facilities. Thus, impacts would be less than significant. 

Hazardous Design Features: Would the proposed project substantially 

increase hazards due to a design feature (e.g., sharp curves or dangerous 

intersections) or incompatible uses (e.g., farm equipment)? 

The design of roadways in the CPU area would be required to conform with applicable Federal, State and City of San Diego 

design criteria which contain provisions to minimize roadway hazards. Compliance with these standards and design to the 

satisfaction of the City of San Diego’s City Engineer would avoid roadway hazards. Impacts would be less than significant. 

None required Less than Significant  

Vehicle Miles Traveled: Would the proposed project result in VMT 

exceeding thresholds identified in the City of San Diego Transportation 

Study Manual?? 

Residential Land Uses  

With the proposed CPU, Mira Mesa’s Resident VMT per capita is 65.3% of the Base Year regional average and under the 85% 

threshold (i.e., 15% below the Base Year regional average) for this efficiency metric. Therefore, the transportation impacts 

related to residential uses are considered less than significant. 

Employment Land Uses  

With the proposed project, the average employee VMT per employee for Mira Mesa is greater than the 85% threshold. 

However, the citywide average employee VMT per employee is below the 85% threshold under the proposed project. Mira 

Mesa’s employee VMT per employee for the proposed project is 97.2% of the Base Year regional average, and therefore, the 

transportation impacts related to employment uses are considered significant. 

Overall, the proposed CPU’s lower residential and employment related VMT compared to the Base Year is largely because 

the proposed CPU was designed to self-mitigate by increasing the transportation efficiency in the community guided by the 

General Plan and Climate Action Plan. The proposed CPU is also consistent with the City of San Diego’s Complete 

Communities initiative, which includes planning strategies that work together to create incentives to build homes near 

transit, provide more mobility choices, enhance opportunities for places to walk, bike, relax and play, and more quickly 

bring neighborhood benefits where needed the most. As a result, the proposed project improves not only the community’s 

VMT efficiencies, but also the citywide VMT efficiencies for the resident VMT per capita and the employee VMT per 

employee. Nevertheless, impacts are considered significant. 

Retail Land Uses  

According to the Governor’s Office of Planning and Research (OPR) recommendations, a retail impact is considered 

significant when there is a net increase in total area (i.e., Mira Mesa CPU area) VMT related to the new retail and commercial 

uses that could be developed with the adoption of the proposed CPU. Mira Mesa Total Retail VMT is anticipated to increase 

None feasible Residential Land Uses: 

Less than Significant 

 

Employment Land 

Uses: Significant and 

unavoidable 

 

Retail Land Uses: Less 

than Significant 
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with the buildout of the proposed project when compared to the present condition due to the higher-density 

redevelopment that could occur in all of the seven Urban Village areas where future retail is anticipated to serve nearby 

residences and places of employment. It is anticipated that further redevelopment would maintain and possibly expand 

neighborhood and community-serving retail. This potential increase in VMT, although related to retail, is not regionally 

serving retail and therefore the increase in retail trips would result in short trips as they are anticipated to originate and end 

within the community. Per OPR’s Technical Advisory “local-serving retail development tends to shorten trips and reduce 

VMT. Thus, lead agencies generally may presume such development creates a less-than significant transportation impact.” 

Furthermore, when evaluating Employee and Resident (per capita) VMT, both metrics account for the employee and 

resident tour VMT. Tour VMT includes trips made by employees and residents within the community to retail uses in 

addition to all other trips they make on a daily basis. At a programmatic level without site specific details regarding retail 

uses, it is anticipated that retail uses complying with the proposed project would be community serving. Thus, retail VMT 

has already been accounted for in the Employee and Resident (per capita) VMT, and, consistent with OPR’s guidance, retail 

VMT impacts would be less than significant. 

Inadequate Emergency Access: Would the proposed project result in 

inadequate emergency access? 

A Traffic Control Plan/Permit would be implemented on a future project-by-project basis for any lane closures in the public 

right-of-way or driveway closures, which would ensure access at all times, including emergency service providers. Site 

design of future development would be subject to the emergency access requirements of the City’s Fire Code and review by 

the San Diego Fire-Rescue Department to ensure adequate emergency access during operation of any given project. 

Additionally, the proposed CPU aims to improve circulation and mobility throughout the CPU area. This includes the 

development and implementation of a comprehensive Intelligent Transportation System, which would help better manage 

and improve the local transportation system, including incident and emergency response. Therefore, the project would not 

create significant impediments for emergency access, and impacts would be less than significant. 

None required Less than significant 

Visual Effects and Neighborhood Character 

Scenic Vistas or Views: Would the proposed project result in a 

substantial obstruction of a vista or scenic view from a public viewing 

area as identified in the proposed Mira Mesa Community Plan? 

The proposed CPU identifies future trail improvements/extensions and new pocket parks, linear parks, parklets, and scenic 

overlooks that will provide public access to scenic views of the CPU area’s canyons and natural resources, and includes 

policies that emphasize views to the CPU area’s natural resources, coastal views and open space areas. Although 

development in the CPU area is anticipated to be concentrated in the proposed Urban Village areas and would occur within 

existing developed areas, it cannot be known at this program-level of analysis without site-specific plans whether future 

redevelopment will result in a substantial obstruction of the scenic overlooks identified in the proposed CPU. Thus, impacts 

would remain significant and unavoidable and no feasible mitigation measures are available at this time. 

None feasible Significant and 

unavoidable 

Neighborhood Character: Would the proposed project result in a 

substantial alteration (e.g., bulk, scale, materials or style) to the existing 

or planned (adopted) character of the area? 

The proposed CPU includes policies intended to direct future development in a manner that improves the community’s 

sense of place by transitioning towards a pedestrian-friendly community with unique districts and villages. The proposed 

CPU-planned Urban Villages are primarily focused on infill development with a mix of compact uses, and mobility 

improvements support a pedestrian-oriented area with connections to transit and employment. This shift in character from 

a predominantly commercial and industrial employment center to a higher density, mixed-use Urban Village and 

employment hub would not substantially adversely alter the existing neighborhood character of the CPU area as whole. 

Impacts would be less than significant. 

None required Less than significant 

Landform Alteration: Would the proposed project result in a 

substantial change in the existing landform? 

It is anticipated that future development in accordance with the proposed project would not result in substantial landform 

alteration because the CPU area is largely developed with existing urban land uses concentrated on the relatively flat mesa 

top that characterizes most of the CPU area. While the proposed CPU would intensify some uses, the proposed CPU 

contains policies to ensure that redevelopment takes into account existing landforms. As future development projects 

within the CPU area are proposed, they would be reviewed to determine whether grading plans demonstrate compliance 

with the City’s SDMC regarding grading and if a permit is required. Thus, impacts related to landform alteration would be 

less than significant. 

None required Less than significant 
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Table ES-1 

SUMMARY OF IMPACTS AND PROPOSED MITIGATION 

Environmental Issue Impact Mitigation 

Significance 

After Mitigation 

Light and Glare: Would the proposed project create substantial light or 

glare which would adversely affect daytime or nighttime views in the area? 

With adherence to the City’s outdoor lighting and glare regulations, the MHPA Land Use Adjacency Guidelines and MCAS 

Miramar ALUCPs lighting and glare regulations, impacts associated with lighting and glare would be less than significant.  

None required Less than significant 

Loss of Distinctive or Landmark Trees: Would the proposed project 

result in the loss of any distinctive or landmark tree(s), or stand of mature 

trees as identified in the proposed Mira Mesa Community Plan? 

No designated distinctive or landmark trees occur within the CPU area. Mature stands of trees can be found on the floor of canyon 

areas; however, such areas are not proposed for development. The proposed CPU includes policies that promote the planting of new 

trees, and future development within the CPU area would be subject to City Council Policy 900-19, which provides for the protection 

of street trees. Therefore, impacts related to the loss of distinctive or landmark trees would be less than significant. 

None required Less than significant 
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1.0 INTRODUCTION 

This Program Environmental Impact Report (PEIR) for the proposed Mira Mesa Community Plan 

Update (CPU) and associated discretionary actions (collectively referred to throughout this PEIR as 

the “proposed project” or the “proposed CPU”) has been prepared on behalf of the City of San Diego 

(City) in compliance with the California Environmental Quality Act (CEQA) Statute and Guidelines 

(Public Resources Code, Section 21000 et seq. and California Code of Regulations, Title 14, Section 

15000, et seq.) and in accordance with the City’s CEQA Significance Determination Thresholds (City 

of San Diego 2022a).  

The project analyzed within this PEIR is a comprehensive update of the Mira Mesa Community Plan. 

The proposed CPU incorporates relevant policies from the City of San Diego General Plan (General 

Plan), and provides a long-range, comprehensive policy framework and vision for growth and 

development in the Mira Mesa community. The proposed CPU provides community-specific policies 

that further refines the General Plan policies with respect to the distribution and arrangement of 

land uses and the local street and transit network, implementation of urban design guidelines, 

recommendations preserving and enhancing natural open space and historical and cultural 

resources, and the prioritization and provision of public facilities within the Mira Mesa community.  

The proposed CPU is a component of the General Plan; it expresses the vision, goals, and policies 

contained within the elements of the General Plan through the provision of more refined, 

community-specific recommendations. Technical and planning studies have been prepared and 

considered in the development of the proposed CPU addressing a range of issues. The proposed 

CPU contains a land use map and a mobility network map that will guide future public and private 

development in the community, as well as policy guidance on land use and economic prosperity; 

mobility; urban design; parks, recreation, and open space; historic preservation; public services, 

facilities, and safety; and urban villages and community plan implementation overlay zone. 

1.1 PEIR PURPOSE AND INTENDED USES 

In accordance with CEQA Guidelines Section 15121, the purpose of this PEIR is to provide public 

agency decision-makers and members of the public with detailed information about the potential 

significant environmental effects of the proposed project, possible ways to minimize its significant 

effects, and reasonable alternatives that would reduce or avoid any identified significant effects. This 

PEIR is informational in nature and is intended for use by decision-makers, responsible or trustee 

agencies as defined under CEQA, other interested agencies or jurisdictions, and the general public. 

The PEIR includes mitigation measures which, when implemented, would lessen project impacts and 

provide the City, the lead agency as defined in Article 4 of the CEQA Guidelines (Sections 15050 

through 15051), with ways to substantially lessen or avoid significant effects of the proposed project 
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on the environment, whenever feasible. Alternatives to the proposed project are presented to 

evaluate alternative land use scenarios, policies, and/or regulations that would further reduce or 

avoid significant impacts associated with the project.  

CEQA Guidelines Section 15168 defines a PEIR as an Environmental Impact Report (EIR) that may be 

prepared to address a series of related actions that can be characterized as one large project. A PEIR 

may serve as the EIR for subsequent activities or implementing actions under the program, including 

future development of public and private projects, to the extent the PEIR includes an adequate 

analysis of the potential environmental impacts of those subsequent projects as specifically and 

comprehensively as possible. If, in examining future actions for development within the CPU area 

pursuant to CEQA Guidelines Section 15162, the City finds no new effects could occur, or no new 

mitigation measures would be required other than those analyzed and/or required in the PEIR, the 

City can approve the activity as being within the scope covered by this PEIR, and no new 

environmental documentation would be required.  

This PEIR is specifically intended to implement Section 15183 of the CEQA Guidelines dealing with 

subsequent approvals of projects which are consistent with a community plan for which a PEIR has 

been prepared. CEQA Guidelines Section 15183(a) states: 

CEQA mandates that projects which are consistent with the development density 

established by existing zoning, community plan, or general plan policies for which an 

EIR was certified shall not require additional environmental review, except as might 

be necessary to examine whether there are project-specific significant effects which 

are peculiar to the project or its site. This streamlines the review of such projects and 

reduces the need to prepare repetitive environmental studies. 

In accordance with CEQA Guidelines Section 15183(b), the City will conduct a consistency review for 

each subsequent project implemented under the proposed CPU to determine if any impacts: 

• Are peculiar to the subsequent project or the parcel on which the subsequent project would 

be located;  

• Are not analyzed as significant effects in the Mira Mesa CPU PEIR; 

• Are potentially significant off-site impacts and cumulative impacts which were not discussed 

in the Mira Mesa CPU PEIR; or 

• Are previously identified significant effects which, as a result of substantial new information 

which was not known at the time the Mira Mesa CPU PEIR was certified, are determined to 

have a more severe adverse impact than discussed in the prior PEIR. 

If the consistency review determines that any of the above conditions apply, the subsequent project 

would be subject to additional environmental review required by CEQA. If the consistency review 
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concludes that an impact is not peculiar to the parcel or to the subsequent project, has been 

addressed as a significant effect in the Mira Mesa CPU PEIR, or can be substantially mitigated by the 

imposition of uniformly applied development policies or standards, as contemplated by CEQA 

Guidelines Section 15183(f), then an additional EIR need not be prepared for the subsequent project 

solely on the basis of that impact.  

If additional environmental analysis is required, it can be streamlined by tiering from this PEIR 

pursuant to CEQA Guidelines Sections 15152, 15153, 15162, 15163, 15164, and 15168 (e.g., through 

preparation of a Mitigated Negative Declaration, Addendum, or EIR).  

1.2 PEIR LEGAL AUTHORITY 

1.2.1 LEAD AGENCY 

The City is the lead agency for the project pursuant to Article 4 (Sections 15050 and 15051) of the 

CEQA Guidelines. The lead agency, as defined by CEQA Guidelines Section 15367, is the public 

agency which has the principal responsibility for carrying out or approving a project. On behalf of 

the lead agency, the City’s Planning Department conducted a preliminary review of the proposed 

project and determined that a PEIR was required. The analysis and findings in this document reflect 

the independent, impartial conclusions of the City.  

1.2.2 RESPONSIBLE AND TRUSTEE AGENCIES 

State law requires that EIRs be reviewed by responsible and trustee agencies. Responsible agencies, 

as defined by CEQA Guidelines Section 15381, are public agencies that may have discretionary 

approval authority for a project. Trustee agencies are defined in CEQA Guidelines Section 15386 as 

state agencies that have jurisdiction by law over natural resources affected by a project that are held 

in trust for the people of the State of California. Implementation of the proposed project may 

require subsequent actions and/or consultation from responsible or trustee agencies. A brief 

description of some of the primary responsible or trustee agencies that may have an interest in the 

project is provided in the following subsections. 

1.2.2.1 U.S. Army Corps of Engineers 

The U.S. Army Corps of Engineers (USACE) has jurisdiction over development in or affecting the 

navigable waters of the United States, pursuant to two federal laws: the Rivers and Harbors Act of 

1889 and the Clean Water Act (CWA), as amended. A “navigable water” is generally defined by a blue 

line as plotted on a United States Geological Survey quadrangle map. Projects that include potential 

dredge or fill impacts to waters of the United States are subject to Section 404 of the CWA. Impacts 

to waters of the United States (defined as direct fill or indirect effects of fill) greater than 0.5 acres 
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require an individual permit under Section 404 of the CWA. All permits issued by the USACE are 

subject to consultation and/or review by the U.S. Fish and Wildlife Service (USFWS) and the U.S. 

Environmental Protection Agency (EPA). No permits from the USACE are required for the City’s 

approval of the proposed CPU; however, future development projects may require review and/or 

USACE permits.  

1.2.2.2 U.S. Fish and Wildlife Service 

Acting under the federal Endangered Species Act (ESA), the USFWS is responsible for ensuring that 

any action authorized, funded, or carried out by a federal agency (such as the USACE) is not likely to 

jeopardize the continued existence of listed species or modify their critical habitat. Accordingly, the 

USFWS will provide input to the USACE as part of the CWA Section 404 permitting process. The role 

of USFWS is limited to areas covered by the City’s Multiple Species Conservation Program (MSCP) 

Subarea Plan (SAP). The MSCP SAP covers 85 species and the core biological resources areas are 

identified within the City’s Multi-Habitat Planning Areas (MHPA). Within the CPU area, identified 

MHPA lands are located within Carroll Canyon, Lopez Canyon, and Los Peñasquitos Canyon. For 

listed species covered by the City’s MSCP SAP, the USFWS has granted take authorization to the City 

in accordance with the requirements of the MSCP Implementing Agreement, executed between the 

City, USFWS, and the California Department of Fish and Wildlife (CDFW) in 1997. For future projects 

that are consistent with the City’s MSCP SAP, the City has the authority to grant permits for take of 

covered species and a separate permit is not required from USFWS and CDFW (collectively the 

wildlife agencies). For listed species not included on the MSCP covered species list, the wildlife 

agencies retain permit authority. No permits from USFWS are required for the City’s approval of the 

proposed CPU; however, development projects implemented under the proposed project may 

require review and/or USFWS permits in the future. 

1.2.2.3 California Department of Fish and Wildlife 

CDFW regulates activities that alter the bed, banks, or floor of any watercourse/stream, pursuant to 

Section 1600 et seq. of the California Fish and Game Code (CFGC), and has the authority to reach an 

agreement with an agency or private party proposing such alteration (streambed alteration agreement). 

CDFW generally evaluates information gathered during the preparation of environmental 

documentation and attempts to satisfy any permit concerns in these documents. Where state-listed 

threatened or endangered species not covered by the City’s MSCP SAP occur on a project site, CDFW 

would be responsible for the issuance of a Memorandum of Understanding to ensure the conservation, 

enhancement, protection, and restoration of state-listed threatened or endangered species and their 

habitats. No permit from or streambed alteration agreement with CDFW is required for the City’s 

approval of the proposed CPU; however, development projects implemented under the proposed 

project may require review and/or CDFW permits or agreements in the future. 
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1.2.2.4 California Department of Transportation 

The CPU area is adjacent to facilities operated and maintained by the California Department of 

Transportation (Caltrans), including Interstate (I-) 15 and I-805. No permits from Caltrans are 

required for the City’s approval of the proposed CPU; however, Caltrans approval would be required 

for any encroachments or construction of facilities in a Caltrans right-of-way associated with future 

projects within the CPU area.  

1.2.2.5 San Diego Regional Water Quality Control Board 

The San Diego Regional Water Quality Control Board (RWQCB) regulates water quality through the CWA 

Section 401 certification process and oversees the National Pollutant Discharge Elimination System 

(NPDES) Permit No. CAS0109266. The San Diego RWQCB is responsible for permitting, compliance, and 

other activities to reduce pollutants in municipal, construction, and industrial storm water runoff. This 

includes overseeing the development and implementation of Water Quality Improvement Plans (WQIPs) 

as required by the Regional Municipal Separate Storm Sewer System (MS4) Permit for the San Diego 

region, as well as ensuring that all other Regional MS4 permit requirements are met. No permits from 

the San Diego RWQCB are required at this time; however, future development projects within the CPU 

area may require review and/or CWA Section 401 certifications.  

1.2.2.6 Airport Land Use Commission 

The San Diego County Regional Airport Authority serves as Airport Land Use Commission (ALUC) and 

is responsible for adopting Airport Land Use Compatibility Plans (ALUCPs) for public and military 

airports in San Diego County. ALUCPs provide guidance on appropriate land uses surrounding 

airports to protect the health and safety of people and property within the vicinity of an airport, as 

well as the public in general. An ALUCP focuses on a defined area around each airport known as the 

Airport Influence Area (AIA). The AIA is comprised of noise, safety, airspace protection and overflight 

factors, in accordance with guidance from the state. The ALUC prepared the MCAS Miramar ALUCP 

consistent with the noise and safety recommendations contained in the Marine Corps Air Station 

(MCAS) Miramar Air Installation Compatible Use Zone (AICUZ) Study. 

The City of San Diego is required to submit the proposed CPU and rezone map to the ALUC for a 

consistency determination with the MCAS Miramar ALUCP. The City implements the noise, safety, 

overflight, and airspace protection factors in the MCAS Miramar ALUCP with the supplemental 

development regulations contained in the Airport Land Use Compatibility Overlay Zone (SDMC 

Chapter 13, Article 2, Division 15), which also include the Code of Federal Regulations Part 77 

requirement to provide notification to the Federal Aviation Administration (FAA). 
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1.3 EIR TYPE, SCOPE, CONTENT, AND FORMAT 

1.3.1 TYPE OF EIR 

This EIR has been prepared as a PEIR, as defined in CEQA Guidelines Section 15168. In accordance 

with CEQA, this PEIR examines the environmental impacts of the proposed project, which comprise 

a series of actions. The combined actions can be characterized as one large project for the purpose 

of environmental review in this PEIR and are herein collectively referred to as the “proposed project” 

or the “proposed CPU”. The PEIR focuses on the physical changes in the environment that would 

result from the adoption and implementation of the proposed project, described in Chapter 3.0, 

Project Description, including anticipated general impacts that could result during future 

construction and operation.  

1.3.2 PEIR SCOPE AND CONTENT 

The scope of analysis for this PEIR was determined by the City as a result of initial project review, as 

well as consideration of comments received in response to the Notice of Preparation circulated on 

July 19, 2021, and a scoping meeting held online via Zoom on August 5, 2021. The Notice of 

Preparation, comment letters received in response to the Notice of Preparation, and comments 

made during the scoping meeting are compiled in Appendix A of this PEIR. Through these scoping 

activities, the proposed project was determined to have the potential to result in significant 

environmental impacts to the following issue areas:  

• Air Quality and Odor 

• Biological Resources  

• Geology and Soils  

• Greenhouse Gas Emissions 

• Historical, Archaeological, and 

Tribal Cultural Resources  

• Hazards and Hazardous Materials  

• Hydrology and Water Quality 

• Land Use 

• Noise 

• Public Services and Facilities 

• Public Utilities 

• Transportation 

• Visual Effects and  

Neighborhood Character 

The intent of this PEIR is to determine whether implementation of the proposed project could have a 

significant effect on the environment through analysis of the issues identified during the scoping 

process. The environmental analysis for the proposed project is presented in the Environmental 

Analysis chapter in this PEIR (Chapter 5.0, Sections 5.1 through 5.13). Each environmental issue area 

discussed in this chapter includes a presentation of threshold(s) of significance for the particular 

issue area under evaluation based on the CEQA Guidelines and the City’s CEQA Significance 
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Determination Thresholds (City of San Diego 2022a), an impact statement, an assessment of 

potential project impacts, a summary of the significance of project impacts, and a mitigation 

measure framework, as appropriate.  

Pursuant to CEQA Guidelines Section 15126, all discretionary actions associated with the proposed 

CPU are considered at the program-level in this PEIR when evaluating potential impacts on the 

environment, including the construction of future developments, supporting facilities, and 

infrastructure. Impacts are identified as direct or indirect, and short-term or long-term, and are 

assessed on a plan-to-ground basis. The plan-to-ground analysis addresses the changes or impacts 

that would result from implementation of the proposed project compared to existing ground 

conditions. In some cases, the proposed CPU is also compared with the adopted Community Plan to 

provide context and background for the analysis. 

The PEIR includes mandatory contents of EIRs as required pursuant to CEQA Guidelines 

Sections 15120 through 15132. A cumulative impacts analysis is presented for each specific 

environmental issue area in Chapter 6.0, Cumulative Impacts. Chapter 7.0, Other Mandatory 

Discussion Areas, discusses potential growth-inducing impacts, effects found not to be significant, 

and unavoidable significant environmental impacts/significant irreversible environmental changes.  

Chapter 8.0, Alternatives, includes a discussion of alternatives that could avoid or reduce potentially 

significant environmental effects associated with implementation of the proposed project.  

In general, current data is used to describe existing conditions, and in cases where current data is 

not available, the most recent known data is used. The horizon year of 2050 represents the target 

year of the proposed CPU when projects and programs are anticipated to be fully implemented. In 

reality, full implementation of the proposed CPU may take more or less than 30 years. 

1.3.3 PEIR FORMAT 

A brief overview of the various chapters of this PEIR is provided below:  

• Executive Summary (CEQA Guidelines Section 15123). Provides a summary of the PEIR and 

a brief description of the project, identifies areas of controversy and issues to be resolved by 

the decision-makers, and includes a summary table identifying significant impacts, proposed 

mitigation measures, and the significance of the impact after mitigation. A summary of the 

project alternatives and a comparison of the potential impacts of the alternatives with those 

of the project is also provided.  
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• Chapter 1.0, Introduction. Contains an overview of the legal authority, purpose, and 

intended uses of the PEIR, as well as its scope and content. It also provides a discussion of 

the CEQA environmental review process, including public involvement. 

• Chapter 2.0, Environmental Setting (CEQA Guidelines Section 15125). Provides a 

description of the proposed project’s regional context, location, and existing physical 

environmental conditions, characteristics and land use within the CPU area. An overview of 

available public infrastructure and services, as well as the proposed CPU’s relationship to 

relevant plans, is also provided in this chapter. The purpose of the Environmental Setting 

Chapter is to provide an understanding of the significant effects of the proposed project and 

its alternatives by describing the baseline physical conditions by which impact significance 

determinations are made. This provides the public and decision makers with the most 

accurate and understandable picture of the proposed project’s likely near-term and long-

term impacts. The Environmental Setting Chapter provides background information relevant 

to each environmental impact issue area further addressed in Sections 5.1 through 5.13 of 

this PEIR. Within the Environmental Analysis Chapter, the applicable environmental setting 

discussion contained in Chapter 2.0 is referenced to avoid repetition.  

• Chapter 3.0, Project Description (CEQA Guidelines Section 15124). Provides a detailed 

discussion of the proposed project, including the location, background, objectives, technical, 

economic, and environmental characteristics, key features, and environmental design 

considerations, all agency decisions, and intended uses of this PEIR.  

• Chapter 4.0, Regulatory Framework. Provides a summary of the applicable federal, state, 

and local environmental laws and requirements relevant to each issue area discussed in 

detail in Sections 5.1 through 5.13 of this PEIR. 

• Chapter 5.0, Environmental Analysis (CEQA Guidelines Section 15126). Provides a detailed 

evaluation of potential environmental impacts associated with the proposed project for 

environmental issues determined through the initial review and public scoping processes to 

be potentially significant. The analysis of each issue begins with a reference to the 

environmental setting and regulatory framework provided in Chapters 2.0 and 4.0, 

respectively, and a statement of specific thresholds used to determine the significance of 

impacts, followed by an evaluation of potential impacts. If significant impacts are identified, 

feasible mitigation measures to avoid or reduce any significant impacts are identified. Where 

mitigation measures are required, a statement regarding the significance of the impact after 

mitigation is provided. 

• Chapter 6.0, Cumulative Impacts (CEQA Guidelines Section 15130). Provides a detailed 

discussion of the proposed project’s cumulative impacts. Per CEQA Guidelines Section 

15065(a)(3), a project’s impacts are “cumulatively considerable” when the incremental effects 
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of an individual project are significant when viewed in connection with the effect of past 

projects, the effects of other current projects, and the effects of probable future projects. 

• Chapter 7.0, Other Mandatory Discussion Areas. 

o Growth Inducement (CEQA Guidelines Section 15126.2[e]). Evaluates the potential 

influence the project may have on economic or population growth or the construction of 

additional housing within the CPU area, as well as in the region, either directly or indirectly. 

o Effects Found Not to Be Significant. Identifies the issues determined in the initial 

scoping and environmental review process to be not significant for the project, and 

briefly summarizes the basis for these determinations. For the proposed project, it was 

determined that environmental issues associated with agricultural and forestry 

resources, energy, mineral resources, paleontological resources, and population and 

housing would not be significant.  

o Unavoidable Significant Impacts/Significant Irreversible Environmental Changes 

(CEQA Guidelines Sections 15126.2[c] and 15126.2[d]) provides a summary of the 

significant unavoidable impacts of the proposed project as detailed in Chapter 5.0. This 

section also describes the potentially significant irreversible changes that may be 

expected and addresses the use of nonrenewable resources and energy use anticipated 

during implementation of the proposed CPU.  

• Chapter 8.0, Alternatives (CEQA Guidelines Section 15126.6). Provides a description and 

comparative analysis of alternatives to the proposed project. 

• Chapter 9.0, References Cited. Lists all of the reference materials cited in the PEIR.  

• Chapter 10.0, Individuals Consulted/List of Preparers (CEQA Guidelines Section 15129). 

Identifies the individuals consulted during preparation of the PEIR and lists the individuals 

who prepared the PEIR.  

Technical reports, used as a basis for much of the environmental impact analysis in the PEIR, have 

been summarized in the PEIR and are included as appendices to this PEIR. The technical reports 

prepared for the proposed project and their location in the PEIR are listed in the Table of Contents.  

1.3.4 INCORPORATION BY REFERENCE 

As permitted by CEQA Guidelines Section 15150, this PEIR has referenced several technical studies 

and reports. Information from these documents has been briefly summarized in this PEIR, and their 

relationship to this PEIR is described. These documents are included in Chapter 9.0, References 

Cited, are hereby incorporated by reference, and are available for review at the City’s Planning 
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Department offices located at 9485 Aero Drive, San Diego, California 92123. Included within the list 

of materials incorporated by reference into this PEIR are the following: 

• City of San Diego General Plan (City of San Diego 2021)  

• City of San Diego Final PEIR for the General Plan (City of San Diego 2008)  

• City of San Diego Housing Element FY2021–FY2029 (City of San Diego 2020)  

• City of San Diego Municipal Code (City of San Diego 2022b)  

• City of San Diego Climate Action Plan (City of San Diego 2022c) 

• City of San Diego Multiple Species Conservation Program Subarea Plan (City of San Diego 1997) 

• City of San Diego Vernal Pool Habitat Conservation Plan (City of San Diego 2017) 

1.4 PEIR PROCESS 

The City, as CEQA lead agency, is responsible for the preparation and review of this PEIR. The PEIR 

review process occurs in two basic stages. The first stage is the Draft PEIR, which offers the public 

the opportunity to comment on the document, and the second stage is the Final PEIR.  

