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SUBJECT: Visitor Center Development Plan . DEVELOPMENT PLAN for the 
construction of a 500-room, 12-story hotel with a three- and 
four - level parking structure, three separate restaurants, and 
an auto center on a 15-acre site. Located within the Employ­
ment Center Precise P Ian area of the North City West Community, 
north of the realignment of Carmel Valley Road and east of 1- 5 
(Lot Nos. 41-45 of the Tentative Subdivision Map of Amendment 
to Employment Center Development Unit No. 2 and Portions of 
Carmel Valley Neighborhood No. 6) . Applicant: Pardee 
Construction Company. 

SUMMARY AND DETERMINATION 

The City of San Diego has previously prepared several EIRs which ad­
dressed potential impacts associated with development of the project site 
and surrounding area . These documents include the Final Env ironmental 
Impact Report and Supplement for the proposed Carmel Valley Precise Plan 
and Planned District Ordinance (Carmel Valley--The First Neighborhood of 
North City West) (EQD Nos . 76-02-25P and 76-02-25P-S1), which addressed 
impacts from development throughout the community plan area; the Final EI R 
for the North City West Employment Center ( EQD No . 80 - 05-35 ), which ad­
dressed impacts from the 118-acre Employment Center development in accor­
dance with the EC zone; the Final EIR for North City West Neighborhoods 4, 
5, and 6 (EQD No . 81 - 1212), which addressed the precise plan impacts east 
of the site. The project covered by this last EI R prese nted the original 
definition of the VC zone and equated it to the City's preexisting CR zone . 
All of these EIRs were subject to public review and comment, and all con­
cluded that there are certain significant and unmitigated impacts associ-
ated with the developments proposed . In addition to these EIRs, staff-
level review resulted in the preparation of an Addendum (EQD No . 83-0191) 
to the EIR for the North City West Employment Center which considered 
several amendments to this precise plan, one of which was to include the 
visitor center within its boundaries . 

Based upon a review of the current project, it has been determined that: 

1. There are no new significant environmental impacts not considered in 
the previous EI R; 

2 . No substantial changes have occurred with respect to the circumstances 
under which the project is undertaken; and 

3. There is no new information of substantial importance to the project 
which allows the identificat ion of new impacts . 
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Therefore, in accordance with Section 15164 of the State CEQA Guidelines, 
an addendum has been prepared. 

Although there are no new significant impacts identified for the current 
project, the final EIRs for the previously cited projects identified sig­
nificant unmitigated impacts related to landform alteration /visual quality 
and regional traffic circulation which are applic;able to the visitor cen-
ter . Consequently, the City is requiring that mitigation measures listed 
in Section VI of this addendum be made conditions of project approval in 
order to reduce the impacts to the visual environment and to improve local 
and regional traffic circulation . The mitigation of cumulative impacts on 
regional traffic circulation facilities ( 1-5) is the responsibility of 
other public agencies and is beyond the scope of the proposed project . 
However, those reports concluded that the unmitigated impacts identified 
cannot be avoided with the project as proposed or with any other project in 
general conformance with the land uses identified iri the North City West 
Community Plan. 

Because there are still significant unmitigated impacts associated with 
landform alteration/visual quality and regional traffic circulation, proj ­
ect approval will require the decision-maker to make specific and sub­
stantiated CE QA Findings which state that ( a) specific economic, social, 
or other considerations make infeasible the mitigation measures or 
project alternatives identified in the final El Rs (EQD Nos. 76-02-25P, 
76-02-25P-S1, 80 - 05-35, and 81-1212) and (b) these impacts have been 
found acceptable because of specific overriding considerations . 
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August 14 , 1984 

RE CEIV E-::: 

AUG 161984 
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Thank you for sending the Addendum t o Envi r onmen ta l I mpact Report 
#84 - 0213 pertaining to the Pardee Cons t ruct i on Company plan for a 
12 story , 500 room hotel l ocated east of Inte r sta t e 5 and nor th 
of Carmel Valley Road . 

Considering the discussio n at the Ju l y 1 7 , 1984 meeti ng o f t he 
San Diego City Council I was surprised by the co mp l ete l a c k of 
tables and specific information in the materia l sen t August 2 , 
1984. As I understood the City Counci l directive the Pla nning 
Department was to prepare an " Expanded Addendu m" wh i c h was to 
cover the material in an EIR without the expense of preparat i on 
of those specific documents . Frank l y t he " Expanded Addendum" 
appears to be a rest ateme nt of previous reports with no new 
material and no answers to the specific issues raised by the Ci ty 
Counc i l. 

2 Several references were made to Tab l e 1 of Tr i p Ge n e r at i on 
Comparison f i gures and the mixing of generation factors . No new 
table appears in the Expanded Addendum . 

3 At the City Council meeting it was determined that a speci fic 
Environmental Impact Report had ne ve r been done on the hotel 
site. Many references are made to EIR's in the Expanded Addendum 
but no new information has been provided to address the is s ues in 
an EIR . 

4 

5 
6 

This p r oject will have "SIGNIFI CANT UNM IT I GATED I MPACTS RELATE D 
TO LANDFORM ALTERATION S/V I SUAL QUALITY AND REG I ONA L TRAFFIC 
CIRCULATION." These are the some of the issues we wanted addres ­
sed . What a l ternatives are there to this pro j ect? What impac t 
will this project have on resources in the area such as the state 
beach and parks? Certainly a hotel with 500 r ooms wi l l generate 
more people in the area than th r ee restau r an t s will prov i de 
s e rvices for the community . The logic of the Expanded Addendum 
escapes me . Rather than a cost saving mea s ure th is s ee ms t o be 
an expensive addition to the pape r l oad . 

Si/J~e/4 ")!J~- _,f'~ 
Dorothy "Muffie " Knox 

2 

RESPONSES TO CO MME NTS 

Much of the information in the addendum is indeed a r e s ta t emen t of impacts 
which have previousl y bee n identified. Re view of t h is p roject by city staff 
in s evera l noticed publ ic h earings, and as pre s e n t ed in the adde nd um, has not 
led t o the id e n tification of any new environmen ta l im p acts not p rev ious ly 
ide ntified . 

As ex plained in the addendum, the questions regard in g tri p gene r atio n factors 
are a ll r e lated to past actions involvin g the Em ployme nt Cente r a nd do no t 
in volve the Visito r Center. The variou s r eports, letters, and memos which a r e 
t h e original s ources for this information are summa rized a nd r eferenced in the 
addendum and are available for r eview at the Env ir on men t al Qu a lit y Divisio n . 

Th is state me nt is correct. The v is itor center s ite wa s included wit h in the 
ove rall commun ity pl a n EIR and its suppl eme nt (EQD Nos. 76- 05-25P an d 

3 76-0S-25P-S1 J . Site-specific r esources were identi f ied in r e p orts prepa r ed in 
conj u nction w it h the Ne ighbor hood 4 , 5, and 6 EIR (EQD No . 81-1212 ) . City 
staff's r eview of the impacts of the visitor ce nter wa s and is doc u men ted in 
this EIR addendum. No ne w envi r onmental impacts as sociated wit h this p roject 
have b een iden tified. 

4 These impacts are clearly ident if ied in t he EI R ad dendum. 

5 
Th e addendum has bee n revise d to include a discu ss ion of possib le alternatives 
capable of r educing env ironmental e f fec t s. 

The cumulative effects related to increased b e ach us e we r e d iscussed in past 
6 reports . The adde ndum has been rev ised to summar ize and refe r e n ce these 

discussions. 
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Allen Jones, Deputy Director, Planning Department 

Deputy Director, Engineering and Development Department 

VISITOR CENTER DEVELOPMENT PLAN; EQD 1/84-021.3 

We are writing in response to the Notice of Proposed Addendum to Environmental 
Impact Report regarding the North City West Vi sitor Center Development Plan. As 
mentioned in our June 24, 1983 memo, a need was identified to revise the transportation 
phasing plan for North City West. This phasing plan has been tentatively revised, but is 
not yet approved by Council. It is expected to be presented to Council within 90 days. 

The proposed phasing plan specifies that before a building permit for all 16 acres of 
Visitor Center development can be issued, the transportation improvements listed below 
should be mder construction or in progress. The number in parentheses following each 
improvement represents the number of total acres of Visitor Commercial wt)ich can be 
permitted wi thout the improvement being in ' progress. Thus, a partial implementation 
of the plan may warrant consideration. The specific improvements are: • 

a) Widen exist ing El Camino Real to four lanes from Carmel Valley Road (east) 
to Carmel Valley Road (west). (under construction) (0) 

b) Install two traffic signals on Carmel Valley Road at the Interstate Route 5 
ramp intersections and install a traffic signal at . Del Mar Heights 
Road / Interstate Route 5 southbound off-ramp. (0) 

c) Award construction contract to widen on-ramps and off-ramps at Interstate 
Route 5/Carmel Valley Road interchange. (4) 

d) Realign El Camino Real from southern end of Employment Center to Carmel 
Valley Road (west) and realign Carmel Valley Road (east) to eliminate offset 
intersections. (0) 

e) Widen Carmel Valley Road to six lanes from 1-5 to El Camino Real and 
construct four lanes from El Camino Real to Carmel Creek Road. (4) 

f) Install traffic signals at El Camino Real/Carmel Valley Road and at El 
Camino Real/Development Unit 3 southern access road. (0) 

g) Perform revised a,mputerized travel forecast for North City West 
community, including all approved land uses for North City West and 
adjoining areas, to the satisfaction of the City Engineer. (12) 

h) Constr uct direct freeway ramp connections (northbound off-ramp and 
southbound on-ramp) between 1-5 and Carmel Valley Road OR (12) 

Construct four-lane road from North City West boundary to Interstate Route 
15. (Regional transportation improvemer.:.l 

t t • ~ ( I,\' , .fol' , ,, I ~ .', 

RESPONSES TO COMMENTS 

The June 24 memo was referenced in the draft addendum , and the f inal addendum 
7 has been revised to include the conditions proposed in this memo. These 

conditions are needed to mitigate cumulat ive impacts from development of the 
North City West community. 

' ( 

• 
~ 
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August 24, 1984 

i) Realign Carmel Va lley R · ,d and construct six Janes from Carmel Country 
Roag to North City West '>Jundary. (1;2) 

If you have~ ru;y ;,i5tr,s, please contac t )\'alt Huffman at x7882, 

l?ff{W.40 ~c/" 
~ fliam Schempers, Jr. 

WS:JL :lg 

cc: Allen Holden, Jr. 
Jim McLaughlin 
Tom Elder 
Kris Kouba 

'. 

RESPONSES TO COMMENTS 

No response is necessary. 



CITY of SAN DIEGO 

MEMORANDUM 

FILE NO. : 338.8 

RECEIVED 

SEP 4 1984 
E.NYlkllN"~NTAt f\l lAL/lr 

o •TE Sept ember 4, 1984 

TO 

F RO M 

SUBJ ECT , 

r r .,.,. cr., . \ t..1 

Allen Jones, Deputy Director, Planning Department 

Deputy Director, Engineering and Development Department 

VISITOR CENTER DEVELOPMENT PLAN, EQD #84-0213 

We are writing to clarify the requirements listed for the subject pro ject 
in our August 24, 1984 memo . The proposed phasing plan is pertinent to 
the developme nt of!!..!. the Visitor Commercial areas within the North City 
West community . The refo re, the exact requirements for the development of 
the 16 acres (or any portion thereof) as proposed will be dependent on the 
nu mber of acres of Visitor Comme rcial wh ich have previously recei ved building 
permits. For exara ple, if 3 acres on Site A have been previously granted 
building permits, and 10 acres of development on Site 8 are proposed, all 
the requirements required for 13 acres of development must be met prior to 
granting building permits for the 10 acre. project proposed for Si,te 8. 
Al so, for your informa tion, there is a· requirement proposed for de velopment 
of more than a total of 23 ac res of Visitor Commercial whi ch was not listed 
in our August 24 memo. It is: 

Construct a continuous four-lane road from North Ci ty West 
boundary, east to 1-15 AND 

Construct direct freeway ramp connections (northbound off-ramp 
and southbound on - ramp) between Interstate Route 5 and Cannel 
Va 11 ey ~oad, 

v-/! I I 
~ -;·~~1'<./Y--
/f~ " r 
~illiam Schempers, Jr . 

WS:JL: lg 

cc : George Simpson 
Al len Holden, Jr. 
Jim McLaughlin 
Tom Elder 
Kris Kouba 

;,,t I 

RESPONSES TO COMMENTS 

No response is necessary. 

• 
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ATT O R NE Y , 

Mr. Allen M. Jones 
Deputy Director 
Planning Department 
City of San Diego 
202 "C" Street 

l ',\' , 

San Diego, California 92101 

140 MARINE VIEW DR., SUITE 103 

SOLANA BEACH, CA 92075 

(619) 275-4224 

(619) 755-0330 

.August 31, 1984 

Ref: EQD #84 -0 213 Addendum to EIR #80-05- 35 

Dear Mr. Jones 

The Land Use Subcommittee of the Sierra Club and the 
Torrey Pines Community Planning Group have reviewed the 
referenced addendum to an environmental impact report and 
has p repa red the following comments to substantiate the 
Committee 's position that an addendum to an EIR is inade­
quate in this circumstance, and that a full EIR should be 
prepared s o that decision mak ing authorities and the public 
have all of the information possible to review this project. 
None of the documents referenced in the Addendum Notice add­
ress issues that are specific to this project or the project 
site. 

The visitor' s center development plan for a five hundred 
(500) room hotel can not be investigated adequately as an 
addendum to an environmental impact report. The original 
EIR prepared for th e employment center did not include the 
visitor's center, so it is difficult to comprehend how the 
addition of a 500 room hotel is only a minor technical change 
allowed in an addendum to make the EIR adequate under CEQA. 
The addition of a hotel to the EIR that will be made by this 
a ddend um raises important new issues about the effect s of the 
project on the environment . There is substantial body of 
opin i on in the community that conside rs the impact of the 
project to be adverse. 

The guidelines for implementation of the California 
Environmental Quality Act , Section 15206, state that a hotel/ 
mo tel developmen t of more than 500 rooms is a project of 

RESPONSES TO COMMENTS 

Thi s addendum addresses the specific impacts relating to visual and design 
aspects of the proposal . Other impacts associated with the use of the site 
were addressed in previous environmental reports. The EIR fo r Neighborhoods 4, 

8 5, and 6 (EQD No. 81-1212) defined the VC zone, allowable uses, and development 
regulations in it. This r eport also included technical studies covering the 
biological and archaeological resources on the Pardee visitor center site. The 
El R addendum prepared for the Employment Center Precise Plan amendments of 1983 
(EQD No. 83-0191) included discussions of traffic and cultural resources which 
related to the visitor center site. 

