
 
 

DEVELOPMENT SERVICES DEPARTMENT 
Date of Notice:  November 8, 2017 

PUBLIC NOTICE  
OF THE PREPARATION OF AN  

ENVIRONMENTAL IMPACT REPORT  
 SAP No. 24007387  

________________________________________________________________________________________ 
 
PUBLIC NOTICE:  The City of San Diego as the Lead Agency has determined that the project described below will require 
the preparation of an Environmental Impact Report (EIR) in compliance with the California Environmental Quality Act 
(CEQA).  This Notice of Preparation of a project EIR was publicly noticed and distributed on November 8, 2017.  This 
notice was published in the SAN DIEGO DAILY TRANSCRIPT and placed on the City of San Diego website at:  
http://www.sandiego.gov/city-clerk/officialdocs/notices/index.shtml under the “California Environmental Quality Act 
(CEQA) Notices & Documents” section.  In addition, the Public Notice was also distributed to the Central Library, as well 
as to the Mission Valley Branch Library. 
 
Written comments may be sent to the following address:  E. Shearer-Nguyen, Environmental Planner, City of San 
Diego Development Services Department, 1222 First Avenue, MS 501, San Diego, CA 92101 or submitted via e-mail 
to DSDEAS@sandiego.gov with the Project Name and Number in the subject line within 30 days of the receipt of this 
notice.  Responsible agencies are requested to indicate their statutory responsibilities in connection with this project 
when responding.  An EIR incorporating public input will then be prepared and distributed for the public to review and 
comment. 
 
GENERAL PROJECT INFORMATION: 

• PROJECT NAME / NUMBER:  WITT MISSION VALLEY / 562674 
• COMMUNITY AREA:  Mission Valley    
• COUNCIL DISTRICT:  7 

 
DESCRIPTION:  A SITE DEVELOPMENT PERMIT and PLANNED DEVELOPMENT PERMIT demolish 38,070-square-feet of 
existing structures and on-site surface parking and construct a 533,100-square-foot mixed-use development 
comprised of 267 residential units and ten shopkeeper units totaling approximately 348,500-square-feet, 6,000-square-
feet of retail space, and 3,400-square-feet of commercial space.  The project would range in height from one-story to 
five stories.  Parking would be provided in a central five-story, above-ground parking structure wrapped with 
residential units.  A total of 411 parking spaces would be provided in the parking structure and 52 surface parking 
spaces would be provided.  Various site improvements would also be constructed that include associated hardscape 
and landscape.  The project would conform to the Affordable/In-Fill Housing and Sustainable Buildings Expedite 
Program by generating 50 percent or more of the projected total energy consumption on site through renewable 
energy resources (i.e. photovoltaic).  The 5.128 acre project site is located at 588 Camino Del Rio North.  The project site 
is designated Commercial Retail per the Mission Valley Community Plan and is zoned MV-CR.  Additionally, the project 
site is within the Airport Land Use Compatibility Overlay Zone (Montgomery Field), the Airport Influence Area 
(Montgomery Field and San Diego International Airport (SDIA), Review Area 2), the Federal Aviation Administration Part 
77 Noticing Area (Montgomery Field and SDIA), the Residential Tandem Parking Overlay Zone, and the Transit Area 
Overlay Zone.  (Legal Description:  Parcels 1 and 2 of Parcel Map No. 17806.)  Although the project site contains two 

http://www.sandiego.gov/city-clerk/officialdocs/notices/index.shtml
mailto:DSDEAS@sandiego.gov


Leaking Underground Storage Tank (LUST) Cleanup Sites that are included on a Government Code listing of 
hazardous waste sites, these sites have a “Completed - Case Closed” Cleanup Status.   
 
APPLICANT:  Josh Vasbinder, Din/Cal3, Inc., c/o The Dinerstein Companies 
 
RECOMMENDED FINDING:  Pursuant to Section 15060(d) of the CEQA Guidelines, it appears that the proposed project may 
result in significant environmental impacts in the following areas:  Agricultural Resources, Biological Resources, 
Health & Safety, Mineral Resources, Geologic Conditions, Land Use, Paleontological Resources, Public Utilities, 
Hydrology, and Water Quality.   
 
AVAILABILITY IN ALTERNATIVE FORMAT:  To request the this Notice or the City's Scoping Letter to the applicant detailing the 
required scope of work in alternative format, call the Development Services Department at (619) 446-5460 or 
(800) 735-2929 (TEXT TELEPHONE).  
 
ADDITIONAL INFORMATION:  For environmental review information, contact Elizabeth Shearer-Nguyen at (619) 446-5369.  
The Scoping Letter and supporting documents may be reviewed, or purchased for the cost of reproduction, at the Fifth 
floor of the Development Services Department.  For information regarding public meetings/hearings on this 
project, contact the Project Manager, William Zounes at (619) 687-5942.  This notice was published in the SAN 
DIEGO DAILY TRANSCRIPT and distributed on November 8, 2017. 
 