1.4.1 DRAFT PEIR 

In accordance with the San Diego Municipal Code (SDMC) Section 128.0306 and CEQA Guidelines 

Section 15105, the Draft PEIR is distributed for review to the public and interested and affected 

agencies for a review period of 45 days. The purpose of the review period is to allow the public an 

opportunity to provide comments “on the sufficiency of the document in identifying and analyzing 

the possible impacts on the environment and ways in which the significant effects of the project 

might be avoided and mitigated” (CEQA Guidelines Section 15204). SDMC Section 128.0307 allows 

the Planning Director to approve requests for additional public review time from the affected 

officially recognized community planning group, in this case the Mira Mesa Community Planning 

Group. Approval of additional review time shall not exceed 14 calendar days.  

The Draft PEIR and related technical studies are available for review during the public review period 

at the offices of the Planning Department, located at 9485 Aero Drive, San Diego, California 92123, 

and on the City’s CEQA webpage:  

http://www.sandiego.gov/ceqa/draft 

1.4.2 FINAL PEIR 

Following the end of the public review period, the City, as lead agency, will provide written responses 

to comments received on the Draft PEIR per CEQA Guidelines Section 15088. Comments and 
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responses will be considered in the review of the PEIR. Responses to the comments received during 

public review, a Mitigation Monitoring and Reporting Program, Findings of Fact, and a Statement of 

Overriding Considerations for impacts identified in the PEIR as significant and unavoidable will be 

prepared and compiled as part of the PEIR finalization process. The culmination of this process is a 

public hearing where the City Council will determine whether to certify the Final PEIR and adopt the 

Mitigation Monitoring and Reporting Program, Findings of Fact, and Statement of Overriding 

Considerations as being complete and in accordance with CEQA.  
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2.0 ENVIRONMENTAL SETTING 

This chapter provides a description of the proposed Mira Mesa Community Plan Update’s 

(“proposed project or “proposed CPU”) regional context, location, and existing physical 

environmental conditions, characteristics and land use within the CPU area. An overview of available 

public infrastructure and services, as well as the proposed CPU’s relationship to relevant plans, is 

also provided in this chapter. The proposed CPU’s environmental setting will normally constitute the 

baseline physical conditions by which impact significance determinations are made. The 

Environmental Setting Chapter provides background information relevant to each environmental 

impact issue area further addressed in Sections 5.1 through 5.13 of this PEIR. 

2.1 REGIONAL LOCATION AND COMMUNITY BOUNDARIES 

Mira Mesa is located in the north-central portion of the City of San Diego (City) in western San Diego 

County (Figure 2-1, Regional and Vicinity Map). The Mira Mesa CPU area encompasses approximately 

10,729 acres and is bounded by Interstate (I-) 805 on the west and I-15 on the east, Marine Corps Air 

Station (MCAS) Miramar to the south, and Los Peñasquitos Canyon and the surrounding 

communities of Torrey Hills, Carmel Valley, Del Mar Mesa, and Rancho Peñasquitos to the north.  

Community Setting 

Mira Mesa is located within the north-central portion of the City and is accessible from two major 

freeways: I-805 to the west and I-15 to the east. Mira Mesa was annexed to the City in 1958 and its 

first residential construction occurred in 1969. Between 1976 and 2016, Mira Mesa added 

approximately 47,634 residents and approximately 17,363 housing units (City of San Diego 2018). 

Approximately 26.6% of the CPU area is designated as residential, followed by open space 

(approximately 23.2%), and industrial (approximately 20.8%), with smaller portions of the CPU area 

designated for commercial, parks and recreation, and institutional uses, and Specific Plans (City of 

San Diego 2018). 

Development is concentrated on the relatively flat mesa top that characterizes most of the landform 

within the CPU area. Three major canyons traverse the community, including Carroll Canyon, Lopez 

Canyon, and Los Peñasquitos Canyon. While neighborhood boundaries are not officially defined, the 

proposed CPU describes the following four subareas based on historical documents, maps, 

neighborhood organizations, and resident perceptions:   

• Mira Mesa is a mix of single-family and multifamily housing with large commercial centers 

along Mira Mesa Boulevard and associated public and recreational facilities.  
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• Carroll Canyon contains El Camino Memorial Cemetery, Fenton Technology Park, and 3Roots 

San Diego, a transit-oriented master planned community. Stone Creek, a second transit-

oriented master planned community, is also proposed in the Carroll Canyon subarea. 

Environmental review and City Council approval of the Stone Creek Master Plan will be a 

separate action from the proposed CPU.  

• Sorrento, also referred to as Sorrento Valley and Sorrento Mesa, is a nationally recognized 

technology and life science hub with research, office, light manufacturing, and residential areas. 

• Miramar is one of the largest industrial and manufacturing areas in the City of San Diego, just 

north of MCAS Miramar.    

2.2 EXISTING PHYSICAL CHARACTERISTICS 

2.2.1 AIR QUALITY 

Potential air quality and odor impacts associated with implementation of the proposed CPU are 

discussed in Section 5.1, Air Quality and Odor, of this PEIR. 

The CPU area is located within the San Diego Air Basin (SDAB) of the San Diego Air Pollution Control 

District (SDAPCD). The topology of SDAB is unique and varied and drives pollutant levels. To the west 

are beaches and the Pacific Ocean, to the south is Tijuana, Mexico, and the Baja California Peninsula, 

to the near east are the mountains, to the far east is the desert (the Salton Sea Air Basin), and to the 

north is the South Coast Air Basin (the greater Los Angeles-Riverside-San Bernardino area). SDAB is 

not classified as a contributor to high levels of air pollutants, but is instead classified as a transient 

recipient, or an air basin that receives pollutants transported from other air basins. When winds are 

from the north, transport pollutants like ozone (O3), nitrogen oxides, and volatile organic 

compounds are transported from the South Coast Air Basin. Winds from the south transport many 

of the same pollutants from Tijuana, Mexico (Appendix B). 

2.2.1.1 Climate 

The climate of San Diego is classified as Mediterranean but is incredibly diverse because of the 

region’s topography. Temperature, humidity, precipitation, and wind all affect local air quality. The 

Pacific High pressure system dominates the climate and results in mild, dry summers and mild, wet 

winters. San Diego has, on average, 201 days above 70°F annually. Relative humidity is higher in the 

morning and lower in the afternoon but is around 69% on average.  

The Pacific High drives the prevailing winds in the SDAB. The winds tend to blow onshore in the 

daytime and offshore at night. In the summer, an inversion layer is created over the coastal areas 

and increases the O3 levels. Mira Mesa experiences this inversion layer effects. In the winter, 
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San Diego often experiences a shallow inversion layer which tends to increase carbon monoxide 

(CO) and particulate matter less than 2.5 microns in diameter (PM2.5) concentration levels due to the 

increased use of residential wood burning. 

In the fall months, SDAB is often impacted by Santa Ana winds. These winds are the result of a high-

pressure system over the Nevada-Utah region that overcomes the westerly wind pattern and forces 

hot, dry winds from the east to the Pacific Ocean that blow the air basin’s pollutants out to sea. 

However, a weak Santa Ana can transport air pollution from the South Coast Air Basin and greatly 

increase San Diego O3 concentrations. (NOAA 2019; SCAPCD 2018, 2019). 

2.2.1.2 Air Pollutants of Concern 

Federal and state laws regulate air pollutants emitted into the ambient air by stationary and mobile 

sources. These regulated air pollutants are known as “criteria air pollutants,” and are categorized by 

primary and secondary standards. Primary standards are a set of limits based on human health 

effects. Secondary standards are another set of limits intended to prevent environmental and 

property damage. Criteria air pollutants are defined by state and federal law as a risk to the health 

and welfare of the general public.  

The following specific descriptions of health effects for each of the air pollutants that could 

potentially be associated with the proposed project construction and operation are based on 

information provided by the U.S. Environmental Protection Agency and California Air Resources 

Board (CARB) (see Appendix B). 

Ozone. O3 is considered a photochemical oxidant, which is a chemical that is formed when volatile 

organic compounds and nitrogen oxides (both by-products of fuel combustion) react in the presence 

of ultraviolet light. O3 is considered a respiratory irritant and prolonged exposure can reduce lung 

function, aggravate asthma, and increase susceptibility to respiratory infections. Children and those 

with existing respiratory diseases are at greatest risk from ozone exposure.  

Reactive Organic Gases. Reactive organic gases (ROGs; also known as volatile organic compounds) 

are compounds composed primarily of hydrogen and carbon atoms. Internal combustion associated 

with motor vehicle usage is the major source of ROGs. Other sources of ROGs include evaporative 

emissions from paints and solvents, the application of asphalt paving, and the use of household 

consumer products such as aerosols. Adverse effects on human health are not caused directly by 

ROGs, but rather by reactions of ROGs to form secondary pollutants such as O3.  

Carbon Monoxide. CO is a by-product of fuel combustion. CO is an odorless, colorless gas, and it 

affects red blood cells in the body by binding to hemoglobin and reducing the amount of oxygen 
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that can be carried to the body’s organs and tissues. CO may cause health effects to those with 

cardiovascular disease and may also affect mental alertness and vision.  

Nitrogen Dioxide. NO2 is also a by-product of fuel combustion and is formed both directly as a 

product of combustion and in the atmosphere through the reaction of nitrogen oxide with oxygen. 

NO2 is a respiratory irritant and may affect those with existing respiratory illness, including asthma. 

NO2 may also increase the risk of respiratory illness.  

Respirable Particulate Matter and Fine Particulate Matter. Respirable particulate matter, or 

PM10, refers to particulate matter with an aerodynamic diameter of 10 microns or less. Fine 

particulate matter, or PM2.5, refers to particulate matter with an aerodynamic diameter of 

2.5 microns or less. Particulate matter in these size ranges have been determined to have the 

potential to lodge in the lungs and contribute to respiratory problems. PM10 and PM2.5 arise from a 

variety of sources, including road dust, diesel exhaust, fuel combustion, tire and brake wear, 

construction operations, and windblown dust. PM10 and PM2.5 can increase susceptibility to 

respiratory infections and can aggravate existing respiratory diseases such as asthma and chronic 

bronchitis. PM2.5 is considered to have the potential to lodge deeper in the lungs. Diesel particulate 

matter is classified as a carcinogen by the California Air Resources Board (CARB).  

Sulfur dioxide. Sulfur dioxide (SO2) is a colorless, reactive gas that is produced from the burning of 

sulfur-containing fuels such as coal and oil and by other industrial processes. Generally, the highest 

concentrations of SO2 are found near large industrial sources. SO2 is a respiratory irritant that can 

cause narrowing of the airways leading to wheezing and shortness of breath. Long-term exposure to 

SO2 can cause respiratory illness and aggravate existing cardiovascular disease.  

Lead. Lead in the atmosphere occurs as particulate matter. With the phase-out of leaded gasoline, 

large manufacturing facilities have become the primary sources of lead emissions. Lead has the 

potential to cause gastrointestinal, central nervous system, kidney, and blood diseases upon 

prolonged exposure. Lead is also classified as a probable human carcinogen.  

Sulfates. Sulfates are the fully oxidized ionic form of sulfur. In California, emissions of sulfur 

compounds occur primarily from the combustion of petroleum-derived fuels (e.g., gasoline and 

diesel fuel) that contain sulfur. This sulfur is oxidized to Sulfur Dioxide (SO2) during the combustion 

process and subsequently converted to sulfate compounds in the atmosphere. The conversion of 

SO2 to sulfates takes place comparatively rapidly and completely in urban areas of California due to 

regional meteorological features. The CARB’s sulfates standard is designed to prevent aggravation of 

respiratory symptoms. Effects of sulfate exposure at levels above the standard include a decrease in 

ventilatory function, aggravation of asthmatic symptoms and an increased risk of cardio-pulmonary 
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disease. Sulfates are particularly effective in degrading visibility and because they are usually acidic, 

can harm ecosystems and damage materials and property.  

Hydrogen Sulfide. Hydrogen sulfide (H2S) is a colorless gas with the odor of rotten eggs. It is formed 

during bacterial decomposition of sulfur-containing organic substances. Also, it can be present in 

sewer gas and some natural gas and can be emitted as the result of geothermal energy exploitation. 

Breathing H2S at high levels results in acute respiratory distress or even death. In 1984, a CARB 

committee concluded that the ambient standard for H2S is adequate to protect public health and to 

significantly reduce odor annoyance. 

Vinyl Chloride. Vinyl chloride, a chlorinated hydrocarbon, is a colorless gas with a mild, sweet odor. 

Most vinyl chloride is used to make polyvinyl chloride plastic and vinyl products. Vinyl chloride has 

been detected near landfills, sewage plants and hazardous waste sites, due to microbial breakdown 

of chlorinated solvents. Short-term exposure to high levels of vinyl chloride in air causes central 

nervous system effects, such as dizziness, drowsiness and headaches. Long-term exposure to vinyl 

chloride through inhalation and oral exposure causes liver damage. 

Visibility-Reducing Particles. Visibility-reducing particles consist of suspended particulate matter, 

which is a complex mixture of tiny particles that consists of dry solid fragments, solid cores with 

liquid coatings and small droplets of liquid. These particles vary greatly in shape, size and chemical 

composition and can be made up of many different materials such as metals, soot, soil, dust and 

salt. These particles in the atmosphere obstruct the range of visibility. This standard is intended to 

limit the frequency and severity of visibility impairment due to regional haze. 

2.2.1.3 Existing Air Quality 

Attainment Designations 

The U.S. Environmental Protection Agency and CARB designate air basins for their attainment status. 

Areas that do not meet state or federal standards (California Ambient Air Quality Standards [CAAQS] 

and National Ambient Air Quality Standards [NAAQS]) for a particular pollutant are considered to be 

“nonattainment areas” for that pollutant. SDAB currently meets all NAAQS for all criteria pollutants 

except ozone and meets the CAAQS for all criteria pollutants except ozone, PM10 and PM2.5. The 

SDAB currently also falls under a federal maintenance plan for CO because it was redesignated from 

nonattainment. The current federal and state attainment status for the SDAB is provided in Table 2-

1, Federal and State Air Quality Designation. 
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Table 2-1 

San Diego Air Basin - Federal and State Air Quality Designations 

Criteria 

Pollutant Federal Designation 

State 

Designation 

Ozone (8-hour) Nonattainment  Nonattainment 

Ozone (1-Hour) Attainment1 Nonattainment 

Carbon Monoxide Attainment [Maintenance Plan due to prior 

Nonattainment] 

Attainment 

PM10  Unclassifiable2  Nonattainment 

PM2.5  Attainment Nonattainment 

Nitrogen Dioxide Attainment Attainment 

Sulfur Dioxide Attainment Attainment 

Lead Attainment Attainment 

Sulfates No Federal Standard Attainment 

Hydrogen Sulfide No Federal Standard Unclassifiable 

Visibility No Federal Standard Unclassifiable 

Source: Appendix B, CARB 2016, USEPA 2015, USEPA 2020, SDAPCD 2016, SCAPCD 2022 
1 The federal 1-hour standard for Ozone (1-Hour) was no longer in effect as of June 15, 2005. This 

standard is revoked but is referenced in many State Implementation Plans. 
2 Unclassifiable is when available data does not support a designation of attainment or 

nonattainment at the time of designation 

Monitored Air Quality 

The SDAPCD operates a network of ambient air monitoring stations throughout the San Diego 

region. The purpose of the monitoring stations is to measure ambient concentrations of criteria air 

pollutants and determine whether the ambient air quality meets state and federal standards, 

pursuant to the CAAQS and the NAAQS (collectively the AAQS). The CPU area does not have an air 

quality monitoring station. The closest monitoring station with published historical data is the 

San Diego – Kearny Villa Road monitoring station, which is approximately 2.5 miles south of Mira 

Mesa at 6125A Kearny Villa Road. The air quality in Mira Mesa, especially at a specific location, will 

vary from the monitoring stations. However, the monitoring stations provide insight into the local 

region’s air quality. This station monitors the following criteria air pollutants: O3, NO2, PM10, and 

PM2.5. Air quality data collected at the San Diego – Kearny Villa Road monitoring station for the years 

2019 through 2021 are shown in Table 2-2, Summary of Air Quality Monitoring Data.  
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Table 2-2 

Summary of Air Quality Monitoring Data 

Pollutant/Standards 2019 2020 2021 

Ozone (O3)  

Days State 1-hour Standard Exceeded (0.09 ppm) 0 2 1 

Days State 8-hour Standard Exceeded (0.07 ppm) 1 10 1 

Days Federal 8-hour Standard Exceeded (0.07 ppm) 1 10 1 

Max 1-hr (ppm) 0.08 0.12 0.1 

Max 8-hr (ppm) 0.078 0.1 0.07 

Nitrogen Dioxide (NO2) 

Days State 1-hour Standard Exceeded (0.18 ppm)  0 0 0 

Days Federal 1-hour Standard Exceeded (0.100 ppm)  0 0 0 

Max 1-hr (ppm)  0.046 0.052 0.060 

Annual Average (ppm) 0.007 0.007 0.006 

Particulate Matter less than 2.5 microns in diameter (PM2.5)  

Annual Average (μg/m3) 7.0 8.7 7.7 

Maximum 24-Hour Sample 16.2 47.5 20.9 

Maximum Exceed 24-Hour Federal Annual Average (35 μg/m3)? No Yes No 

Source: SDAPCD 2021. 

ppm = parts per million; µg/m3 = micrograms per cubic meter 

SDAPCD suspended monitoring of PM10 at the Kearny Villa station beginning in 2018. 

2.2.2 BIOLOGICAL RESOURCES 

Potential biological resources impacts associated with implementation of the proposed CPU are 

discussed in Section 5.2, Biological Resources, of this PEIR. 

2.2.2.1 Vegetation Communities 

There are a total of 21 generalized vegetation communities/land cover types within the CPU area as 

identified in the City’s Biology Guidelines and Multiple Species Conservation Program (MSCP) 

Subarea Plan (SAP). The approximate acreages of these vegetation communities and land cover 

types are presented in Table 2-3, Vegetation Communities and Land Cover Types in the CPU Area, 

and their locations within the CPU area are shown on Figure 2-2, Vegetation Communities and Land 

Cover Types. Additional information is provided below, in Section 5.2 of this PEIR, and in Appendix C, 

Biological Resources Report. 
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Table 2-3 

Vegetation Communities and Land Cover Types in the CPU Area 

Vegetation Community/Land Cover Type Approx. Acreage* 

Wetland Vegetation Communities  

Riparian Forest and Woodland 188.4 

Riparian Scrub 87.2 

Freshwater Marsh 1.7 

Open Water 33.2 

Natural Flood Channel 6.2 

Disturbed Wetland 3.8 

Vernal Pools 5.3 

Wetland/Riparian Enhancement/Restoration 12.3 

Concrete Channel 0.1 

Total Wetlands  338.2 

Upland Land Cover Types  

Disturbed Land 657.1 

Eucalyptus Woodland 23.8 

Ornamental Plantings 1.1 

Agriculture 3.6 

Urban/Developed 7,352.1 

Upland Vegetation Communities 

Native Grassland 400.8 

Oak Woodland 59.7 

Coastal Sage Scrub 989.2 

Coastal Sage Scrub/Chaparral 7.2 

Mixed Chaparral 877.8 

Chamise Chaparral 22.1 

Non-Native Grasslands 1.5 

Total Uplands 10,396 

Note: *wetland does not refer to U.S. Army Corps of Engineers wetlands or waters of the U.S. 

 

Wetland Communities 

Wetlands vegetation, including riparian areas, are low-lying lands where association (i.e., saturation 

or inundation) with water is the primary constituent in soil development and the types of plant and 

animal species living in the soil and on its surface. Wetland vegetation communities vary widely due 

to regional and local differences in soils, topography, climate, hydrology, water chemistry, 

vegetation, and other factors. The individual vegetation types mapped within the CPU area that are 
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typically recognized as wetland communities are described below, including their locations within 

the CPU area. 

Riparian Forest and Woodland 

The riparian forest and woodland classification includes all areas mapped as southern riparian 

forest, southern coast live oak riparian forest, southern sycamore-alder riparian forest, southern 

riparian woodland, and disturbed southern riparian woodland (SanGIS 2020; Helix 2019). These 

vegetation subcommunities have been presented together under this category based on the 

requirements for future impact analyses and associated avoidance, minimization, and/or mitigation 

measures. Each of these vegetation subcommunities is described below. 

Southern riparian forest is a general vegetation community classification used for dense riparian 

forests that cannot be categorized into a more defined vegetation community description. It is 

composed of winter-deciduous, broad-leaved tree species that require water near the soil surface 

and is most often found along stream courses. Typically, this community contains a dense canopy of 

trees located within moist canyons and drainage bottoms and is dominated by species such as 

willows (Salix spp.), cottonwoods (Populus sp.), and western sycamore (Platanus racemosa). 

Associated understory species can include species such as mulefat (Baccharis salicifolia), stinging 

nettle (Urtica dioica ssp. holosericea), and wild grape (Vitis girdiana).  

Southern coast live oak riparian forest refers to a dense riparian forest that is dominated by coast 

live oak trees, which can reach from 30 feet to over 80 feet in height, and that typically has a closed 

or nearly closed canopy. This vegetation community often has a poorly developed understory of 

shrubs but a richer herbaceous understory. Understory shrubs may include toyon, blue elderberry, 

and lemonadeberry, among others. The herb layer often includes California wild rose (Rosa 

californica), California blackberry (Rubus ursinus), poison oak, and nettles (Urtica spp.), and various 

native and non-native grasses. This habitat can be found on well-drained bottomlands and outer 

floodplains on fine-grained, rich alluvium.  

Southern sycamore-alder riparian woodland is a tall, open, broad-leaved, winter deciduous 

woodland found along very rocky streams (sometimes with seasonally high-intensity flooding) and is 

dominated by western sycamore but often also has white alder (Alnus rhombirolia). This vegetation 

community rarely forms a closed canopy and sometimes occurs as scattered trees in a shrubby 

thicket of sclerophyllous and deciduous species. Other species characteristic of this vegetation 

community include California mugwort (Artemisia douglasiana), blue elderberry, poison oak, 

California bay (Umbellularia californica), and stinging nettle.  

Southern riparian woodland (including the disturbed phase) is a moderate-density riparian woodland 

dominated by small trees and shrubs, with scattered taller riparian tree species. It is usually found along 
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river systems and major tributaries, where flood scour occurs. The canopy of this vegetation community 

often includes mature willows (Salix spp.), western sycamore, and Fremont cottonwood (Populus 

fremontii), with an understory of blue elderberry and broom baccharis.  

Within the CPU area, there are approximately 188.4 acres of riparian forest and woodland, including 

approximately 33.3 acres of southern riparian forest, approximately 17.7 acres of southern coast 

live oak riparian forest, approximately 129.0 acres of southern sycamore-alder riparian forest, and 

approximately 5.4 acres of southern riparian woodland, and 3.1 acres of disturbed southern riparian 

woodland. Riparian forest and woodland occur primarily in the canyons within the western half of 

the CPU area, including Los Peñasquitos Canyon Preserve, Lopez Canyon, Carroll Canyon, Flanders 

Canyon, and other unnamed canyons (Figures 2-2 and 2-3). 

Riparian Scrub 

The riparian scrub classification includes all areas mapped as riparian scrub, southern riparian 

scrub, southern willow scrub, disturbed southern willow scrub, disturbed willow scrub, mulefat 

scrub, and sparse mulefat scrub (SanGIS 2020; Helix 2019; RECON 2015). These vegetation 

subcommunities have been presented together under this category based on the requirements for 

future impact analyses and associated avoidance, minimization, and/or mitigation measures. Each 

of these vegetation subcommunities is described below. 

Riparian scrub is a broad-scale vegetation community category and, in San Diego, typically refers to 

southern riparian scrub. Southern riparian scrub refers to riparian zones that are dominated by 

small trees or shrubs that lack larger, taller riparian trees. It is usually found along river systems 

where flood scour occurs, and its distribution has expanded from increased urban and agricultural 

runoff. It varies from a dense, broad-leaved, winter-deciduous association dominated by several 

species of willow (Salix spp.) to an herbaceous scrub dominated by mulefat. Understory vegetation is 

usually composed of non-native, weedy species or understory is lacking altogether. This association 

may represent a successional stage leading to riparian woodland or forest, or it may be a stable 

vegetation community.  

Southern willow scrub (including the disturbed phase and disturbed willow scrub) is a dense, broad-leaved, 

winter deciduous riparian thicket that is found on loose, sandy, or fine gravelly alluvium deposited near 

stream channels during floods. This vegetation community is typically dominated by several willow species 

(Salix spp.), sometimes with scattered, emergent western sycamore and/or Fremont cottonwood. Most 

southern willow scrub stands are too dense to allow much understory to develop.  

Mule fat scrub (including sparse mule fat scrub) is characterized as a depauperate (poorly 

developed), tall, herbaceous riparian scrub that is found in intermittent stream channels with fairly 

coarse substrate and a moderate depth to the water table. This vegetation community is dominated 
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by mule fat and is maintained by frequent flooding, without which it would likely develop into a 

riparian forest or woodland. Other species that may occur within this vegetation community include 

emergent willow species (Salix spp.), poison oak, and stinging nettle. 

Within the CPU area, there are approximately 87.2 acres of riparian scrub, including approximately 

79.1 acres of riparian scrub/southern riparian scrub, approximately 6.5 acres of southern willow 

scrub, approximately 0.1 acres of disturbed southern willow scrub, approximately 1.4 acres of 

mulefat scrub, and approximately 0.1 acres of sparse mulefat scrub. Riparian scrub occurs primarily 

in the canyons within the western half of the CPU area, including Los Peñasquitos Canyon Preserve, 

Lopez Canyon, Carroll Canyon, Flanders Canyon, and other unnamed canyons (Figures 2-2 and 2-3). 

Freshwater Marsh  

The freshwater marsh classification includes all areas mapped as freshwater marsh and coastal and 

valley freshwater marsh (SanGIS 2020; RECON 2015). Freshwater marsh is a general vegetation 

classification that, in San Diego County, is synonymous with coastal and valley freshwater marsh. 

This vegetation community is dominated by perennial, emergent monocots that grow up to about 

15 feet in height that often form a completely closed canopy. Freshwater marsh occurs in wetlands 

that are permanently flooded by standing fresh water that lacks a significant current and, thus, 

prolongs saturation and permits the accumulation of deep, peaty soils. Characteristic plant species 

associated with this vegetation community include cattails (Typha spp.), rushes (Juncus spp.), sedges 

(Carex spp., Cyperus spp., Eleocharis spp.), bulrushes (Scirpus spp.), and other perennial herbs. 

Within the CPU area, there are approximately 1.7 acres of freshwater marsh. Freshwater marsh 

occurs along the northwestern boundary of the CPU area, where Los Peñasquitos Canyon and Lopez 

Canyon split, as well as within a small patch in the southeastern portion of the CPU area, south of 

the mining pond in the future Stone Creek Master Plan area (Figures 2-2 and 2-3). 

Open Water 

The open water classification includes all areas mapped as freshwater and open water – mining 

pond (SanGIS 2020; RECON 2015). Open water is synonymous with areas that have been mapped as 

freshwater and open water – mining pond within the CPU area. Open water includes year-round 

bodies of fresh water with extremely low salinity and typically includes reservoirs, lakes, ponds, and 

relatively large sloughs, channels, and rivers or streambeds. Open water includes portions of water 

bodies that are usually covered by water and contain less than 10% vegetative cover.  

Within the CPU area, there are approximately 33.2 acres of open water, including approximately 1.2 

acres of freshwater and approximately 32.0 acres of open water–mining pond. Open water occurs 

primarily within the southeastern portion of the CPU area, scattered within the Stone Creek Master 
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Plan boundary, with a small area also mapped in the southwestern portion of the CPU area in 

Carroll Canyon (Figures 2-2 and 2-3).  

Natural Flood Channel 

The natural flood channel classification includes all areas mapped as natural channel and streambed 

(Helix 2019; RECON 2015). Natural flood channel includes channels and streambeds, often part of 

larger drainage features that are mostly unvegetated but may have very sparse patches of riparian 

scrub, riparian forest, and/or riparian woodland communities. Within San Diego County, these 

include unvegetated portions of rivers, creeks, streams, and other drainage features.  

Within the CPU area, there are approximately 6.2 acres of natural flood channel, including 

approximately 1.5 acres of natural channel and approximately 4.7 acres of streambed. Natural flood 

channel occurs in the southern portion of the CPU area, and in the eastern portion and southern 

portion of the 3Roots Master Plan boundary (Figures 2-2 and 2-3). 

Disturbed Wetland  

The disturbed wetland classification includes all areas mapped as disturbed wetland (SanGIS 2020; 

Helix 2019). Disturbed wetlands are areas that are permanently or periodically inundated by water 

and that have been significantly modified by human activity, preventing an accurate description of 

the vegetation community that may have been present prior to the disturbance. These areas are 

frequently unvegetated, but if vegetation is present, there is a predominance of non-native plants, 

such as bristly ox tongue (Helminthotheca echioides), cocklebur (Xanthium strumarium), giant reed 

(Arundo donax), salt cedar (Tamarix spp.), gum trees (Eucalyptus spp.), Pampas grasses (Cortaderis 

spp.), and Bermuda grass (Cynodon dactylon). Examples of disturbed wetlands include lined 

channels, Arizona crossings, detention basins, culverts, and ditches.  

Within the CPU area, there are approximately 3.8 acres of disturbed wetland. Disturbed wetland 

occurs within the central portion of the CPU area, just west of the 3Roots San Diego Master Plan 

boundary (Figures 2-2 and 2-3). 

Vernal Pool  

The vernal pool classification includes all areas mapped as vernal pools (City of San Diego 2017). 

Vernal pools are a highly specialized community occurring on undeveloped mesa tops in association 

with other vegetation community types. These pools are seasonally flooded depressions that fill with 

rainwater that does not drain off or percolate because of the mesa top topography and underlying 

soil conditions (i.e., a claypan or hardpan layer that prevents or impedes subsurface drainage). 