The addendum has been revised to more fully explain the conclusions of previous 
9 EIRs and how the visitor center project relates to them. 

The EIR addendum concludes and reiterates that the impacts of the project with 
1 O respect to visual aesthetics and cumulative traffic effects are indeed adverse. 

The referenced section of the CEQA Guidelines is contained in Article 13, 
11 Review and Evaluation of EIRs and Negative Declarations. Since no new impacts 

have been identified, a new EIR was not prepared for this project and, 
therefore, there was no clearinghouse distribution. 



~r. Allen M. Jones 
Au gust 31, 1984 
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state wide, regional, or area wide significance. The guide­
lines s pecify the projects that meet the criteria of Section 
1520 6 shall be deemed to be of area wide sign ificance and that 
a draft envi ronmen tal impac t report must be submitted to the 
State Clearing House and should also be submitted to the 
appropria te metropolitan area council of governments for 
for r eview and comment. 

12 It is difficult to believe that a project that falls 
into the crack between 500, and more than 500 rooms, can be 
considered a techn ica l change to an EIR, especially when that 
EIR gave no consideration to a hotel project. This is a c ase 
where an envi ronmen t al impact report was prepared, then the 
vis itor 's center pro j ect was added to the EIR b y addendum, 
and now we have a third addendum that proposes a 500 unit 
h o tel, that according to the guidelines, is of area wide 
signific ance . The Not i ce of the Addendum traces the background 
of the projec t through env ironmenta l impact reports, su pplcmEnts , 
and amendments. P.owever , none of the documents deal s pecif i­
cally with a large hotel comp lex. 

13 The Addendum does not and cannot deal in enough detail 
with mitigation. The mitigation suggestions in the rtotice 
dea l with cosmetic changes such as landscaping, color, and 
lighting. The mitigation s e ction of the notice give no consi­
deartion to reducing th e density of t he project , or reducing 
t he project scope , or providing any buffers between the pro­
ject and its surrounding s. The amendment accepts the project 
a s a given , and then proposes insignificant a lterations with­
out considering chang ing the project so that it adapts to its 
env ironment i n a less drastic fashion. 

14 Th e Not ice of Addendum gives no consideration to project 
alternative s . It certainly makes no attempt to discuss the 
possibility that "no p r o j ect" is as appropriate an alterna­
tive as any other. An EIR must giv e considerations to these 
alternati ve s. 

15 The report should also discuss the cumu la tive effect of 
this project. The cumulative effect does have region wide 
s ignif icance . Fo r e xample, the hotel is located in an area 
where recreational facilities are already crowde d at best. 
Beache.s and parks loca ted near the site of the hotel will be 
in f luenced b y the v isitors to the hotel who will want to 
t ake advan t age of t he s e attractions. Traffic ove r a large 
ar ea may be in f luenced by automobiles entering and leav ing 
the hotel. Public transportation will also be influenced. 
The Addendum to the EI R glosses over these possibilities and 
say s in essence that, since the North City West development is 

RESPONSES TO COMMENTS 

12 Refer to responses 8 and 9 above. 

13 
The addendum has been revised to include a discussion of possible alternatives 
and to include more specific information related to the mitigation of traffic 
impacts. Nonetheless, the project is still considered to have significant and 
not mitigated impacts on visual quality and traffic. 

· 14 Refer to response 13 above. 

15 

Cumulative impacts were discussed extensively in the community plan EIRs (EQD 
Nos. 76-0S-25P and 76-0S-25P-Sl). Traffic entering and leaving the project 
wou ld affect the intersection of Carmel Valley Road and El Camino Real and t he 
interchange at Carmel Valley Road and Interstate s. Given the extent of d evel­
opment occurring and planned in North City West and consider ing the traffic 
mitigation measures incorporated into the Transportation Phasing Plan, the 
effects of the visitor center development on the local transportation system 
are considered mitigated to an acceptable level. The project, however , will 
contribute to cumulative traffic impacts anticipated on Interstate 5. A park­
and-ride facility is planned in the vicinity, on the south side of Carmel 
Valley Road, and would not be affected by th is project. Since the hotel and 
other visitor uses would serve businesses in the area and travelers on 
Interstate 5, it is unlikely that the project would have any affect on public 
transit. The addendum has been revised to summarize and refe rence the specific 
cumulative impac t s related to use of area beaches. 



Mr. Allen M. Jones 
August 198 4 
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so large one more thing will not make any difference. No 
facts to substantiate that cl a i ,~ are contained in the addendum. 
The addendum eludes to other e :.v ironmental impact reports to 
support the a rgument that ther ~ is little difference, but 
none of these environmental reports consider the possibility 
of a 500 room hotel with three (3) restaurants and a large 
automobile service facility . 

The Land Use Subcommittee of the Sierra Club and the 
Torrey Pines Community Planning Group are convinced that any 
one of these factors are sufficient to require an indepth 
EIR. The Sierra Club original l y requested a comprehensive 
EIR during the planning process. The EIR was not developed . 
Now, specific pro ject by pro ject environmental impact reports 
are necessary . 

16 The original appeal filed July 14, 1984 by the Torrey 
Pines Community Planning Group , appealed the entire addendum 
while the expanded addendum was concerned only with the devel ­
opment plan for the hotel. I have enclosed a copy of that 
appeal and request that Items 1-5 concerned with the increased 
average, increased floor area ratio, the light limit, ground 
splits and earth work be addressed . None of these issues 
can be covered adequately and must be subject to a complete 
environmental review. 

Please recommend to the City Council that a new envir on ­
mental impact r eport for the visitor center /hotel is necessary, 
and that an adden dum to the existing EIR will not review all 
the issues adequately. If the Addendum is approved the Commit­
ties will find it necessary to obtain legal counsel to appeal 
the courts to s ee that this project receives an adequate review . 
Please provide any notices of hearings or reviews to my office. 

Sincerely, 

Llav1 ~ 1 jV1 _,/JV'1/v - 7 
Donald Murray 

DM :sn 

Enclosure 

cc : Honorabl e Mayor Hedgecock 
Councilman Bill Mitchell 
Ms. Lynn Benn, Chairman Torrey Pines Community Planning Group 

RESPONSES TO COMMENTS 

The original appeal of the Visitor Center Development P lan approval was filed 
16 on June 12, 1984 . Certain issues raised in the orig inal appeal, and following 

letter , relate not to the visitor center but to the other amendments to the 
Employment Center Precise Plan and to the Planned District Ord inance in 1983. 
The appeal period for these actions has been over for some t ime. 
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Torr•y Pin•• Colffllunlty Plannln9 OrDup 
14 July 1984 

Toa Th• Honorable Mayor Hedgecock and members Df the City 
Council 

Subj•ct1 App•al of th• Visitor C•nt•r D•u•lopm•nt Plan, North 
City 1-i•st 

Issu•• Should a 12 story, 500 room hot•l with a floor ar•• of 
355,000 squarr fe•t plus 3 d•tach•d r•staurants (10,000 &Q. 
ft., 11,500 sq . ft. and 9,000 sq. ft.) with 130:5 par1<1n9 
sp~c••• parkade and auto c•nt•r(no flooT •r•• 9iv•n> b• 
appr~~•d by an addendu m to an EIR? 

I 

CEO-' I 1tle 14-15164, def i nes an addendum as: "Only minor 
tech1o1cal chan9es or additions are necessary to make the EIR 
und"' c onsiderati on adequate under CEQA." and that changes to 
the t:IR made b y the addendum do not raise important new 
i 1,~11•• . ., 

Th~ .ddenda, which must be considered in making a decision on 
thi• project: 

I . Add ed 47 . 9 acres to the 107 acr• Employment Center 
an in crease of 45¾ 

• . Changed th e floor area ratio from 0.3 to 0,:5, an 
increase of 6 7¾ adding over a ~illion •quar• f••t of 
~ll owable fl~ o r a rea 

3, ~-oved the :50 foot hriQht limit and approv•d • 130 
foot •tr J ctur•, • 264¾ incr•••• in h•19ht 

•• Laid thr ground work for lot &PlltS from •0,00 0 &quar• 
foot lo~s to 20,000 squar• foot lot& 

5, ~dd•d 1 70 ,000 cubic yards of cut and 170,000 cubic 
1 ard s of fill to 750,000 cubic yards(tentativ• map), an 
increase of 45.4¾ in earth work, 

Th• cQmmunit y plan identified a site for a visitor serving 
c•ntrr . It is doubtful that a 12 story hot•l with 20,000 ~ 
• quar• foot convention facilities ( see design 9uidelinep 
a11acrffl ent 5) wa s env is ioned for the site at the time 
C:('mm u r,i t y plan hearings were held, The areiil is in the coastal 
1~n• tSt ate le9islation later limited consideration of 
c~a,tal review io traffic a n d hydrology) 

{i' 
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RESPONSES TO COMMENTS 

These items relate to the amendments to the Employment Center Precise Plan and 
to the Planned District Ordinance , which were approved in 1983. Items 2, 3, 
and q pertain to the Employment Center (EC) zone and not the Visitor Center 
(VC) zone. The visitor center site and associated grading were handled through 
items 1 and S. The background section of the addendum has been revised to 
clarify the purpose and nature of these amendments. 

I t 

,. 
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18 This would be on• of the largest hot•ls in San Di•go and with 
convention facilities will be an attr~ction in and of itself. 
The impacts on local beaches , parks and neighboring 
communities has not been addressed nor have the growth 
inducin9 impacts of such a facility. 

19 Th~ ~ublic was denied input to the EIR process tnrou9h use of 
the addendum. Notice of public hearin9s on individua l 
projects is to property owners within 300 feet and t o a 
selective mailin9 list. Since the addenda must be consider•d 
with final project approval, the appropriateness of usin9 
addenda to make such sweepin9 changes should also be 
addressed. We sug9est that the chan9es to the project are 
substantial and~that a full EIR be -1"'.., __ ~ 

~.....,_.,.. ~u..1.-e.d. 

Haralyn J. Benn 

Chairman 

RESPONSES TO COMMENTS 

18 Refer to responses 6 and 15 above. 

19 
All approvals of projects in North City West have occurred at noticed public 
hearings of the Planning Commission and /or City Council, after public workshops 
and other meetings. The Council directed that this EIR addendum be circulated 
for public review and comment to increase the opportunity for public input. 
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RESPONSES TO COMMENTS 

The SO-foot h eight limit referenced applies to portions of the Employment 
20 Center or EC zone and has never applied to the Visitor Center or VC zone. 

Nonetheless, th e argument is accurate in concluding that the visual impact of 
the r;roject would be significant. This was the conclusion of the EIR addendum. 
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RESPONSES TO COMMENTS 

The addendum has been revised to discuss the references in the original commu-
2 1 nity plan to the visitor ce nter uses. The v isitor center is intended to serve 

the needs of the nearby industrial development in Sorrento Valley as well as 
the local community. 

22 See response 19 above. 
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I. IN T RODUCTION 

On June 7, 1984, the Visitor Center Developme nt Plan (Permit Nos . 
83 - 0191 and 83 - 0191 . 1} was approved by the City of San Diego Planning 
Commission . In addition, the Planning Commission certified the addendum 
to the Employment Center Precise Plan EI R, which was prepared for the 
Visitor Center Development Plan, and adopted findings of overriding social 
and economic considerations . 

An appeal of the Planning Commission's decisions was filed because of 
concerns with the potential environmental impacts and the environmental 
processing of the Visitor Center Development Plan. 

On July 17, 1984, the City of San Diego City Council, in reviewing the 
appeal, voted to have this expanded addendum prepared which would provide 
more detailed documentation of the environmental concerns raised by the 
appellants . In addition, it was the direction of the City Council that 
this expanded addendum be distributed for public review to al low the public 
an opportunity to review and comment on the proposed project and its poten­
tial environmental impacts . 

11 . BACKGROUND 

The 15 . 25 acres included in the Visitor Center Development Plan were 
designated for visitor-commercial uses in the 1975 North City West Commu­
nity Plan . References in the community plan indicate that the visitor 
center was intended to include at least one major hotel to serve the needs 
of the community and of the nearby industrial and office uses in Sorrento 
Valley (City of San Diego 1975 : 52, 86) . The location of the visitor center 
was determined through consideration of "location requirements," presumably 
a reference to the access and visibility provided by nearby Interstate 5 
and Carmel Valley Road (City of San Diego 1975:34, 86) . 

The community plan required the preparation of precise plans to accom­
pany development in the various neighborhoods. The precise plans were 
intended to set forth the precise density and design of development, road 
alignments, and the location of community facilities (City of San Diego 
1975: 132) . The visitor center was located in the southwest corner of a 
defined precise plan area which has come to be known as Neighborhood 6 
(City of San Diego 1975: 133) . Because of differences in ownership (the 
Baldwin Company owns Neighborhood 6 and the Pardee Company owns most of 
the visitor center site) and because of th e realignment of El Camino Real 
eastward, which accompanied approval of the Employment Center Precise Plan 
and tentative map, the Pardee visitor center was left as an "island" not 
included in any precise planned area . 

The existence of the Pardee visitor center site as an "island" not 
included in any precise plan area created an awkward situation from a r egu ­
latory planning viewpoint . The community plan clearly required that devel ­
opment be accompanied by a precise plan, yet the visitor center involved 
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only a single land use type and was too small to warrant its own precise 
plan . In 1983, the City Plannin g Department decided to remedy this situ­
ation through two steps: first, the Pardee visitor center was to be in­
cluded in the Employment Center Precise Plan boundaries; second, a sepa­
rate development plan approval would be required for the visitor center to 
insure that the design of the center would be acceptable to the City and 
consistent with the goals of the community plan . 

The VC zone applied to the Visitor Center had been previously defined 
as part of the Planned District Ordinance amendments covering Neighborhoods 
4, 5, and 6 . Allowable uses and development regulations for the VC zone, 
as defined in the Planned District Ordinance, are the same as those allowed 
by the City's CR (Commercial Recreation) zone (Section 101.0421 of the 
Municipal Code) . The 1983 amendments to the Employment Center Precise 
Plan and the Planned District Ordinance did not modify any of the property 
development regulations for the VC zone. 