Vernal pools support a unique ecosystem adapted to extreme variability in hydrologic conditions 
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that range from seasonally very dry to very wet conditions. Plant species that are commonly 

associated with vernal pools in San Diego include San Diego button-celery (Eryngium aristulatum var. 

parishii), little mousetail (Myosurus minimus), spreading navarretia (Navarretia fossalis), California 

adder’s tongue (Ophioglossum californicum), and San Diego mesa mint (Pogogyne abramsii).  

Within the CPU area, there are approximately 5.3 acres of vernal pools, of which approximately 1.6 

acres occur in coastal sage scrub, approximately 1.9 acres occur in mixed chaparral, and 

approximately 1.8 acres occur in urban/developed. The vernal pools are located mainly from the 

central, northern portion of the CPU area to the central, southern portion of the CPU area with one 

additional complex located along the eastern boundary of the CPU area (Figures 2-2 and 2-3). 

Wetland/Riparian Enhancement and Restoration 

The wetland/riparian enhancement and restoration classification includes all areas mapped as 

wetland/riparian enhancement and wetland/riparian restoration (Helix 2019). These include 

wetland/riparian resource areas that were previously impacted and that were either enhanced 

and/or restored to mitigate for those impacts.  

Within the CPU area, there are approximately 12.3 acres of wetland/riparian 

enhancement/restoration, including approximately 1.3 acres of wetland/riparian enhancement and 

approximately 10.9 acres of wetland/riparian restoration. Wetland/riparian enhancement and 

restoration occur in the southern portion of the CPU area, within the 3Roots Master Plan boundary 

(Figure 2-2 and 2-3). 

Concrete Channel  

The concrete channel classification includes all areas mapped as concrete channel (RECON 2015). 

Concrete channel refers to areas that were previously part of a natural wetland/riparian system, but 

that have been lined with concrete to stabilize the stream bank, allow for water conveyance, and/or 

prevent flooding into adjacent areas. 

Within the CPU area, there is approximately 0.1 acres of concrete channel. Concrete channel occurs 

in the southeastern portion of the CPU area and in the eastern portion of the Stone Creek Master 

Plan area (Figures 2-2 and 2-3). 

Upland Communities 

Upland vegetation communities are found in dry landforms and do not occur in wetland situations 

(e.g., inundated or containing saturated soils). Initially, 22 upland vegetation communities and land 

cover were identified within the CPU area. These were categorized into 12 upland vegetation 
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communities and land covers, including native grassland, oak woodlands, coastal sage scrub, coastal 

sage scrub/chaparral, mixed chaparral, chamise chaparral, non-native grasslands, Disturbed Land, 

eucalyptus woodland, ornamental plantings, agriculture, and urban/developed (Figure 2-2). The 

individual upland vegetation types mapped within the CPU area are described below. 

Native Grassland  

The native grassland classification includes all areas mapped as valley and foothill grassland (SanGIS 

2020). Native grassland is characterized by mid-height (up to 2 feet), relatively low (greater than 20%) 

to dense herbaceous cover of perennial, tussock-forming bunchgrasses, such as purple needle grass 

(Nassella pulchra). Native and non-native annual and perennial forbs—such as blue-eyed grass 

(Sisyrinchium bellum), California poppy (Eschscholzia californica), and goldfields (Lasthenia 

californica)—grow between the perennial grasses and often exceed the bunchgrass in cover. This 

vegetation community generally occurs on fine-textured, clay soils that are moist or wet in winter, 

but very dry in summer. Shrubs are infrequent, probably as a result of unstable soils. The degree of 

habitat quality in native grasslands varies greatly, depending on the history of grazing, cultivation, or 

other disturbance factors, and it has been replaced in many areas by non-native grassland, which is 

dominated by exotic annual grass species.  

Within the CPU area, there are approximately 400.8 acres of native grassland. Native grassland 

occurs primarily along the northern and northwestern boundaries of the CPU area, primarily in Los 

Peñasquitos Canyon Preserve and Lopez Canyon but also within undeveloped land located just east 

of Vista Sorrento Parkway and south of Lusk Boulevard (Figures 2-2 and 2-3). 

Oak Woodland  

The oak woodland classification includes all areas mapped as coast live oak woodland and dense 

coast live oak woodland (SanGIS 2020; Helix 2019). Coast live oak woodland is dominated by coast 

live oak (Quercus agrifolia), an evergreen tree that can reach between 20 and 70 feet in height. A 

poorly developed shrub layer is often found beneath the oak canopy and typically includes plant 

species associated with native and non-native grasslands, coastal sage scrub, and mixed chaparral, 

such as poison oak (Toxicodendron diversilobum), toyon (Heteromeles arbutifolia), currant (Ribes spp.), 

and blue elderberry (Sambucus nigra ssp. caerulea). The herb component is continuous and 

dominated by ripgut grass (Bromus diandrus) and several other introduced taxa (e.g., Italian thistle 

[Carduus pycnocephalus]). Coast live oak woodland is typically found on north-facing slopes, as well 

as in shaded ravines and drainages in San Diego County where warm temperatures and hot 

summers persist. 

Within the CPU area, there are approximately 59.7 acres of oak woodland. Oak woodland occurs 

within Los Peñasquitos Canyon Preserve along the central northern boundary of the CPU area, as 
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well as in Carroll Canyon and an unnamed adjacent canyon in the southwestern portion of the CPU 

area (Figures 2-2 and 2-3). 

Coastal Sage Scrub  

The coastal sage scrub classification includes all areas mapped as Diegan coastal sage scrub, 

disturbed Diegan coastal sage scrub, baccharis scrub, disturbed baccharis scrub, and upland 

restoration (City Tier II Habitat) (SanGIS 2020; Helix 2019). These vegetation subcommunities have 

been presented together under this category based on the requirements for future impact analyses 

and associated avoidance, minimization, and/or mitigation measures. Each of these vegetation 

subcommunities is described below. 

Diegan coastal sage scrub (including the disturbed phase) consists mainly of low, soft-woody sub-

shrubs (approximately 3 feet high) that are most actively growing in winter and early spring. Many 

taxa are facultatively drought-deciduous. Stem- and leaf-succulents are also often present, but are 

usually not conspicuously dominant species. This association is typically found on dry sites, such as 

steep, south-facing slopes or clay-rich soils that are slow to release stored water. Dominant shrub 

species in this vegetation type may vary, depending on local site factors and levels of disturbance, 

but often include a variable mix of California sagebrush (Artemisia californica), California buckwheat 

(Eriogonum fasciculatum var. fasciculatum), black sage (Salvia mellifera), laurel sumac (Malosma 

laurina), deerweed (Acmispon glaber), broom baccharis (Baccharis sarothroides), coyote brush 

(Baccharis pilularis), California sunflower (Encelia californica), and occasionally live-forevers (Dudleya 

spp.), coast barrel cactus (Ferocactus viridescens), and needlegrass (Stipa spp.).  

Baccharis scrub (including the disturbed phase) is similar to Diegan coastal sage scrub, but it is 

classified as baccharis scrub because it is dominated by baccharis species, such as broom baccharis 

and/or coyote brush, and may also include California sagebrush, California buckwheat, black sage, 

sawtooth goldenbush (Hazardia squarrosa), and coastal goldenbush (Isocoma menziesii). It often 

occurs within disturbed Diegan coastal sage scrub and in other areas with nutrient-poor soils but 

can also be found on upper terraces of river valleys.  

Upland restoration (City Tier II Habitat) was used to classify areas that have been reclaimed and 

restored to native uplands. While this vegetation community includes Diegan coastal sage scrub, 

southern mixed chaparral, and coastal sage-chaparral transition, it was included within the coastal 

sage scrub communities because of its classification as Tier II habitat.  

Within the CPU area, there are approximately 987.6 acres of coastal sage scrub, including 

approximately 956.2 acres of Diegan coastal sage scrub, approximately 6.8 acres of disturbed 

Diegan coastal sage scrub, approximately 2.1 acres of baccharis scrub, approximately 1.8 acres of 

disturbed baccharis scrub, and approximately 20.7 acres of upland restoration (City Tier II Habitat). 



MIRA MESA COMMUNITY PLAN UPDATE PEIR 

CHAPTER 2.0 - ENVIRONMENTAL SETTING 

September 2022 2-16 13623.01 

Coastal sage scrub occurs primarily in the western portion of the CPU area with some scattered 

locations along the eastern and northeastern CPU area boundary (Figures 2-2 and 2-3). 

Coastal Sage Scrub/Chaparral  

The coastal sage scrub/chaparral classification includes all areas mapped as coastal sage-chaparral 

transition (Helix 2019). Coastal sage/chaparral is a mixed community including both drought-

deciduous sage scrub species and woody chaparral species. This vegetation community includes 

vegetative cover with roughly equal amounts of both sage scrub and chaparral species. 

Characteristic dominant species often include chamise (Adenostoma fasciculatum), California 

sagebrush, lilacs (Ceanothus spp.), black sage, broom baccharis, laurel sumac, lemonadeberry (Rhus 

integrifolia), and poison oak.  

Within the CPU area, there are approximately 7.2 acres of coastal sage scrub/chaparral. Coastal sage 

scrub/chaparral occurs in the central portion of the CPU area, along the northwestern portion of the 

3Roots San Diego Master Plan area (Figure 2-2 and 2-3). 

Mixed Chaparral  

The mixed chaparral classification includes all areas mapped as chaparral and southern mixed 

chaparral (SanGIS 2020; Helix 2019). These vegetation subcommunities have been presented 

together under this category based on the requirements for future impact analyses and associated 

avoidance, minimization, and/or mitigation measures. Each of these vegetation subcommunities is 

described below. 

Chaparral is a broad-scale vegetation community category and, in San Diego, typically refers to 

southern mixed chaparral. Southern mixed chaparral is composed of broad-leaved sclerophyll 

shrubs that grow between 5 and 10 feet in height. Chaparral occurs on dry, rocky, steep, north-

facing slopes with little soil and moderate temperatures. This vegetation community type typically 

has high species diversity but is dominated by ceanothus species. In San Diego County, mixed 

chaparral is usually dominated by Ramona lilac (Ceanothus tomentosus var. olivaceous) but may also 

include other ceanothus species, such as chaparral whitethorn (C. leucodermis) and Orcutt ceanothus 

(C. oliganthus); however, the presence of other ceanothus species typically indicates other chaparral 

types. In addition to ceanothus, other species often associated with this vegetation community 

include chamise, Eastwood’s manzanita (Arctostaphylos glandulosa), ceanothus species (Ceanothus 

spp.), toyon, Nuttall’s scrub oak (Quercus dumosa), laurel sumac, lemonadeberry, spiny redberry 

(Rhamnus crocea), and yucca species (Yucca spp.).  

Within the CPU area, there are approximately 875.9 acres of mixed chaparral, including 

approximately 838.9 acres of chaparral and approximately 38.9 acres of southern mixed chaparral. 
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Mixed chaparral primarily occurs within the undeveloped canyons located within the CPU area, 

including Los Peñasquitos Canyon Preserve, Lopez Canyon, Carroll Canyon, Flanders Canyon, and 

other small, unnamed canyons, but also occurs in several other scattered locations in the CPU area 

(Figures 2-2 and 2-3). 

Chamise Chapparal  

The chamise chaparral classification includes all areas mapped as chamise chaparral (Helix 2019). 

Chamise chaparral is a chaparral community ranging from about 3 to 9 feet in height and 

overwhelmingly dominated by chamise. Other shrub species, such as black sage, mission manzanita 

(Xylococcus bicolor), laurel sumac, and felt-leaved yerba santa (Eriodictyon crassifolium), may be 

present but typically contribute little to the overall cover. Mature stands of chamise chaparral have a 

dense overstory with very little herbaceous understory or leaf litter. 

Within the CPU area, there are approximately 22.1 acres of chamise chaparral. Chamise chaparral 

occurs in the central portion of the CPU area, along the northern boundary of the 3Roots San Diego 

Master Plan (Figure 2-2 and 2-3). 

Non-Native Grassland  

The non-native grassland classification includes all areas mapped as non-native grassland (Helix 

2019). Non-native grassland is characterized by a dense to sparse cover of annual grasses, often 

with showy-flowered native and non-native annual forbs. This vegetation community generally 

occurs on fine-textured loam or clay soils that are moist or even waterlogged during the winter rainy 

season and very dry during the summer and fall. This habitat is a disturbance-related community 

most often found in old agricultural fields or openings in native scrub habitats; it has replaced native 

grassland and coastal sage scrub at many localities throughout southern California. Typical non-

native grasses found within this vegetation community include red brome (Bromus rubens), ripgut 

grass, wild oat (Avena barbata), and soft chess (Bromus hordeaceus). Characteristic forbs include red-

stem filaree (Erodium cicutarium), mustard (Brassica spp.), tar plant (Deinandra spp.), and goldfields 

(Lasthenia spp.). 

Within the CPU area, there are approximately 1.5 acres of non-native grassland. Non-native 

grassland occurs in the central portion of the CPU area, along the northern boundary of the 3Roots 

San Diego Master Plan (Figure 2-2 and 2-3). 

Disturbed Land  

The disturbed land classification includes all areas mapped as disturbed and disturbed land (SanGIS 

2020; Helix 2019; RECON 2015). Disturbed land refers to areas that retain a soil substrate but on 
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which the native vegetation has been significantly altered by previous human activity, such that the 

species composition and site conditions are no longer recognizable as a native or naturalized 

vegetation community. Vegetation, if present, is typically composed of predominantly non-native 

species—such as Russian-thistle (Salsola tragus), horseweed (Conyza spp.), mustard (Hirschfeldia 

incana), and non-native grasses—that have been introduced and established through human action. 

These areas are not typically artificially irrigated but receive water from precipitation and runoff. 

Examples of disturbed land include areas that have been graded, cleared for fuel management 

purposes, recently graded firebreaks, graded construction pads and staging areas, off-road vehicle 

trails, and old home sites. 

Within the CPU area, there are approximately 657.1 acres of disturbed land. Disturbed land is 

scattered throughout the CPU area, both within the open space/canyons as well as within the more 

urbanized areas (Figure 2-2). 

Eucalyptus Woodland  

The eucalyptus woodland classification includes all areas mapped as eucalyptus woodland and 

sparse eucalyptus woodland (Helix 2019; RECON 2015). Eucalyptus woodland is typically 

characterized by dense stands of gum trees (Eucalyptus spp.), often monotypic and dominated by 

either blue gum (Eucalyptus globulus) or river red gum (E. camaldulensis); however, sparse eucalyptus 

woodland also occurs. In many areas with eucalyptus woodland, there is little understory, as very 

few plants are able to tolerate the chemical compounds in the bark and leaf litter. Plants in this 

genus, imported primarily from Australia, were originally planted in groves throughout many regions 

of coastal California as a potential source of lumber and building materials, for their use as 

windbreaks, and for their horticultural novelty. They have increased their cover through natural 

regeneration, particularly in moist areas sheltered from strong coastal winds. Gum trees naturalize 

readily in the state and, where they form dense, monotypic stands, tend to completely supplant 

native vegetation, greatly altering community structure and dynamics.  

Within the CPU area, there are approximately 23.8 acres of eucalyptus woodland, including 

approximately 23.4 acres of eucalyptus woodland and approximately 0.4 acres sparse eucalyptus 

woodland. Eucalyptus woodland occurs in the southeastern portion of the CPU area, within and 

immediately adjacent to the Stonecreek Master Plan (not yet adopted) and 3Roots Master Plan 

boundaries (Figure 2-2). 

Ornamental Plantings  

The ornamental plantings classification includes all areas mapped as non-native vegetation (Helix 2019). 

Ornamental plantings typically consist of non-native landscape and/or garden plantings that have been 

planted in association with buildings, roads, or other development. Within the CPU area, ornamental 
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plantings include species often used in landscaping and include stands of naturalized trees and shrubs, 

such as acacia (Acacia spp.), peppertree (Schinus spp.), and myoporum (Myoporum sp.).  

Within the CPU area, there are approximately 1.1 acres of ornamental plantings. Ornamental 

plantings occur within the central portion of the CPU area, within and immediately adjacent to the 

northwestern portion of the 3Roots San Diego Master Plan (Figure 2-2). 

Agriculture 

The agriculture classification includes all areas mapped as intensive agriculture (SanGIS 2020). This 

land cover classification refers to open spaces used for livestock, such dairies, nurseries, and chicken 

ranches. In these areas, there is usually no vegetation present except between animal holdings. 

Within the CPU area, there are approximately 3.6 acres of agriculture. Agriculture occurs in a small 

area in the northeastern portion of the CPU area, along the northern boundary (Figure 2-2). 

Urban/Developed  

The urban/developed classification includes all areas mapped as developed, development use, and 

urban/developed (SanGIS 2020; Helix 2019; RECON 2015). Developed lands have been constructed 

upon or physically altered such that they support no naturally occurring native vegetation and are 

characterized by the presence of permanent or semi-permanent human-made structures, such as 

buildings or roads. The level of soil disturbance is such that only the most ruderal plant species 

would be expected. In many areas, ornamental plantings are included in developed lands where 

they are immediately adjacent and part of the residential and/or commercial development. 

Developed land can also describe areas where no natural land is evident as a result of a large 

amount of debris or other human-made materials, such as a recycling plant or quarry. 

Within the CPU area, there are approximately 7,350.3 acres of urban/developed. The majority of the 

CPU area is classified as urban/developed (Figure 2-2). 

2.2.2.2 Jurisdictional Waters Resources 

Jurisdictional waters resources are considered sensitive biological resources and are regulated by 

the U.S. Army Corps of Engineers (USACE), CDFW, Regional Water Quality Control Board (RWQCB), 

and/or the City pursuant to federal, state, and local regulations. 

USACE regulates the discharge of dredged and/or fill material, both temporary and permanent, into 

wetland and non-wetland waters of the United States, pursuant to Section 404 of the Clean Water 

Act. USACE non-wetland waters of the United States are delineated by the lateral and 

upstream/downstream extent of the ordinary high watermark. USACE wetland waters of the United 
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States are areas that contain wetland hydrology, hydric soils, and hydrophytic vegetation. Swales 

and erosional features (e.g., gullies, small washes characterized by low volume, infrequent, and 

short duration flow) are generally not considered waters of the United States because they are not 

tributaries or they do not have a significant nexus to downstream Traditional Navigable Waters. 

RWQCB regulates wastewater discharge, dredged and/or fill material, or other alterations of wetland 

and non-wetland waters of the state, including isolated waters such as vernal pools and other 

waters showing lack of connectivity to a Traditional Navigable Waters, pursuant to Section 401 of the 

Clean Water Act and Section 13000 et. seq. of the California Water Code under the Porter-Cologne 

Water Quality Control Act. 

CDFW regulates activities that would substantially divert or obstruct the natural flow or substantially 

change the bed, channel, or bank of any river, stream, or lake, pursuant to California Fish and Game 

Code Section 1600 et. seq. CDFW typically extends its jurisdictional limit to the top of a stream, the 

bank of a lake, or the outer edge of the riparian vegetation, whichever is wider. CDFW Streambeds 

include watercourses having a surface or subsurface flow that supports riparian vegetation. In 

addition, CDFW asserts jurisdiction over vernal pools when California state threatened and/or 

endangered species are present.  

The City regulates Environmentally Sensitive Lands, including wetlands (and other sensitive 

vegetation communities), under the San Diego Municipal Code (SDMC), Chapter 14, Division 1, 

Section 143.0101et. seq. Naturally occurring wetland vegetation communities dominated by 

hydrophytic plant species are typically considered by the City to be characteristic of wetland areas. 

Areas lacking naturally occurring wetland vegetation communities are considered to be wetlands 

when (a) hydric soil or wetland hydrology are present and (b) either past human activities have 

occurred to remove the historical vegetation, or catastrophic or recurring natural events preclude 

the establishment of wetland vegetation. The City does not regulate areas that contain wetland 

vegetation, soils, or hydrology created by human activities in historically non-wetland areas unless 

they have been delineated as wetlands by USACE and/or CDFW.  

Vegetation communities in the CPU area that may also be jurisdictional wetlands include disturbed 

wetland, southern riparian forest, riparian scrub, southern riparian woodland, southern sycamore-

alder riparian woodland, southern willow scrub, and vernal pools.  

2.2.2.3 Sensitive Plants 

Based on the definitions provided in SDMC Chapter 11, Article 3, Division 1, sensitive plant species 

include those that fall under the following guidelines: 

(1) Considered rare, endangered, or threatened by USFWS and/or CDFW  



MIRA MESA COMMUNITY PLAN UPDATE PEIR 

CHAPTER 2.0 - ENVIRONMENTAL SETTING 

September 2022 2-21 13623.01 

(2) Proposed for listing by USFWS and/or CDFW  

(3) California Rare Plant Rank (CRPR) List 1A (plants presumed extirpated in 

California and either rare or extinct elsewhere), CRPR List 1B (plants rare, 

threatened, or endangered in California and elsewhere), CRPR List 2A (plants 

presumed extirpated in California but common elsewhere), or CRPR List 2B 

(plants rare, threatened, or endangered in California but more common 

elsewhere) species (California Native Plant Society [CNPS] 2022) 

(4) MSCP-covered species and Narrow Endemic species  

In addition, a plant species that is included on the CNPS Inventory of Rare and Endangered Plants 

(CNPS 2022) but with no other listing may also be considered sensitive based on its CRPR ranking; 

however, CRPR List 3 (plants about which more information is needed) and CRPR List 4 (plants of 

limited distribution) species are considered noteworthy species but are not considered sensitive. No 

focused sensitive plant species surveys were conducted for the current analysis, but the City 

assessed potential occurrence based upon known ranges, habitat preferences for the species, 

historical species occurrence records from the California Natural Diversity Database (CDFW 2022; 

Helix 2019; RECON 2015), and species occurrence records from the vicinity of the CPU area from 

other databases (SanGIS 2020; CNPS 2022; USFWS 2022).  

Based on this data, a total of 34 sensitive plant species have been identified as being within or 

adjacent to the CPU area. Each of these species is listed below.  

• San Diego thorn-mint (Acanthomintha ilicifolia; Federally Threatened, State Endangered, 

CRPR 1B.1, MSCP-covered Narrow Endemic) 

• California adolphia (Adolphia californica; CRPR 2B.1) 

• San Diego ambrosia (Ambrosia pumila; Federally Endangered, CRPR 1B.1, MSCP-covered 

Narrow Endemic) 

• Del Mar manzanita (Arctostaphylos glandulosa ssp. crassifolia; Federally Endangered, CRPR 

1B.1, MSCP-covered) 

• Coastal dunes milk-vetch (Astragalus tener var. titi; Federally Endangered, State Endangered, 

CRPR 1B.1, MSCP-covered Narrow Endemic) 

• Encinitas baccharis (Baccharis vanessae; Federally Threatened, State Endangered, CRPR 1B.1, 

MSCP-covered) 

• San Diego goldenstar (Bloomeria clevelandii; CRPR 1B.1, MSCP-covered) 

• Orcutt's brodiaea (Brodiaea orcuttii; CRPR 1B.1, MSCP-covered)  
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• Lakeside ceanothus (Ceanothus cyaneus; CRPR 1B.2, MSCP-covered) 

• Wart-stemmed ceanothus (Ceanothus verrucosus; CRPR 2B.2, MSCP-covered, and VPHCP-covered) 

• Southern tarplant (Centromadia parryi ssp. australis; CRPR 1B.1) 

• Long-spined spineflower (Chorizanthe polygonoides var. longispina; CRPR 1B.2) 

• Summer holly (Comarostaphylis diversifolia ssp. diversifolia; CRPR 1B.2) 

• San Diego sand aster (Corethrogyne filaginifolia var. incana; CRPR 1B.1, MSCP-covered) 

• Snake cholla (Cylindropuntia californica var. californica; CRPR 1B.1, MSCP-covered Narrow Endemic) 

• Short-leaved dudleya (Dudleya brevifolia; State Endangered, CRPR 1B.1, MSCP-covered 

Narrow Endemic) 

• Variegated dudleya (Dudleya variegata; CRPR 1B.2, MSCP-covered Narrow Endemic) 

• Sessile-leaved yerba santa (Eriodictyon sessilifolium; CRPR 2B.1) 

• San Diego button-celery (Eryngium aristulatum var. parishii; Federally Endangered, State 

Endangered, CRPR 1B.1, MSCP-covered) 

• San Diego barrel cactus (Ferocactus viridescens; CRPR 2B.1, MSCP-covered) 

• Campbell's liverwort (Geothallus tuberosus; CRPR 1B.1) 

• Beach goldenaster (Heterotheca sessiliflora ssp. sessiliflora; CRPR 1B.1) 

• Decumbent goldenbush (Isocoma menziesii var. decumbens; CRPR 1B.2) 

• San Diego marsh-elder (Iva hayesiana; CRPR 2B.2) 

• Coulter's goldfields (Lasthenia glabrata ssp. coulteri; CRPR 1B.1) 

• Willowy monardella (Monardella viminea; Federally Endangered, State Endangered, CRPR 

1B.1, MSCP-covered) 

• Spreading navarretia (Navarretia fossalis; Federally Threatened, CRPR 1B.1, MSCP-covered 

Narrow Endemic) 

• California Orcutt grass (Orcuttia californica; Federally Endangered, State Endangered, CRPR 

1B.1, MSCP-covered Narrow Endemic) 

• San Diego mesa mint (Pogogyne abramsii; Federally Endangered, State Endangered, CRPR 

1B.1, MSCP-covered Narrow Endemic) 

• Nuttall's scrub oak (Quercus dumosa; CRPR 1B.1) 

• Chaparral ragwort (Senecio aphanactis; CRPR 2B.2) 
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• Salt spring checkerbloom (Sidalcea neomexicana; CRPR 2B.2) 

• Bottle liverwort (Sphaerocarpos drewei; CRPR 1B.1) 

• Purple stemodia (Stemodia durantifolia; CRPR 2B.1) 

Of these 34 sensitive plant species, 14 are present within the CPU area, while 8 have a potential to 

occur and 12 are not expected to occur. The sensitivity status, species information, and potential for 

occurrence for each of these 34 plant species are summarized in Table 2-4, below. 

Table 2-4 

Sensitive Plant Species and Potential to Occur in the CPU Area  

Species Sensitivity Description Potential For Occurrence 

San Diego thorn-

mint 

(Acanthomintha 

ilicifolia) 

FT 

SE 

CRPR  

1B.1 

MSCP 

Covered NE 

Annual herb. Blooms April–

June. Clay soils associated with 

vernal pools in chaparral, 

coastal sage scrub, grassland. 

Elevation 150–3,085 ft. (Calfora 

2022) 

Potential. May occur in 

suitable habitat within the 

CPU area. Two historical 

populations in the eastern 

CPU area, along Black 

Mountain Road, are thought 

to have been extirpated; 

however, populations occur 

within the 1-mile buffer, 

north and northeast of the 

CPU area in Los 

Peñasquitos Canyon. (CDFW 

2022) 

California 

adolphia 

(Adolphia 

californica) 

CRPR2B.1 Deciduous shrub. Blooms Dec-

May. Chaparral, coastal sage 

scrub, grassland. Elevation 

15-1,115 feet. (Calfora 2022) 

Present. Known from many 

populations in the northern 

portion of the CPU area and 

may occur in other suitable 

habitat within the CPU area. 

In addition, many 

populations occur within 

the 1-mile buffer, 

northwest, north, and 

northeast of the CPU area. 

(CDFW 2022) 

San Diego 

ambrosia 

(Ambrosia pumila) 

FE 

CRPR 1B.1 

MSCP NE 

Perennial rhizomatous herb. 

Blooms April–October. Often in 

disturbed areas with sandy 

loam or clay soils, normally 

vernal pools, in chaparral, 

coastal sage scrub, grassland. 

Low Potential. May occur 

in suitable habitat in CPU 

area. No populations are 

known from the CPU area; 

however, three transplanted 

populations occur within 
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Table 2-4 

Sensitive Plant Species and Potential to Occur in the CPU Area  

Species Sensitivity Description Potential For Occurrence 

Elevation 50–785 feet. (Calfora 

2022) 

the 1-mile buffer, just north 

of the CPU area, in Los 

Peñasquitos Canyon. (CDFW 

2022)  

Del Mar 

manzanita 

(Arctostaphylos 

glandulosa ssp. 

crassifolia) 

FE 

CRPR 1B.1 

MSCP 

Evergreen shrub. Blooms 

December–Jun. Sandy soils in 

maritime chaparral. Elevation 

115–820 feet. (Calfora 2022) 

Potential. May occur in 

suitable habitat. One known 

population occurs in the 

northern CPU area in Los 

Peñasquitos Canyon. In 

addition, several other 

populations occur within 

the 1-mile buffer, just north 

of the CPU area, also in Los 

Peñasquitos Canyon. (CDFW 

2022)  

coastal dunes 

milk-vetch 

(Astragalus tener 

var. titi) 

FE 

SE 

CRPR 1B.1 

MSCP NE 

Annual herb. Blooms March–

May. Vernally mesic areas in 

coastal dunes, coastal bluff 

scrub, coastal prairie. Elevation 

15–195 feet. (Calfora 2022) 

Not Expected. No historical 

records occur within the 

CPU area. One historical 

species record occurs within 

the 1-mile buffer, northwest 

of the CPU area; however, 

the species restricted to the 

immediate coast, and no 

suitable habitat occurs 

within the CPU area. (CDFW 

2022)  

Encinitas 

baccharis 

(Baccharis 

vanessae) 

FT 

SE 

CRPR 1B.1 

MSCP NE 

Deciduous shrub. Blooms 

August–November. Maritime 

chaparral. Elevation 245–2,460 

feet. (Calfora 2022) 

Not Expected. Limited 

suitable habitat is present in 

the CPU area. This species is 

extremely rare, and its 

distribution is well 

documented. The single 

reported historical 

occurrence along Black 

Mountain Road is reported 

to have been extirpated. 