Environmental review of the visitor center site and potential impacts 
associated with its development for visitor commercial uses has been docu­
mented in several EIRs and addendums to EIRs. These documents include: 

EI R for Carmel Valley - The First Neighborhood of North City West 
(EQD No. 76-0S-25P), which evaluates environmental impacts associated 
with development of the Carmel Valley Precise Plan, as well as cumulative 
impacts associated with implementation of the entire North City West 
Community Plan. This report concluded that there were several significant 
and unmitigated impacts associated with development in accordance with the 
community plan. A summary of these impacts is as follows: 

The project would initiate urbanization resulting in irreversible 
and unavoidable changes in the total range of the environment. 

The natural habitat available to native wildlife would be greatly 
reduced. 

Natural scenic values would be degraded. 

The project would incrementally degrade surface and ground waters . 

The project would lead to a variety of impacts to utilities and 
community services, including sewer service, gas and electricity, 
and schools . 

The project would extend peripheral urban growth . 

The project would r e sult in a short- term increase in automobile trip 
lengths and numbers, leading to an increase in air pollution emis­
sions which would significantly contribute to the degradation of 
regional air quality . 
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Several alternatives were discussed in the community plan EI R . These 
included the no project alternative , deferring action on the community 
plan, and an alternative design involving a lower density rural community . 

Supplemental EI R for Carmel Valley - The First Neighborhood of North 
City West (EQD No . 76-05 - 25P-S1), which updates the original EIR for Carmel 
Valley, in conformance with amendments to the . CEQA Guidelines, and further 
addresses the potential environmental consequences of the North City West 
Planned District Ordinance and the Financing Plan . Issues which were dis­
cussed in this report included land use; growth inducement; urban support 
services including schools, water and sewer service, solid waste, trans­
portation, and fire and police services; water quality; biology; energy 
consumption; landform modification; agricultural potential; archaeology; 
visual quality; noise; and air quality . Alternatives discussed in the 
report include no project, a delayed project, reduced scope of development, 
reduced density, higher density, concentrated density, airport and other 
nonresidential development. 

Although not a part of the EIR itself, the report also includes over 
40 pages of environmental findings which accompanied the approval of the 
Planned District Ordinance and Financing Plan as the implementation of the 
first development in North City West. These findings discuss all of the 
environmental issues mentioned above and include information related to 
cumulative impacts to coastal resources and services provided by nearby 
jurisdictions . 

EIR for the North City West Employment Center Precise Plan Develop­
ment Unit Number 2 (EQD No. 80-05-35), which addresses development of the 
118-acre Employment Center Precise Plan, amendments to the North City West 
Planned District Ordinance, and a tentative subdivision map (TM 02-037) for 
the Employment Center. 

Direct impacts from the Employment Center development that were consid­
ered significant and not mitigated included the loss of biological habitat 
and the adverse effects on topography and visual aesthetics . When added to 
the effects of other projects in the area, the Employment Center was iden­
tified as contributing to several cumulative impacts which were signifi-
cant . These included increased traffic on Interstate 5, growth inducement 
in and adjacent to the North City West community, degradation of surface 
and groundwater quality, and long-term energy consumption throughout the 
region. Certain impacts were considered either not significant or miti-
gated through aspects of the project design or conditions . These included 
air quality impacts ( not significant due to the project's contribution to 
community self-containment), archaeological resources, and geology and 
soils conditions. 

Alternatives discussed in this EIR included no project, a delayed 
project, a reduced intensity project, and nonindustrial uses . 



Page 7 

EIR for North City West Neighborhoods 4, 5, and 6 (EQD No . 81-1212), 
which addresses impacts resulting from development of 840 acres for resi­
dential, commercial, employment center, and visitor center uses, in accor­
dance with the precise plan for Neighborhoods 4, 5, and 6 . This EI R con ­
cluded that development in Neighborhoods 4, 5, and 6 would have several 
significant and not mitigated impacts. These included land use (encroach­
ment into the Carmel Valley floodplain and open space areas), adverse 
effects on visual quality of the area, and loss of biological habitat. 
Impacts to air quality, although not reduced to insignificance, were found 
to be mitigated to an acceptable level by the development design . Impacts 
to hydrology and water quality, cultural resources, transportation, and the 
noise environment were considered mitigated . Impacts related to water and 
energy consumption were not considered significant. Alternatives discussed 
in the report include no project, a generalized reduced scope project, and 
specific design alternatives in the various neighborhoods. The biological 
and cultural resource studies undertaken in conjunction with this EI R 
covered the area included in the Pardee visitor center. 

In addition to the previously cited EIRs, an addendum was prepared for 
the Amendments to the Employment Center Precise Plan and the Planned 
District Ordinance (EQD No. 83-0191). This project consisted of several 
amendments to the Employment Center Precise Plan and the North City West 
Planned District Ordinance. The features of this project that pertain to 
the visitor center site include amending the boundaries of the precise plan 
area to include the visitor center site, and amending the Planned District 
Ordinance to change the zoning from A-1 - 1 to Visitor-Commercial (VC). As 
discussed above, the visitor center site was added to the Employment Center 
Precise Plan since it was not previously included within a precise plan 
area and since the realignment of Carmel Valley Road and El Camino Real to 
form the eastern and southern boundaries of the property made it logical to 
include the area within the Employment Center Precise Plan . 

Several other amendments to the Employment Center Precise Plan and 
Planned District Ordinance were approved at this time, which were unrelated 
to the visitor center . These were: 

1. Inclusion of a separate "island" of eight acres created by the 
realignment of the northerly segment of El Camino Real, just south 
of Del Mar Heights Road . 

2. Transfer of the floor area ratio restriction in the EC zone from 
the text of the Precise Plan to the Planned District Ordinance and 
increasing the FAR from 0 . 3 to 0 . 5 . 

3 . Other amendments to the property developme_nt regulations governing 
the EC zone in the Planned District Ordinance: 

a . Allowing restaurants and travel bureaus on up to 25 percent of 
the total floor area on lots 1, 8, 9, 10, 28, and 29. 
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b . Increasing the maximum site coverage from 40 percent to 50 
percent on interior lot s and to 60 percent on corner lots . 

c . Eliminating the height restriction for EC lots located west of 
El Camino Real . 

d . Allowing lots to be split to a minimum size of 20,000 square 
feet, only after approval of a development plan over the 
original lots as defined in the approved precise plan and 
tentative map . 

These changes were part of the amendment package which was approved in 
1983, and had no effect on the visitor center uses or development regu­
lations. 

It was determined by the Environmental Quality Division that the pro­
posed amendments to the Precise Plan and the Planned District Ordinance 
would not result in any significant environmental impacts which were not 
already addressed in the certified EI R for the Employment Center Precise 
Plan . Although the addendum was assigned to the Employment Center EIR 
(EQD No. 80-05- 35) for filing purposes, it clearly referenced other EIRs 
and reports which contained information related to the impacts of devel­
opment in the area . The addendum also provided a complete description of 

· the Precise Plan and Planned District Ordinance amendments and additional 
information related to the is s ues of traffic and archaeology. 

Pursuant to Section 15162 of the CEQA Guidelines, the Environmental 
Quality Division concluded that the project (the amendments to the Employ­
ment Center Precise Plan and Planned District Ordinance) did not warrant 
the preparation of an additional EIR. Section 15162 of the CEQA Guidelines 
states that where an EI R or negative declaration -has been prepared, no 
additional EI R need be prepared unless the proposed changes in the project, 
or new information related to the project, would result in new significant 
environmental impacts not considered in a previous EIR on the project . 

The aspects of the amendments to the Precise Plan and the Planned 
District Ordinance which related to traffic were reviewed and analyzed by 
the city's Transportation and Traffic Engineering Division and were found 
not to cause significant impacts on trip generation . In conjunction with 
preparation of the addendum, an excavation program was undertaken at 
archaeological site SDM-W-19 in accordance with Section 21083 of the 
CEQA Guidelines. The results of the investigation found the site to be 
nonunique and no further consideration of the site was required per CEQA 
Section 21083 . 2(h) . 

Shortly after approval of the Employment Center Precise Plan amend­
ments, a tentative map to subdivide 100 . 4 acres into 18 lots for multi-
family residential use, visitor-commercial, and employment center uses 
pursuant to the approved precise plans for the Employment Center and 
Carmel Valley Neighborhood 6 was was processed . This map was found to be 
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consistent with the applicable precise plans and with the Planned District 
Ordinance. Upon review of the map, the Environmental Quality Division 
placed a brief memo (called an Adequate Prior Review) into the file (No . 
83 - 191) noting that impacts for the map had been previously considered . 
This tentative map subdivided the visitor center site into five lots ( lots 
41-45 of TM 83-0191). 

111 . PROJECT DESCRIPTION 

The current project under consideration consists of a development plan 
for lots 41-45 of TM 83-0191 (the visitor center site designated in the 
southern portion of the Employment Center Precise Plan of North City West) . 
The location of the project site is illustrated in Figures 1 and 2 and the 
proposed development plan is shown in Figure 3. The development plan 
proposes construction of a 500-room hotel with a three- and four-level 
parking structure, three separate restaurants with . surface parking, and 
an auto center on a 15 . 25-acre site. The 500 - room hotel would consist 
of 12 stories with a floor area of 355,000 square feet. A total of 1,305 
parking spaces would be provided at ground level and in the parking 
structure. The three restaurants would all be one-story structures and 
would include one 10, 000-square-foot building, one 11, 500-square-foot 
building, and one 9, 000-square-foot building . The auto center would 
include a gas station and an automobile service center. 

The property development regulations in the VC zone are equivalent to 
the CR zone. The maximum floor area ratio allowed in this zone is 1. 0 . 
The supplemental application data included in the development plan ( Fig­
ure 3) indicates that the project would have a floor area ratio of 0.61. 

The hotel and connected parking structure would be located on the 
northern portion of the · site. The hotel would co-nsist of seven stories on 
the easterly portion of the site with the 12-story height occurring adja­
cent to the freeway (Figures 4 and 5). The hotel would include a con­
ference center consisting of approximately 26,000 square feet. The three 
one- story restaurants, ranging up to 40 feet in height, would be connected 
visually and functionally by a central esplanade, surrounded by trees and 
designed for both pedestrian and vehicular access . The auto service sta­
tion would be located south of the access road off of El Camino Real. A 
detention basin would be located on the west side of the development, 
adjacent to Interstate 5. 

Earthwork for the project includes approximate! y 170,000 cubic yards of 
cut and approximately 170,000 cubic yards of fill. The maximum height of 
manufactured slopes would be 35 feet, and manufactured slopes would not 
exceed a ratio of 2 : 1. 

The development plan for the visitor center site consists of a site 
plan, building elevations, and a landscaping plan, as well as detailed 
urban design guidelines, all of which will be used by the Planning Director 
in the future review of detailed building plans. The urban design guide­
lines are included as Attachment 1 of this Addendum . 
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IV . ENVIRONMENTAL SETTING 

The project site is a 15.25-acre irregularly shaped parcel. It is 
bounded on the south by Carmel Valley Road (realigned), on the west by 
Interstate 5 ( 1-5), and on the east by El Camino Real (realigned). The 
area north of the project site is presently undergoing development with 
employment center office uses consistent with the Employment Center Precise 
Plan, although development has not occurred d°irectly north of the visitor 
center site. Neighborhood 6 of the North City West community is located 
to the east where multi-family residential development is currently taking 
place. The proposed project would be separated from residential units 
within North City West by other planned employment center uses and a 
planned visitor commercial development to be located at the northeast in­
tersection of El Camino Real and Carmel Valley Road within Neighborhood 
Six. The land south of the project area, across Carmel Valley Road, is 
designated by the community plan for residential, floodplain, open space, 
and park-and-ride facility land uses. The Neighborhood 8 Precise Plan 
was recently approved for property south of Carmel Valley Road, and this 
plan consists primarily of a golf course and residential land uses. Carmel 
Creek, which is located south of and parallel to Carmel Valley Road, dis­
charges into Los Penasqu itos Lagoon, located O. 3 mile to the southwest. 
Residential development within the Del Mar Heights area is located west of 
the project area across 1-5. 

V. ENVIRONMENTAL ANALYSIS 

1. Traffic 

Traffic impacts from the visitor center have been reviewed by the 
City Engineering and Development Department on two occasions: the amend­
ment to the Employment Center Precise Plan, which incorporated the visitor 
center, and the review of the Visitor Center Development Plan. On both 
occasions, it was determined that the Visitor Center trip generation could 
be accommodated in the circulation system being developed within the commu­
nity. As explained in the Engineering and Development Department memo of 
June 24, 1983, however, it is necessary to revise the exact phasing of 
construction of traffic improvements prior to the complete development of 
the Employment Center. During the public review period of this EIR adden­
dum, the Engineering and Development Department completed its review of 
the Visitor Center Development Plan. In a memo dated August 24, 1984, the 
Engineering and Development Department outlined the additions and revisions 
to the North City West Transportation Phasing Plan which will be required 
with development of the visitor center. These transportation improvements 
are summarized in Section VI of this addendum. 

The previous EI Rs prepared for development within the community 
as a whole, and the approved precise plans concluded that the cumulative 
impacts of traffic on the regional transportation system, particularly on 
Interstate 5, were significant and unmitigated and, thus, required that the 
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City Council adopt findings of overriding social and economic considera­
tions . Although the proposed development plan for t he visitor ce nte r site 
would not result in any new significant impacts of traffic circulation , it 
would contribute to previously identified cumulatively significant and 
unmitigated impacts on the regional transportation system . Consequent ly, 
project approval will require the decision maker to make specific and 
substantiated CEQA Findings. 

Traffic impacts from the variety of land uses developed and pro­
posed within North City West have been analyzed in several reports dating 
from the early 1980s . The unifying element in most of these studies is the 
North City West Transportation Phasing Plan, which was originally defined 
by F ederhart & Associates through a series of letter reports to the Engi­
neering and Development Department and incorporated into the North City 
West Public Facilities Financing Plan (Rick Engineering et al. 1982). The 
earliest report which specifically assigned a trip generation t o the area 
designated as the Visitor Center in the 1975 community plan was the Inter­
state 15 Corridor Travel Forecast Technical Report, prepared by the City 
of San Diego and published in 1982 . 