(CDFW 2022) 
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Table 2-4 

Sensitive Plant Species and Potential to Occur in the CPU Area  

Species Sensitivity Description Potential For Occurrence 

San Diego 

goldenstar 

(Bloomeria 

clevelandii) 

CRPR 1B.1 

MSCP 

Perennial, bulbiferous herb. 

Blooms April–May. Typically 

clay soils in vernal pools in 

chaparral, coastal sage scrub, 

grassland. Elevation 260–1,050 

feet. (Calfora 2022) 

Present. Known from 

several populations in the 

central portion of the CPU 

area and may occur in other 

suitable habitat within the 

CPU area. In addition, 

several populations occur 

within the 1-mile buffer, 

both north and south of the 

CPU area. (CDFW 2022) 

Orcutt's brodiaea 

(Brodiaea orcuttii) 

CRPR 1B.1 

MSCP 

Perennial, bulbiferous herb. 

Blooms May–July. Typically 

mesic, clay soils (sometimes 

serpentine) in vernal pools 

associated with chaparral, 

cismontane woodland, closed-

cone coniferous forest, 

meadows and seeps, 

grassland. Elevation 330–5,610 

feet. (Calfora 2022)  

Present. Known from 

several populations in the 

central portion of the CPU 

area and may occur in other 

suitable habitat within the 

CPU area. In addition, 

several populations occur 

within the 1-mile buffer, 

both north and south of the 

CPU area.(CDFW 2022) 

Lakeside 

ceanothus 

(Ceanothus 

cyaneus) 

CRPR 1B.2 

MSCP 

Shrub. Blooms April –July. 

Typically well-drained, granitic 

soil in chaparral, closed-cone 

pine forest. Elevation 490–

2,725 feet. (Calfora 2022) 

Not Expected. One 

historical species record 

occurs northwest of the 

CPU area outside of the 1-

mile buffer at the Torrey 

Pines Preserve; however, 

the CPU area is outside the 

known range for this 

species, which typically 

occurs much farther east. 

(CDFW 2022) 

wart-stemmed 

ceanothus  

(Ceanothus 

verrucosus) 

CRPR 2B.2 

MSCP 

Evergreen shrub. Blooms 

January–April. Chaparral. 

Elevation 15–1,115 feet. 

(Calfora 2022)  

Present. Known from one, 

historical population within 

the CPU area and may occur 

in other suitable habitat 

within the CPU area. In 

addition, several 

populations occur within 

the 1-mile buffer, northwest 

and southwest of the CPU 
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Table 2-4 

Sensitive Plant Species and Potential to Occur in the CPU Area  

Species Sensitivity Description Potential For Occurrence 

area. (CDFW 2022) 

southern tarplant 

(Centromadia 

parryi ssp. 

australis) 

CRPR 1B.1 Annual herb. Blooms May–

November. Vernal pools, along 

the margins of marshes, in 

vernally mesic areas within 

grassland. Elevation 0–1,410 

feet. (Calfora 2020) 

Low Potential. No 

historical records occur 

within the CPU area (CDFW 

2022); however, one 

historical record occurs 

within the 1-mile buffer, to 

the north of the CPU area 

(Calfora 2022).  

long-spined 

spineflower 

(Chorizanthe 

polygonoides var. 

longispina) 

CRPR 1B.2 Annual herb. Blooms April–

July. Clay soils, vernal pools in 

chaparral, coastal sage scrub, 

grassland. Elevation 330–5,315 

feet. (Calfora 2020) 

Present. Known from three 

locations within the CPU 

area and may occur in other 

suitable habitat within the 

CPU area. In addition, 

several populations occur 

within the 1-mile buffer, 

north of the CPU area. 

(CDFW 2022) 

summer-holly 

(Comarostaphylis 

diversifolia ssp. 

diversifolia) 

CRPR 1B.2 Evergreen shrub. Blooms April-

June. Chaparral. Elevation 130–

1,835 feet. (Calfora 2020) 

Present. Known from many 

locations mainly along the 

north-central boundary of 

the CPU area but with two 

additional locations in the 

southern portion of the CPU 

area and may occur in other 

suitable habitat within the 

CPU area. In addition, many 

populations occur within 

the 1-mile buffer to the 

north of the CPU area and 

two populations occur 

within the 1-mile buffer to 

the south of the CPU area. 

(CDFW 2022) 

San Diego sand 

aster 

(Corethrogyne 

filaginifolia var. 

incana) 

CRPR 1B.1 

MSCP 

Perennial herb. Blooms June–

September. Coastal sage 

scrub. Elev 15–2,360 feet. 

(Calfora 2022)  

Potential. May occur in 

suitable habitat within CPU 

area. Known from several 

populations within the 1-

mile buffer, northwest of 

the CPU area in Los 
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Table 2-4 

Sensitive Plant Species and Potential to Occur in the CPU Area  

Species Sensitivity Description Potential For Occurrence 

Peñasquitos Canyon. 

(CDFW 2022)  

snake cholla 

(Cylindropuntia 

californica var. 

californica) 

CRPR 1B.1 

MSCP NE 

Stem succulent. Blooms April–

July. Sandy soils or sandy loam 

soils in chaparral and coastal 

sage scrub. Elevation 65–885 

feet. (Calfora 2022; 

NatureServe 2022) 

Not expected. No historical 

records exist within the CPU 

area. Only one historical 

population has been 

reported within the 1-mile 

buffer, west of the CPU 

area. (CDFW 2022) 

short-leaved 

dudleya (Dudleya 

brevifolia) 

SE 

CRPR 1B.1 

MSCP NE 

Perennial herb. Blooms April–

May. Sandstone, openings in 

chaparral, coastal sage scrub. 

Elevation 330–460 feet. 

(Calfora 2020) 

Not expected. This species 

is very rare and well 

documented with no 

historical records within the 

CPU area. Only two 

historical populations have 

been reported within the 1-

mile buffer, west of the CPU 

area, and both are reported 

to have been extirpated. 

(CDFW 2022)  

variegated 

dudleya (Dudleya 

variegata) 

CRPR 1B.2 

MSCP NE 

Perennial herb. Blooms April–

June. Clay soils associated with 

vernal pools in chaparral, 

foothill woodland, coastal sage 

scrub, grassland. Elevation 

115–1,015 feet. (Calfora 2020) 

Low Potential. Species is 

very rare but may occur in 

suitable habitat in CPU area. 

No populations are known 

from the CPU area; 

however, populations occur 

within the 1-mile buffer, 

several just outside of the 

northern CPU area 

boundary in Los 

Peñasquitos Canyon and 

one to the southwest of the 

CPU area. (CDFW 2022) 

sessile-leaved 

yerba santa 

(Eriodictyon 

sessilifolium) 

CRPR 2B.1 Shrub. Blooms April–June. 

Slopes and ridges in grassland, 

chaparral. Elevation 82–262 

feet. (Jepson 2022) 

Present. Known from one 

location near the eastern 

CPU boundary and may 

occur in other suitable 

habitat within the CPU area. 

(CDFW 2022)  

San Diego FE Annual/perennial herb. Present. Known from many 
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Table 2-4 

Sensitive Plant Species and Potential to Occur in the CPU Area  

Species Sensitivity Description Potential For Occurrence 

button-celery 

(Eryngium 

aristulatum var. 

parishii) 

SE 

CRPR 1B.1 

MSCP NE 

VPHCP 

Blooms April–June. Vernal 

pools in coastal sage scrub, 

grassland. Elevation 115–2,495 

feet. (Calfora 2020) 

locations mainly within the 

central portion of the CPU 

area and may occur in other 

suitable habitat within the 

CPU area (CDFW 2022). In 

addition, many populations 

occur within the 1-mile 

buffer, north and south of 

the CPU area (USFWS 2022; 

CDFW 2022). 

San Diego barrel 

cactus 

(Ferocactus 

viridescens) 

CRPR 2B.1 

MSCP 

Stem succulent. Blooms May–

June. Found in sandy or 

gravelly soils in chaparral, 

coastal sage scrub, grassland. 

Elevation 15–885 feet. (Calfora 

2022) 

Present. Known from many 

locations scattered across 

the CPU area and may occur 

in other suitable habitat 

within the CPU area. In 

addition, many populations 

occur within the 1-mile 

buffer, west, north, and east 

of the CPU area. 

(CDFW 2022) 

Campbell’s 

liverwort 

(Geothallus 

tuberosus) 

CRPR 1B.1 Bryophyte/liverwort. 

Wet soil in coastal sage scrub. 

(NatureServe 2022) 

Present. Known from three 

locations in the CPU area, 

one in the northeast and 

two in the north, and may 

occur in other suitable 

habitat within the CPU area. 

In addition, known from two 

populations within the 1-

mile buffer, west of the CPU 

area. (CDFW 2022) 

beach 

goldenaster 

(Heterotheca 

sessiliflora ssp. 

sessiliflora) 

CRPR 1B.1 Perennial herb. Blooms 

March–December. Coastal 

dunes, beaches. Elevation 35–

295 feet. (Calfora 2020; Jepson 

2022) 

Not Expected. One 

historical species record 

occurs northwest of the 

CPU area, outside of the 1-

mile buffer at the Torrey 

Pines Preserve; however, no 

suitable habitat is present in 

the CPU area (CDFW 2022) 

decumbent 

goldenbush 

CRPR 1B.2 Shrub. Blooms April–

November. Sandy, often 

Low Potential. No 

historical species records 
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Table 2-4 

Sensitive Plant Species and Potential to Occur in the CPU Area  

Species Sensitivity Description Potential For Occurrence 

(Isocoma 

menziesii var. 

decumbens) 

disturbed, areas in coastal 

sage scrub. Elevation 65–1,640 

feet. (Calfora 2022) 

occur within the CPU area; 

however, several 

populations occur, scattered 

outside of the CPU area but 

within the 1-mile buffer. 

(CDFW 2022) 

San Diego marsh-

elder (Iva 

hayesiana) 

CRPR 2B.2 Perennial herb. Blooms April–

October. Marshes, playas. 

Elevation 15–855 feet. (Calfora 

2022) 

Present. Known from 

several locations in the 

center of the CPU area and 

may occur in other suitable 

habitat within the CPU area. 

In addition, known from 

many populations within 

the 1-mile buffer, north and 

east of the CPU area. (CDFW 

2022) 

Coulter's 

goldfields  

(Lasthenia 

glabrata ssp. 

coulteri) 

CRPR 1B.1 Annual herb. Blooms 

February–June. Coastal salt 

marsh, playas, vernal pools. 

Elevation 0–1,905 feet. (Calfora 

2020) 

Not Expected. No historical 

records occur within the 

CPU area. Only one 

historical species record 

occurs within the 1-mile 

buffer, southwest of the 

CPU area. (CDFW 2022)  

willowy 

monardella 

(Monardella 

viminea) 

FE 

SE 

CRPR 1B.1 

MSCP 

Perennial herb. Blooms June–

August. Sandy soils along 

alluvial, ephemeral washes in 

chaparral, coastal sage scrub, 

riparian habitats. Elevation 

150–885 feet. (Calfora 2020; 

NatureServe 2022) 

Present. Known from 

several locations in the 

center of the CPU area, 

most of which occur in 

Lopez Canyon, and may 

occur in other suitable 

habitat within the CPU area. 

In addition, known from 

several populations within 

the 1-mile buffer, southeast 

of the CPU area mainly 

along Pomerado Road; 

however, these populations 

may have been extirpated. 

(CDFW 2022) 

spreading 

navarretia 

FT 

CRPR 1B.1 

Annual herb. Blooms April–

June. Clay soils associated with 

Low Potential. The single 

historical population within 
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Table 2-4 

Sensitive Plant Species and Potential to Occur in the CPU Area  

Species Sensitivity Description Potential For Occurrence 

(Navarretia 

fossalis) 

MSCP NE 

VPHCP 

marshes, playas, vernal pools. 

Elevation 295–3,510 feet. 

(Calfora 2022)  

the CPU area is thought to 

have been extirpated; 

however, several extant 

populations are known 

from within the 1-mile 

buffer, to the southwest of 

the CPU area. (CDFW 2022) 

California Orcutt 

grass (Orcuttia 

californica) 

FE 

SE 

CRPR 1B.1 

MSCP NE 

VPHCP 

Annual grass. Blooms April–

August. Vernal pools. Elevation 

460–2,200 feet. (Calfora 2022) 

Not Expected. No historical 

records occur within the 

CPU area. Only a few 

populations occur within 

the 1-mile buffer, two to the 

northwest/north and one 

south of the CPU area. 

(USFWS 2022; CDFW 2022)  

San Diego mesa 

mint 

(Pogogyne 

abramsii) 

FE 

SE 

CRPR 1B.1 

MSCP NE 

VPHCP 

Annual herb. Blooms March–

July. Vernal pools in chaparral 

and coastal sage scrub. 

Elevation 360–590 feet. 

(Calfora 2020) 

Present. Known from many 

locations in the center of 

the CPU area and may occur 

in other suitable habitat 

within the CPU area. In 

addition, known from many 

locations within the 1-mile 

buffer, both north and 

south of the CPU area. 

(CDFW 2022) 

Nuttall's scrub 

oak  

(Quercus dumosa) 

CRPR 1B.1 Evergreen shrub. Blooms 

February–March. Sandy or clay 

loam soils associated with 

chaparral and coastal sage 

scrub. Elevation 50–4,035 feet. 

(Calfora 2022)  

Present. Known from many 

locations, mainly in north 

central portion of the CPU 

area and may occur in other 

suitable habitat within the 

CPU area. In addition, 

known from many locations 

within the 1-mile buffer, 

northeast, north, northwest, 

and southwest of the CPU 

area. (CDFW 2022) 

chaparral 

ragwort  

(Senecio 

aphanactis) 

CRPR 2B.2 Annual herb. Blooms January–

April. Alkaline flats, dry open 

rocky areas in coastal sage 

scrub and foothill woodlands. 

Not Expected. No historical 

populations known from 

the CPU area. Two historical 

locations known from the 1-
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Table 2-4 

Sensitive Plant Species and Potential to Occur in the CPU Area  

Species Sensitivity Description Potential For Occurrence 

Elevation 425–2,165 feet. 

(Calfora 2022) 

mile buffer, one extant 

population in Del Mar Mesa 

to the north and one to the 

south on MCAS Miramar 

likely extirpated. (CDFW 

2022) 

salt spring 

checkerbloom 

(Sidalcea 

neomexicana) 

CRPR 2B.2 Perennial herb. Blooms 

March–July. Wetlands in 

chaparral, coastal sage scrub, 

and other scrub communities. 

Elevation below 1,500 feet. 

(Calfora 2022)  

Not Expected. No historical 

populations known from 

the CPU area. One historical 

population known from the 

1-mile buffer, southwest of 

the CPU area along Miramar 

Road. (CDFW 2022) 

bottle liverwort 

(Sphaerocarpos 

drewei) 

CRPR 1B.1 Bryophyte/liverwort. Shady 

spots in coastal sage scrub. 

Elevation 295–1,970 feet. 

(Calfora 2022; CNPS 2022) 

Not Expected. No historical 

populations known from 

the CPU area. One historical 

population known from the 

1-mile buffer, southwest of 

the CPU area, north of 

Miramar Road. (CDFW 2022) 

purple stemodia 

(Stemodia 

durantifolia) 

CRPR 2B.1 Perennial herb. Blooms year-

round. Wetland, riparian. 

Elevation 50–560 feet. (Calfora 

2022) 

Not Expected. No historical 

populations known from 

the CPU area. One historical 

location known from the 1-

mile buffer, south of the 

CPU area on MCAS 

Miramar. (CDFW 2022) 

Source: Calfora 2022; CNPS 2022; Jepson 2022; NatureServe 2022; CDFW 2022; USFWS 2022 

Notes:  

CPU = Community Plan Update ; MCAS = Marine Corps Air Station 

FT = Federally listed threatened species 

CNPS CRPR = California Native Plant Society Rare Plant Ranking  

1B = Species rare, threatened, or endangered in California and elsewhere. These species are eligible 

for state listing. 

2B = Species rare, threatened, or endangered in California but more common elsewhere. These 

species are eligible for state listing. 

1 = Species seriously threatened in California (over 80% of occurrences threatened; high degree and 

immediacy of threat) 

2 = Species fairly threatened in California (20-80% occurrences threatened; moderate degree and 

immediacy of threat) 
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3 = Species not very threatened in California (<20% of occurrences threatened; low degree and 

immediacy of threat or no current threats known 

City of San Diego 

MSCP = City of San Diego Multiple Species Conservation Program covered species 

NE = Narrow Endemic 

VPHCP = Vernal Pool Habitat Conservation Plan covered species 

2.2.2.4 Sensitive Wildlife 

Sensitive wildlife species include those that are listed as threatened or endangered or proposed for 

listing by USFWS or CDFW, designated as “fully protected” by CDFW, considered a Species of Special 

Concern by CDFW, and/or considered and City MSCP-covered species. In addition, species included 

on the MSCP-covered species list are also included as sensitive species. Species that are covered by 

the federal Migratory Bird Treaty Act were also considered. As the list of species covered under the 

Migratory Bird Treaty Act is extensive, these species are not included in the sensitive wildlife species 

table below (Table 2-5). No focused sensitive wildlife surveys were conducted for the purposes of 

this analysis. 

A total of 37 sensitive wildlife species have been recorded within or adjacent to the CPU area. Each 

of these species is listed below.  

• San Diego fairy shrimp (Branchinecta sandiegonensis; Federally Endangered, MSCP-covered, 

and VPHCP-covered)  

• Riverside fairy shrimp (Streptocephalus woottoni; Federally Endangered, MSCP-covered, and 

VPHCP-covered) 

• Quino checkerspot butterfly (Euphydryas editha quino; Federally Endangered) 

• Western spadefoot (Spea hammondii; California Species of Special Concern) 

• Southwestern pond turtle (Emys marmorata; California Species of Special Concern, MSCP-covered)  

• Southern California legless lizard (Anniella stebbinsi; California Species of Special Concern)  

• Coast horned lizard (Phrynosoma blainvillii; California Species of Special Concern, MSCP-covered)  

• Belding’s orange-throated whiptail (Aspidoscelis hyperythra beldingi; CDFW Watch List 

Species, MSCP-covered)  

• Coastal whiptail (Aspidoscelis tigris stejnegeri; California Species of Special Concern)  

• Two-striped garter snake (Thamnophis hammondii; California Species of Special Concern)  

• Coast patch-nosed snake (Salvadora hexalepis virgultea; California Species of Special Concern)  

• Red diamond rattlesnake (Crotalus ruber; California Species of Special Concern)  
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• White-tailed kite (Elanus leucurus; State Fully Protected [nesting])  

• Northern harrier (Circus cyaneus; California Species of Special Concern [nesting], MSCP-covered) 

• Cooper's hawk (Accipiter cooperii; CDFW Watch List Species [nesting], MSCP-covered) 

• American peregrine falcon (Falco peregrinus anatum; State Fully Protected [nesting], 

MSCP-covered)  

• Light-footed Ridgway’s rail (Rallus obsoletus levipes; Federally Endangered, State 

Endangered, State Fully Protected, MSCP-covered)  

• Burrowing owl (Athene cunicularia; California Species of Special Concern [burrow sites and 

some winter sites], MSCP-covered) 

• Southwestern willow flycatcher (Empidonax traillii extimus; Federally Endangered [nesting], 

State Endangered [nesting], MSCP-covered) 

• Loggerhead shrike (Lanius ludovicianus; California Species of Special Concern [nesting])  

• Least Bell's vireo (Vireo bellii pusillus; Federally Endangered [nesting], State Endangered 

[nesting], MSCP-covered) 

• Coastal California gnatcatcher (Polioptila californica; Federally Threatened, California 

Species of Special Concern, MSCP-covered) 

• Yellow warbler (Dendroica petechia brewsteri; California Species of Special Concern [nesting]) 

• Southern California rufous-crowned sparrow (Aimophila ruficeps canescens; CDFW Watch 

List Species, MSCP-covered) 

• Tricolored blackbird (Agelaius tricolor; California Species of Special Concern [nesting colony]) 

• Northwestern San Diego pocket mouse (Chaetodipus fallax; California Species of 

Special Concern) 

• San Diego desert woodrat (Neotoma lepida intermedia; California Species of Special Concern) 

• San Diego black-tailed jackrabbit (Lepus californicus bennettii; California Species of 

Special Concern) 

• Mexican long-tongued bat (Choeronycteris mexicana; California Species of Special Concern) 

• Western mastiff bat (Eumops perotis californicus; California Species of Special Concern) 

• Big free-tailed bat (Nyctinomops macrotis); California Species of Special Concern) 

• Western red bat (Lasiurus blossevillii; California Species of Special Concern) 

• Townsend's big-eared bat (Corynorhinus townsendii; California Species of Special Concern) 
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• Spotted bat (Euderma maculatum; California Species of Special Concern) 

• Pallid bat (Antrozous pallidus; California Species of Special Concern) 

• Southern mule deer (Odocoileus hemionus; MSCP-covered) 

• Mountain lion (Felis concolor; MSCP-covered) 

Of these 37 sensitive wildlife species, 20 are present within the CPU area, while 10 have a potential 

to occur, and 7 are not expected to occur. The sensitivity status, species information, and potential 

for occurrence for each of these 37 wildlife species are summarized in Table 2-5. 

Table 2-5 

Sensitive Wildlife Species and Potential to Occur in the CPU Area 

Common Name Status Habitat Potential for Occurrence 

Invertebrates 

San Diego fairy 

shrimp 

(Branchinecta 

sandiegonensis) 

FE 

MSCP 

VPHCP 

Vernal pools, swales, ditches, 

road ruts. Adults emerge 

typically mid-December to 

early May. 

Present. Known from multiple 

historical locations throughout 

the CPU area and may occur in 

other suitable habitat within the 

CPU area. Also known from 

many historical locations within 

the 1-mile buffer, both north 

and south of the CPU area. 

(USFWS 2022; SanGIS 2020) 

Riverside fairy 

shrimp 

(Streptocephalus 

woottoni) 

FE 

MSCP 

VPHCP 

Vernal pools, swales, ditches, 

road ruts that are long-lasting 

(i.e., several months). 

Low Potential. No historical 

locations are known from the 

CPU area (USFWS 2022; CDFW 

2022; SanGIS 2020). Two 

historical locations occur within 

the 1-mile buffer to the 

southeast of the CPU area 

(CDFW 2022); however, only 

limited suitable habitat is 

present within the CPU area. 

Quino 

checkerspot 

butterfly 

(Euphydryas editha 

quino) 

FE Open, dry areas in foothills, 

mesas, lake margins where 

principal larval host plants 

dot-seed plantain, and 

secondary host plants woolly 

plantain, white snapdragon, 

thread-leaved bird’s beak, and 

purple owl’s clover occurs. 

Adult emergence mid-January 

Low Potential. Several 

historical locations within the 

CPU area have been extirpated. 

Only a few potential extant 

historical locations are known 

within the 1-mile buffer, to the 

south and southeast of the CPU 

area (USFWS 2022; SanGIS 

2020). However, the CPU area 
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Table 2-5 

Sensitive Wildlife Species and Potential to Occur in the CPU Area 

Common Name Status Habitat Potential for Occurrence 

to April. occurs within the USFWS 

Recommended Quino Survey 

Area, and the species may 

occur in suitable habitat within 

the CPU area. 

Amphibians 

western 

spadefoot  

(Spea hammondii) 

SSC Washes, river floodplains, 

alluvial fans, playas, alkali 

flats, temporary ponds, vernal 

pools in mixed woodlands, 

grasslands, coastal sage scrub, 

and chaparral. Surface activity 

October to April. Oviposition 

late February to May in 

temporal pools and slow-

moving sections of streams.  

Present. One historical location 

in CPU area has been 

extirpated (SanGIS 2020); 

however, two extant historical 

locations within the CPU area 

remain (CDFW 2022), and this 

species may occur in other 

suitable habitat within the CPU 

area. Also known from multiple 

historical locations in the 1-mile 

buffer to the north, south, and 

southeast of the CPU area. 

(CDFW 2022; SanGIS 2020) 

Reptiles  

southwestern 

pond turtle 

(Emys marmorata) 

SSC 

MSCP 

Valley-foothill hardwood and 

hardwood-conifer forests, 

coastal scrub, mixed 

chaparral, non-native 

grassland, and mixed conifer 

habitat at elevations from sea 

level to 5,900 feet above mean 

sea level. Breeding occurs 

from December to May in 

ponds and streams. 

Present. Known from two 

historical locations along 

northern boundary of the CPU 

area, one in the west and one in 

the east, and may occur in 

other suitable habitat within the 

CPU area. Also known from two 

historical locations within the 1-

mile buffer, to the northeast of 

the CPU area. (SanGIS 2020) 

southern 

California legless 

lizard (Anniella 

stebbinsi) 

SSC Found in leaf litter and loose 

soil on beaches and in coastal 

scrub, chaparral, and open 

riparian habitats. Sandy 

washes and beach dunes are 

used for burrowing, while logs 

and leaf litter are used for 

cover and feeding. 

Present. Known from one 

historical location on the 

southern boundary of the CPU 

area (CDFW 2022) and may 

occur in other suitable habitat 

within the CPU area. Also 

known from one historical 

location within the 1-mile 

buffer, to the south of the CPU 

area. (SanGIS 2020; CDFW 2022) 
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Table 2-5 

Sensitive Wildlife Species and Potential to Occur in the CPU Area 

Common Name Status Habitat Potential for Occurrence 

coast horned 

lizard 

(Phrynosoma 

blainvillii) 

SSC 

MSCP 

Open chaparral, coastal sage 

scrub with sandy, loose soil. 

Partially dependent on 

harvester ants for forage. 

Present. Known from one 

historical location in the 

southwest portion of the CPU 

(CDFW 2022) and may occur in 

other suitable habitat within the 

CPU area. Also known from 

several historical locations in 

the 1-mile buffer, to the north 

and southeast of the CPU area. 

(SanGIS 2020; CDFW 2022) 

Belding’s orange-

throated whiptail 

(Aspidoscelis 

hyperythra 

beldingi) 

WL 

MSCP 

Pristine open coastal sage 

scrub, chaparral, and 

streamside growth with loose 

sandy soils, revegetation sites.  

Present. Known from one 

historical location in the CPU 

area that has been extirpated 

(SanGIS 2020); however, also 

known from one extant 

historical location within the 

CPU area (CDFW 2022), and this 

species may occur in other 

suitable habitat within the CPU 

area. Many historical locations 

occur in the 1-mile buffer to the 

north, northeast, southeast, 

south, and southwest of the 

CPU area. (SanGIS 2020, CDFW 

2022) 

coastal whiptail 

(Aspidoscelis tigris 

stejnegeri) 

SSC Arid areas with sparse, open 

foliage in forests, woodland, 

chaparral, riparian areas.  

 

Potential. No historical 

locations have been reported 

within the CPU area (USFWS 

2022; CDFW 2022: SanGIS 

2020), and only two historical 

locations have been reported 

within the 1-mile buffer, one to 

west and one to southwest of 

the CPU area (CDFW 2022). 

However, suitable habitat for 

this species occurs in multiple, 

natural locations within the CPU 

area. 

two-striped garter 

snake 

SSC Permanent fresh water, 

inhabiting streams, ponds, 

Potential. While the single 

historical location reported 



MIRA MESA COMMUNITY PLAN UPDATE PEIR 

CHAPTER 2.0 - ENVIRONMENTAL SETTING 

September 2022 2-37 13623.01 

Table 2-5 

Sensitive Wildlife Species and Potential to Occur in the CPU Area 

Common Name Status Habitat Potential for Occurrence 

(Thamnophis 

hammondii) 

vernal pools. Occupies 

adjacent coastal sage scrub 

and grasslands during the 

winter. 

within the CPU area has been 

extirpated (SanGIS 2020), there 

is one extant location known 

from just inside the 1-mile 

buffer, to the southeast of the 

CPU area (CDFW 2022), and 

suitable habitat for this species 

occurs in multiple, natural 

locations within the CPU area. 

coast patch-nosed 

snake (Salvadora 

hexalepis virgultea) 

SSC Chaparral and semi-arid areas 

with brushy or shrubby 

vegetation in canyons, plains 

and rocky hillsides.  

Potential. While there are no 

historical records for this 

species (USFWS 2022; CDFW 

2022; SanGIS 2020), suitable 

habitat for this species occurs 

in multiple, natural locations 

within the CPU area. 

red diamond 

rattlesnake 

(Crotalus ruber) 

SSC Coastal sage scrub, open 

chaparral, woodland, 

grassland, and cultivated 

areas. 

Present. The single historical 

location within the CPU area 

has been extirpated; however, 

this species has been observed 

frequently in Los Peñasquitos 

Canyon, and it may occur in 

suitable habitat within the CPU 

area. Several historical locations 

occur in the 1-mile buffer to the 

south of the CPU area. (SanGIS 

2020) 

Birds 

white-tailed kite 

(Elanus leucurus)  

SFP 

(nesting) 

Resident. Nest in riparian 

woodland, oaks, sycamores. 

Forage in open, grassy areas.  

Present. Multiple historical 

locations occur within the 

northwestern portion of the 

CPU area (SanGIS 2020), and 

this species may occur in other 

suitable habitat within the CPU 

area. Several historical locations 

are scattered in the 1-mile 

buffer to the north (SanGIS 

2020; CDFW 2022). In addition, 

this species occurs in San Diego 

County year-round and is 
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Table 2-5 

Sensitive Wildlife Species and Potential to Occur in the CPU Area 

Common Name Status Habitat Potential for Occurrence 

widespread over the coastal 

slope of San Diego County, and 

breeding has been confirmed 

within the CPU area (Unitt 

2004). 

northern harrier 

(Circus cyaneus)  

SSC 

MSCP 

(nesting) 

Uncommon resident with 

additional winter visitors. 

Coastal lowland, marshes, 

grassland, agricultural fields. 