In conjunction with the Employment Center Precise Plan amendments 
which were approved in 1983 , USA Inc . ( 1983) explained the current trip 
generation assigned to the visitor center and compared the total generation 
from the Employment Center after the amendments with the previous assump­
tions . In thi s a nalysis, 9,000 t r ips p e r day were estimated for the visi - . 
tor center site, based on a trip generation rate of 500 trips per acre and 
a total of 18 acres for visitor center uses . This analysis concluded that 
the changes in land use proposed in the Employment Center Precise Plan 
amendments would lead to an additional 480 trips per day, or approximately 
one percent of the 40,800 daily trips from the area in question . In addi-
tion, as part of the USA Inc . analysis ( 1983), the effect of increasing the 
floor area ratio from 0.3 to 0 . 5 for the Employment Center (EC) zone was 
evaluated and it was concluded that the proposed floor area ratio of o. 5 
for the EC zone would not result in significant adverse trip generation 
impacts not already anticipated and accounted for. The Engineering and 
Development Department reviewed the information provided by USA Inc. ( 1983) 
and concurred that the changes represented in the Employment Center Precise 
Plan amendments would not result in any new traffic impacts . 

In March, 1984 , the Engineering and Development Department reviewed 
the proposed development plan for the visitor center site and determined • 
that the associated trip generation would be consistent with the previous 
assumptions described above . Therefore, it was concluded that the proposed 
Visitor Center Development Plan would not result in any new significant 
traffic impacts . 

At the July 17, 1984, City Council hearing regarding the Visitor 
Center Development Plan, several questions were raised which related to the 
floor area ratio restriction covering the Employment Center and its effect 
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on traffic generation . While this matter concerns a previous action re­
garding Employment Center uses, rathe r than the Visitor Center Development 
Plan under consideration, it does relate to the overall traffic issue and 
is included in this discussion . 

All of the previous traffic studies prepared for developments 
within North City West utilized a trip generation rate of 200 trips per 
acre for the Employment Center. This rate of 200 trips per acre was in ­
tended to be a conservative trip generation rate that would accommodate a 
range of intensities of industrial development and was not based on floor 
area. The EC zone for North City West is essentially a more restrictive 
version of the City's M-IP zone, which allows a maximum floor area ratio 
of 2. 0 . The City's accepted trip generation rate for the M-IP zone is 200 
trips per acre . Since the proposed increase in floor area ratio from o. 3 
to 0. 5 is well below the maximum floor area ratio of 2 . 0 for the M- IP zone, 
then the increase in trips resulting from the increase in floor area ratio 
falls within the range of anticipated traffic generation based on the 200-
trip- per-acre rate. 

2. Visual Aesthetics 

The project site is situated in a visually prominent location, at 
the northeast corner of 1- 5 and Carmel Valley Road. The proposed visitor 
center development would be visible to regional traffic on 1-5, to people 
entering the North City West community via Carmel Valley Road, and to 
residents within North City West and Del Mar Heights. 

The EIRs prepared for the Carmel Valley Precise Plan (EQD Nos . 
76-05-25P and 76 - 05-25P - S 1) concluded that development in conformance 
with the North City West Community Plan would result in irreversible and 
unavoidable alteration of the natural topographic features and the conver­
sion of rural, natural land to an urban landscape. The identification of 
significant and unmitigat ed visual and topographic impacts required that 
the City Council adopted findings of overriding social and economic consid­
erations in accordance with Sections 15091 and 15093 of CEQA. Since the 
visitor center was a designated land use in the community plan, its ulti­
mate development was identified as resulting in significant unmitigable 
visual and topographic impacts. 

The major issue associated with the Visitor Center Development Plan 
project is the visual effect of the proposed hotel . The visual prominence 
of the proposed 12 - story hotel will be reduced to some extent by the topog­
raphy of the project site in relationship to the surrounding area . The 
subject property is located just north of Carmel Valley, which is topo­
graphically the lowest point in the southern portion of the North City West 
Community P Ian . The proposed 12-story hotel, when viewed from northbound 
traffic on 1-5, will be backdropped by the stair-stepped development within 
the Employment Center to the north . When viewed from southbound traffic 
on 1- 5, the hotel will be backdropped by the bluffs located south of Carmel 
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Valley Road . The backdropping effect provided by the surrounding topog­
raphy and proposed development will serve to reduce the visual prominence 
of the hotel, since the hotel will not protrude into the skyline when 
viewed from vehicles traveling on 1- 5. A cross- sectional view of the 
hotel, as seen from 1- 5, is shown in Figure 6 . 

The proposed hotel would also have an - impact on the views of resi ­
dences within Del Mar Heights, located to the west across 1-5. As shown in 
Figure 6, most of the residences within Del Mar Heights would be viewing 
the side of the hotel structure rather than looking down on the rooftop of 
the hotel . In addition, views of the proposed hotel from residences within 
Del Mar Heights are masked to a large extent by the existing residences and 
landscaping within Del Mar Heights . The closest residence within Del Mar 
Heights is located 800 feet from the proposed hotel . As stated in the sub­
sequent paragraphs, landscaping requirements and restrictions on rooftop 
equipment apparatus have been provided for in the Visitor Center Devel ­
opment Plan . 

As a result of the visual concerns associated with development of a 
12- story hotel on the project site, the Planning Department staff requested 
that detailed urban design guidelines be prepared for the Visitor Center 
Development Plan . These guidelines , which are included as Attachment 1, 
regulate the massing, height, architectural style, materials, colors, land­
scaping, signage, and lighting of the visitor center . The major intent of 
the guidelines is to minimize the visual dominance of the hotel structure. 
To achieve this, the guidelines require that: 

a. the massing of the structure(s} be arranged to limit the height 
to 7 stories on the easterly portion of the site, with the 12-
story height occurring adjacent to the freeway; 

b . the overall design of the building should establish the maximum 
7-story portion of the building as the predominant form, with 
the remaining 5 upper stories being secondary to the whole; and 

c. the lower 7 stories be developed as a system of horizontal 
stepped floors with integrated planters which would reduce the 
apparent height and soften the effect of the building . 

The urban design guidelines included in Attachment 1 will be uti ­
lized by the Planning Director to evaluate the final architectural style 
and detail of the final building plans . A condition of approval of the 
Visitor Center Development Plan will require that the Planning Director 
review and approve the final building plans, including exterior lighting, 
building materials, and colors; signage; and plant materials . These guide­
lines are supplemented by conditions of project approval regarding specific 
landscaping requirements and treatment of rooftops, which are listed in 
Section VI of this addendum. These conditions included providing extensive 
landscaping along the western border of the project site to mask views of 
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the parking structure and soften views of the development; providing 
planter boxes with cascading plant type species around the perimeter of 
the parking structure; providing landscaping islands and planter boxes on 
the top level of the parking structure; and enclosing all rooftop equipment 
apparatus within attractive facades . 

The visual impact of future development in accordance with the 
proposed Visitor Center Development Plan will be mitigated to the extent 
feasible by the urban design guidelines prepared for the Visitor Center 
Development Plan, and the conditions of project approval listed in Section 
V 11 of this addendum, which require specific landscaping treatment and 
future review and approval of detailed building plans by the Planning 
Director. However, even with these provisions, the change in the visual 
character of the site as a result of its development with visitor commer-
cial uses in conformance with the proposed development plan would still 
result in significant and unmit:Jgated visual impacts, as identified in the 
EIRs for the Carmel Valley and Employment Center Precise Plans (EQD Nos . 
76-05-25P and 80-05- 35) . Since there are still significant unmitigated 
visual impacts associated with the proposed development, project approval 
will require the decisionmaker to make specific and substantiated CEQA 
Findings. 

3 . Water Quality/Hydrology 

The cumulative effects of urbani zation of North City West on the 
Penasquitos watershed were evaluated in the EI Rs prepared for the Carmel 
Valley and Employment Center Precise Plans. The supplemental EIR for the 
Carmel Valley Precise Plan (EQD No. 76-05-25P-S1) concluded that in order 
to mitigate the potential for water quality impacts on Los Penasquitos 
Lagoon, a comprehensive drainage plan should be prepared prior to the 
approval of any tentative maps. 

In February 1980, Leeds, Hill and Jewett, Inc . (Leeds-Hill) com ­
pleted the North City West Drainage Plan . The Leeds-Hill drainage plan 
( 1980) describes methods by which storm-water runoff would be controlled 
both under ultimate development of the North City West community and with 
the development of individual precise plan units. Generally, the drainage 
plan provides a detention basin in each precise plan development unit to 
allow independent development of each unit. The detention basins and out­
lets are sized to meet the state Coastal Commission's requirement to reduce 
the rate of storm-water runoff having a 10-year frequency or 25-year fre­
quency under ultimate development conditions to the rate of runoff that 
exists under present conditions with the same storm events. 

The detention basin included within the proposed Visitor Center 
Development Plan was included in the Leeds-Hill plan . This detention 
basin has a capacity of approximately 4 acre-feet and an outlet size of 
42 inches . In addition to the on-site surface runoff, this basin will 
accommodate runoff from lots 25-29 and 30-40 of the Employment Center 
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(TM 83 - 019), which are located south and east of the detention basin within 
lot 7 of the Employment. Center . Runoff will flow out of the detention 
basin into an existing triple box culvert under Carmel Valley Road, which 
empties into a lined trapezoidal channel that outlets into Carmel Creek . 
Carmel Creek passes under 1- 5 through a triple 10- by 12-foot box culvert 
which empties into Penasquitos Lagoon west of 1-5. 

According to floodplain mapping provided by Federal Emergency 
Management Agency, the water surface elevation of Carmel Creek during a 
100- year flood is 26 feet . The realignment of Carmel Valley Road south of 
the visitor center site (as an off-site improvement for Neighborhood 6) is 
being constructed at an elevation of 34 to 38 feet to mitigate potential 
flooding impacts to this portion of the roadway which is within the 
100- year floodplain . Since the lowest pad elevation within the Visitor 
Center Development Plan is 50 feet, the proposed project would not be 
subject to potential flooding impacts. 

4 . Archaeology 

An archaeological site (SDM-W- 19) is located in the extreme south­
west corner of the project site. In conjunction with the addendum prepared 
for the Employment Center Precise Plan and Planned District Ordinance 
Amendments in 1983 (EQD No . 83-0191), an excavation program was under­
taken at site SDM-W-19 in accordance with Section 21083.2 of CEQA in order 
to determine whether the site constituted a unique resource. The results 
of the investigation found the site to be nonunique and requires no further 
consideration per Section 21083(h) of CEQA. 

5. Biology 

Biological information for the proposed visitor center site was 
reviewed in the EIR for the North City West Precise Plan Neighborhoods 4, 
5, and 6 (EQD No. 81 - 1212) . Although the subject property was not included 
within the precise plan for Neigh borhoods 4, 5, and 6, it was included 
within the boundaries of the biologi cal survey. The EI R for Neighborhoods 
4, 5, and 6 concluded that development in accordance with the precise plan 
would result in significant, nonmitigable impacts to biological resources, 
particularly with respect to the loss of coastal mixed chaparral habitat . 

The potential for biological impacts to the visitor center site 
was also reviewed as part of the initial study for the amendments to the 
Employment Center Precise Plan and the Planned District Ordinance (EQD No . 
83-0191) . It was determined that the proposed project would not produce 
impacts different from those considered in the precise plan for Neighbor­
hoods 4, 5, and 6 . 

Development in accordance with the proposed Visitor Center Devel­
opment Plan would result in the loss of approximately two acres of coastal 
mixed chaparral, four acres of coastal sage scrub, and one acre of riparian 
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scrub . No specie s listed as rare, threatened, or e ndangered , by s tate or 
federal agen cies we r e f ou nd o r con s idered lik e ly to occu r on the p ropert y . 
No significant populations of other sensitive species would b e affected by 
the impacts to this area . 

Because of the small area involved in the visitor center site and 
the disturbed nature of much of the site, the impact of the loss of bio­
logical resources would not be significant relative to losses from adjacent 
activities . 

6 . Air Quality 

The proposed visitor center development is in conformance with the 
land uses designated in the North City West Community Plan . Since the 
North City West Community Plan has been included in the Series IVb and V 
forecas t s, upon which the Re g ional Air Quality Strategies {RAQS) tactics 
were based, development of the proposed visitor center does not constitute 
a significant impact on the strategies set forth in the RAQS for the at­
tainment of air quality standards. The EIR for the Carmel Valley Precise 
Plan {EQD No . 76 - 05 - 25P - S1) concluded that development of the North City 
West Community Plan would result in significant short- term impacts on air 
quality until such time that a self-contained community is c reated . T he 
E IR also concluded that completion of the community with a full range of 
su p port services will, in the long run, reduce air quality impact s. To t h e 
e xtent th at the propose d visito r cen t er woul d p r ovide hotel and restaurant 
services supportive of the residential and employment center uses within 
North City West, as well as the surrounding communities , the proposed 
project would help t o reduce air quality impacts by reducing vehicle 
emitted air pollutants. 

7. Growth Inducement 

The EIRs for the Carmel Valley and Employment Center Precise Plans 
concluded that the growth inducement from projects in North City West would 
be a significant stimulus to the cumulative growth of adjacent areas and 
that this impact is unmitigable with any project implementing the adopted 
North City West Community Plan . 

The potential for growth- inducing impacts from development of 
the proposed visitor center is not considered to be significant in and of 
itself given {a) the proposed project's conformance with the North City 
West Community Plan, {b) the ongoing residential and employment center 
development in North City West to· the north and east of the visitor center 
site, {c) the recent approval of the Precise Plan for Neighborhood 8 of 
North City West located south of Carmel Valley Road, and { d) that the 
proposed visitor center will provide supportive services for North City 
West and surrounding communities . 
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8 . Geology and Soils 

The potential for geological hazards has been addressed in the EI Rs 
for the Carmel Valley and the Employment Center Precise Plan (EQD Nos . 
76-05-25P, 76-05 - 25P - S 1, and 80-05-35). The geology of the visitor center 
site is similar to that of the rest of the Employment Center Precise Plan 
area. The geologic formations underlying the project site include Del Mar 
Formation, Torrey Sandstone, and Bay Point Formation. No faults or land­
slides have been identified within the visitor center site and no signifi­
cant, unmitigable geologic impacts have been identified . In conjunction 
with the preparation of grading plans and final subdivision maps, detailed 
geotechnical investigations will be conducted to determine the necessary 
site-specific grading recommendations. 

9. Noise 

Anticipated noise levels assuming full buildout of North City West 
were calculated in the EIR for the Employment Center Precise Plan (EQD No. 
80-05-35) . Based on projected noise levels and the noise standards defined 
in the city's Progress Guide and General Plan for commercial development, 
development in accordance with the proposed Visitor Center Development Plan 
would not be subject to significant noise impacts. 

10. Urban Support Services 

Impacts to urban support services have been addressed in the EIRs 
for the Carmel Valley and the Employment Center Precise Plans (EQD Nos. 
76-05-25P, 76-05-25P-S 1, and 80-05 - 35). In order to provide for adequate 
levels of service due to the increased demands upon community facilities 
and services resulting from development of North_ City West, a financing 
plan was developed for North City West. -

In most respects, the increased need for various utilities and 
community services can b e accommodated within North City West through the 
provision of a planned balanced community and the requisite public financ-
ing plan which is accompanying development in the community. As the commu­
nity grows, the necessary commercial, school, recreational, and public 
transit facilities will be provided within the community itself, and resi -
dents will not have to rely on surrounding communities for these services . 
In one major respect, however, the development in North City West will 
affect surrounding recreational centers--the nearby beaches. This issue 
was discussed thoroughly in the Supplemental EI R for Carmel Valley (EQD 
No. 76-05-25P-S1:53; Appendix D, p . 54; Findings, pp. 12, 18, 32, and 41) . 
This report concludes that while most other public facilities can be pro-
vided within North City West, the unique recreational opportunities offered 
by nearby beaches would attract residents from the community . In the con­
text of a planned community with an anticipated population of 40,000, the 
contribution of the transient lodging provided by the visitor center to 
this impact on local beaches and coastal recreation opportunities would be 
relatively minor. 
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VI . Ml IGA ION MEASURES INCORPORATED INTO THE PROJECT 

In order to minimize impacts to the vi s ual environment , the following 
measures have been incorporated into the conditions for approval for the 
development plan: 

1. Extensive landscaping shall be incorporated into the project, as 
shown on the proposed landscape plans . In addition, dense land­
scaping with trees and shrubs shall occur on the western border of 
the project site which, when mature, will mask views of the parking 
structure and soften views of the development. This landscaping 
should conform to Section E- E, "Parking Structure Edge Treatment, 11 

of Exhibit A 11 (dated April 24, 1984) (Figure 7) . 

2 . Planter boxes shall be constructed around the perimeter of the 
parking structure at each aboveground level. Cascading- type plant 
species shall be planted in these boxes in order to further shield 
the parking structure . 

3. Construction of the top level of the parking structure shall in­
clude landscaped islands and planter boxes . Large canopy- type 
trees shall be planted in the landscaped is lands and/or planter 
boxes . Landscaped islands shall also include dense plantings with 
lower- growing shrubs and ground cover . 

4 . Special care shall be taken to ensure that tops of buildings are 
visually appealing . To the extent possible, air conditioning and 
heating apparatus shall be enclosed within buildings . Vents and 
any other apparatus which necessitate placement on top of buildings 
shall be enclosed within attractive facades . 

5 . Prior to the issuance of any building permits, complete building 
plans and site plans shall be submitted to the Planning Director 
for approval . Specifically, the Planning Director shall review 
and approve detailed building elevations, building materials and 
colors, exterior lighting, and specific plant materials . A signage 
program shall also be approved by the Planning Director before the 
issuance of building permits, which will serve as the sign regula­
tions for the site . These plans shall be approved by the Planning 
Director only if they are in substantial conformity to Exhibit A, 
dated June 7, 1984 . In addition to a site plan, landscape plan, 
and building elevations, Exhibit A includes design guidelines and 
photographs of a model of the Development Plan, which are included 
as part of this permit . 

The Engineering and Development Department has reviewed the Visitor 
Center Development Plan and the North City West Transportation Phasing 
Plan . The following measures will be incorporated into the Transportation 
Phasing Plan and will be r equired improvements with the Visitor Center . 
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( Note : The numbers in parentheses indicate t he number of total acres of 
Visi t or Comm e rcial whi ch c an b e per mitted p rior t o t he li sted improvement . ) 

1. Widen existing El Camino Real to four lanes from Carmel Valley Road 
(ea s t) to Car mel Valley Roa d (west) . (under construction) (0) 

2 . Install two traffic signals on Carmel Valley Road at the Interstate 
5 ( 1- 5) ramp intersections and install a traffic signal at Del Mar 
Heights Road/1-5 southbound off- ramp . (0) 

3 . Award construction contract to widen on-ramps and off- ramps at 
1- 5/Carmel Valley Road interchange . (4) 

4 . Realign El Camino Real from southern end of Employment Center to 
Carmel Valley Road (west) and realign Carmel Valley Road (east) to 
eliminate offset inte rse ctions. (0) 

5. Widen Carmel Valley Road to six lanes from 1- 5 to El Camino Real 
and construct four lanes from El Camino Real to Carmel Creek Road . 
(4) 

6. Install traffic signals at El Camino Real/Carmel Valley Road and at 
El Camino Real/D e velopment Unit 3 southern access r oad . (0) 

7 . Pe rform revi sed compute ri zed t rav e l fo r ecas t for Nor th Cit y Wes t 
community, including all approved land uses for North City West and 
adjoining areas, to the satisfaction of the City Engineer . (12) 

8 . Construct direct freeway ramp connections (northbound off- ramp and 
southbound on- ramp) between 1- 5 and Carmel Valley Road OR ( 12) 

Construct four-lane road from North C ity West boundary to 1- 15 . 
( regional transportation improvement) 

9 . Realign Carmel Valley Road and construct six lanes from Carmel 
Country Road to North City West boundary . ( 12) 

10 . Construct a continuous four - lane road from the North City West 
boundary east to 1- 15 and construct direct freeway ramp connections 
(northbound off- ramp and southbound on - ramp) between 1- 5 and Carmel 
Valley Road (23) . 

These measures notwithstanding, project implementation would result in 
previously identified significant impacts associated with landform altera­
tion/visual quality and regional traffic circulation . Consequently, proj ­
ect approval will require the decision-maker to make specific and substan ­
tial CEQA findings of overriding economic and social considerations . 
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VII . ALTERNATIVES 

1. No Project 

If the site of the proposed visitor center were to remain undevel ­
oped, the contribution of this project towards the impacts identified in 
previous EIRs and this addendum would not occur . Although there would 
still be significant visual impacts associated with surrounding develop-
ment, the maintenance of this site as vacant land would provide some diver­
sity and relief in the view from 1-5 and the sur r ounding areas . Cumulative 
impacts related to occupation by people, such as traffic, utility, and 
service impacts, would be reduced by a small degree . 

Over the long term, this alternative would reduce the balance of 
uses within the North City West community and reduce the extent of self­
containment envisioned by the community plan. Since this alternative is 
not consistent with the community plan, it is likely that it would only be 
an interim use. As development in the surrounding area and ultimately on 
this site occurs, the impacts identified in previous reports and in this 
addendum would occur. 

2. Reduced Height 

One aspect of the project which has led to community conce rn is the 
proposed 12-story height of the hotel. This alternative would reduce the 
height of the hotel and, thus, reduce its visual impact. If the hotel were 
developed to a smaller height, perhaps to 7 stories as the major portion of 
the hotel is p roposed, then it would not present such a dominant view to 
travelers on 1-5 and nearby residents. A 7-story structure would be more 
in scale with nearby buildings in the Employment Center and its top would 
be somewhat lower than these other buildings due to the topography of the 
site (refer to Figure 6). 

If the size of the hotel--500 rooms- -were to be maintained as pro­
posed, then the length and width of the building would be increased. A 
development of this nature would present a greater horizontal bulk to 
motorists and residents and setbacks from the property boundaries may not 
be as great as proposed . It is likely that there would not be as much area 
devoted to landscape buffers as proposed. Because of the natural appear­
ance and high visibility of the site and for the design reasons outlined 
above, the visual impacts of this alternative would still be considered 
significant . 

The applicant has not proposed this alternative because of the 
intent to serve bus inesses and travelers outside the immediate North City 
West community. The scale and architectural treatment of the proposed 
12-story hotel is intended to attract travelers on 1- 5 and people doing 
business in Sorrento Valley and other nearby industrial/office areas . 

., 
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3. Reduced Number of Rooms 

The community plan is not specific regarding the intensity of de­
velopment designated within the visitor center area; it only discusses the 
types of uses and services which should be provided . It would be possible 
to develop a project with the same mix of uses--hotel, restaurant, and auto 
service station--but with a reduced overall intensity . For example, the 
hotel could be developed with only 250 or some other number of rooms and 
there could be only one or two instead of three restaurants . Other combi­
nations are easily imagined . 

The principal benefit of this alternative would be a reduction in 
the population - related impacts of the project. Less traffic would be 
generated, and the project would contribute a smaller increment to the 
cumulative impacts of development in the community. These impacts would 
still occur from development in accordance with the approved community and 
precise plans . Depending on the specific design of the project, it may 
have a different appearance than the proposed hotel/ restaurant complex. 
While the degree of community acceptance may be affected by altered archi­
tectural treatments, visual impacts related to the change in character of 
the site from a vacant seminatural area to a clearly urban use would re­
main. Because of the high visibility of the site from 1-5 and surrounding 
areas, this change in aesthetic character would still be considered a 
significant visual impact. 

The applicant believes the extent of development proposed in the 
visitor center, including the 500-room hotel, is matched to the existing 
and future market for this type of use . Therefore, the applicant has not 
proposed this alternative . 

4 . Alternate Visitor Center Uses 

It would be possible to develop the visitor center with uses other 
than the major hotel proposed. Other permitted uses in the VC zone (equiv­
alent to the CR zone) include apartments; private clubs, lodges, and fra­
ternal organizations; restaurants and bars with incidental entertainment 
and dancing; and theaters ( indoor only). In addition, various incidental 
uses are permitted, including newspaper and magazine sales; tobacco and 
packaged I iquor sales; barber and beauty shops; florist and gift shops; 
agencies for laundering, dry cleaning, and pressing; and agencies for 
tickets, travel, and car rentals. 

If development of the visitor center were limited to these uses, it 
is likely that the scale and bulk of the buildings would be smaller than 
the proposed 12- story hotel. In respect to height, the visual impacts of 
the development would, thus, be reduced by this alternative. Depending on 
the exact nature and design of the center, it is also possible that the 
population - related impacts could be reduced . These include trip generation 
and the need for various utility and service provisions . Regardless of the 
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design of the project, however, the character of the site would change from 
the existing seminatural and highly visible vacant land to urban - intensity 
development. 

The North City West Community Plan specifically mentions hotel or 
motel uses for the visitor center, and the applicant believes that the 
market for this type of use is and will continue to be large. For these 
reasons, the applicant has not proposed this alternative. 

August 1, 1984 
Allen M. Jone eputy Director Date of Draft Report 
City Planning Department 

Se ptember 6, 1984 
Date of Final Report 

Analyst: HERDES: lie 
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Hotel Design Guidelines 

MASSING Alm HEIGHT: The hotel structure should not exceed 12 stories 

in height above grade including the conventions and support facilities. 

As the accompanying sketches illustrate', the massing of the structure(s) 

should be arranged so as to limit the height to 7 stories on the easterly 

portion of the site with the 12 story height occurring adjacent to the 

freeway. 

The overall design of the building should establish the maximum 7 story 

portion . of the building as the predominant form with the remaining 5 upper 

stories being secondary to the whole. 

Various large scale articulations should occur in the massing at important 

interest or functional locations so as to subdivide the form into smaller 

more easily coT.prehended elements. Further small scale articulations in 

form to provide human scale and visual interest are encouraged. 

ARCHITECTURAL STYLE: There is no absolute style suggested or mandated. 

Form, fenestration,embellishment and character should all be developed 

with the goal of creating a well scaled attractive building that fits 

well into the surrounding natural and man-made environment. The design concept 

should be developed or chosen which best softens the large bulk of the 

· 'building and creates a residentially oriented character. 

=- .~ ... The ~enestration, embellishment and structural expression of the lower 7 

stories developed as a system of horizontal stepped floors with integrated 

planters would reduce the apparent height and soften the effect of the 

building. The upper 5 stories expressed as a cellular design with deep 

· definite set backs would help to create an ·overall scale and texture 

reminiscent of a residential building. The inclusion of balconies on 

· all floors is encouraged. An interesting and varied roofline can- be 

architecturally achieved throu~h stepping of portions of the building which 

will help reduce the apparant mass and bulk. If well integrated into 

·the design of the building, a varied roofline can serve a useful purpose 

in achieving the goals of human scale relationship. 

Design Guidelines 
1 



Equal attention should be paid to the impact of the design on the residents 

west of Interstate 5. Concern for the roofscape and service elements that 

might be visible from those residential areas should be foremost. All 

mechanical equipment including that oh the various roofs of the complex 

should be well organized and contained within enclosures or design 

features on the roof and elsewhere. 

MATERIALS AND COLOR: Honesty and simplicity in the use of materials will 

result in the most enduring architectural statement. Honesty in the use 

of materials refers to the sensitive use of materials installed in their 

most natural form and with their structural characteristics respected. 

Any attempt to use imitation materials or lend the characteristics on one 

material to another is not allowed. Simplicity of materials refers to the 

limiting of the palate of materials to a minimum avoiding the use of accent 

materials that have not integral part in the overall design. 

While natural concrete, brick or similar materials are preferred, cement 

plaster in one of its many forms will be allowed provided the for rr.s crea t ed 

are ~imple and direct and the colors employed do not call undue attention 

to the structure. Paving materials for motor courts, pedestrian plazas, etc. 

should be coordinated with the paving patterns and materials of the main 

concourse of the Visitor Center. 

LANDSCAPE ARCHITECTURE: The landscape design should be an integral part of 

the architectural design insofar as this complex will be in close proximity 

to the overwhelming natural environment of the Penasquitos Lagoon. The 

edges of the parking structure should incorporate a linear planter at 

each floor. The top of the parking structure should be designed with large 

trees in planter boxes. The linear stepped floors of the lower 7 floors 

of the building should also incorporate linear planters at each floor. 

These systems must have integral automatic irrigation and drainage. 

The landscape palate and criteria of the Employment Center should be 

employed to result in continuity of this adjacent development. Refer 

to the Employment Center Design Guidelines for plant materials and 

suggested design treatments. 