Present. Only a single historical 

location is known along the 

northwestern boundary of the 

CPU area and several historical 

locations are known in the 1-

mile buffer to the northwest 

and southwest of the CPU area 

(SanGIS 2020); however, this 

species is found year-round in 

grassland and marsh habitats in 

San Diego County and nesting 

possible within the CPU area in 

suitable habitat (Unitt 2004).  

Cooper's hawk 

(Accipiter cooperii)  

WL 

MSCP 

(nesting) 

Resident with additional 

winter visitors. Mature forest, 

open woodlands, wood edges, 

river groves. Parks and 

residential areas.  

Present. Only a single historical 

location is known within the 

western portion of the CPU 

area and a couple historical 

locations in the 1-mile buffer to 

the northeast of the CPU area 

(SanGIS 2020); however, this 

species is widespread in mature 

forests along San Diego 

County’s coastal slopes and is 

well adapted to city landscapes 

(Unitt 2004), and it is known to 

occur in both urban and natural 

habitats spread across the CPU 

area. 

American 

peregrine falcon  

(Falco peregrinus 

anatum)  

SFP 

MSCP 

(nesting) 

Rare resident with additional 

winter visitors. Nests on cliff 

ledges, old raptor or raven 

nests, and human-made 

structures. Forages in open 

coastal areas, mud flats. Rare 

inland. Rare fall and winter 

Low Potential. No historical 

locations are known within the 

CPU area (USFWS 2022; CDFW 

2022; SanGIS 2020; Unitt 2004), 

and only one historical location 

occurs in the 1-mile buffer to 

the west of the CPU area 
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Table 2-5 

Sensitive Wildlife Species and Potential to Occur in the CPU Area 

Common Name Status Habitat Potential for Occurrence 

resident, casual in late spring 

and early summer. 

(SanGIS 2020). Nesting is not 

expected within the CPU area 

(Unitt 2004); however, the 

species may occur in suitable 

habitat within the CPU area. 

light-footed 

Ridgway’s rail 

(Rallus obsoletus 

levipes)  

FE 

SE 

SFP 

MSCP 

Salt marshes primarily 

dominated marshes by 

cordgrass. Localized resident. 

Not Expected. Several 

historical locations are known 

from just northwest of the CPU 

area (USFWS 2022); however, 

no historical locations are 

known within the CPU area 

(USFWS 2022; CDFW 2022; 

SanGIS 2020; Unitt 2004), and 

no suitable habitat is present 

within the CPU area. 

burrowing owl 

(Athene 

cunicularia)  

SSC 

MSCP 

(burrow 

sites and 

some 

winter 

sites) 

Rare, localized resident, with 

additional winter visitors. 

Grassland, agricultural land, 

coastal dunes. Declining 

resident. 

Not Expected. No historical 

records for this species occur 

within the CPU area or within 

the 1-mile buffer (USFWS 2022, 

CDFW 2022, SanGIS 2020, Unitt 

2004). This species is currently 

known from only five locations 

in San Diego County and has 

not been seen in the vicinity of 

the CPU area since before 1997 

(Unitt 2004). 

southwestern 

willow flycatcher 

(Empidonax traillii 

extimus)  

FE 

SE 

MSCP 

(nesting) 

Rare spring and fall migrant, 

rare summer resident. Nests 

in extensive willow-dominated 

riparian forests and 

woodlands, occasionally oak 

woodlands.  

Not Expected. No historical 

records for this species occur 

within the CPU area or within 

the 1-mile buffer (USFWS 2022; 

CDFW 2022; SanGIS 2020; Unitt 

2004). This species is currently 

known from only two colonies 

and a few additional scattered 

pairs in San Diego County and 

has not been recorded as a 

breeding species from the 

vicinity of the CPU area since 

before 1997 (Unitt 2004). 

loggerhead shrike SSC Uncommon resident. Open Potential. No historical records 
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Table 2-5 

Sensitive Wildlife Species and Potential to Occur in the CPU Area 

Common Name Status Habitat Potential for Occurrence 

(Lanius 

ludovicianus)  

(nesting) country with short vegetation 

such as pastures with fence 

rows, agricultural fields and 

open woodlands. 

for this species occur within the 

CPU area or within the 1-mile 

buffer (USFWS 2022; CDFW 

2022; SanGIS 2020). However, it 

has fragmented distribution 

along the coastal slope of San 

Diego County and has been 

recorded as a possible breeder 

in and adjacent to the CPU area 

(Unitt 2004).  

least Bell's vireo  

(Vireo bellii 

pusillus) 

FE 

SE 

MSCP 

(nesting) 

Migrant. Willow-dominated 

successional woodland or 

scrub, Baccharis scrub, mixed 

oak/willow woodland, and 

elderberry scrub in riparian 

habitat. Nests and forages in 

vegetation along streams and 

rivers that measures 

approximately 3 to 6 feet in 

height and has a dense, 

stratified canopy. 

Potential. Multiple historical 

locations occur along the 

northwest border of the CPU 

area, and one historical location 

occurs just north of the eastern 

boundary of the CPU area 

(USFWS 2022; CDFW 2022). This 

species may occur in suitable 

habitat within the CPU area. 

Also two additional historical 

locations occur immediately to 

the northwest of the CPU 

boundary (CDFW 2022). 

coastal California 

gnatcatcher 

(Polioptila 

californica 

californica) 

FT 

SSC 

MSCP 

Resident. Coastal sage scrub, 

maritime succulent scrub. 

Present. Many historical 

locations occur within the CPU 

area, mainly in the central, 

western, and northeastern 

portions, and this species likely 

occurs in other suitable habitat 

in the CPU area. Multiple 

historical locations occur in the 

1-mile buffer, scattered in all 

directions (USFWS 2022; CDFW 

2022; SanGIS 2020; Unitt 2004) 

yellow warbler 

(Dendroica 

petechia brewsteri) 

SSC 

(nesting) 

Common resident, with 

additional migrants. Well-

developed riparian habitats, 

often with mature willows 

Potential. No historical records 

for this species occur within the 

CPU area or within the 1-mile 

buffer (USFWS 2022; CDFW 

2022; SanGIS 2020). However, it 

breeds in riparian corridors 
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Table 2-5 

Sensitive Wildlife Species and Potential to Occur in the CPU Area 

Common Name Status Habitat Potential for Occurrence 

along the coastal slope of San 

Diego County and has been 

recorded as a probable breeder 

in and adjacent to the CPU area 

(Unitt 2004). May occur in 

suitable habitat within the CPU 

area. 

southern 

California rufous-

crowned sparrow 

(Aimophila ruficeps 

canescens) 

WL 

MSCP 

Common resident. Coastal 

sage scrub, chaparral, 

grassland. Resident.  

Present. Known from multiple 

historical locations inside the 

CPU area, mainly in in the 

western portion (SanGIS 2020) 

with one location in 

northeastern corner of the CPU 

area (CDFW 2022), and it may 

occur in other suitable habitat 

within the CPU area. Also 

known from many locations in 

the 1-mile buffer, to north, 

northeast, and east of the CPU 

area (SanGIS 2020; CDFW 2022) 

and is known to breed within 

and adjacent to the CPU area 

(Unitt 2004). 

tricolored 

blackbird (Agelaius 

tricolor) 

SSC 

(nesting 

colony) 

Localized resident. Freshwater 

marshes agricultural areas, 

lakeshores, parks. Localized 

resident. Breeding colonies 

well documented, inland San 

Diego County 

Not Expected. Known from 

two historical locations within 

the CPU that have both been 

extirpated (SanGIS 2020). No 

other historical locations are 

known from within the CPU 

area (CDFW 2022; Unitt 2004). 

Known from 20 to 30 breeding 

colonies in San Diego, with one 

possible breeding location at 

Lake Miramar. However, 

breeding colonies are well 

documented and not 

historically present in the CPU 

area.  

Mammals  

northwestern San SSC San Diego County west of Present. Known from multiple 
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Table 2-5 

Sensitive Wildlife Species and Potential to Occur in the CPU Area 

Common Name Status Habitat Potential for Occurrence 

Diego pocket 

mouse 

(Chaetodipus fallax 

fallax) 

mountains in sparse, 

disturbed coastal sage scrub 

or grasslands with sandy soils. 

historical locations along the 

northern boundary of the CPU 

area (Tremor et al. 2017) as well 

as from multiple historical 

locations in the 1-mile buffer to 

north and northeast of the CPU 

area (SanGIS 2020; Tremor et al. 

2017). In addition, known from 

multiple other historical 

locations in the vicinity of the 

CPU area (Tremor et al. 2017). 

May occur in other suitable 

habitat within the CPU area. 

San Diego desert 

woodrat (Neotoma 

lepida intermedia) 

SSC Coastal sage scrub and 

chaparral 

Present. Known from one 

historical location in far western 

portion of CPU area as well as 

from one historical location in 

the 1-mile buffer to the 

southwest and several historical 

locations in the 1-mile buffer to 

the north of the eastern portion 

of CPU area (SanGIS 2020; 

CDFW 2022). May occur in other 

suitable habitat within the CPU 

area. 

San Diego black-

tailed jackrabbit  

(Lepus californicus 

bennettii) 

SSC Open areas of scrub, 

grasslands, agricultural fields. 

Present. Known from one 

location within the far 

northeastern corner of the CPU 

area (SanGIS 2020; CDFW 202;, 

Tremor et al. 2017) as well as 

another location northwest and 

adjacent to the CPU area 

(Tremor et al. 2017). This 

species is now rare in coastal 

San Diego County but is more 

common in the desert region; 

however, it may be found in 

suitable habitat in the CPU 

area.  

Mexican long- SSC Desert and montane riparian Not Expected. No historical 
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Table 2-5 

Sensitive Wildlife Species and Potential to Occur in the CPU Area 

Common Name Status Habitat Potential for Occurrence 

tongued bat 

(Choeronycteris 

mexicana) 

and woodlands, desert 

succulent scrub, desert scrub, 

and pinyon-juniper habitats. 

Roosts in caves, buildings, 

bridges, etc. Sightings in San 

Diego County very rare. 

Migratory. 

locations occur within or 

adjacent to the CPU area 

(USFWS 2022; CDFW 2022; 

SanGIS 2020). In addition, the 

majority of the historical 

locations are located south of 

the CPU area (Tremor et al. 

2017). 

western mastiff 

bat  

(Eumops perotis 

californicus) 

SSC Occurs in many open, semi-

arid to arid habitats, including 

conifer and deciduous 

woodlands, coastal scrub, 

grasslands, chaparral, etc.; 

roosts in crevices in vertical 

cliff faces, high buildings, 

trees, and tunnels, and travels 

widely when foraging. 

Present. Known from one 

location on central northern 

border of CPU area (SanGIS 

2020; CDFW 2022; Tremor et al. 

2017). May also occur in other 

areas within the CPU area with 

suitable habitat, as multiple 

historical locations occur in the 

vicinity of the CPU area (Tremor 

et al. 2017). 

big free-tailed bat 

(Nyctinomops 

macrotis) 

SSC Rugged, rocky terrain. Roost in 

crevices, buildings, caves, tree 

holes. Very rare in San Diego 

County. Colonial, Migratory. 

Low Potential. Known from 

one location in 1-mile buffer 

north of the eastern portion of 

the CPU area (SanGIS 2020; 

CDFW 2022) and one location 

west of the CPU area (Tremor et 

al. 2017). May occur in other 

suitable habitat within the CPU 

area. 

western red bat 

(Lasiurus 

blossevillii) 

SSC Roosts in small colonies in the 

foliage of trees and shrubs in 

edge areas adjacent to 

streams and open fields, 

preferring foraging areas that 

are distant from human 

habitation 

Present. Known from multiple 

locations along the northern 

boundary of the CPU area 

(SanGIS 2020; CDFW 2022; 

Tremor et al. 2017) and from 

one location within the CPU 

area (Tremor et al. 2017). May 

occur in other suitable habitat 

within the CPU area. 
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Table 2-5 

Sensitive Wildlife Species and Potential to Occur in the CPU Area 

Common Name Status Habitat Potential for Occurrence 

Townsend's big-

eared bat 

(Corynorhinus 

townsendii) 

SSC Caves, mines, buildings. 

Found in a variety of habitats, 

arid and mesic. Individual or 

colonial. Extremely sensitive 

to disturbance. 

Present. Known from one 

location in the eastern portion 

of the CPU area (Tremor et al. 

2017). May occur in other 

suitable habitat within the CPU 

area. 

spotted bat  

(Euderma 

maculatum) 

SSC Wide variety of habitats. 

Caves, crevices, trees. Audible 

echolocation signal. 

Not Expected. No historical 

locations within or adjacent to 

the CPU area (USFWS 2022; 

CDFW 2022; SanGIS 2020; 

Tremor et al. 2017). Known 

from only four historical 

locations in San Diego County, 

only two of which are certain 

(Tremor et al. 2017). 

pallid bat 

(Antrozous 

pallidus) 

SSC Open scrub, grasslands, shrub 

lands, woodlands, and forests. 

Roosts in rock crevices, caves, 

mines, tree hollows, and 

buildings. Occurs near water, 

colonial. Audible echolocation 

signal. 

Not Expected. No historical 

locations within or adjacent to 

the CPU area (USFWS 2022; 

CDFW 2022; SanGIS 2020; 

Tremor et al. 2017). Known 

from many locations around 

San Diego County; however, 

none are in the vicinity of the 

CPU area (Tremor et al. 2017). 

southern mule 

deer 

(Odocoileus  

hemionus) 

MSCP Requires relatively large, 

undisturbed tracts of 

chaparral, coastal sage scrub, 

and mixed grassland/shrub 

habitats. 

Present. Known from many 

historical locations within the 

western portion of CPU as well 

as from many locations 

scattered in the 1-mile buffer in 

all directions except east 

(SanGIS 2020; Tremor et al. 

2017). 

mountain lion 

(Felis concolor) 

MSCP Typically in remote, hilly or 

mountainous areas but can 

occasionally be found in the 

urban/wild land interface 

Present. Known from one 

historical location in the CPU 

area in Lopez Canyon. Also 

known from multiple historical 

locations within the 1-mile 

buffer, primarily in Los 

Peñasquitos and Rose. (SanGIS 

2020; Tremor et al. 2017)  
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Source: SanGIS 2020; Tremor et al. 2017; Unitt 2004; USFWS 2022, CDFW 2022 

Notes: 

Status Codes 

Federal 

FE = Federal-listed endangered species 

FT = Federal-listed threatened species 

State 

SE = State-listed endangered species 

ST = State-listed threatened species 

SSC = Species of special concern 

SFP = Fully protected species 

WL = CDFW watch list species 

Other 

MSCP = City of San Diego Multiple Species Conservation Program covered species 

VPHCP = Vernal Pool Habitat Conservation Plan covered species 

2.2.2.5 Wildlife Movement Corridors 

Wildlife corridors are essential to maintain populations of healthy and genetically diverse plant and 

wildlife species. Wildlife corridors are considered sensitive by municipal, state, and federal resource 

conservation agencies. These corridors allow wildlife to move between adjoining open space areas 

that are becoming increasingly isolated due to habitat fragmentation urbanization, rugged terrain, 

and/or changes in vegetation (Beier and Loe 1992).  

Wildlife corridors can be classified as either regional corridors or local corridors. Regional corridors 

are defined as those linking two or more large areas of natural open space, and local corridors are 

defined as those allowing resident animals to access critical resources (e.g., food, cover, water) in a 

smaller area that might otherwise be isolated by some form of urban development (e.g., roads, 

housing tracts).  

Within these wildlife corridors, wildlife movement activities typically fall into one of the following 

three movement categories:  

(1) Dispersal (i.e., juvenile animals from natal areas or individuals extending range distributions)  

(2) Seasonal migration  

(3) Movement related to home range activities (e.g., foraging for food or water, defending 

territories, searching for mates) 

Both regional and local wildlife corridors exist within the CPU area and are important to maintain 

healthy plant and wildlife populations in the highly urbanized CPU area (Figure 2-4). Los Peñasquitos 

Canyon serves as both a regional and local wildlife movement corridor, allowing movement not only 
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within Los Peñasquitos Canyon itself, but also into the Del Mar Mesa Preserve to the north of the 

CPU area, Lopez Canyon (a local wildlife corridor) within the northwestern portion of the CPU area, 

and additional open space areas to the east of the CPU area. In addition, Carroll Canyon and 

Flanders Canyon, both located in the southwest portion of the CPU area, serve as additional local 

wildlife corridors allowing movement within the CPU area. All of these canyons provide critical 

resources to wildlife species and are important both locally and regionally, especially as urbanization 

within the CPU area and vicinity continues. 

2.2.2.6 Critical Habitat 

Under the federal ESA, USFWS designates certain areas as “critical habitat” if they determine that 

these geographic areas are essential for the conservation and/or recovery of a federally listed 

threatened or endangered species, whether or not the species currently occupies the area. Critical 

habitat areas often require special management and protection to assure they will remain suitable 

for the federally listed species for which they have been designated. While federally listed species 

are protected by the ESA whether or not they are in an area that is designated as critical habitat, 

projects proposed within or adjacent to critical habitat must demonstrate that implementation of 

the project would not destroy or significantly impact the functions and values of the critical habitat.  

Within the CPU area, USFWS has designated critical habitat for the following species: Cushenberry 

oxytheca, San Diego thorn-mint, spreading navarretia, and San Diego fairy shrimp (Figure 2-5). 

2.2.3 GEOLOGY AND SOILS 

Potential impacts to geology and soils associated with implementation of the proposed CPU are 

discussed in Section 5.3, Geology and Soils, of this PEIR. 

2.2.3.1 Geologic Setting 

San Diego is located within the western (coastal) portion of the Peninsular Ranges Geomorphic 

Province of California. The Peninsular Ranges encompass an area that roughly extends from the 

Transverse Ranges and the Los Angeles Basin, south to the Mexican border, and beyond another 

approximately 800 miles to the tip of Baja California. The geomorphic province varies in width from 

approximately 30 to 100 miles, most of which is characterized by northwest-trending mountain 

ranges separated by subparallel fault zones. In general, the Peninsular Ranges are underlain by 

Jurassic-age metavolcanic and metasedimentary rocks and by Cretaceous-age igneous rocks of the 

southern California batholith. Geologic cover over the basement rocks in the westernmost portion 

of the province in San Diego County generally consists of Upper Cretaceous-, Tertiary-, and 

Quaternary-age sedimentary rocks. See additional information in Appendix D, Desktop Geotechnical 

and Geological Hazard Evaluation. 
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2.2.3.2 Local Geology 

Soils within the CPU area include artificial fill materials (both documented and undocumented), 

young alluvium, landslide deposits, young canyon and estuarine terraces, Very old paralic deposits 

(Units 5, 6, 7, 8, and 9), and the Stadium Conglomerate and Scripps Foundation (Upper and Lower 

members). These units are described below and their locations within the CPU area are depicted on 

Figure 2-6. 

a. Af—Artificial fill (late Holocene) 

Although there are no mapped limits of artificial fill on Figure 2-6, human-made fill underlies 

large portions of the CPU area. Most areas underlain by fill are associated with construction 

of buildings or infrastructure. These fills are likely compacted. Uncompacted fills associated 

with quarry operations are likely present in Carroll Canyon. The uncompacted fills are 

subject to settlement under building or additional fill loads. 

b. Qya—Young alluvial deposits (Holocene and Late Pleistocene) 

Young alluvial deposits are characterized as poorly consolidated, poorly sorted, permeable 

canyon deposits of sandy, silty, or clay-bearing alluvium. These deposits occur in the 

bottoms of the major canyons (Carroll Canyon, Sorrento Canyon and Peñasquitos Canyon 

and their larger tributaries. Young alluvial deposits may settle under structural or additional 

fill loads. Compacted fill overlying settlement prone young alluvial flood plain deposits may 

settle under new building or additional fill loads. 

c. Qpe—Paralic estuarine deposits   

Early Holocene estuarine deposits are found as subtle terraces along the base of 

Peñasquitos Canyon and consist of poorly consolidated sand and clay. These deposits may 

settle under new building or additional fill loads. 

d. Qls—Landslide deposits (late Pleistocene to Holocene) 

Landslide deposits are mapped in the slopes of Peñasquitos and Sorrento Canyons. They 

appear related to weak, slide-prone formations (Scripps Formation Del Mar and Friars 

Formations undifferentiated, and Ardath Shale) in combination with steep natural slopes. 

e. Qvop9—Very old paralic deposits, Unit 9 (middle to early Pleistocene) 

All of the very old paralic deposits (Units 9 to 7) are exposed on the top of the mesa in the CPU 

area (Figure 2-6). They are differentiated by subtle changes in elevation and topography. The 

units become older as they occur at higher elevations and are exposed further to the east. 

The Unit 9 deposits are located in the western portion of the CPU area and consist of poorly 

sorted, moderately permeable, well-consolidated, reddish-brown, interfingered strandline, 
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beach, estuarine, and colluvial deposits composed of siltstone, sandstone, and 

conglomerate. These paralic deposits are well consolidated and are usually suitable for light 

structural or thin fill loads. They are locally cemented and may create difficult excavation 

conditions for utility trenches or basements. An expansive, highly plastic clay residual soil 

has formed on these deposits on the mesa tops.  

f. Qvop8—Very old paralic deposits, Unit 8 (middle to early Pleistocene)  

The Unit 8 deposits are located in the central portion of the CPU area and consist of poorly 

sorted, moderately permeable, well-consolidated, poorly to moderately cemented, reddish-

brown, interfingered strandline, beach, estuarine, and colluvial deposits composed of 

siltstone, sandstone, and conglomerate. These paralic deposits are well consolidated and are 

typically suitable for light structural or thin fill loads. They are locally cemented and may 

create difficult excavation conditions for utility trenches or basements. An expansive, highly 

plastic clay residual soil has formed on these deposits on the mesa tops. 

g. Qvop7—Very old paralic deposits, Unit 7 (middle to early Pleistocene) 

Unit 7 of the very old paralic deposits are located in the eastern portion of the CPU area and 

are characterized as poorly sorted, moderately permeable, reddish-brown, interfingered 

strandline, beach, estuarine, and colluvial deposits composed of siltstone, sandstone and 

conglomerate. The Unit 7 deposits are frequently moderately to very well-cemented and can 

be very difficult to excavate. An expansive, highly plastic clay residual soil has formed on 

these deposits on the mesa tops. 

h. Qvop6—Very old paralic deposits, Unit 6 (middle to early Pleistocene) 

The Unit 6 deposits are located in the eastern portion of the CPU area and are poorly sorted, 

moderately permeable, reddish-brown, interfingered strandline, beach, estuarine, and 

colluvial deposits composed of siltstone, sandstone and conglomerate. The Unit 6 deposits 

are frequently moderately to very well-cemented and can be very difficult to excavate. An 

expansive, highly plastic clay residual soil has formed on these deposits on the mesa tops. 

i. Qvop5 – Very old paralic deposits, Unit 5 (middle to early Pleistocene) 

The Unit 5 deposits are located in the eastern portion of the CPU area and are poorly sorted, 

moderately permeable, reddish-brown, interfingered strandline, beach, estuarine, and 

colluvial deposits composed of siltstone, sandstone and conglomerate. The Unit 5 deposits 

are frequently moderately to very well-cemented and can be very difficult to excavate. An 

expansive, highly plastic clay residual soil has formed on these deposits on the mesa tops. 
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j. Tst – Stadium Conglomerate (middle Eocene) 

The Stadium Conglomerate underlies almost the entire CPU area, underlying the very old 

paralic deposits. It is most exposed in the slopes in the major canyons and their tributaries. 

It consists of massive cobble conglomerate with a dark-yellowish brown, coarse-grained 

sandstone matrix. The conglomerate contains slightly metamorphosed volcanic and 

volcaniclastic rocks and quartzite. The conglomerate is very well consolidated and locally 

very well-cemented. The conglomerate can typically support very heavy structural and fill 

loads. The Stadium Conglomerate is difficult to excavate and is at least 200 feet thick in the 

central portion of the CPU area but pinches out to the west. (Kennedy and Tan 2008). 

k. Tsc upper and Tsc—Scripps Formation, upper member and undifferentiated 

(middle Eocene) 

This formation consists of yellowish-gray, medium-grained, sandstone with lenses of cobble 

conglomerate and claystone. Within the CPU area, it is exposed in the lower portions of the 

major canyons and tributaries. A tongue of the Scripps formation overlies a portion of the 

Stadium Conglomerate in the upper Carroll Canyon. This “upper” member is difficult to 

differentiate from the rest of the Scripps Formation without the presence of the Stadium 

Conglomerate. The Scripps Formation is well-consolidated and locally very well-cemented 

(concretion beds) and can typically support high structural and fill loads. Bedding  is highly 

variable and can create potential slope instability where adverse structure and local 

claystone beds combine as evidenced by landslides in Peñasquitos Canyon in areas 

underlain by this formation. 

l. Td + Tf—Del Mar/Friars Formations Undifferentiated (middle Eocene) 

The Del Mar/Friars Formations undifferentiated is exposed in the eastern portion of 

Peñasquitos Canyon at the base of the north facing slopes. The formation is composed of 

claystone and some lensoidal bodies of sandstone. The claystone is fractured and locally 

sheared. The weak claystone can create unstable conditions in slopes. 

m. Ta— Ardath Shale (middle Eocene)  

The Ardath shale is exposed in the lower elevations in the western portion of the CPU area, 

primarily at the base of slopes along the main canyons. The formation is composed of highly 

fractured silty claystone and intercalated fine sandstone. Where fresh, the formation is well-

consolidated and locally strongly cemented. Where weathered, the formation desiccates into 

weak, sheared and remolded clay that is expansive and is unstable in slopes. Clay seams and 

shears in the unweathered formation can create unstable conditions in slopes where the 

local structure is adverse. 
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n. Ju—Undifferentiated Volcanic Rocks (Mesozoic Undifferentiated)  

The volcanic rocks exposed in the northeast corner of the CPU area consists of locally 

metamorphosed and unmetamorphosed volcanic rock ranging from dacite to andesite. The 

rock is very hard but locally fractured. Excavation characteristics will be dependent upon 

fracture spacing. 

2.2.3.3 Geologic Hazards 

a. Geologic Hazard Categories 

The City of San Diego Seismic Safety Study (City of San Diego 2008) Geologic Hazards and Faults 

maps document the known and suspected geologic hazards and faults in the region. The maps 

show potential hazards and rates them by relative risk, on a scale from nominal to high. Figure 2-

7 shows the location of hazards within the CPU area as defined by the City maps.  

The mesa that covers most of the CPU area is designated as Geologic Hazard Category 51, 

which includes other terrain characterized by “level mesas - underlain by terrace deposits or 

bedrock” with nominal risk and Geologic Hazard Category 52, “other level areas or gently 

sloping to steep terrain” with favorable geologic structure and low risk. Slope areas are 

underlain by “Friars Formation with neutral or favorable geologic structure” that are 

designated Geologic Hazard Category 23, “Friars Formation with unfavorable geologic 

structure (24), “Ardath Shale with neutral or favorable geologic structure”(25). The areas at 

the top of slopes have been designated 53 “level or sloping terrain with unfavorable 

structure and “low to moderate risk”. 

The bottoms of drainages are designated as Category 31 or 32 which exhibit a “high 

potential for liquefaction due to high groundwater” or “low potential for liquefaction due to 

fluctuating groundwater levels”. Landslide deposits are “Confirmed, known, or highly 

suspected” (21), “Possible or conjectured” (22). 

b. Faulting and Seismicity 

The San Diego region sits along the boundary between the North American and Pacific 

tectonic plates and experiences the effects of seismic activity occurring where the plates 

interact. The boundary is characterized by a wide zone of predominantly northwest-striking, 

right-slip faults that span the Imperial Valley and Peninsular Range to the offshore California 

Continental Borderland Province (from the California continental slope to the coast). Within 

the San Diego region, this zone extends from the San Clemente fault zone located 

approximately 60 miles west of San Diego to the San Andreas fault zone approximately 70 

miles east of San Diego. The most active faults based on geodetic and seismic data are the 

San Andreas, San Jacinto, and Imperial faults. These faults take up most of the plate motion. 

Smaller faults, however, are active enough to create damaging earthquakes and these 
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include the Elsinore, Newport- Inglewood-Rose Canyon, and the offshore Coronado Banks, 

San Diego Trough, and San Clemente fault zones. The CPU area is subject to potential 

ground shaking caused by activity along faults located near the CPU area.  

Table 2-6, Fault Characteristics for Active Faults in the Region, summarizes the local and regional 

fault characteristics for the active faults that could affect the CPU area. Active faults are those faults 

which have ruptured the ground surface in the last 11,700 years. Potentially active faults are those 

that have ruptured the ground surface during Quaternary time, but Holocene activity is 

indeterminate. Potentially active faults may have a lower probability for future activity than active 

faults. The nearest potentially active faults in the CPU area are located in the southwest corner of 

the CPU area. However, due to their limited lengths and discontinuous nature, they are not likely 

sources of future earthquakes or ground rupture. 

Table 2-6 

Fault Characteristics for Active Faults in the Region 

Fault Name 

Approximate distance 

to the CPU Area (miles) 

Slip 

Rate 

(mm/yr) 

Fault 

Length 

(miles) 

Estimated 

Magnitude 

(Maximum 

Moment 

Magnitude [Mw]) 

Newport-Inglewood-Rose 

Canyon Fault Zone 

10 1.5 130 7.2 

Coronado Bank Fault 

Zone (offshore) 

22 3.0 115 7.6 

San Diego Trough Fault 

Zone (offshore) 

43 1.5 106 7.5 

San Miguel-Vallecitos 

Fault Zone (Northern 

Baja California) 

43 0.2 100 6.9 

Elsinore Fault Zone 43 5.0 190 7.0 

San Clemente Fault Zone 

(offshore) 

70  129 7.7 

San Jacinto Fault Zone 73 4.0 152 6.8 

Southern San Andreas 

Fault Zone 

109 25 140 7.2 

Source: CDMG 2002; CGS 2010; Hirabayashi et. al. 1996; Kahle et. al. 1984; Ryan et. al. 2012. 