2 



SI°GNAGE AND LIGHT ING: Regardless of the commercial nature of this planned 

development, lighting and signage should be well organized, consistent 

and coordinated throughout t he entire Visitor Center. Lighting of parking 

areas will be limited to 14' hig~ standards producing minimum light i ng 

. required for safety. Lighting of the buildings will be minimal and for 
' 

· identification purposes only. Lighting of the grounds other than primary 

entry ways will be minimal for safety purpos~s only. A signage program 

for the Visitor Center will be approved by the Planning Director 

before the issuance of building permits . 

3 
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Addendum to EIR No . 80-05- 35 236-5775 

SUBJECT: Visitor Center Development Plan . DEVELOPMENT PLAN for the 
construction of a 500 - room , 12-story hotel with a three- and 
four-level · parking structure, three separate restaurants, and an 
auto center on a 16-acre site . Located within the Employment 
Center Precise Plan area of the North City West Conmunity, north 
of the realignment of Carmel Valley Road and west of 1- 5 (Lot 
Nos . 41 -45 of the Tentative Subdivision Map of Amendment to 
Employment Center. Development Unit No . 2 and Portions of Carmel 
Valley Neighborhood No . 6) . Applicant: Pardee Construction 
Company. 

I . PROJECT DESCRIPTION : 

The project consists of a development plan for lots 41-45 of TM 
83- 0191 (the Visitor Cen t er site designated in the southern 
portion or the Employment Center Precise Plan of North City West) . 
The development plan proposes construction of 500- room hotel with 
a three- and four-level parking structure, three separate 
restaurants with surface parking, and an auto center on a 16-acre 
site. The 500- room hotel would consist of 12 stories with a floor 
area of 355 ,000 square feet. A total of 1, 305 parking spaces 
would be provided at ground level and in the parking structure. 
The three restaurants would all be one- story structures and would 
include one 10,000-square-foot building, one 11,500-square- foot 
building, and one 9,000- square- foot building. The auto center 
would include a gas station and an automobile service center . 

Earthwork for the project includes approximately 170,000 cubic 
yards of cut and approximately 170 ,000 cubic yards of fill . The 
ma ximum height of manufactured slopes would be 35 feet, and 
manufactured slopes would not exceed a ratio of 2:1. 

II . PROJECT BACKGROUND : 

The proposed project has been preceded by several proposals and 
subsequent environmental reviews . In 1981, an Environmental 
Impact Report (EIR) was pre pared for the Employment Center Precise 
Plan, Amendments to the Panned District Ordinance , and a 
Tentative Subdivision Map (TM No . 02- 037 , EQD No . 80-05- 35) . That 
p oj ect proposed a max i mum of 1, 542 ,000 square feet of floor area 
i n industrial uses on 24 lots . The tentative map created 19 lots 
on 103 acres and requi red 750 ,000 cubic yards of earthwork. 
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In 1983, an addendum to EIR No . 80-05- 35 was prepared for a 
project which consisted of several amendments to the Employment 
Center Precise Plan and Planned District Ordinance . The major 
features of that proposal included amending the boundaries of the 
Precise Plan area to include two 11 islands" (one of which is the 
currently proposed project site) created by the planned 
realignment of El Camino Real and Carmel Valley Road, designating 
that area for development with employment center and visitor 
commercial uses , revising the property development regulations for 
the Employment Center (EC) Zone (which included increasing the 
floor area ratio (FAR) from 0. 3 t o 0. 5) , and amending the Planned 
District Ordinance to change the zoning from A-1-5 and A- 1- 1 to EC 
and Visitor-Commercial (VC) . 

III . ENVIRONMENTAL SETTING: 

The project site is a 16-acre irregularly shaped parcel . It is 
bounded on the south by Carmel Valley Road (realigned) and on the 
west by Interstate 5. The area directly north of the project site 
is presently undeveloped but is planned for industrial uses 
consistent with the Employment Center Precise Plan . Neighborhood 
Six of the North City West community forms the site's eastern 
border. Currently, multi - family residential development is taking 
place in Neighborhood Six . The proposed project would be 
separated from residential units by other planned Employment 
Center uses and a planned visitor commercial development to be 
located at the northeast intersection of El Camino Real and Carmel 
Va 11 ey Road . 

An archaeological site (SDM-W- 19) is located in the extreme 
southwest corner of the project site . In conjunction with the 
addendum prepared for the Employment Center Precise Plan and Plan 
District Ordinance Amendments in 1983 (EQD No. 83-0191), an 
excavation program was undertaken at site SDM-W- 19 , in order to 
determine whether the site constituted an unique resource . The 
results of the investigation found the site to be non -unique and 
requires no further consideration . 

IV . DETERMINATION: 

The City of San Diego previously prepared an Environmental Impact 
Report for the project described in the subject block of the 
attached EIR conclusions . 

Based upon a review of the current project , it has been determined 
that: 

a. There are no new significant environmental impacts not 
considered in the previous EIR; 
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b. No substantial changes have occurred with respect to the 
circumstances under which the project is undertaken; and 

c. There is no new information of substantial importance to the 
project . 

Therefore, in accordance with Section 15164 of the State CEQA 
Guidelines an addendum shall be prepared. No public review of the 
addendum is required. 

V. MITIGATION MEASUR ES INCORPORATED INTO THE PROJECT: 

In order to minimize impacts to the visual environment, the 
following conditions will be incorporated into the development 
plan: 

1. In order to minimize impacts to the visual environment, the 
following measures have been incorporated into the conditions 
for approval for the development plan : 

a. Extensive landscaping shall be incorporated into the 
project, as shown on the proposed landscape plans . In 

'addition, dense landscaping with trees and shrubs shall 
occur on the western border of the project site which, 
when mature , will mask views of the parking structure 
and soften views of the development . This landscaping 
should conform to Section E-E, "Parking Structure Edge 
Treatment", of Exhibit All (da ted April 24, 1984). 

b. Planter boxes shall be constructed around the perimeter 
of the parking structure at each above ground level . 
Cascading type plant species shall be planted in t hese 
boxes in order to further shield the parking structure . 

c. Construction of the top level of the parking structure 
shall include landscaped islands and planter boxes. 
Large canopy type trees shall be planted in the 
landscaped islands and/or planter boxes. Landscaped 
islands shall also include dense plantings with lower 
growing shrubs and groundcover . 

d. Special care shall be taken to ensure that tops of 
buildings are visually appealing. To the extent 
poss ible, air cond i tioning and he~ting apparatus shall 
be enc losed within buildings. Vents and any other 
apparatus which necessitate placement on top of 
buildings shall be enclosed within attractive facades. 

The re are no new significant impacts identified for the current project. 
The f inal EIR for the original project identified several significant 
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unmitigated impacts. However , that report concluded that "the unmitigated 
in1pacts identified cannot be avoided with the project as proposed or with 
any other project in general conformance with the "employment center" l and 
use identified in the North City West Community Plan" . 

Because there are still significant unmitigated impacts associated with 
landform alteration and visual quality, project approval will require t he 
decisionmaker to make specific and substantiated CEQA Findings which state 
that: a) specific, economic, socidl or other considerations make 
infeasible the n1itigation measures or project alternatives identified in 
the final EIR , and b) these impacts have been found acceptable because of 
specific overriciTng considerations. 

Allen M. Jones, Deputy Director 
City Planning Department 

Analyst: Ruggels 

KR:vg/ ef 

May 29, 1984 
Date 

• . . ' 
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Subdivision Review Board 

CITY cl SAN DIEGO 

MEMO ANDUM 

Allen J ones, Environ e ntal Quali ty Division 

No rth City We s t Emp1oy ment Cent e r Precise Plan Amendments 

The attached Addendum to the Environmental Impact Report 
for the North City West Employment Center (EQD No. 80-05-35) 
constitutes environmental review for the proposed precise 
plan amendments , as lis ted and described in the Addendum. 
Based upon the . contents of t his Addendum, the Environmental 
Quality Division has concluded .that, pursuant to Section 
15067 (a) of the CEQA Guidelines, the proposed project 
changes do not warrent the preparation of an additional EIR . 
Hence, discretionary review may proceed without a new EIR 
or revised Findings pursuant to CEQA Guidelines Section 15088 . 

Two envi ronmental review categories (traffic and archaeology) 
would be affected, though not significantly, by the proposed 
ame n dments while al l other categories previously discussed in 
the or iginal Employment Center EIR would rema in unaffected. 
The project changes which relate to traffic (see Add endum t e xt) 
have been reviewed an d analyzed by the City Transpo t atlon and 
Traffi c Engineering Division and foun d not to cause sign i­
ficant impacts on trip generation (memo dated June 24, 1983) . 
Secondly, a pre v iously uns tud ied archaelolgical s · te would 
be affecte d by the n ew project boundaries; however, this sit e 
(SDM- W- 19) has subse qu ently b ee n investigated and found to b e 
non - unique, requi ring no further conside ration. 

~(J~ 
fD Allen M. Jones, Deputy Dire c t or v~,--- City Planning Department 

BS:AMJ:mt 

FM-160 



SUMMARY OF THE ADDENDUM TO THE 
ENVIRONMENTAL IMPACT REPORT 

FOR THE 
NORTH CITY WEST EMPLOYMENT CENTER 

(EQD No. 80 -05-35) 

I. INTRODUCTION 

Th is addendum has been prepared In accordance with Section 1516q of the 
a mended CEQA Guidelines to provide supp lementa l Information on the ro­
posed amendment to the North City West Employment Center Precise Plan . 
Since the proposed precise plan amendment would not result in any sig­
nificant environmental impacts which were not a lready addressed In the 
certified env ironmenta l Impact report for the Employment Center, Section 
15162 of t he amended CEQA Guidelines states that the preparation of an 
add ition a l EIR is not necessary. 

II. PROJECT DES CR IPT ION 

The proposed project consists of several amendments to the North City 
West Emp loyment Center Precise Plan and the North City West Pl anned 
District Ordinance. The major features of the project Include amending 
the boundaries of the Emp loyment Center Precise Plan to Include two 
"islands, 11 (totalling q7 .9 acres), which will be created by the proposed 
r ealign ment of El Camino Real and Carmel Valley Road; designating this 
area for development with employment center and visitor-commercial uses; 
rev ·si g the property development regulations for the Emp loyme t nter 
{EC) zone (which includes increasing the floor area ratio (FAR) from 0.3 
to O. 5) ; and amending the Plenned District Ordinance to change the zoning 
from A-1-5 and A-1-1 to EC and Visitor-Commerical (VC). 

Ill . ENVIRONMENTAL ISSUE ANALYSIS 

Traffic. The proposed changes In land use would resu lt In an overall 
net Increase of 480 ADT. Since this represents a change of only one 
percent, the proposed changes in land use would not resu lt In a s gnlf­
lcant Inc r e ase In traffic generat ion nor In significant traffic impacts 
which were previously unidentified. 

All of the previous traffic studies prepared for developments within 
North City West utilized a trip genera tion rate of 200 trips per acre for 
the Employment Center. This rat of 200 trips per acre was Intended to 
be a conservative trip generation r ate that would accommodate a range of 
intensities of Indu strial development and was not based on a maximum 
floor area ratio of 0 . 3 . The EC zone for North City 'West is essentially 

·rlctlve version of t he cit y 's M- IP zone which a llow s a max i-
m m area ratio of 2.0. The city's accepted trip generation rate 
f r e - P zone Is 200 trips per acre . Since the proposed increase In 
floor area ratio from O. 3 to O. 5 Is well below the maximum floor area 
r atio o 2. 0 for the M- IP zone, then the "actual" increase In tr ip s re-

ul tlng fru m the Increase In floor area ratio falls with in the range of 
•nte-n s · uf dev lo ent anticipated for the trip generation rate of 
200 t,1 p~r rre. 



Urban Systems Associates ( 1983) performed an additional ana lysis of 
traffic generation assuming that there was a relationship between the 200 
trips per acre used in prev ious stuides and the or iginal floor area rat io 
of 0 . 3. Thi·s analysis coafirmed that the proposed change In floor area 
ratio from 0. 3 to 0 .. 5 would not alter trip gene,-ation projecttions·. The 
USA ( 1983) ana lysis was r viewed by the city Engine.erl'ng and; Development 
Department who prepared a memo confirming that the propos:ed' increase In 
floor area rat io would not, by itsel·f, have a significant impact on trip 
generation for the emp loyment center.. 

Archaeology. Impacts to all archaeological sites within the project 
area , except SDM-W-19, w·ere mitigated prior to• January 1, 1983. ~n ac­
cordance with Sect ion 21083 of the CEQA Gu ideli'nes, an excavation p rogram 
was undertaken at SDM-W-19 t0 determine l.f the site was a ur:,ique re­
source. Th is s ite was found to be non-un ique and no further cons idera­
t ion of the s ite is requ ired per CEQA Sect ion 21083. 2 ( h). 
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ADDENDUM TO THE 
ENVIRONMENTAL IMPACT REPORT 

FOR THE 
NORT H CITY WEST EMPLOYMENT CENTER 

PRE CI E LAN DEVELOPMENT UNIT NUMBER 2 
(EQD No. 80-05-35) 

I. INTRODUCTION 

This addendum has been prepared to provide supplemental informa ion on 
the proposed amendment to the North City West Emp loyment Center Precise 
Plan. Env ironmental impacts resulting from development of the project 
area have been addressed in three previous environmental impact reports 
{EIRs). These are the EIR for the North City West Emp loymen t Center 
(EQD No. 80-05-35), the EIR for Carmel Valley - The First Neighbor­
hood of North City West {EQD No. 76-()5-25P), and the supp lementa l EIR 
for Carmel Valley - The First Neighborhood of North City West {EQD No. 
76-05-25P-S 1). 

Sect ion 15162 of the amended CEQA guidelines states that where an EIR or 
ne at ive declaration has been p repared, no additional EIR need be pr -
p ared unless the proposed changes in the project or new information 
rel ated to the project would result in new significant environmental 
impacts not cons·idered in a previous EIR on the project. As, discussed in 
t hi s addendum, the proposed amendment to the Employment Center Precise 
P lan would not result in any significant environmental impacts whic were 
previous ly unidentified. Consequently, the preparation of a s ubsequen 
EIR is not necessary. This addendum has been prepared in accordance with 
Section 15164 of the amended CEQA guidelines, wh ich states that the lead 
agency or responsible agency shall prepare an addendum to an EIR if : 

None of the conditions described in Section 15162 calling for prep­
aration of a subsequent EIR have occurred; 

2 . On ly minor technical changes or additions are necessary to make th 
EIR under consideration adequate under CEQA; and 

3. T e ch anges to the EIR made by the addendum do not raise importan ' 
new issues about t_he significant effects on the environment. 

This addendum provides a description of the proposed project and suppl -
mental information relat ed to t he issues of traffic and archaeology. 
Since none of the ot her issues add essed in the previous EIRs would be 
affected by the proposed project , the discussion in . this addendum is 
limited to only two is sues . 

RIPTION 

he pr osed proj ect consists of several amendments to the North City 
We t Emf> loyment Center Precise Pl an and the North City West P lanned 



District Ord inance . As part of t he proposed project, the boundaries 
of the Employment Center Precise Plan would be revised to Include two 
"islands, 11 which wi ll be created by the proposed real ignment of El Camino 
Real and Carmel Valley Road . As shown in Figure 1, this boundary adjust­
ment would add a total of 47 .9 acres (including streets) to the Employ­
ment Center Precise P lan , so t hat all of the property west of the pro­
posed realignment of El Cam ino Real and north of the p roposed rea lignment 
of Car mel Valley Road wou ld be included in t he Employment Center Precise 
P lan. The northerly Island which is located adjacent to the south side 
of Del Mar Heights Road between the existing and proposed realignment of 
El Camino Real consists of ~b_t_ acr~_s, and the southerly island which is 
located north of the proposed rea lignment of El Cam ino Real between the 
ex isting and proposed real ignment of El Camino Real consists of 29.9 
acres. The proposed land uses include designating 15 . 1 _acres as visitor­
commercia l In conformance with the North City West Community P lan, 
18.3 acres as employment center, 4 .5 acres as open space, and 10 acres as 
street r ights- of-way . The easter ly rea lignment of El Cam ino Real south 
of Del Mar Heights Road and north of Carmel Valley Road is being proposed 
to provide intersect ion s which satisfy the city's intersection design 
criteria . The rea lignment of Carmel Valley Road is a cond ition of 
app rova l of Baldwin's Carmel Valley Neighborhood 6 tentat ive map . 

The other amendments to the Employment Center Precise Plan and the 
Planned District Ordinance are briefly described below . 

Amen ding the Planned District Ordinance to change the zoning from 
A- 1- 5 and A- 1-1 to Emp loymen t Center (EC) and from A-1 - 1 to Vis itor­
Commercial (VC) for t he two "island" areas being added to the Employ­
ment Center Precise Plan. 

A'mending the Planned District Ordinance to a llow restaurants and 
travel bureaus on up to 25 percent of the total floor area for lots 
1, 8, 9, 10, 28, and 29. 

Deleting the height and area development regu lations from the text of 
t he Emp loyment Center Precise Plan and adding revised property devel ­
opment regu lat ion s in the North City West Planned District Ordinance. 
The revisions to the property development regu lat ion s include: 

Increasing the maximum floor area rat io from 0.3 to 0 .5. 

increas ing the maximum s ite coverage from 40 percent to SO 
percent on interior lots and to 60 percent on corner lots . 

e liminat ing the height restr iction for t he EC zone are s 
located west of El Cam ino Rea l. 

al lowing lots to be resubd ivided to a minimum size of 20,000 
square feet, after approval of a development p lan . 

I V 
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111. ISSUE ANALYSIS 

A. TRAFFIC 

Issue: Wou ld the changes in land use associated with the amend­
ment to the Employment Center Precise Plan resu lt in 
traffic impacts which were not ident ified in the previous 
EIR? 

Response: Tab le 1 which was prepared by Urban Systems Associa tes 
( 1983) provides a compar ison of the land uses, tr ip generation rates , an d 
ADT resulting from development of the project area under the approved 
an d p roposed land use designations. As indicated in Tab le 1, land use 
changes are proposed for only three of the five areas shown in Figure 2, 
wh ich indicates the adopted Emp loyment Center Precise P lan area along 
with the areas proposed for inclusion in the Emp loyment Center Precise 
P lan. No changes are proposed within Area 1 (the adopted Emp loyment 
Center Precise Plan ) or Area 4 (the v is itor-commercia l s ite), so t he 
tr ip generation wou ld rema in the same for t hese areas. The proposed 
ch ange in land use from town center to employment center for the eigh t 
acres included wit hin Area 2 wou ld result in a net decrease of 4,800 
tr ip s . Conversion of the 12 acres with in Area 3 and the 32 acres withi n 
Are 5 from low -med ium density res iden t ia l ( 10 dwelling units per acre) 
to emp loyment center would resu lt in a net increase of 3,840 trips. 
These changes in land use resu lt in an overall increase of 480 ADT . 
S ince t he proposed changes in land use would result in only a one percen t 
increase in trip generation, t hese land use changes would not resul t in 
t raffic impacts which were not identified in previous traffic studies fo r 

. the area. Mitigation of the previously identified traffic impacts has 
been prov ided in the Transportation Phasing Plan for North Cit y West. 

Issue: Wou ld the proposed increase in the floor area ratio (FAR) 
from 0 .3 to 0.5 result in traffic impacts not previously 
ident ified? 

Response: All of the previous traffic stud ies prepared for 
d evelopments within North City West utilized a tr ip generation r ate of 
200 t rips per acre for the emp loyment center. The rate of 200 trips p e r 
acre was intended to be a conservative tr ip generation rate that would 
accommodate a range of intensities of industria l deve lopment and was ot 
based on a maximum floor area rat io of 0. 3. The emp loyment center zone 
t hat was adopted for North City West is defined in the Planned District 
Ordinance as a modified M- IP zone . The EC zone a llows more restr ictive 
uses than does 't he M- IP zone which a llows a maximum floor area ratio of 
2. O. The city's accepted trip generation rate for the M- IP zone, as 
defined the "T ypica l Trip Generation Rate by Zone " ·(City of San Diego 

and Deve lopment Depar tment , 7 /1/1983) , is 200 trips per acre . 
roposed increase in floor area ratio from 0. 3 to 0. 5 is well 

maximum f loor area ratio of 2 . 0 for t he M- IP zone, l hen the 
1 a ual 11 crease in tr ip s resu lt ing from t he increase in f loo r area 
ratio fa l s within the range of intensities of deve lopmen t ant icipated 
for the ri p generation rate of 200 trips per acre . 

a 
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TABLE 1 

TRIP GENERA TION COMPARISON 
BETWEEN THE APPROVED AND PROPOSED LAND USES 

Aeeroved Land Uses Proeosed Land Uses 
Acreage · Trip Rate Trip Rate Net 

r ea* ( gross developable) Land Use (trips/ acre) ADT Land Use (trips/acre} ADT Chang 

--1 107 Employment 200 21,400 Employment 200 21, 400 0 
Center Center 

2 8 Town Center 800 6,400 Employment 200 1,600 - 4,800 
Center 

3 12 Low-Medium 80** 960 Employment 200 2 ,400 +1 , 440 
Density Center 

Residential 

4 18 Visitor 500 9,000 Visitor 500 9,000 0 
Commercial Commercial 

s••• 32 Low- Medium 80** 2,560 Employment 200 6,400 +3,840 
Density Center 

Residential _, 
TOTAL 40,320 40,800 +480 

*Refer to Figure 2. 
**Based on density of 10 du /gross area and t rip rat e of 8 trips per du. 

***Traffic Impacts from this change In land use were addressed lnthe certified EI R p repared for the North City 
West Precise Plan Development Units 4, 5 , and 6 (EQD No. 81 -1212). 
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Urban Sy s tems Associates ( 1983) performed an additional analysis of 
traffic generation, assuming that there was a relationship between the 
200 trips/ acre used in prior studies and the original O. 3 FAR . Thi s 
analysis confirmed that the proposed changed in FAR from O. 3 t o. 5 would 
not alter trip generation projections. Table 2 (Urban Systems Asso­
ciates, 1983) illust r a es that if t he trip generation rate of 200 t rip 
per acre is to maintain constant and if it is assumed that the factor of 
200 trips per acre was based on a floor area ratio of O. 3, then a trip 
rate (per 1,000 square feet of floor space) can be calculated for d f ­
ferent floo r area r a tios . It is important to note that Table 2 does not 
imply any cause-effect relation between the floor area ratio and the trip 
generation rate, bu t r ather it indicates the necessary trip gen a tion 
for different floor area ratios if the understood generation rate of 200 
trips per acre is to remain constant . 

Table 2 indicates that the trip rate necessary to maintain the 200 trips/ 
acre assumption for a floor area of O. 5, which is proposed for the Em ­
ployment Center, is 14 trips per 1,000 square feet . The question then 
becomes whether or not a trip generation rate of 14 trips per 1,000 
square feet is a reasonable rate to use for the employment center zone. 
Table 3 illustrates the trip generation rates (per 1,000 square feet) 
utilized by the City of San Diego Engineering and Development Department 
for var ious industrial zones. Examination of Table 3 indicates that the 
r ate of 14 trips per 1,000 square feet falls within the accepted range of 
trip rates for industrial zones . Since the trip rate of 14 trips per 
1, 000 s quare feet for a floor area of O. 5 does fall within the accepte d 
r a n ge trips rate of the city's industrial zone, it appears that this is 
a n appropriate rate to use for the Employment Center. 

The analysis by Urban Systems Associates was reviewed by the Engineer ­
ing and Development Department, which responded in a memo from William 
Schemp ers to Tom Murphy dated June 24, 1983. This memo states that it is 
t h opi nion of the City of San Diego Engineering and Development Depart­
ment that an increase in floor area ratio from O. 3 to O. 5 will not, by 
itself, have a significant impact on the trip generation rate for the 
Employment Center . However, the memo also notes that because the trans­
por t a tion phasing plan only addresses a maximum Employment Center s ize of 
104 ac r es, building permits for more than 104 acres of the Emp oymen t 
Center cannot be approved before a new phasing plan is adopted . 

Issue: Would allowing lots to be resubdivided to a minimum siz 
of 20,000 square feet after approval of a developmen t 
p'lan have a significant effect on traffic generation? 

Response: S ince a minimum lot size of 20,000 square feet wo ul d 
only be permissible after a development plan has been . approved for lots 

onformin g with the 40, 000 - square-foot minimum lot size regulation, the 
su I l o of a l t to 20, OOu sq uar e feet would not result in any 

changes in trip generation . 

' I , 



I 

TABLE 2 
CORRELATION OF TRIP RATE AND FLOOR AREA RATIOS 

(assuming a constant of 200 trips per acre) 

Trip Rate 
(per 1,000 sq ft) 

20 

16 

14 

12 

8 

Bui I ding Area* 

1, 000,000 

1,250,000 

1,430,000 

1,667,000 

2,500,000 

FAR 

0.34 

0.43 

0. 5 0 

0.57 

0 . 86 

Trip Rate 
Per Acre 

200 

200 

200 

200 

200 

*Based on a theoretical subdivision of 100 acres and other 
a s sumptions out I ined by Urb a n Systems Associates ( 1983). 
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B. ARCHAEOLOGY 

Iss ue: Would the proposed project resul t in impacts to any 
unique archaeological resources? 

Response: Figure 3 shows the location of archaeological sites 
recorded during surveys of the project s ite and surrounding area. As a 
result of previous archaeological investigat ions, " impacts to all sites 
shown in· Figure 3, except SDM-W-19, were mitigated prior to January 1, 
1983 . S ite SDM-W-19 was located in an area excluded from previous 
stud ies. Implemented on January 1, 1983, CEQA Section 21083 requ ires 
impact mitigation for unique cultural resources . To determine whether 
s ite SDM-W-19 constituted a unique resource, an excavation program was 
undertaken at the site . As a result of the investigation, the s ite was 
found to be non-unique, and no further cons iderat ion of the site is re­
quired per CEQA Section 21083 . 2 (h). A report describing the excavat ion 
program for SDM-W- 19 is on file at the Environmenta l Quality Division of 
the City of San Diego . 

.. 
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City of San Diego 

Planninv -~~11m•nt 

, ... 
Environmental 

Quality 
Divis ion 

236-5775 
EQD No . 80-05-35 

SUBJECT: North City West Employment Center. PRECISE PLAN, PLANNED 
DISTRICT ORDINANCE AMENa-1ENTS, and TENTATIVE SUBDIVISION MAP 
(02- 037) to prepare a 118-acre site for industrial development 
under a modified M-I P zone. The Precise Plan pennits a maximum 
of 1,542, 000 square feet of industrial floor area on 24 lots . 
The tentative map would creatP. 19 lots on 103 acres and would 
require 750 , 000 cubic yards of grading. Located on t he south 
side of Del Mar Heights Road between lnterstate 5 and El Camino 
Real (SE½i of Sec. 13, Tl4S , R4W; SW~ of Sec. 18, Tl4S, R3W; NW¼ 
of Sec . 19, Tl4S, R3W ; E½ of Sec. 24, Tl4S , R4W) . Applicant : 
Pardee Construction Co . 

CONCL US IO NS : 

The project would have significant impacts associ ated with traffic 
circ ulat ion , biological resources, growth inducement, visual quali ty, and 
t opog raph ic al terat ion . The unmi tigated impacts iden t ified canno t be 
avoided with the project as proposed or with any project in general 
c~nfo rma nce with t he 11 empl oyment center" land use identified in t he No th 
Ci ty West Ccxnmunity Plan . The Precise Pl an has been revised to include 
design suggestions for energy conservation and to clarify the maintenance 
responsibili t ies for the open space areas. 

Unless mitigation measures or project alternatives are adapted to 
substantially reduce all significant, unmitigated impacts, it will be 
necessary to adopt findings which substantia te that either: a) miti gat·o 
mea sures or project alternatives are infeasible, orb) these impac ts h ve 
been found acceptabl e because of specific ov err iding con siderat ion s. 

Miti ga tion measures incorporated into the project are discussed in t he 
surM1ary below and in the text of t he EIR . 