The nearest active fault capable of causing ground rupture and strong earthquake shaking is the 

Rose Canyon fault zone located approximately 10 miles southwest of the CPU area. The Rose 

Canyon fault zone is the southernmost portion of the Newport-Inglewood fault zone that extends 

from Long Beach to the north to the Descanso fault, offshore of Baja California. A magnitude 6.3 
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earthquake occurred on the Newport-Inglewood fault in 1933 and caused serious damage in the Los 

Angeles area. Fault trenching on the Rose Canyon fault has shown that the fault has ruptured the 

ground surface several times in the last 10,000 years (Appendix D).  

2.2.3.4 Groundwater  

Groundwater is defined as subsurface water that occurs beneath the water table in soils and 

geologic formations that are fully saturated. Groundwater bearing formations sufficiently permeable 

to transmit and yield significant quantities of water are called aquifers. A groundwater basin is 

defined as a hydrogeologic unit containing one large aquifer or several connected and interrelated 

aquifers. Groundwater levels vary across the CPU area and occur at depths as shallow as 3 feet 

below ground surface and deeper than 100 feet below ground surface. Groundwater flow directions 

also vary within the CPU area. 

2.2.3.5 Dam Inundation 

In the event of a breach of Miramar Reservoir’s dam, portions of the CPU area could be inundated 

by dam flows. Figure 2-8 shows the extent of modelled flooding in case of dam failure at the 

Miramar Reservoir, in the areas immediately west of Miramar Reservoir, Carroll Canyon, and Los 

Peñasquitos Canyon (though most of this inundation zone is just north of the CPU area boundary). 

2.2.4 GREENHOUSE GAS EMISSIONS 

Potential greenhouse gas (GHG) emissions impacts associated with implementation of the proposed 

CPU are discussed in Section 5.4, Greenhouse Gas Emissions, of this PEIR. 

The CPU area is currently a source of anthropogenic GHG emissions, with emissions generated by 

vehicular traffic and by the energy use, water use, and solid waste management practices of existing 

development. A GHG is any gas that absorbs infrared radiation in the atmosphere; in other words, 

GHGs trap heat in the atmosphere. GHGs include, but are not limited to, carbon dioxide (CO2), 

methane (CH4), nitrous oxide (N2O), O3, water vapor, hydrofluorocarbons, hydrochlorofluorocarbons, 

perfluorocarbons (PFCs), and sulfur hexafluoride.1 Some GHGs—such as CO2, CH4, and N2O—occur 

naturally and are emitted to the atmosphere through natural processes and human activities. Of 

these gases, CO2 and CH4 are emitted in the greatest quantities from human activities. Fluorinated 

gases (e.g., hydrofluorocarbons, hydrochlorofluorocarbons, perfluorocarbons, and sulfur 

hexafluoride), another type of GHG, are typically associated with certain industrial products and 

processes and have a much greater heat-absorption potential than CO2.  

 
1  California Health and Safety Code 38505 identifies seven GHGs that CARB is responsible for monitoring and regulating to 

reduce emissions: CO2, CH4, N2O, sulfur hexafluoride, hydrofluorocarbons, perfluorocarbons, and nitrogen trifluoride. 
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2.2.4.1 Statewide and Regional Greenhouse Gas Emissions 

According to California’s 2000 through 2017 GHG emissions inventory (2019 edition), California 

emitted 424 MMT CO2e in 2017, including emissions resulting from out-of-state electrical generation 

(CARB 2019). The sources of GHG emissions in California include transportation, industry, electric 

power production from both in-state and out-of-state sources, residential and commercial activities, 

agriculture, high global warming potential substances, and recycling and waste. The California GHG 

emission source categories and their relative contributions in 2017 are presented in Table 2-7, GHG 

Emissions Sources in California. 

Table 2-7 

GHG Emissions Sources in California 

Source Category 

Annual GHG Emissions  

(MMT CO2e) Percent of Totala 

Transportation 169.9 40% 

Industrial 89.4 21% 

Electricity (in state) 38.5 9% 

Electricity (imports) 23.9 6% 

Agriculture 32.4 8% 

Residential 26.0 6% 

Commercial 15.1 4% 

High global-warming potential 

substances 

20.0 5% 

Recycling and waste 8.9 2% 

Total 424.2 100% 

Source: CARB 2019. 

Notes: GHG = greenhouse gas; MMT CO2e = million metric tons of carbon dioxide equivalent. 
a Column may not add due to rounding.  

Between 2000 and 2017, per-capita GHG emissions in California dropped from a peak of 14.1 metric 

tons per person in 2001 to 10.7 metric tons per person in 2017, representing a 24% decrease. In 

addition, total GHG emissions in 2017 were approximately 5 MMT CO2e less than 2016 emissions 

(CARB 2019). 

2.2.4.2 City of San Diego Climate Action Plan Inventory 

The City provided an update to their GHG emission inventory in their 2020 Climate Action Plan (CAP) 

Annual Report Appendix (City of San Diego 2020a). The City’s GHG emissions for 2019 are presented 

in Table 2-8, GHG Emissions Sources in the City of San Diego. 
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Table 2-8 

GHG Emissions Sources in the City of San Diego 

Source Category 

Annual GHG Emissions (MT 

CO2e) Percent of Totala 

Transportation  5,296,000 54.90% 

Electricity 2,069,000 21.45% 

Natural Gas 1,911,000 19.81% 

Wastewater and Solid Waste 303,000 3.14% 

Water 67,000 0.69% 

Totals 9,646,000 100% 

Source: City of San Diego 2020a. 

Notes: GHG = greenhouse gas; MMT CO2e = million metric tons of carbon dioxide equivalent per year.  

Emissions reflect the 2018 City of San Diego GHG inventory. 
a Percentage of total has been rounded, and total may not sum due to rounding. 

2.2.5 HISTORICAL, ARCHAEOLOGICAL, AND TRIBAL CULTURAL RESOURCES 

Potential impacts to historical, archaeological, and tribal cultural resources associated with 

implementation of the proposed CPU are discussed in Section 5.5, Historical, Archaeological, and 

Tribal Cultural Resources, of this PEIR. 

Historical resources are physical features, both natural and constructed, that reflect past human 

existence and are of historical, archaeological, scientific, educational, cultural, architectural, 

aesthetic, or traditional significance. These resources may include such physical objects and features 

as archaeological sites and artifacts, buildings, groups of buildings, structures, districts, street 

furniture, signs, cultural properties, and landscapes. Historical resources in the San Diego region 

span a timeframe of at least the last 10,000 years and include both the prehistoric and historic 

periods. For purposes of the PEIR, historical resources consist of historic buildings, structures, 

objects, or sites, prehistoric and archaeological resources, sacred sites and human remains, and 

tribal cultural resources determined to be significant or potentially significant under CEQA.  

Archaeological resources include prehistoric and historic locations or sites where human actions 

have resulted in detectable changes to the area. This can include changes in the soil, as well as the 

presence of physical cultural remains. Archaeological resources can have a surface component, a 

subsurface component, or both. Historic archaeological resources are those originating after 

European contact. These resources may include subsurface features such as wells, cisterns, or 

privies. Other historic archaeological remains include artifact concentrations, building foundations, 

or remnants of structures.  
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A Tribal Cultural Resource is defined as a site, feature, place, cultural landscape, sacred place, or 

object, which is of cultural value to a Tribe, and is either on or eligible for listing in the national, state, 

or a local historic register, or the lead agency, at its discretion, chooses to treat the resource as a 

Tribal Cultural Resource (PRC Section 21074). 

A brief summary of prehistoric, ethno historic, and historical development periods is provided below 

with full details provided in Appendix E, Mira Mesa Community Planning Area Cultural Resources 

Constraints and Sensitivity Analyses, and in Appendix F, Mira Mesa Community Planning Area 

Historic Context Statement and Mira Mesa Community Plan Area Focused Reconnaissance Survey. 

2.2.5.1 Ethnohistoric Period 

The Ethnohistoric Period, sometimes referred to as the ethnographic present, commenced with the 

earliest European arrival in what is now San Diego and continued through the Spanish and Mexican 

periods, and into the American period. The CPU area is located within the traditional territory of the 

Kumeyaay, also known as Ipai, Tipai, or Diegueño (named for Mission San Diego de Alcalá). 

According to documentation in the ethnographic record, the Kumeyaay territory ranged from 

between Agua Hedionda Lagoon and Batiquitos Lagoon in the northwest, east through present day 

Escondido to the southern end of the Salton Sea, and then southeast through the Sonoran Desert 

into Mexico, with the southwestern boundary near Todos Santos Bay in Baja California, Mexico, 

south of Ensenada. Four to six dialects were present within the Kumeyaay territory, and 

northernmost groups referred to themselves as Ipai, while those in the southern portions of the 

Kumeyaay territory refer to themselves as the Kamiai, Kamiyahi, or Tipai. Ipai and Tipai were 

thought to be two distinct dialects of Kumeyaay, which was part of the Yuman Family of the Hokan 

Stock. The Ipai were present immediately south of the Luiseño, with the southern boundary near the 

San Diego Bay and generally following the San Diego River Valley eastward. The Tipai were present 

south of the San Diego River Valley into Mexico. At the time of Spanish contact, Yuman-speaking 

Kumeyaay bands occupied southern San Diego and southwestern Imperial counties and northern 

Baja California. (Appendix E). 

At the time of Spanish colonization in the late 1700s, several major Kumeyaay villages or rancherias 

were located in proximity to the community planning area boundaries we know today. The closest 

villages were Ystagua to the west in present-day Sorrento Valley, Peñasquitos to the northeast in the 

canyon along Los Peñasquitos Creek, Onap to the south within present-day Rose Canyon, and 

Pawai/Pawaii/Paguay located further east near present-day Poway. The coastal villages of Ystagua, 

Onap, Jamo (Rinconada) which was located along the west side of Rose Canyon, where the Rose 

Canyon drainage enters into Mission Bay, and Sallagua, which was located further north near the 

San Dieguito River Valley, were noted in early diaries because of their proximity to the El Camino 

Real, the north/south route between the San Diego Presidio, the San Diego Mission de Alcalá, and 
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other missions and Spanish ranchos to the north. It is also likely that the east/west canyons and 

tributaries were also often used by the Kumeyaay as travel corridors from interior coastal plain 

areas, to and from villages located along, and at the mouth of the rivers (Appendix E). These river 

valleys were often referred to by native speakers as oon-ya, meaning trail or road, describing one of 

the main routes linking the interior of San Diego with the coast. For example, the floodplain from the 

San Diego Mission de Alcalá to the ocean was hajir or qajir. (Appendix E). 

The village of Ystagua is significant to the CPU area as it represents the closest of the documented 

Ipai villages during the ethnohistoric period, and is located adjacent to the western boundary of the 

planning area. (Appendix E). 

2.2.5.2 Pre-Contact/Prehistoric Period 

Generally, archaeologists believe that human occupation within San Diego County began sometime 

after 20,000 years Before Present, and likely prior to 11,200 B.C. However, Kumeyaay creation 

stories state that the Kumeyaay people have always resided in San Diego County and were created 

in the sea at the same time as the earth was created. Archaeologists have developed numerous 

chronologies and nomenclature for the archaeological record many of which conflict with each 

other. Most archaeologists divide the human occupation of San Diego County during the prehistoric 

period into three main occupation eras: the Terminal Pleistocene/Early Holocene Period, the Middle 

Holocene Period, and the Late Holocene Period. While archaeological studies have taken place in 

San Diego County for over 100 years, portions of San Diego County, especially the coastal region 

within the limits of the City of San Diego, have few well-dated deposits as a result of development 

and the destruction of sites prior to the implementation of environmental laws and systematic 

archaeological studies. (Appendix E). 

2.2.5.3 Historic Period 

San Diego history can be divided into three periods: the Spanish, Mexican and American periods. 

Additionally, the Historic Context Statement (Appendix F) categorizes the history of Mira Mesa into 

chronologically ordered periods of development, which are further categorized into overarching themes: 

• Early Development Period (1823–1968) 

o Theme: Early Agriculture and Ranching (1823–1968) 

• Development Boom Period (1958–1979) 

o Theme: Residential Development (1969–1979) 

o Theme: Civic and Institutional Development (1969–1979) 

o Theme: Recreational and Commercial Development (1970–1979) 
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• Community Expansion and Continued Development (1980–1990) 

o Theme: Residential Development (1980–1990) 

o Theme: Institutional and Recreational Development (1980–1990)  

o Theme: Expansion of Commercial Facilities and Industrial (1981–1990) 

• Shifting Demographics (2000-2016) 

National Register Bulletin 15 defines a theme as a “means of organizing properties into coherent 

patterns based on elements such as environment, social/ethnic groups, transportation networks, 

technology, or political developments of an area during one or more periods of prehistory or 

history. A theme is considered to be significant if it can be demonstrated through scholarly research, 

to be important to American history.” Important themes have been distilled into residential 

development, commercial development, civic and institutional development, recreational 

development, military development, and agricultural development.  

These development periods are discussed in the context of the three historic periods. 

Spanish Period (1769–1822) 

In spite of Juan Cabrillo’s earlier landfall on Point Loma in 1542, the Spanish colonization of Alta 

California did not begin until 1769. In 1769, a land expedition led by Gaspar de Portola reached San 

Diego Bay, where they met those who had survived the trip by sea on the San Antonio and the San 

Carlos. Initially, camp was made on the shore of the bay in the area that is now downtown San 

Diego. Lack of water at this location, however, led to moving the camp on May 14, 1769, to a small 

hill closer to the San Diego River near the Kumeyaay village of Kosti/Cosoy/Kosaii/Kosa’aay near 

present day Old Town. 

In August 1774, the Spanish missionaries moved the Mission San Diego de Alcalá to its present 

location 6 miles up the San Diego River valley (modern Mission Valley) near the Kumeyaay village of 

Nipaguay. In 1798, the Spanish constructed the Mission San Luis Rey de Francia in northern San 

Diego County. They also established three smaller mission outposts (asistencias) at Santa Ysabel, 

Pala, and Las Flores. The mission system had a great effect on all Native American groups from the 

coast to the inland areas and was a dominant force in San Diego County. Early Spanish colonial use 

of the CPU area was focused on the western boundary of the planning area, along the coastal 

canyons. (Appendix E). 
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Mexican Period (1822–1846) 

In 1822, the political situation changed as Mexico won its independence from Spain and San Diego 

became part of the Mexican Republic. The Mexican Government began issuing private land grants in 

the early 1820s, creating the rancho system of large agricultural estates. Much of the land came 

from the Spanish missions that the Mexican government secularized in 1833. Another change in 

Mexican San Diego was the decline of the presidio and the rise of the civilian pueblo. The 

establishment of pueblos in California under the Spanish government met with only moderate 

success and none of the missions obtained their ultimate goal, which was to convert to a pueblo. 

The new pueblo of San Diego did not prosper as did some other California towns during the 

Mexican Period. In 1834, the Mexican government secularized the San Diego and San Luis Rey 

missions. The secularization in San Diego County had the adverse effect of triggering increased 

Native American hostilities against the Californios during the late 1830s. The attacks on outlying 

ranchos, along with unstable political and economic factors, led to San Diego’s population decline to 

around 150 permanent residents by 1840. San Diego’s official Pueblo status was removed by 1838 

and it was made a subprefecture of the Los Angeles Pueblo. 

Early Development Period  

Rancho Santa Maria de Los Peñasquitos was San Diego’s first rancho awarded to Captain Francisco 

María Ruiz, Commandant of the Presidio of San Diego as a Mexican land grant in 1823.2 The grant 

comprised of one league, 4,243-acres, at the eastern part of the Los Peñasquitos Canyon and 

extended into Sabre Spring and up to Rancho Bernardo. The name Santa Maria de Los Peñasquitos 

meant “Saint Mary of the Little Cliffs,” and contained present day Mira Mesa, Carmel Valley, and 

Rancho Peñasquitos in southwestern San Diego County. In 1824, Ruiz constructed a one-room 

adobe casa for himself to use while ranching. In 1834, the Mexican government gave Ruiz an 

additional league of land after he expressed his dissatisfaction with the original grant’s inability to be 

cultivated. (Appendix F). 

American Period (1846–Present) 

The Americans raised the United States flag in the square in Old Town San Diego in 1846 and 

assumed formal control with the Treaty of Guadalupe-Hidalgo in 1848. In the quarter of a century 

following 1848, they transformed the Hispanic community into a thoroughly Anglo-American one. In 

1850, the Americanization of San Diego began to develop rapidly. On February 18, 1850, the 

California State Legislature formally organized San Diego County. San Diegans attempted to develop 

the town's interests through a transcontinental railroad plan and the development of a new town 

 
2  Pam Stevens, Images of America: Mira Mesa (Charleston: Arcadia Publishing, 2011), 9.  
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closer to the bay. The failure of these plans, a severe drought that crippled ranching, and the onset 

of the Civil War left San Diego as a remote frontier town. (Appendix E). 

Alonzo Horton’s development of a New San Diego (modern downtown) in 1867 began to swing the 

community focus away from Old Town. After the county seat was moved in 1871 and a fire 

destroyed a major portion of the business block in April 1872, Old Town rapidly declined in 

importance. By 1872, San Diegans relocated the center of the city and community to a new location 

that was more accessible to the bay and to commerce. (Appendix E). 

Throughout the Mexican and early American periods, much of the CPU area remained largely 

undeveloped. Mira Mesa earned its current name from one if its first American settlers, E.W. Scripps, 

a newspaper publisher who purchased 400 acres in the area to construct Miramar Ranch. It was not 

until the end of the Korean War that the CPU area began to take on portions of its current form due 

to the influx of American military personnel. In 1958, the CPU area was annexed to the City of San 

Diego, along with Del Mar Heights and a portion of MCAS Miramar (previously the Naval Air Station 

Miramar). Through 1969, the population of Mira Mesa remained small, and little residential and 

community growth occurred. San Diego neighborhoods, including Mira Mesa, experienced a severe 

population boom starting in 1969 (Appendix E). 

Development Boom Period (1958 – 1979) 

Mira Mesa did not exist in its current state until 1969. Prior to that, the land was primarily rocky, 

brush-covered mesa with finger canyons leading to Lopez and Peñasquitos Canyons to the north, 

Rattlesnake and Carroll Canyons to the south and Sorrento Valley to the west. Prior to this period of 

development, the area was largely rural with areas focused on military development. On November 

7, 1958, as part of a large annexation, Mira Mesa along with Del Mar Heights and Miramar Naval Air 

Station became an official part of the City of San Diego. (Appendix F). 

Interested parties disclosed preliminary plans for a new residential community on 800-acres north 

of Miramar in 1958. The tentative map of the proposed subdivision named Mira Mesa showed 

approximately 2,800 sites for single-family homes, a 40-acre site for multiple-family housing, a 40-

acre shopping center, a high school site of 50-acres, 3 elementary schools, a 13-acre park, and 

multiple other locations for professional buildings, churches, and a small neighborhood shopping 

center or strip mall. (Appendix F). 

At the start of 1969, Mira Mesa had all the necessary elements for development including water 

availability, flat land, no unmanageable zoning restrictions, roadway access, and most importantly a 

high demand for housing in the area. Mira Mesa’s population began to rise as more tracts opened 

increasing from 1,180 in 1970 to 3,200 in 1971, 10,800 in 1972, and 16,900 by 1973. In response to 

the demand for housing, multiple developers emerged in Mira Mesa and began to acquire large 
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tracts of land. The work of companies like Pardee Construction Company (Pardee) and the Larwin 

Company along with multiple other developers created a sense of competition in the area. Mira 

Mesa’s competitive and accelerated building program resulted in a large residential boom during 

this period of development. Between October 1969 and October 1976, approximately 8,685 dwelling 

units were constructed, and the area had attained a population of approximately 28,800. From early 

1971 until mid-1972, Mira Mesa led the City of San Diego’s construction activity and remained tied 

for growth with the Tierrasanta community (located southeast of Mira Mesa) between 1973 and 

1974. By January 1978, Mira Mesa consisted of approximately 10,457 dwelling units with a 

population of approximately 34,600 people. (Appendix F). 

Community Expansion and Continued Development (1980-1990) 

Mira Mesa’s expansion displayed little evidence of slowing down after a development boom 

between 1969 and 1979. The community continued to be one of the most rapidly growing areas in 

San Diego, starting as a few scattered farms in 1969 and developing into a community with 11,500 

dwelling units and a population of 37,600 by 1980. By the time the community had enough schools, 

parks, and other facilities to service the 1980 population, additional growth between the late 1970s 

into 1980 caused the community to fall behind population-based park standards of the City’s 

General Plan. Mira Mesa by this time had become less isolated, and citizens no longer had to travel 

outside of Mira Mesa to do everyday tasks such as grocery shopping and purchasing gas, but the 

rate of development proved to be too rapid for many residents. Development between 1980 and 

1990 was more diversified, higher in density, and more conscious of its impact to sensitive areas 

such as Los Peñasquitos Canyon. The City Council in 1986 adopted the first Public Facilities Financing 

Plan and Facilities Benefit Assessment for Mira Mesa. The Facilities Benefit Assessment contained a 

provision that whenever a developer filed a building permit they would pay into a fund that financed 

parks, roads, fire stations and libraries. This was intended to ensure that the community’s public 

amenities and infrastructure would not fall behind future population demands. (Appendix F). 

Traffic into and out of Mira Mesa had long been a complaint of its citizens, having only one 

connecting street (Miramar Road) to the I-5 and I-805 freeways at La Jolla Village Drive. After an 11-

year planning effort to provide an east-west route for the growing northern section of the City, a 

four-lane 2.3-mile extension of Mira Mesa Boulevard connected Mira Mesa to the two heavily 

trafficked freeways, I-5 and I-805. A key benefit of the road’s extension relieved congestion on 

Miramar Road, which in the early 1980s exceeded its capacity by an estimated 50,000 cars a day. The 

Mira Mesa Boulevard expansion accommodated up to 25,000 cars daily. The road’s financing came 

from an assessment district made up of the property owners along the route. Despite being a 

welcome addition to residents in the area, more east-west routes would be required in the future to 

link the inland freeways to the coast. Since its opening in 1983, the Mira Mesa Boulevard extension 

underwent two widening projects into six lanes and eventually became eight lanes. (Appendix F). 
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Mira Mesa’s population increased 66 percent between 1980 and 1990. The CPU area was one of the 

major employment centers of the region with approximately 28,000 people employed in Mira Mesa 

in 1986. The major employment types included manufacturing, retail trade, and business services. 

Additionally, MCAS Miramar remained one of the region’s major employers with 11,000 military and 

2,500 civilian employees. The total on-base residential population in 1990 was 2,873, of this 

population 2,210 lived in group quarters, 111 in single-family units, and 78 in mobile homes. In 1990, 

Miramar College expanded with an instructional center with computer and business courses and a 

new library. More than 6,000 students were registered for the fall 1990 semester, which could 

contribute to the population growth in the CPU area. (Appendix F). 

Shifting Demographics (2000-2016) 

In 2000, the CPU area remained relatively similar to its 1975 demographic of young, white, and 

middle-class families. The total population of the CPU area in 2000 was 72,005, 45 percent being 

non-Hispanic white. The second largest group were Asians with 40 percent. Compared to the 

citywide average of 9 percent, the CPU area displayed a higher than average Asian population. The 

largest population group by age were those under 18 with 17,228 people. This can be attributed to 

Miramar College located within the CPU area and MCAS Miramar located directly south of the CPU 

area. In 2000, 10 percent of Mira Mesa’s population was enrolled in undergraduate school and 2 

percent were enrolled in graduate school. The CPU area’s median household income was $62,804 

compared to the citywide household income of $47,268. (Appendix F).  

In 2012, the largest employment industries in the CPU area included professional and business 

services with 27,287 people and manufacturing with 9,603 people out of the 75,275 total people 

employed in the CPU area. The majority of these employment centers were located in the Sorrento 

Valley area of the CPU area. Industries in this area included the communications, computer and 

electronic, software, biopharmaceutical manufacturing, medical devices and diagnostic equipment, 

defense, clean energy, and aerospace industries. Jobs in these industries typically required a higher 

education level and result in higher salaries for skilled labor. The CPU area’s median household 

income in 2016 was $94,215, compared to the median household income in the United States of 

$60,309. As a result of the high median income, the CPU area was an upper-income community. The 

largest income group in the CPU area was comprised of households earning $75,000 to $99,000. 

Comparing the annual income in the CPU area to the citywide annual income, there was a smaller 

percentage of households with an annual income less than $44,999 and a smaller percentage of 

annual incomes that were more than $200,000. (Appendix F). 

In 2016, the total population of the CPU area was 76,434. Over 74 percent of households were 

“family households,” which were defined as a household maintained by a householder who is in a 

family and includes any unrelated people who may be residing with them. The number of family 
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households in an area is equal to the number of families. In the CPU area, families with children 

under the age of 18 made up 33 percent of households compared to 30 percent of households 

citywide. There was a smaller percent of people living alone in the CPU area (16.8 percent) 

compared to 28.1 percent citywide. Additionally, the CPU area had a higher percentage of 

households with four or more persons with 32 percent compared to 23 percent citywide. Mira Mesa 

as a result generally has more families living in it with small children when compared to citywide 

averages. (Appendix F). 

Mira Mesa is an ethnically diverse community. In 2016, Asians constituted 39 percent of the 

population, while non-Hispanic whites made up 33 percent. Hispanics represented 20 percent, 

residents with two or more races made up four percent, and Blacks constituted three percent of the 

CPU area’s population. In comparison, citywide  in 2017, Asians made up 17.3 percent of the total 

population, Hispanics 30.3 percent, and non-Hispanic white 56.7 percent. The CPU area had a lower 

percentage of non-Hispanic whites and Hispanics and a larger population of Asians when compared 

citywide. The community’s Asian population, specifically Filipino, is reflected in the area’s commercial 

properties including the grocery store Seafood City, 8955 Mira Mesa Boulevard, and the Vinh-Hung 

Supermarket, 10550 Camino Ruiz. The CPU area’s restaurants also reflect the high number of 

Filipinos in the community including R and B Filipino Cuisine (11257 Camino Ruiz), Jollibee (8436 Mira 

Mesa Boulevard), Valerio’s City Bakery (9396 Mira Mesa Boulevard), Café 89 (8945 Mira Mesa 

Boulevard), Manila Fast Food and Desserts (8979 Mira Mesa Boulevard), Nanay’s Best BBQ (6755 

Mira Mesa Boulevard), Trining’s Bakery & Cafe (10606 Camino Ruiz), and Max’s Restaurant (8285 

Mira Mesa Boulevard). (Appendix F). 

2.2.6 HAZARDS AND HAZARDOUS MATERIALS 

Potential impacts to hazards and hazardous materials associated with implementation of the 

proposed CPU are discussed in Section 5.6, Hazards and Hazardous Materials, of this PEIR. 

2.2.6.1 Hazardous Materials Sites 

Hazardous materials are substances with certain physical or chemical properties that could pose a 

substantial present or future hazard to human health or the environment when improperly handled, 

disposed, or otherwise managed. Hazardous materials are used for a variety of purposes, including service 

industries, various small businesses, medical uses, schools, and households. Many chemicals used in 

household cleaning, construction, dry cleaning, film processing, landscaping, and automotive maintenance 

and repair are considered hazardous. Businesses that handle/generate hazardous materials within the City 

are monitored by the U.S. Environmental Protection Agency. Small-quantity hazardous waste generators 

include facilities such as automotive repair, dry cleaners, and medical offices.  
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A search of federal, state, and local environmental regulatory agency databases was conducted in 

order to identify sites within the CPU area that may have been impacted by hazardous materials or 

wastes. The search identified five sites with a ranking of 4 (high). These properties are undergoing 

active remediation with regulatory oversight. The facilities and the extent of known impacts within 

the CPU area are described below. Additional details are provided in Section 5.6, Hazards and 

Hazardous Materials, of this PEIR and in Appendix G, Hazardous Materials Technical Study.  

EMD Chemicals (10394 Pacific Center Court)  

The facility is associated with two closed cases. According to the closure reports, chlorinated 

solvents remain at the property in soil, soil gas, and indoor air, and heavy metals remain in soil. A 

ventilation system was implemented above a chloroform plume and, as of 2009, the system was 

active with a minimum requirement of 1.97 air exchanges per hour. Land use controls are in place 

(no schools hospitals, churches, water supply wells within 0.5 miles). 

Frame Marital Trust (8655 Commerce Avenue) 

The property is a 4,800 square-foot commercial building that was formerly operated as a dry 

cleaning facility and is associated with one open Voluntary Assistance Program case. 

Perchloroethylene (PCE) concentrations remain in soil and soil vapor from former dry cleaning 

operations. PCE concentrations were measured at a maximum of 91,000 micrograms per liter in soil 

gas beneath the property. A human health risk assessment performed in 2016 indicated levels of 

PCE and trichloroethylene in soil gas exceeding the acceptable risk factor for site occupants from 

exposure to these contaminants migrating into indoor air (SCS Engineers 2016). According to 

correspondence on Geotracker, an active soil vapor extraction system has been in place since 2016. 

Plaza Sorrento (6755 Mira Mesa Boulevard, Suite 133–135) 

A Voluntary Assistance Program case was opened on September 27, 2019, for historical use as a dry 

cleaner. According to the Voluntary Assistance Program application, PCE soil gas concentrations remain 

10 to 15 feet east of the former dry cleaner property, beneath a retail grocery store, at levels above the 

current residential and commercial screening levels. According to documents on Geotracker, vapor 

mitigation operations and maintenance system is being operated due to elevated PCE concentrations 

detected at a maximum of 4,700,000 micrograms per cubic meter (Terracon 2019). 

Linda Vista Landing Field (San Diego) 

The Linda Vista Valley Auxiliary Field is a former auxiliary airfield and landing strip and was 

reportedly used as a practice field for bombing. Visual site inspections conducted by USACE in 1997 

found no evidence of munitions and explosives or concern for munitions debris; however, a Site 
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Inspection Report by Parsons recommends further evaluation in the form of a Remedial 

Investigation and Feasibility Study for the property (Parsons 2009). The property has been 

redeveloped and is currently occupied by residences, commercial structures and, portions of 

Miramar College and Wangenheim Middle School campuses. According to the Formerly Used 

Defense Sites database, the property is known or suspected to contain military munition and 

explosives of concern. 

Sunflower Property (9755 Distribution Avenue) 

The property was formerly a dry cleaning supply storage facility and is associated with an open 

remediation case. Multiple accidental releases of PCE into soil, soil gas, and groundwater have 

occurred. According to the Request for Closure, a soil vapor extraction system has been operating at 

the property since 1999 and a sub-slab depressurization system has been operating since 2011 (Risk 

Assessment & Management Group 2019). A request for closure was submitted to the Department of 

Toxic Substances Control in March 2019 and was denied based on required additional soil and 

groundwater investigation to fully delineate the vertical contamination. 

2.2.6.2 Wildfire Hazards 

Most of the CPU area is located within a Very High Fire Hazard Severity Zone within a Local 

Responsibility Area (CAL FIRE 2022), particularly along the northern boundary of the CPU area and 

the eastern portion of the CPU area, as shown on Figure 2-9.  

2.2.6.3 Emergency Preparedness 

The City is a participating jurisdiction in the San Diego County Multi-Jurisdictional Hazard Mitigation 

Plan, a countywide plan to identify risks and minimize damage from natural and human-made 

disasters (County of San Diego 2018). The primary goals of the Multi-Jurisdictional Hazard Mitigation 

Plan include efforts to promote and provide compliance with applicable regulatory requirements 

(including through the promulgation/enhancement of local requirements), increase public 

awareness and understanding of hazard-related issues, and foster inter-jurisdictional coordination.  

The San Diego Office of Homeland Security oversees the City’s Homeland Security, Disaster 

Preparedness, Emergency Management, and Recovery/Mitigation Programs. The primary focus of 

this effort is to ensure comprehensive emergency preparedness, training, response, recovery, and 

mitigation services for disaster-related effects. The San Diego Office of Homeland Security also 

maintains the City’s Emergency Operations Center and an alternate Emergency Operations Center in 

a ready-to-activate status, ensures that assigned staff are fully trained and capable of carrying out 

their responsibilities during activations, and manages the Emergency Operations Center during 
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responses to multidepartment and citywide emergencies to support incident response activities and 

maintain citywide response capabilities (County of San Diego 2018). 

Additionally, the City is a participating agency in the County’s Unified San Diego County Emergency 

Services Organization and County of San Diego Operational Area Emergency Operations Plan 

(County of San Diego 2018), which addresses emergency issues including evacuation. Annex Q 

(Evacuation) of the Emergency Operations Plan notes that: “Primary evacuation routes consist of 

major interstates, highways and prime arterials within San Diego County…,” with I-15 and I-805 

identified as evacuation routes in the CPU area. 

2.2.6.4 Aircraft Hazards 

The State of California requires that the San Diego County Regional Airport Authority, as the Airport 

Land Use Commission (ALUC), prepares an Airport Land Use Compatibility Plan (ALUCP) for each 

public-use airport and military air installation in San Diego County. An ALUCP contains policies and 

criteria that address compatibility between airports and future land uses that surround them by 

addressing noise, overflight, safety, and airspace protection concerns to minimize the public’s 

exposure to excessive noise and safety hazards within the airport influence area (AIA) for each 

airport over a 20-year horizon. The City of San Diego implements the adopted ALUCPs with the 

Airport Land Use Compatibility Overlay Zone.  

The MCAS Miramar ALUCP was adopted in 2008 and amended in 2011. MCAS Miramar is located 

directly to south of the CPU area, and the entirety of the CPU area is located either in MCAS 

Miramar’s AIA Review Area 1 or 2, as shown on Figure 2-10, with additional zones shown on 

Figure 2-11. The composition of each area is determined as follows: 

• Review Area 1 consists of locations where noise and safety concerns may necessitate 

limitations on the types of land use actions. Specifically, Review Area 1 encompasses 

locations exposed to aircraft noise levels of 60 Community Noise Equivalent Level (CNEL) or 

greater together with all of the safety zones. Within Review Area 1, all types of land use 

actions are to be submitted to the ALUC for review to the extent review is required by law. 

• Review Area 2 consists of locations beyond Review Area 1 but within the airspace protection 

and/or overflight notification areas. Limits on the heights of structures, particularly in areas 

of high terrain, are the only restrictions on land uses within Review Area 2. The recordation 

of overflight notification documents is also required in locations within Review Area 2. Within 

Review Area 2, only land use actions for which the height of objects is an issue are subject to 

ALUC review. 
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The ALUCP for MCAS Miramar contains policies related to noise, safety compatibility, airspace 

protection, and overflight factors for areas within each AIA. The purpose of noise compatibility 

policies is to avoid the establishment of new incompatible land uses and exposure of the users to 

levels of aircraft noise that can disrupt the activities involved. Safety compatibility policies are 

intended to minimize the risks of an off-airport accident or emergency landing. Airspace protection 

surfaces are established to evaluate the airspace compatibility of land use actions in the AIA. 

Airspace protection compatibility policies ensure that structures and other uses of the land do not 

cause hazards to aircraft in flight within the airport vicinity. Hazards to flight may include but are not 

limited to physical obstruction of navigable airspace, wildlife hazards (such as bird strikes), and land 

use characteristics that create visual or electronic interference with aircraft navigation or 

communication. The airspace protection surfaces establish the maximum height that objects on the 

ground can reach without potentially creating constraints or hazards to the use of the airspace by 

aircraft approaching, departing, or maneuvering in the vicinity of the airport. Overflight compatibility 

policies are intended to help notify people about the presence of overflights near airports so they 

can make informed decisions regarding acquisition or leasing of property in the area.  

The majority of the western half and southern portion of the CPU area falls within the 60 CNEL 

contour or higher; a smaller southern portion falls within the 65 CNEL noise contour or higher. The 

entirety of the CPU area is within the airspace protection boundary for MCAS Miramar. Portions of 

the CPU area are within the overflight notification area and FAA Height Notification Area. The 

entirety of the CPU area is within the FAR Part 77 Outer Boundary. Portions of the 

eastern/southeastern CPU area are located within the Accident Potential Zone 2 and Transition Zone 

for MCAS Miramar Safety Compatibility. These safety zones are established for the purpose of 

evaluating safety compatibility of land use development in the AIA and the ALUCP contains specific 

criteria for development review in each zone. Projects located within the AIAs are reviewed for 

consistency with the ALUCP.  

2.2.7 HYDROLOGY AND WATER QUALITY 

Potential hydrology and water quality impacts associated with implementation of the proposed CPU 

are discussed in Section 5.7, Hydrology and Water Quality, of this PEIR. 

2.2.7.1 Drainage  

The two major drainage channels draining through (or directly adjacent to) the CPU area are Carroll 

Canyon Creek and Los Peñasquitos Creek. The CPU area is mostly developed and has extensive 

impervious surfaces. Nearly all rainfall can be expected to become runoff because of limited 

opportunities for infiltration. Typical runoff response from highly impervious areas consists of high 

peak flow rates for short durations. Stormwater runoff originating in Mira Mesa is conveyed to the 
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receiving waters via streets, gutters, cross gutters, open channels, creeks, and other storm drain 

systems. More information can be found in Appendix H, Hydrology and Water Quality Report. 

Major drainage inputs into the CPU area include the upper tributaries of Carroll Canyon Creek, and 

the Lopez and Flanders canyons. The Carroll Canyon Creek drainage area upstream of the CPU area 

boundary includes the small area draining into Miramar Reservoir, and the residential areas 

surrounding Miramar Reservoir. The Carroll Canyon watershed is approximately 17.4 square miles 

in size, and the portion upstream of the CPU area is approximately 2.1 square miles. Refer to Figure 

2-12 showing rivers, creek, and storm drainage within the CPU area and immediate surroundings. 

2.2.7.2 Floodplains 

Each water body studied by the Federal Emergency Management Agency (FEMA) is mapped on one 

or more Flood Insurance Rate Maps. FEMA Flood Hazard Zones within the CPU area include Zone AE, 

Zone A, and Zone X. The term “floodplain” refers to the area that experiences flooding during a high 

flow event. The floodplain includes both actively flowing areas as well as areas that are more 

ponded and not actively flowing. The “floodway” is the portion of the floodplain reserved to let the 

stronger-flowing floodwaters pass and not cause an unacceptable increase in flood elevations. 

Carroll Canyon Creek and Los Peñasquitos Creek have been studied and documented in the FEMA 

Flood Insurance Study for San Diego County, California, and Unincorporated Areas, most recently 

revised in December 2019 (FEMA 2019).  

Based on mapping from FEMA, almost all of the developed CPU area lies outside of mapped 

floodplains (FEMA 2019). Portions of the Los Peñasquitos Canyon Creek corridor, Lopez Canyon, and 

Carroll Canyon Creek are within the mapped 100-year floodplain with some areas designated as a 

regulatory floodway. As shown in Figure 2-13, Flood Zones, the 100-year and 500-year floodways are 

primarily limited to the canyon areas. Portions of the mapped 100-year floodplain are also 

designated Special Flood Hazard Area, which are high-risk areas defined as any land that would be 

inundated by the 100-year flood (the flood having a 1% chance of occurring in any given year). 

2.2.7.3 Water Quality 

Stormwater runoff originating in the CPU area is conveyed via streets, gutters, cross gutters, creeks, 

and storm drain systems resulting in limited opportunities for infiltration for much of the area. Thus, 

pollutants in runoff may reach receiving waters. Areas with additional pollutant protection for 

stormwater runoff include industrial sites that have implemented best management practices 

required by the Industrial Stormwater General Permit or individual waste discharge requirements 

issued by the San Diego RWQCB, and development projects classified as “Priority Development 

Projects” that have been constructed since the City adopted the Stormwater Standards Manual. 
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Receiving waters from runoff within the CPU area include the Los Peñasquitos Lagoon, Los 

Peñasquitos Creek, and Carroll Canyon Creek and Tributaries. Typical pollutants from existing land 

uses within the CPU area include sediment, nutrients, heavy metals, organic compounds, trash and 

debris, oxygen demanding substances, oil and grease, bacteria and viruses, and pesticides. 

Beneficial Uses 

Beneficial uses are the uses of water necessary for the survival or wellbeing of humans, plants, and 

wildlife. These water uses serve to promote the tangible and intangible economic, social, and 

environmental goals of humankind. The Water Quality Control Plan for the San Diego Basin (RWQCB 

2021) prepared by the RWQCB identifies beneficial uses for inland surface waters, coastal waters, 

reservoirs and lakes, and ground waters.  

Los Peñasquitos Lagoon. Existing beneficial uses identified for the Los Peñasquitos Lagoon include 

Contact Water Recreation (REC-1), Non-contact Water Recreation (REC-2), Biological Habitats of 

Special Significance (BIOL), Estuarine Habitat (EST), Wildlife Habitat (WILD), Rare, Threatened, and 

Endangered Species (RARE), Marine Habitat (MAR), Migration of Aquatic Organisms (MIGR), and 

Spawning, Reproduction, and/or Early Development (SPWN). 

Los Peñasquitos Creek. Existing beneficial uses identified for the Los Peñasquitos Creek include 

Agricultural Supply (AGR), Contact Water Recreation (REC-1), Non-contact Water Recreation (REC-2), 

Warm Freshwater Habitat (WARM), Cold Freshwater Habitat (COLD), and Wildlife Habitat (WILD). 

Industrial Service Supply (IND) is a potential beneficial use. 

Carroll Canyon Creek and Tributaries. Existing beneficial uses identified for the Carroll Canyon Creek 

and Tributaries included Agricultural Supply (AGR), Non-contact Water Recreation (REC-2), Warm 

Freshwater Habitat (WARM), Cold Freshwater Habitat (COLD), Wildlife Habitat (WILD), and Rare, 

Threatened, and Endangered Species (RARE). Industrial Service Supply (IND) and Contact Water 

Recreation (REC-1) are potential beneficial uses. 

Clean Water Act Section 303(d) Impaired Water Bodies and Total Maximum Daily Loads 

Under Section 303(d) of the Clean Water Act, states, territories, and authorized tribes are required to 

develop a list of water quality limited segments. Waters on the list do not meet water quality 

standards even after point sources of pollution have installed the minimum required levels of 

pollution control technology. The law requires establishment of priority rankings for waters on the 

list and development of action plans, called Total Maximum Daily Loads, to improve water quality. 

The San Diego RWQCB is responsible for developing the Section 303(d) list in the San Diego region.  
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The receiving waters for the CPU area that are currently listed as impaired (based on the current 

2016 303[d] list) are Los Peñasquitos Lagoon, Los Peñasquitos Creek, and the Carroll Canyon Creek 

and Tributaries as described below. 

Los Peñasquitos Lagoon. The main pollutant/stressor to the natural function of the lagoon is caused by 

sedimentation/siltation, with the majority of sediment coming from the Carroll Canyon Creek watershed.  

Los Peñasquitos Creek. The main pollutants/stressors in the creek are benthic community effects, 

phosphates, total dissolved solids, and toxicity.  

Carroll Canyon Creek and Tributaries. The main pollutants/stressors in the creek are benthic 

community effects and toxicity.  

2.2.7.4 Groundwater 

The principal groundwater basins in the San Diego region are small and shallow. Only a small 

portion of the region is underlain by permeable geologic formations that can accept, transmit, and 

yield appreciable quantities of groundwater. In many parts of the region, usable groundwater occurs 

outside of the principal groundwater basins. There are groundwater-bearing geologic formations in 

the region that do not meet the definition of an aquifer. Accordingly, the term "groundwater" for 

basin planning and regulatory purposes, includes all subsurface waters that occur in fully saturated 

zones within soils, and other geologic formations. Subsurface waters are considered groundwater 

even if the waters do not occur in an aquifer or an identified groundwater basin.  

Most of the groundwater in the region has been extensively developed; the availability of potential 

future uses of groundwater resources is limited (SDRWQCB 2013). Further development of 

groundwater resources would probably necessitate groundwater recharge programs to maintain 

adequate groundwater table elevations. 

The CPU area does not lie within an area of appreciable permeable geologic formations, nor does it 

significantly contribute recharge to any major groundwater basin in San Diego County.  

2.2.8 LAND USE 

Potential land use impacts associated with implementation of the proposed CPU are discussed in 

Section 5.8, Land Use, of this PEIR. 

2.2.8.1 Existing Land Uses 

Existing land uses within the CPU area, as of 2018, are summarized in Table 2-9. Residential use is 

the most predominant existing land use in the CPU area, occupying approximately 2,736 acres (29%) 
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of the CPU area, closely followed by Open Space with approximately 2,414 acres (26%). The 

Industrial land use is the third largest land use occupying approximately 2,006 acres (22%) while 

Office land uses account for approximately 654 acres (7%) of the CPU. There are approximately 49 

acres of Vacant/Undeveloped land in the CPU area. 

Table 2-9 

Existing Land Use Distribution Summary 

Land Use 

Land Area 

(acres1) 

Land Area Percentage of 

Total CPU Area 

Residential  2,736 29.3 

Commercial  434 4.6 

Office 654 7 

Industrial 2,006 21.5 

Public and Community Facilities 644 6.9 

Open Space 2,414 25.8 

Cemetery 213 2.3 

Parking Lot  86 0.9 

Vacant/Undeveloped 49 0.5 

Transportation/Community/Utilities  108 1.2 

TOTAL 9,3442 100 

Source: City of San Diego 2018. 
1 All acres are rounded to the nearest acre.  
2 Right-of-way and utilities are excluded from the total. 

Average residential density in the CPU area is approximately eight dwelling units per acre, 

demonstrating the relatively compact suburban form that predominates in the community and 

includes single-family homes, townhomes, multiplex apartment and condominium complexes. 

Existing residential uses are generally geographically located east of Camino Santa Fe and north of 

Carroll Canyon, as well as along Sorrento Valley Boulevard and a small pocket south of Lusk 

Boulevard and north of Mira Sorrento Place.  

Existing non-residential development is generally concentrated in the Sorrento area (east of Camino 

Santa Fe) and south of Carroll Canyon along Miramar Road. Commercial centers are also located at 

the intersections of Mira Mesa Boulevard and Camino Ruiz and Black Mountain Road. Miramar 

College is located east of Black Mountain Road and west of I-15. Other non-residential uses, 

including schools and public facilities, are scattered throughout the CPU area. 
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2.2.8.2 General Plan 

The City of San Diego General Plan, adopted in 2008, is a comprehensive “blueprint” for San Diego’s 

growth over the next 20 to 30 years. The General Plan provides the broad citywide vision and 

development framework. Central to the plan is the “City of Villages” strategy, which focuses growth 

in pedestrian-friendly, mixed-use activity centers linked to an improved regional transit system. As a 

part of this strategy, the General Plan identifies over 50 community planning areas in the City, 

including Mira Mesa, for which community plans are to be developed or updated to provide more 

localized policies. The Mira Mesa Community Plan is intended to provide a vision for and guide future 

growth and development within Mira Mesa, in concert with the framework of the General Plan. The 

proposed CPU further expresses the General Plan policies in the context of the Mira Mesa Community 

with policies that complement the General Plan goals and policies, while also addressing specific 

community needs. The General Plan provides the citywide planning framework, while the detailed 

policies and recommendations of the Mira Mesa Community Plan are used during the review and 

assessment of public and private development projects proposed in Mira Mesa. 

2.2.8.3 Adopted Mira Mesa Community Plan 

The Mira Mesa Community Plan was adopted in 1992, and last amended in 2020. The adopted Mira 

Mesa Community Plan covers the same geographic area as the CPU area and identifies key issues, 

goals, and implementation actions for the community. Specific policies to implement the adopted 

Mira Mesa Community Plan’s vision are contained in its individual plan elements, which include 

Sensitive Resources and Open Space System, Transportation System, Park and Recreation Facilities, 

Community Facilities, Residential Land Use, Industrial Land Use, Commercial Land Use, Carroll 

Canyon Master Plan Area, and Development Criteria. The adopted Mira Mesa Community Plan 

would be replaced by the proposed CPU. Existing community plan land use is shown on Figure 2-14. 

2.2.8.4 Existing Zoning 

Zoning implements the land use designations and policies set forth in the General Plan and the 

community plan through development regulations addressing form and design, density and 

intensity, and permitted uses. Figure 2-15, Existing Zoning, illustrates the existing underlying zone 

classifications within the CPU area.  

2.2.9 NOISE 

Potential noise impacts associated with implementation of the proposed CPU are discussed in 

Section 5.9, Noise, of this PEIR. 
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2.2.9.1 Fundamentals of Noise 

Noise is defined as unwanted or annoying sound that interferes with or disrupts normal human 

activities. Although continuous and extended exposure to high noise levels (e.g., through 

occupational exposure) can cause hearing loss, the principal human response to noise is annoyance. 

The response of different individuals to similar noise events is diverse and is influenced by the type 

of noise, perceived importance of the noise, its appropriateness in the setting, time of day, type of 

activity during which the noise occurs, and sensitivity of the individual. 

Sound characteristics include the sound power, which relates to the source of the sound, and sound 

pressure, which is the sound received at a receptor. Sound power is the amount of energy of sound at 

the source. Sound pressure is the pressure vibrations caused by the source but perceived at the ear.  

Levels of noise are measured in units of decibels (dB). However, several factors affect how the 

human ear perceives sound: the actual level of noise, frequency, period of exposure, and 

fluctuations in noise levels during exposure. The human ear cannot equally perceive all pitches or 

frequencies and noise measurements metrics are therefore adjusted or weighted to compensate for 

the human lack of sensitivity to low- and high-pitched sounds. This commonly used adjusted unit is 

known as the A-weighted decibel, or dBA. The A-weighted metric, de-emphasizes very low and very 

high-pitched sound and is most often applied to noise generated by motor vehicle traffic and 

construction equipment. Time-averaged noise levels are expressed by the symbol Leq, with a 

specified duration.   

The Community Noise Equivalent Level (CNEL) represents the 24-hour average equivalent noise level 

at a location, where 5 dBA is added during the evening hours (7 p.m. through 10 p.m.) and 10 dBA is 

added during the night hours (10 p.m. through 7 a.m.). These adjustments account for increased 

noise sensitivity in the evening and night periods in order to account for the lower tolerance of 

individuals to noise during those periods.  

2.2.9.2 Fundamentals of Vibration 

Vibrations are movement of the ground or air caused by explosions, construction works, railway and 

road transport, or other forces causing the earth to move. These vibrational motions are measured 

in terms of peak particle velocity. Construction activities such as pile driving, demolition activity, 

blasting, and other earth-moving operations have the potential to cause ground vibrations that may 

cause structural damage to adjacent buildings. Unless there are extreme flaws in pavement 

surfaces, heavy truck traffic on busy highways rarely cause vibrations strong enough to cause 

damage though occasionally can generate human annoyance.  
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2.2.9.3 Existing Noise Environment 

Noise Sensitive Land Uses 

Noise sensitive land uses (NSLUs) are land uses that may be subject to stress and/or interference 

from excessive noise. Existing NSLUs in the CPU area include medical centers; the Mira Mesa –

Branch Library; various hotels, private and public schools, and daycares; as well as residences 

located in the northeastern, central, and southeastern portions of the CPU area. Industrial and 

commercial land uses are generally not considered to be sensitive to noise. 

Noise Measurements  

In the CPU area, the primary noise generator is traffic from two nearby freeways (I-805 and I-15) and 

major roadways. Mira Mesa’s commercial and industrial areas also generate noise during 

operations. In addition, MCAS Miramar lies immediately to the south of the CPU area and 

contributes military aircraft noise to the CPU area. Ambient noise levels were measured in the 

following focus areas for the CPU: Mira Mesa Gateway, Mira Mesa Town Center, and Sorrento Mesa. 

These measurements help characterize the existing noise environment and assist in determining 

constraints and opportunities for future development. Twelve 15-minute daytime noise level 

measurements and three long-term (up to 24 hours) noise measurements were conducted 

throughout the focus areas. Figure 2-16 shows the noise measurement locations, which are 

summarized in Table 2-10. 

Table 2-10 

Mira Mesa Noise Measurements 

Focus 

Area ID 

Location (Street – Nearest 

landmark) Date Time 

Leq (1 

hour) 

Mira 

Mesa 

Gateway 

ST-1 Hillery Drive – The Home Depot 05/18/2021 9:36am PST 68 

ST-2 Mira Mesa Blvd - Mira Mesa 

Market/Bucca di Beppo Parking Lot 

05/18/2021 12:31pm PST 70 

LT-1 Mira Mesa Blvd - Mira Mesa 

Market/Bucca di Beppo Parking Lot 

05/18–

19/2021 

12:31pm PST 70 

ST-3 Mira Mesa Blvd – United States 

Postal Service 

05/18/2021 9:10am PST 74 

Mira 

Mesa 

Town 

Center 

ST-1 Mira Mesa Blvd – Mira Mesa Mall/ 

Panda Express Parking Lot 

05/18/2021 8:44am PST 73 

ST-2 Camino Ruiz – El Pollo Loco Parking 

Lot  

05/19/2021 1:45pm PST 65 

LT-1 Camino Ruiz – El Pollo Loco Parking 

Lot 

05/19–

20/2021 

1:45pm PST 63 
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Table 2-10 

Mira Mesa Noise Measurements 

Focus 

Area ID 

Location (Street – Nearest 

landmark) Date Time 

Leq (1 

hour) 

Sorrento 

Mesa 

ST-1 Lusk Blvd – West of Pacific Center 

Blvd/ Qualcomm Building Q 

05/20/2021 9:00am PST 69 

LT-1 Lusk Blvd – West of Pacific Center 

Blvd/ Qualcomm Building Q 

05/20–

21/2021 

2:32pm PST 65 

ST-2 Mira Mesa Blvd – Fountain Plaza 

Parking Lot 

05/18/2021 10:58am PST 68 

ST-3 Mira Mesa Blvd – Sorrento 

Commerce Park 

05/18/2021 11:19am PST 59 

ST-4 Mira Mesa Blvd – Plaza Sorrento 

Shopping Center 

05/19/2021 1:14pm PST 72 

Miramar 

Road 

ST-1 Miramar Road – Shell Gas Station 05/21/2021 3:43pm PST 73 

Black 

Mountain 

Road 

ST-1 Black Mountain Road – Intersection 

of Black Mountain Road and Maya 

Linda Road 

05/21/2021 3:05pm PST 65 

ST-2 Black Mountain Road – Little India 

Shopping Center 

05/21/2021 3:25pm PST 59 

Notes: 

PST = Pacific Standard Time; ST – Short-term; LT – Long-term. 

Leq = 1-hour equivalent noise level 

Table 2-11 shows measured noise levels at the actual distance of the meter, and at modeled levels at 

50, 100, and 150 feet from the roadway.  

Table 2-11 

Noise Levels at 50, 100, and 150 feet 

ID1 

Location  

(Street – Nearest landmark) 

Measurement 

Distance (ft) 

Leq (1 hour) 

at Measure 

Point dBA 

Leq (1 

hour) at 

50 feet 

(dBA) 

Leq (1 

hour) at 

100 feet 

(dBA) 

Leq (1 

hour) at 

150 feet 

(dBA) 

Mira Mesa Gateway 

ST-1 Hillery Drive – The Home 

Depot 

10 68 54 48 45 

ST-2 Mira Mesa Blvd - Mira Mesa 

Market/Bucca di Beppo 

Parking Lot 

60 71 73 67 63 
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Table 2-11 

Noise Levels at 50, 100, and 150 feet 

ID1 

Location  

(Street – Nearest landmark) 

Measurement 

Distance (ft) 

Leq (1 hour) 

at Measure 

Point dBA 

Leq (1 

hour) at 

50 feet 

(dBA) 

Leq (1 

hour) at 

100 feet 

(dBA) 

Leq (1 

hour) at 

150 feet 

(dBA) 

ST-3 Mira Mesa Blvd – United States 

Postal Service 

15 74 64 58 54 

LT-1 Mira Mesa Blvd - Mira Mesa 

Market/Bucca di Beppo 

Parking Lot 

60 70 71 65 62 

Mira Mesa Town Center 

ST-1 Mira Mesa Blvd – Mira Mesa 

Mall/ Panda Express Parking 

Lot 

20 73 65 59 55 

ST-2 Camino Ruiz – El Pollo Loco 

Parking Lot  

70 65 68 62 58 

LT-1 Camino Ruiz – El Pollo Loco 

Parking Lot 

70 63 66 60 56 

Sorrento Mesa 

ST-1 Lusk Blvd – West of Pacific 

Center Blvd/ Qualcomm 

Building Q 

10 69 61 55 51 

ST-2 Mira Mesa Blvd – Fountain 

Plaza Parking Lot 

70 68 60 54 50 

ST-3 Mira Mesa Blvd – Sorrento 

Commerce Park 

70 59 62 56 53 

ST-4 Mira Mesa Blvd – Plaza 

Sorrento Shopping Center 

30 72 64 58 55 

LT-1 Lusk Blvd – West of Pacific 

Center Blvd/ Qualcomm 

Building Q 

60 65 57 51 48 

Miramar Road 

ST-1 Miramar Road – Shell Gas 

Station 

20 73 69 63 59 

Black Mountain Road 

ST-1 Black Mountain Road – 

Intersection of Black Mountain 

Road and Maya Linda Road 

70 65 68 62 58 

ST-2 Black Mountain Road – Little 

India Shopping Center 

20 59 62 56 53 

Notes: ft = feet; dBA = A-weighted decibel; Leq = 1-hour equivalent noise level 
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Existing Airport Noise Contours 

The CPU area is affected by military aircraft noise generated from operations at MCAS Miramar. 

Fighter jets, including F-18E/F and F-35 aircraft, flying on the Julian and Seawolf departure routes 

dominate the noise contours emanating from MCAS Miramar. Aircraft generally depart MCAS 

Miramar to the west on one of these two routes. The Julian departure route takes off the runway 

and turns north over Mira Mesa. The Seawolf departure route takes aircraft west over the ocean.  

Figure 2-17 shows the CPU area and the MCAS Miramar noise contours. Noise contours 65 dBA CNEL or 

greater extend from MCAS Miramar to as far as Mira Mesa Boulevard in the CPU area. Most of the land 

in the CPU area north of MCAS Miramar is used for industrial or commercial purposes, which lack noise-

sensitive receptors. There are no residential areas within the 65 dBA CNEL noise contours. 

2.2.10 PUBLIC SERVICES AND FACILITIES 

Potential impacts to public services and facilities associated with implementation of the proposed 

CPU are discussed in Section 5.10, Public Services and Facilities, of this PEIR. Existing public facilities 

that serve the CPU area are described below and their locations are shown on Figure 2-18, Existing 

Public Facilities. 

2.2.10.1 Police Protection 

The San Diego Police Department (SDPD) provides police services including patrol, traffic, 

investigative, records, laboratory, and support services to the City (City of San Diego 2021). The CPU 

area is currently patrolled by Beats 242, 243, and 931 in the Northeastern Division and 

Northwestern Division of the San Diego Police Department. Beat 242 covers the CPU area north of 

Miramar Road from I-15 to Camino Santa Fe. Beat 243 covers the CPU area from Camino Santa Fe to 

I-805. Beat 931 covers the southern boundary of the CPU area, north of Miramar Road. 