SLMMARY 

The project would rezone a 118-acre site from A-1-10 t o M-I P and pre pare 
t he site for development. Th e Prec1se Pian pennits a maxi mum of 1,542, 000 
quar eet of ·ndustria l floo r ar a nd provides guidelines for grading, 

arc hi tec ure, and landscaping . The Pl an ned Distr ict ·Ordinance (PDO ) 
mendment ~odi fy t he PDO t o app ly to an industrial development and limi t 

t he type of l and uses pennitted . The proposed tentative map creates 19 
lots on 103 acres~ requiring 750 1 000 cubic yards of grading for the pads 
and off~s te improvements . Compl ete develo~nt of t he site will require 
SiJbdi v "sio, f he rem ·ning 15 acres and t\-IP pennits for all lots . Many 
of the ·m cts escri b below are t he unavoidable result of any project , 
regard1 ess of des ign , developed in accordance with t he ccrnmunity plan . 
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Traffic Circulation 

Impacts: Total traffic enerated by t he Precise Plan area is estima ted t o 
be 20 , 800 ADT , based on 200 ADT per gross developable acre . The project 
could have a significant , adverse impact on traffic circulation both 
within the North City Hest community and outside the community . In 
particular , substantial congestion could occur on the Del llar Heights 
bridge over I- 5 and on associated off- ramps . Traffic congestion could 
also occur on Del Mar Heights Road , El Camino Real, Carmel Valley Ro ad, 
and on streets within the Del Mar vicinity . 

~-litigation: A "Transportation Phasing Plan for North City West" has been 
developed jointly by the City Engineering and Development Department and 
priv ate consultants (dated 3- 25- 81) . This improvement plan, funded by 
developers, will ensure that streets in the community will be operating at 
a level of service of 11 C11 or better by requiring certain improvements 
prior to development. However, traffic conditions on the Del Mar Heights 
bridge over I- 5 are expected to deteriorate to a 11 D11 level of service 
prior to widening of the bridge . 

The employment center project will be required to provide a number of 
street improvements during the early stages of development rather than 
par t icipating in the Transportation Phasing Plan . These improvements will 
be made conditions of the proposed tentative map and include improvements 
t o Del Mar Heights Road and El Camino Real . In addition, street s 11 A11 and 
11B11 on the project site would be constructed as a 4- lane collector and a 
50-foot-\vide local street, respectively . Traffic signals would be 
required at El Camino Real and streets 11A11 and 11B11

, and at Del Mar Heights 
Road and Street 11 A11

• Bike lanes are proposed along street 11 A11
• Al though 

t af-ic impacts on- site and in the community would be mitigated wi t h the 
oposed improvements, cu~ulative impacts to traffic congestion outside of 

the North City West community are not mitigated with the proposed 
projec t. 

Bioloyi cal kesources 

Impac t s : Th e project would have a siynificant , adverse biological imp ct 
by removing 87 acres of coastal mixed chaparral and a large popula t ion o 
Oel Mar Man zanita, both of which are very limited in distribution . The 
project would also remove popula t ions of four other regionally sensitive 
plant species (Uel Mar Sand Aster , Torrey Pine , Coast \-Jhite Lilac , Mesa 
Clubmoss) and pos sibly th ree sens i t i ve bi rd species (Yellow Warble , 
Willow Flycatcher , Warbling Vireo) , which is considered significantly 
adverse on a cumul at ive basis . The project could also contribute 

c ~~e r . 1, o an ·ncrease i n urbct n pollutants entering Penasquitos 
Lagoon , including petroleum products, pes t icides , fertilizers , and 
i ndus ria l w stes . The project could also increase siltation rates in the 
lagoo n. 

Mit i at 1on: Given t he nature and scope of the proposed land use, no 
m ··re is. ~ 1 a il ab = 1/hich would fully mitigate anticipated impacts to 
bio ~0~ ---1 .-_ ..,L~rc - The potentia l fo r inc rea sed siltation into 
Pena qu i os Lagoon wo uld be redu ced t o an insignificant level with 
pro posed drainage and landsca pe pl ans (see Hydrology) . Existing controls 

I 



I 

• 

• • • 

80-05-35 Page 3 

on industrial wastes would lessen impacts caused by dissolved pollutan ts. 
, A reduced project alternative, limiting development to disturbed areas 

along El Camino Real , would reduce biological impacts, but probably not tn 
a level of insignificance. This type of reduced project would probabl y 
require an amendment to the community plan. 

Growth Inducement 

Impacts: The development of the employment center will encoura e t he more 
intensive settling of North City \.Jest , and would contribute a signifi cant 
stimulus to the cumulative growth of adjacent areas. The growth 
inducement from this and other projects in North City West is considered 
to be significant • 

Mitigation: This impact is unmitigable with the proposed project or with 
any project implementing the adopted North City West Community Plan 
(1975) • 

Air Quality 

Impacts: The emissions associated with the project would be a result of 
vehic le emissions from 20,800 ADT, power generation and space heating e 
The project would contribute much less than one percent of the emissions 
in t he San Diego Air Basin. This air basin is a non-attainment area for 
both the state and federal air quali ty standards. However , the project's 
imp ct on air quality is not considered to be significant becaus t he 
proj ect conforms with t he Series !Vb population forecasts and provides 
mitigat i on measures to aid in the implementation of the Regional Air 
~u ality Strategies. 

Mitigation: The employment center would include bicycle paths along 
El Camino Real , Del Mar Heights Road and 11A11 Street in confonnance with 
t he North City rJest Community Pl an. The unnamed 11 A II street through the 
central portion of the project would be broad enough to acc001modat bus 
stops. The developer would provide improvements to the surrounding street 
system. The project also would provide employment for pl anned res ·dent ial 
areas, t hus contributing to the goal of creating self-contained 
c ommu n i ties • 

Visual Aesthetics and Topographic Modification 

Impacts: The.subject property is characterized by a combination of 
landforms including low knolls, badland erosional features, sandstone 
terraces, arroyos, and gently sloping hillsides . Most of the site 
conta in s rel ativel y undisturbed n tive vegetation, including thirteen 
ma tu Torrey pine trees. The proposed grading would significantly alter 
exi st iD landforms and remove vegetation, and t his impact would be 
irreversible. The buildings in the employmen t center could be as high as 
50 et , and the buildings, streets, and parking areas would be visible 
f om urrounding residentia l development, streets and I-5. This change in 
vi ua qu ity n t opography is considered a significant, adverse impa ct. 
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Nitigation: Several measures are con tained in the Precise Plan to lessen 
visual quality impacts . Terraced grading is proposed to reduce the height 
of cut slopes and to educe grading requirements , and the Precise Plan 
con t rols the height and scale of buildings beyond the regulations in the 
M- IP Zone . An open space st rip along 1- 5 would be landscaped by future 
owners to partially screen the buildings . The two open space areas along 
1- 5 and the pov,er line would be maintained by a property- owners 
association . 

Archaeological Resources 

Impacts : The project would have a potentially significant , adverse impact 
on archaeological resou rces by r emoving two archaeological sites and f ive 
isolated finds . A sandstone face with petroglyphs and a shell midden 
deposit occur on the site . 

Mitigation: The sandstone fac e with petroglyphs has been photo­
documented and recorded, and a latex cast and t echnical report will be 
prepared . The midden site has been evaluated through a posthole test and 
ex ava tion, and a report will be prepared . The isolated finds have bee n 
recorded . These measures reduce impacts to a level of insignificance . 

Hyd ro logy and Hater Quality 

Impacts: The proposed tentative map would remove vegetation from 103 of 
t h si t e 's 118 acres at one time , and the 750 , 000 cubic yards of grading 
would create level pads and manufactured slopes . Ultimately, the volume 
and rate of rainfall runoff would increase due to impervious surfaces of 
pav ement and buildings . The project would not result in a significant 
inc rea se in erosion and sedimentation downstream because of the following 
proposed mitigation measures . The project would also contribute 
incrementally to the increase in dissolved urban pollutants , and the 
impact of these pollutants on the lagoon would be significant on a 
cumul ative basis . 

Mi t igation: Impacts associated with erosion and siltation would be 
reduced t o an insignificant level with the proposed mitigation measures . 
A drainage plan , based on the North City West Drainage Study , would 
include a detention basin , energy dissipaters , pennanent underground 
drainage facilities , and temporary benns and ditches . Grading would no t 
occur between .October 15 and Ma rch 15 and exposed , graded slopes would be 
planted before Nov ember 1. Th ese mitigation measures should be made a 
condition of the Tentative Map . Cumulative impacts associated with t he 
long - term introduction of pollu t an t s such as fertilizers, pesticides , 

tr um produc ts, and indus t r ·a1 wa stes would not be reduced to an 
insigni fi cant level . 

Geology and Soils 

Impacts : The proposed projec t would significantly alter existing 
l andform~ a~d neces- ita t e r emoval of native vegetation . The project would 
re ui e 75 .o O cu ic ya rd s of grading. Cut and fill ban ks wo uld be a 

• 
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maximum of 45 feet high with a maximum slope ratio of 1.5:1. No 
landslides or active faults were identified on the site. The major 
geotechnical concern i the high erodibility of the Torrey Sandstone . A 
severe erosion potential would exist after grading and prior to 
development of the individual lots. Impacts could also occur from the 
settlement of soils. 

Mitigation : The compaction of soils during grading and other common 
engineering prac tices would reduce any impacts associated with s ttlem nt 
to insignificance . Measures proposed to control erosion have been 
discussed under Hydrology . 

Energy 

Impacts: The long -term availability of energy to San Diego is a 
significant concern. The development of the employment center together 
with the total build- out of the North City West community would contribute 
a long-te nn significant impact on energy resources. 

Mitigat ion: 
suggestions 
fluorescent 
o i ntati on 

ALTERNATIVES 

The Precise Plan has been revised to include design 
for energy conservation. These measures include skylighting, 
lighting, openable windows, increased insulation, building 
for ' natural heating and cooling, and use of solar energy . 

Several project alternatives are discussed including the no project, 
delayed project , reduced project and nonindustrial zoning alternatives. 
Under t he 11 no project" alternative, agriculture or large lot residentiai 
uses could occur which would have significant impacts on biological and 
archaeological resources. Impacts associated with water quality, energy 
consumption, and traffic would be reduced with a no project alternative. 
A reduced project alternative could reduce almost all of the impacts 
identified, although not necessarily to a level of insignificance. The 
reduction of these impacts could be substantial depending on the ext n of 
project reducti on . Residential development of the site could reduce 
impacts associa ted with visual quality, topog ra phic alteration and 
biology, depending on the extent and manner of development , but would 
increase traffic impacts . Most project alternatives would require an 
amendment to the North City West Community Pl an. 
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FINDINGS FOR THE 
NORTH CITY WEST EMPLOYMENT CENTER 

VISITOR CENTER DEVELOPMENT PLAN 

The following findings are made relative to the conclusions regarding 
impacts associated with development of a visitor-commercial center in the 
North City West Community Plan area as iden t ified in the Final Environ ­
mental Impact Report ( EIR) and S upplement for the proposed Carmel Valley 
Precise Plan and Planned District Ordinance (Car mel Valley--T he First 
Neighborhood of North City Wes t ) ( EQD Nos . 76-02-25P and 76-02-25P, S-1); 
the final E I R for t he North C ity West Employment Center ( EQD No . 
80 - 05 - 35); and the Addendums to the E IR for the North City West Employ­
ment Center wh ich addressed ( 1) the Employment Center Precise Plan 
amendment ( EQD No . 83-0191) and ( 2 ) the Visitor Center Development Plan 
( EQD No. 84 - 0213 ) . These findings have been prepared pursuant to 
Sections 15091 and 15093 of T it le 14 of the California Administrative 
Code and Section 21081 of t he Ca liforn ia Public Resources Code. 

FIND IN GS 

A. The San Diego C ity Council, having reviewed and considered the 
information contained in the previously cited E I Rs and Addendums and 
information contained in the record, finds that s pecific economic, 
social, or other . considerations make infeasible t he project alternatives 
iden t ified in the final EI Rs . Specifically: 

1. Visual Quality/Landform Alteration 

Impact. The development of t he visitor-commercial site in 
North City West would contribute to the irreversible and unavoidable 
alteration of natural topographic feat ures and to the conversion of the 
rural, natural land to an urban l~ndscape . 

Alternative . Visua l impacts will be reduced to the extent 
feasible through the enforcement of the community plan, precise plan, and 
d evelopment plan guidelines, including t he use of sensitive building de­
signs and landscaping . The basic conversion of land uses from rural to 
urban , however, is essentially un mi t igable . The adoption of the No Proj ­
ect a lte rnative would avoid the visual and topographic impacts associate 
with implementation of the proposed project . 

F indin g . T h e No Project alternative is found to be infea-
sible since the adoption of such an alternative would be incons is tent 
with previous City of San Diego decisions regard in g the accommodation of 
growth in the North Cit y West Commun ity Plan area and with goals and 
fi n din g s set forth during previous pub lic hearings. The economic and 
social facto r s which wei g hed against a decision · to adopt the No Project 
alter native are: 

a . North C it y West affords a unique opportunity to design a 
self- sufficient com muni ty adjacent to coastal areas along 
a major transportation corridor . 

,I I • It _, . .. . 



b . North City West will provide a level of development which 
will suppor t desired public facilities and reduce pres ­
s u re t o develop more r emote areas . 

c . The approval of the proposed Carmel Valley P reci se P an 
and P lanned District Ordinance constituted a commitment 
to the first phase of a project planned to occur over t he 
next 20 - year period . Subsequent to these early approv a ls 
of development in No r th City West, the City Counc·1 
approved the North City West Employment Center Precise 
Plan and amendments to the Employment Center Prec ise Pl an 
and Planned District Ordinance to provide more specific 
guidelines for development of the visitor center . Alter­
ation of these previously approved development plans, 
whether by reduced density or reduced project scope, 
would result in undesirable economic and social impacts . 

B . Statement of Overriding Considerations . The San Diego City 
Council, having reviewed and considered the information contained in the 
previously cited EI Rs and Addendums and the information contained in the 
r ecord, makes the following statement of overriding considerations: 

Although the development of visitor-commercial uses in North City 
West would contr:ibute towards significant visual and topographic impacts 
with i the community, the finding has been made that specific socia l and 
e conom ic benefits would result from development of visitor-commer cia l 
uses which outweigh its unavoidable environmental effects . Specif ica lly, 

· the C ity of San Diego, in adopting the North City West Community Pl an , 
t he C ar mel Valley Precise Plan, and the Employment Center Precise Plan, 
made findings that despite the impact of the project on topographic al ­
ter at ion and visual quality, the broader necessity for a self- contained 
comm u n ity overrides the limited impacts from the visitor- commercial 
development in North City West . 

5/21/84 
llc/vcp 
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