The San Diego Police Department has personnel on duty and available to respond to calls for service 

7 days a week, 24 hours a day. The San Diego Police Department currently uses a multilevel priority 

dispatch system, with different response-time guidelines for different call types. Calls for service 

range from level “1 priority,” meaning life-threatening/suspicious activity, to level “4 priority” related 

to non-life-threatening/suspicious activity. Priority E calls, meaning imminent threat to life, receive 

the highest priority.  

http://www.sandiego.gov/planning/genplan/pdf/generalplan/publicfacilites2010.pdf
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2.2.10.2 Fire Protection 

Fire protection services to the CPU area are provided by the San Diego Fire-Rescue Department. In 

addition to fire protection services, the San Diego Fire-Rescue Department also provides emergency 

medical services. 

Fire protection services in Mira Mesa are provided by three San Diego Fire-Rescue Department stations: 

Fire Stations 38, 41, and 44. San Diego Fire Station 38 provides fire protection and advanced life support 

services to a majority of the CPU area and is located at 8441 New Salem Street in the central portion of 

the CPU area. Fire Station 38 was originally built in 1930 and serves Mira Mesa and surrounding areas, 

totaling 7.55 square miles (City of San Diego 2022). This station includes a fire engine, a brush engine, 

and a paramedic unit/medic rescue rig (City of San Diego 2022). 

Fire Station 41 is located at 4914 Carroll Canyon Road, at the western boundary of the CPU area. Fire 

Station 42 was originally built in 1990 and serves Sorrento Valley and surrounding areas, totaling 

10.2 square miles. This station is equipped with one fire engine, one paramedic unit/medic rescue 

rig, and one urban search and rescue rig (City of San Diego 2022) 

Fire Station 44 is located at 10011 Black Mountain Road, in the eastern portion of the CPU area. This 

station serves the eastern portion of the CPU area, totaling 6.58 square miles. This station is equipped 

with one fire engine, one aerial truck, and one battalion chief’s vehicle (City of San Diego 2022).  

Table 2-12, Incident Runs for Fire Stations Serving the CPU Area for Calendar Year 2020, shows the 

number of incident runs for Fire Stations 38, 41, and 44 for Calendar Year 2020. 

Table 2-12 

Incident Runs For Fire Stations Serving The CPU Area For Calendar Year 2020 

Call Category 

Fire Station 38 Fire Station 41 Fire Station 44 

Engine 

38 

Medic 

38 

Brush 

38 

Engine 

41 

USAR 

41 

Medic 

41 

Engine 

44 

Truck 

44 

Battalion 

7 

Fire 126 — — 139 196 — 135 79 160 

Rescue 23 — — 28 275 — 36 31 109 

Emergency 

Medical Response 

1597 — — 710 191 — 1,361 385 8 

Urgent Medical 

Response 

76 — — 18 3 — 48 15 2 

Non-emergency 

Medical Response 

13 — — 5 — — 4 1 — 

Hazard 164 — — 359 7 — 204 37 32 

Service 2 — — 6 1 — 5 5 — 

Source: City of San Diego 2020b 
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Adopted Fire Station Location Measures 

To direct fire station location timing and crew size planning as the community grows, the adopted 

fire unit deployment performance measures based on population density zones are listed in 

Table 2-13, Deployment Measures for San Diego City Growth by Population Density per Square Mile. 

Table 2-13 

Deployment Measures for San Diego City Growth 

By Population Density Per Square Mile 

 

Structure Fire 

Urban Area 

>1,000 people/ 

sq. mi. 

Structure Fire 

Rural Area 

1,000 to 500 

people/sq. mi. 

Structure Fire 

Remote Area 

500 to 50 

people/sq. mi. 

Wildfires 

Populated Area 

Permanent Open 

Space Areas 

1st Due Travel Time 5 12 20 10 

Total Reflex Time 7.5 14.5 22.5 12.5 

1st Alarm Travel 

Time 

8 16 24 15 

1st Alarm Total 

Reflex 

10.5 18.5 26.5 17.5 

Source: City of San Diego 2021. 

Aggregate Population Definitions 

Where more than 1 square mile is not populated at similar densities, and/or a contiguous area with 

different zoning types aggregate into a population “cluster,” the standards (as shown in Table 2-14, 

Aggregate Population Standards) guide the determination of response time measures and the need 

for fire stations. 

Table 2-14 

Aggregate Population Standards 

Area 

Aggregate 

Population 

First-Due Unit Travel 

Time Goal 

Metropolitan >200,000 people 4 minutes 

Urban-Suburban <200,000 people 5 minutes 

Rural 500-1,000 people 12 minutes 

Remote < 500 people >15 minutes 

Source: City of San Diego 2021. 

The City’s emergency medical services also has ambulances, paramedics, and emergency medical 

technicians who respond to emergency calls. There are four levels of calls. Level 1 is the most 
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serious (e.g., heart attack, shortness of breath), and the closest fire engine and an advance life 
support ambulance respond to this type of call. The fire crew must respond within 8 minutes of 
being dispatched pursuant to City requirements, and the ambulance must respond within 12 
minutes for Level 1 (the most serious) calls. A Level 2 call is the next most serious; however, these 
calls are either reprioritized up to a Level 1 call or down to a Level 3 call. Only the advance life 
support ambulance responds to Level 2 calls; no fire station staff or equipment are deployed. The 
response time for a Level 2 call is 12 minutes, the same as for a Level 1 call. For a Level 3 call 
(e.g., someone having extended flu-like symptoms), either a basic or advance life support ambulance 
would respond. A basic ambulance is staffed with two emergency medical technicians, whereas an 
advance life support ambulance is staffed with one paramedic and one emergency medical 
technician. The response time for a Level 3 call is 18 minutes. For a Level 4 call, which is not an 
emergency (e.g., the patient could have driven themselves to a hospital), a basic ambulance would 
respond within 18 minutes of being dispatched. 

2.2.10.3 Parks and Recreation 

The CPU area is served by a community park, athletic field house, an aquatics facility, and a number 
of recreation centers, neighborhood parks, joint-use parks, trails, and open space areas. Existing 
parks and recreation facilities are shown on Figure 2-19. The performance standards for park space 
in the City are outlined in the City’s Parks Master Plan (City of San Diego 2021). The Parks Master 
Plan establishes a Recreational Value-Based Park Standard (Value Standard) as the guideline for 
providing adequate park space. The Value Standard requires 100 Recreation Value-Based points per 
1,000 residents. For the proposed CPU area buildout population estimate of 143,000 residents in 
2050, approximately 14,300 Recreational Value Points would be required to meet this standard. 

2.2.10.4 Schools 

Public education in the CPU area is provided by the San Diego Unified School District (SDUSD), which 
serves students from kindergarten through 12th grade. Table 2-15, School Enrollment, shows the 
most recent enrollment numbers available for the public schools (including San Diego Miramar 
College) that serve student-aged populations within the CPU area.  
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Table 2-15 

School Enrollment  

School Address 

Enrollment 

(2018–2019) 

Sandburg Elementary 11230 Avenida Del Gato 571 

Erickson Elementary 11174 Westonhill Drive 692 

Hage Elementary 9750 Galvin Avenue 696 

Hickman Elementary 10850 Montongo Street 424 

Jonas Salk Elementary  7825 Flanders Drive 702 

Mason Elementary 10340 San Ramon Drive  552 

Walker Elementary 9225 Hillery Drive  389 

Challenger Middle 10810 Parkdale Avenue 976 

Wangenheim Middle 9230 Gold Coast Drive 941 

Mira Mesa High  10510 Marauder Way  2,338 

San Diego Miramar College 8290-B Mira Mesa Boulevard 10,108 (projected) 

Audeo Charter (Independent Study) 7250 Mesa College Drive  416 

TRACE Alternative School  8290-B Mira Mesa Boulevard 471 

Twain Mesa Senior High (Alternative) 10444 Reagan Road 234 

Source: SDUSD 2022 

2.2.10.5 Libraries 

The CPU area is within the service area of the City’s Library System. Each service area for a library is 

two miles, although the area served depends on the proximity and access to residential, 

commercial, and civic uses, as well as roadways and transit. The City’s General Plan establishes a 

minimum of 15,000 square feet of dedicated library space for branch libraries. In addition, branch 

libraries should ideally serve a resident population of 30,000. 

The Mira Mesa Library, located at 8405 New Salem Street, serves the CPU area. The library was 

constructed in 1994 and includes community rooms and play areas. Other nearby libraries include 

the Scripps Miramar Ranch Library to the east of the CPU area. 

2.2.11 PUBLIC UTILITIES 

Potential impacts to public utilities associated with implementation of the proposed CPU are 

discussed in Section 5.11, Public Utilities, of this PEIR. 

The Mira Mesa community is served by a variety of public facilities and services, including utilities 

such as water and sewer, and solid waste services. Many of the infrastructure needs for these 

services are managed through the City’s Capital Improvements Program. The City conducts a 

biannual review of public services, facilities, and utilities implementation in conjunction with the 
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budget/Capital Improvements Program review cycle. As part of this review process, the City assesses 

the need for new or expanded services and public facilities to provide appropriate services and 

infrastructure commensurate with population increase.  

Public utilities include public water, energy, sewer, stormwater, and solid waste collection and 

recycling that are available to serve the CPU area. A description of the existing conditions of each of 

these public utilities is provided below.  

2.2.11.1 Water Supply 

City of San Diego 

The City’s Public Utilities Department (PUD) provides water services to 1.3 million customers through 

a water system that serves over 200 square miles of developed land including the CPU area. The 

City’s PUD purchases approximately 85%–90% of its water from the San Diego County Water 

Authority (Water Authority), the region’s water wholesaler, which is imported from other areas such 

as northern California and the Colorado River.  

The City’s water system consists of a large network of infrastructure connecting residents and 

businesses to the water supply. The City’s water system includes 9 surface raw water storage 

reservoirs, 3 water treatment plants, 32 potable water storage facilities, approximately 3,300 miles 

of water transmission and distribution pipelines, and 49 water pump stations. The City runs three 

water treatment operations—Otay Water Treatment Plant, Alvarado Water Treatment Plant, and 

Miramar Water Treatment Plant—with a total of approximately 450 million gallons per day capacity.  

The City also runs two recycled water facilities. The North City and South Bay Water Reclamation 

Plants were built to treat wastewater to a level that would be approved for non-potable uses such as 

landscape irrigation and manufacturing. These facilities provide water to City residents and 

businesses, as well as other jurisdictions and water districts. 

Established in 1985, the PUD’s Water Conservation Program was established to reduce San Diego’s 

dependence on imported water. Savings are achieved through the implementation of programs, 

policies, and ordinances promoting water conservation practices. All residential, commercial, and 

industrial buildings are required to be certified as having water-conserving plumbing fixtures in 

accordance with SDMC Chapter 14, Article 7, Division 4. The PUD works in collaboration with the 

MWD and the Water Authority to formulate new conservation initiatives, and annually checks 

progress toward conservation goals. 

The City’s 2020 Urban Water Management Plan (UWMP) was developed to serve as the City’s 

overarching water resources planning document to address the City’s water system, water demand, 
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water supply resources, conservation efforts, and historic and projected water use. This UWMP was 

prepared in accordance with the Urban Water Management Act, requiring urban water suppliers to 

adopt and submit a plan every 5 years to the California Department of Water Resources. Every 

urban water supplier providing water for municipal purposes to more than 3,000 connections or 

supplying more than 3,000 acre-feet of water annually must comply. 

The PUD also adopted the Long-Range Water Resources Plan in 2013. This plan provides guidance 

and input on alternative strategies for meeting San Diego’s water needs through 2035 by addressing 

concerns such as population growth and water resource diversification. The plan details existing 

water supplies, new water supply opportunities, objectives, performance measures, and conclusions 

and recommendations. 

In accordance with the Conservation Element of the City’s General Plan (policy CE-A.11), 

development projects are encouraged to implement sustainable landscape design and to use 

recycled water to the maximum extent feasible in development projects to aid in water conservation 

(City of San Diego 2021). 

The Metropolitan Water District of Southern California 

The Metropolitan Water District (MWD) was formed in 1928 to develop, store, and distribute 

supplemental water in Southern California for domestic and municipal purposes. MWD is a 

wholesale supplier of water to its member agencies, which include the Water Authority. It obtains 

supplies from local sources as well as the Colorado River via the Colorado River Aqueducts, which it 

owns and operates. It also obtains water supplies via the Sacramento-San Joaquin Delta via the State 

Water Project. Planning documents such as the Regional UWMP and Integrated Water Resources 

Plan (IWRP) help to ensure the reliability of water supplies and the infrastructure necessary to 

provide water to Southern California. 

MWD’s IWRP was most recently updated in 2015 to accommodate recent changes in retail demands, 

water use efficiency, local and imported supplies, and to update resource targets. The IWRP sets 

reliability targets to identify developments in imported and local water supply and water 

conservation to reduce water shortages and mandatory restrictions. These regional targets are set 

for conservation, local supplies, State Water Project supplies, Colorado River supplies, groundwater 

banking, and water transfers. MWD’s 2015 Regional UWMP, adopted in June 2016, documents the 

availability of these existing supplies and additional supplies required to meet future demands. It 

includes the resource targets in the IWRP and contains an assessment of water supply reliability. The 

Long-Term Conservation Plan was implemented in July 2011 with the goal to achieve the 

conservation target in MWD’s 2010 IWRP, as well as to pursue water efficiency innovations and to 

transform the public’s perception of the value of the regional water supply. 
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San Diego County Water Authority 

The San Diego County Water Authority (Water Authority) is an independent public agency that serves 

as the County’s regional water wholesaler. As a retail member agency of the Water Authority, the 

PUD purchases water from the Water Authority for retail distribution within its service area. 

The Water Authority’s 2020 UWMP was adopted by the Water Authority Board in June 2021 in 

accordance with state law and the Regional UWMP. The 2020 UWMP contains a water supply 

reliability assessment that identifies a diverse mix of imported and local supplies necessary to meet 

demands over the next 25 years in average, single dry year, and multiple dry year periods. The 

Water Authority also prepares an annual water supply report providing updated documentation on 

existing and projected water supplies. 

2.2.11.2 Water, Sewer, and Stormwater Infrastructure 

Water Distribution System 

The City’s PUD provides water service to the CPU area via the City’s Miramar Water Treatment Plant  

and/or the Water Authority’s Second Aqueduct Pipeline. Water is distributed from these facilities to 

the CPU area in a system of large water pipelines that connect to numerous distribution main lines 

within the community.  

The water distribution system in the CPU area includes seven pressure zones, including Mercy High 

(750 pounds per square inch [psi]), Miramar (712 psi), Mira Mesa (625 psi), North City (610 psi), 

Carroll Ridge (610 psi), El Camino (470 psi), and Lusk Park (470 psi). The main pressure zone in the 

north and central portions of the community is the Mira Mesa zone. The pressure zone to the east 

and south is the Miramar zone and to the west is the North City zone.  

Wastewater Collection System 

The City’s PUD provides wastewater collection, treatment, reclamation, and disposal services to the 

San Diego region, including the CPU area, through its Metropolitan Sewerage System. The 

Metropolitan Sewerage Sub-System treats the wastewater from the City of San Diego and 15 other 

cities and districts from a 450 square-mile area with a population of over 2.2 million. The system 

treats an average of 180 million gallons of wastewater each day. Sewage collected is conveyed and 

processed through a sewer infrastructure system and ultimately discharges at the Point Loma 

Wastewater Treatment Plant.  

A programmatic analysis of the existing wastewater collection system (sewer) was performed to 

support this PEIR (Appendix J). Based on the information in Appendix J, the majority of wastewater 



MIRA MESA COMMUNITY PLAN UPDATE PEIR 

CHAPTER 2.0 - ENVIRONMENTAL SETTING 

September 2022 2-84 13623.01 

flows generated within the CPU area are conveyed outside of the CPU area boundary via the 

Miramar Trunk sewer. Outside the CPU area boundary, the sewer flows continue to the Rose Canyon 

Trunk Sewer and the North Metro Interceptor, ultimately to the Point Loma Wastewater Treatment 

Plant. A portion of the sewer flows within the CPU area are also conveyed to the North City Water 

Reclamation Plant.  

Stormwater Conveyance  

The CPU area is mostly developed and has extensive impervious surfaces. Stormwater runoff originating 

in the CPU area is conveyed to receiving waters via streets, gutters, drain pipes, cross gutters, open 

channels, and other storm drain systems. The majority of the storm drain network consists of residential 

and commercial drainage structures that are conveyed to larger storm mains that contribute stormwater 

to the Carroll, Lopez, Flanders, and Los Peñasquitos Canyons. The City maintains this infrastructure 

through capital improvement investments, operations, and maintenance.  

2.2.11.3 Solid Waste Management 

The City provides refuse, recycling, and yard waste collection services to some residents per the 

People’s Ordinance (SDMC Section 66.0127). These services are provided without a fee primarily to 

single-family homes, and also some multifamily facilities, using General Fund monies. Residences on 

private streets, commercial land uses, and certain multifamily residences are not served by the City 

and must obtain the services of one of the City’s franchised haulers. 

Solid waste generated in the CPU area is collected by City forces or franchised haulers and taken to 

an active landfill permitted to accept solid waste: West Miramar Sanitary Landfill (Miramar Landfill), 

Otay Landfill, and Sycamore Sanitary Landfill (Sycamore Landfill). Miramar Landfill and Sycamore 

Landfill are located within the City. Otay Landfill is located within an unincorporated area within the 

City of Chula Vista. The Greenery at the Miramar Landfill provides the majority of organic waste 

processing capacity.  

Per Assembly Bill 341, 75% of waste must be diverted from disposal in landfills. Of the remaining 

25% of residuals requiring disposal, 15 years of landfill disposal capacity is the target. Miramar 

Landfill is permitted to receive 8,000 tons per day, and, on average, it receives less than 1,000,000 

tons per year. The anticipated closure date for Miramar Landfill is 2031. Sycamore Landfill is 

permitted to receive a maximum of 5,000 tons per day and is expected to operate until 2042. Otay 

Landfill is permitted to receive 6,700 tons per day and is expected to serve the region through 2030 

(CalRecycle 2022).  
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2.2.11.4 Energy 

Electricity 

San Diego Gas & Electric (SDG&E) is the owner and operator of electricity transmission, distribution, and 

natural gas distribution infrastructure in San Diego County, and currently provides gas and electric 

services to the CPU area. SDG&E is regulated by the California Public Utilities Commission. The California 

Public Utilities Commission sets the gas and electricity rates for SDG&E and is responsible for making 

sure that California utilities customers have safe and reliable utility service at reasonable rates, 

protecting utilities customers from fraud, and promoting the health of California’s economy.  

SDG&E supplies customers with electricity generated both locally and outside of the utility ’s service 

territory, with local facilities currently capable of generating a total of approximately 

3,100 megawatts of power. SDG&E owns and contracts with generation facilities both within and 

outside its service territory, and power is also produced in local facilities that are non-utility owned. 

Table 2-16, SDG&E 2020 Power Mix, lists SDG&E’s energy sources and the most recent available data 

of the power mix of those energy sources. As shown, SDG&E used biomass, solar, and wind sources, 

and obtained 31% of its energy from renewable resources in 2020 (SDG&E 2020). As directed by the 

California Renewables Portfolio Standard in Senate Bill 1078, SDG&E and other statewide energy 

utility providers are targeted to achieve a 33% renewable energy mix by 2020 and 50% by 2030. 

Note that the renewable percentage shown in Table 2-16 does not reflect Renewables Portfolio 

Standard compliance, which is determined using a different methodology. 

Table 2-16 

SDG&E 2020 Power Mix 

Energy Source Power Mix (%) 

Renewables 31 

Biomass 2.1 

Solar 17.9 

Wind 11 

Large Hydroelectic 1.7 

Natural Gas 26.2 

Nuclear 0.2 

Unspecified Power 40.9 

Source: SDG&E 2020 

However, the City’s CAP establishes a goal to achieve 100% renewable energy on the citywide 

electrical grid by 2035. Additionally, Title 24 of the California Public Resources Code contains 

mandated energy efficiency requirements for all new developments.  
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In September 2019, the cities of San Diego, Chula Vista, Encinitas, La Mesa, and Imperial 

Beach adopted an ordinance and resolution to form San Diego Community Power (SDCP), a 

California joint powers agency. In 2021, the County of San Diego and National City voted to join 

SDCP. SDCP is a community-owned organization that provides affordable clean energy for the San 

Diego region. SDCP is a Community Choice Aggregation (CCA) program, which partners with SDG&E. 

SDCP pools the electricity needs of its customers and purchase power on their behalf. SDG&E 

continues to deliver the electricity through its existing power lines, and will continue to provide 

meter reading, billing, and line maintenance services to customers.  

Natural Gas 

Natural gas is imported into the San Diego region by pipeline after being produced at any of several 

major supply basins located from Texas to Alberta, Canada. Although the San Diego region has 

access to all of these basins by interstate pipeline, the final delivery into the SDG&E system is 

dependent on just one Southern California Gas Company pipeline that enters San Diego County 

from Orange County located along I-5.  

Natural gas consumption by sector varies somewhat each year. In general, power plants account for 

the highest percentage of natural gas consumption in the San Diego region. Residential 

consumption of natural gas for heating and cooking is the second highest percentage, followed by 

cogeneration, commercial and industrial consumption, and natural gas fueled vehicles.  

2.2.11.5 Communications  

Communications systems for telephones, computers, and cable television are serviced by utility 

providers such as AT&T, Spectrum, and other private, independent cable companies. Facilities are 

located above and below ground within private easements. In recent years, the City has initiated 

programs to promote economic development through the development of high-tech infrastructure 

and integrated information systems. The City also works with service providers to underground 

overhead wires, cables, conductors, and other overhead structures associated with communication 

systems in residential areas in accordance with proposed development projects. Individual projects 

consisting of more than four lots are subject to SDMC Section 144.0240, which requires most 

privately owned utility systems and service facilities to be placed underground. 

2.2.12 TRANSPORTATION 

Potential transportation impacts associated with implementation of the proposed CPU are 

discussed in Section 5.12, Transportation, of this PEIR. 
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2.2.12.1 Roadways and Access 

Mira Mesa is located in the north-central portion of the City of San Diego with two freeways within or 

adjacent to the CPU area, I-805 on the west and I-15 on the east. These freeways provide regional 

access to the CPU area. Key roadways within the CPU area that are maintained by the City of San Diego 

include Mira Mesa Boulevard, Miramar Road, Carroll Canyon Road, Camino Ruiz, Black Mountain Road, 

and Camino Santa Fe. The freeways and roadways contribute to the community’s automobile-oriented 

transportation network. Although the CPU area is readily accessible by freeway, travel to specific 

points within the community by means of the surface street system can be difficult during the peak 

hours. In the morning and evening peak hours, congestion occurs on the freeways as workers living in 

other communities travel to and from jobs in the CPU area. In the evening, the surface street system 

backs up due to commuters accessing the freeways, plus motorists coming into the CPU area. Figure 

2-20 shows the existing roadway network in the CPU area. 

2.2.12.2 Bicycle Facilities 

Existing bicycle facilities within the CPU area include bicycle lanes (Class II) and bicycle routes (Class 

III). Class II bike lanes are located in the CPU area along Mira Mesa Boulevard, Sorrento Valley 

Boulevard, Calle Cristobal, Miramar Road, Black Mountain Road, Mercy Road, Camino Santa Fe, and 

Camino Ruiz. Class III bike routes are located along Gold Coast Drive. Existing bicycle facilities are 

shown on Figure 2-21. 

2.2.12.3 Public Transportation 

Mira Mesa is relatively well-served by transit, with most of the community within 0.5 miles of a 

transit stop, except for residences along Sorrento Boulevard and Calle Cristobal. Ten bus lines 

connect Mira Mesa to the surrounding communities, including two Rapid Routes that connect to job 

centers in Downtown and University Town Center, and two limited-service shuttles that connect 

Sorrento Mesa and Carroll Canyon to the Sorrento Valley Coaster Station and future San Diego 

Association of Governments Mobility Hub, respectively. Except for the two shuttle routes to and 

from the Sorrento Valley Coaster Station, all of the routes running through Mira Mesa connect, at 

some point, to the Miramar College Transit Station. Existing transit options include MTS routes 20, 

21, 110, 235, 237, 921, 921a, 964, 972, and 973. Existing transit is shown on Figure 2-22.  

2.2.13 VISUAL EFFECTS AND NEIGHBORHOOD CHARACTER 

Potential visual effects and neighborhood character impacts associated with implementation of the 

proposed CPU are discussed in Section 5.13, Visual Effects and Neighborhood Character, of this PEIR. 
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2.2.13.1 Visual Setting 

Topographically, Mira Mesa lies on a relatively flat mesa top with steep slopes on the western 

boundary of the CPU area. Mira Mesa is characterized by steep slopes on the west overlooking 

Sorrento Valley, trending eastward to a series of flat mesas with steep-sided canyons. Elevations on 

the mesa portion of the CPU area range from approximately 50 feet above mean sea level near the 

westerly portion of Los Peñasquitos Canyon to 850 feet above mean sea level at Canyon Hills Park in 

the northeast portion of the CPU area. Elevations of the mesas range from 350 feet to 500 feet from 

west to east. Most development has occurred on relatively flat topography atop the mesa areas.  

Three major canyons traverse the CPU area, including Carroll Canyon in the central portion of the 

CPU area, and Lopez Canyon and Los Peñasquitos Canyon located near the northern boundary of 

the CPU area. These areas are characterized by sloping terrain and riparian drainages vegetated 

with various species of plants and trees along the canyon floors. In addition to the major canyons, 

many tributary drainages extend in a general north-south direction creating small, separate mesas 

with very limited access. The Los Peñasquitos Canyon features a perennial stream, while several 

canyons have intermittent streams, such as Carroll Creek in Carroll Canyon. The canyons are part of 

the community’s open space areas and MHPA and provide public scenic views via public trails and 

pocket parks. 

Mira Mesa is a developed, urbanized community, and the CPU area is predominantly developed with 

residential, mixed-use, office/research and development, light industrial uses and, to a lesser extent, 

with other types of land uses such as retail commercial and educational. In general, Mira Mesa’s 

street blocks are large, termed “superblocks”, and intended to be traversed by automobile, with 

pedestrian-oriented development limited to commercial and mixed-use residential areas. 

Residential development is the largest area occupying approximate 2,736 acres and is primarily 

featured in the central eastern portion of the CPU area, including east of Camino Santa Fe and north 

of Carroll Canyon, as well as along Sorrento Valley Boulevard and a small pocket south of Lusk 

Boulevard and north of Mira Sorrento Place. Residences in the CPU area reflect a relatively compact 

suburban form that includes single-family homes (the largest portion of housing), townhomes, 

multiplex apartment and condominium complexes.  

Natural scenic resources can be found primarily in the CPU area’s open space areas and canyons 

within the MHPA. Open Space land use is the second largest area occupying 2,414 acres (Table 2-9)  

primarily located along the northern boundary of the CPU area and in canyons located in the central 

and southern portions of the CPU area.  

Existing non-residential development is generally located east of Camino Santa Fe and south of 

Carroll Canyon. Industrial development, which occupies the third largest area of approximately 
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2,006 acres, is primarily concentrated along the southern boundary and within the western central 

portion of the CPU area. Commercial centers are also located in the central eastern portion of the 

CPU area along Black Mountain Road and in the southern portion north of Miramar Road. Other 

non-residential uses, including schools and public facilities, are scattered throughout the CPU area. 

Additionally, major transportation facilities characterize the CPU area given the I-805 and I-15 freeways 

that frame the community on the western and eastern borders, respectively. The freeways provide 

expansive, hardscaped linear elements that provide regional access to the CPU area and further 

contribute to its developed nature. Four primary streets cross the CPU area in the north-south direction: 

Vista Sorrento Parkway, Camino Santa Fe, Camino Ruiz, and Black Mountain Road. Three primary roads 

cross the CPU area in the west-east direction: Sorrento Valley Boulevard/Calle Cristobal, Mira Mesa 

Boulevard, and Miramar Road. The secondary and local street networks include many cul-de-sacs and 

loops, which somewhat restrict fluidity of movement across Mira Mesa’s neighborhoods. 

2.2.13.2 Urban Form 

The presence of freeways and major arterial corridors contributes to the urban form of the 

community as they create an emphasis on automobile use. Visual elements are positioned based on 

this linear configuration. Signage, landscaping, and surface parking lots line the roadways and 

buildings are set back from the roadways but are generally arranged parallel to the roadway 

alignments. Sources of light currently include those typical of an urban community, such as building 

lighting for residential and non-residential land uses, parking lot lighting, roadway infrastructure 

lighting, and signage. 

There are distinct districts with varied building forms within Mira Mesa. These are defined by their 

use characteristics, including single-family residential, multifamily residential, retail/commercial, 

office, light industrial, and community college areas, as well as by their location in Mira Mesa. In 

general, residential areas are located on flat mesa tops in the central and northern portions of the 

CPU area, with one- to two-story single-family homes as the dominant type of housing. Multifamily 

residential areas feature multistory clusters of buildings that are generally concentrated closer to 

commercial and service centers.  

Office areas include taller buildings with varied architecture and are generally situated in portions of 

the CPU area with steeper slopes, such as Sorrento Mesa. Retail and commercial areas are generally 

automobile-oriented, with large parking areas between the stores and the streets. Newer 

developments have incorporated trees within the parking lots and were planned with cohesive 

architecture, building materials, signs, and landscaping. 
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2.2.13.3 Scenic Views and Resources 

Scenic natural views are provided by canyons and open space in the CPU area, which provide visual 

relief from the built environment. As described above, various canyons, such as the Los Peñasquitos 

and Lopez Canyons, are part of the community’s open space areas and Multi-Habitat Planning Area 

and provide scenic views via public trails and pocket parks. However, the existing Mira Mesa 

Community Plan does not identify prominent view corridors and the CPU area does not contain any 

designated scenic vistas or notable visual landmarks. No designated scenic highways occur within or 

adjacent to the CPU area. Although the CPU area sits atop a mesa, it does not contain any 

designated scenic vistas. The possibilities for vistas and scenic views within some areas of the CPU 

area are largely constrained by the location and the topography of the CPU area and the physical 

and visual barriers formed by existing development.  
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