 Kerry M. Santoro 
 Deputy Director 
 Development Services Department 
DISTRIBUTION:   See Attached 
 
ATTACHMENTS:   Figure 1: Project Vicinity Map  
 Figure 2: Project Location Map 
 Figure 3: Aerial Map 
 Figure 4:  Site Plan  
 Scoping Letter 
 



Distribution: 
 
STATE OF CALIFORNIA 
State Clearinghouse (46A) 
California Department of Transportation (51) 
California Transportation Commission (51A) 
California Transportation Commission (51B) 
California Native American Heritage Commission (222) 
 
CITY OF SAN DIEGO 
Mayor’s Office (91) 
Councilmember Bry, District 1 (MS 10A) 
Councilmember Zapf, District 2 (MS 10A) 
Councilmember Ward, District 3 (MS 10A) 
Councilmember Cole, District 4 (MS 10A) 
Councilmember Kersey, District 5 (MS 10A) 
Councilmember Cate, District 6 (MS 10A) 
Councilmember Sherman, District 7 (MS 10A) 
Councilmember Alvarez, District 8 (MS 10A) 
Councilmember Gomez, District 9 (MS 10A) 
Development Services Department 

EAS, L. Sebastian 
EAS, E. Shearer-Nguyen 
Transportation, F. Mahzari 

Transportation Development - DSD (78) 
Development Coordination (78A) 
Fire and Life Safety Services (79) 
Library Department - Government Documents (81) 
Central Library (81A) 
Mission Valley Branch Library (81R) 
Historical Resources Board (87) 
Tom Tomlinson, Facilities Financing (93B) 
Michael Pridemore, San Diego Police Department (MS776) 
Larry Trame, San Diego Fire-Rescue (MS603) 
 
OTHER ORGANIZATIONS AND INTERESTED INDIVIDUALS 
San Diego Association of Governments (108) 
San Diego Transit Corporation (112) 
Metropolitan Transit Systems (115) 
Carmen Lucas (206)  
South Coastal Information Center (210) 
San Diego Archaeological Center (212) 
Save Our Heritage Organisation (214)  
Ron Christman (215)  
Clint Linton (215B)  
Frank Brown - Inter-Tribal Cultural Resources Council (216)  
Campo Band of Mission Indians (217)  



San Diego County Archaeological Society (218) 
Kumeyaay Cultural Heritage Preservation (223)  
Kumeyaay Cultural Repatriation Committee (225) 
Native American Distribution - Public Notice + Location Map Only (225A-S)  
Mission Valley Center Assn. (328)  
Friars Village HOA (328A)  
Mary Johnson (328B) 
Mission Valley Community Council (328C)  
Union Tribune News (329)  
San Diego River Conservancy (330A)  
Friends of the Mission Valley Preserve (330B)  
Mission Valley Planning Group (331)  
Mr. Gene Kemp, General Manager, Fashion Valley (332)  
The San Diego River Park Foundation (333)  
The San Diego River Coalition (334)  
Karen Ruggels, KLR Planning, Consultant (karen@klrplanning.com) 
Josh Vasbinder, Din/Cal3, Inc., c/o The Dinerstein Companies, 777 S Hwy 101, Ste. 210,  
Solana Beach, CA 92075 
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November 8, 2017 
 
 
 
 
Mr. Josh Vasbinder 
Din/Cal 4, Inc. 
3411 Richmond Avenue, Suite 200 
Houston, Texas 77046 
 
 
SUBJECT:  Scope of Work for an Environmental Impact Report for the  

Witt Mission Valley Project, Project No. 562674 
 
 
Dear Mr. Vasbinder: 
  
Pursuant to Section 15060(d) of the California Environmental Quality Act (CEQA), the Environmental 
Analysis Section (EAS) of the City of San Diego Development Services Department has determined 
that the Witt Mission Valley project (project) may have significant effects on the environment, and 
the preparation of an Environmental Impact Report (EIR) is required. Staff has determined that a 
project EIR is the appropriate environmental document for the project.  
 
The purpose of this letter is to identify the issues to be specifically addressed in the EIR.  The EIR 
shall be prepared in accordance with the City’s “Technical Report and Environmental Impact Report 
Guidelines” (December 2005).  
 
A Notice of Preparation (NOP) will be distributed to the Responsible Agencies and others who may 
have an interest in the project as required by CEQA Section 15082.  Scoping meetings are required 
by CEQA Section 21083.9(a)(2) for projects that may have statewide, regional, or area-wide 
environmental impacts.  The City’s environmental review staff has determined that the project 
meets this threshold.  A scoping meeting has been scheduled for November 28, 2017, from 6:00 PM 
to 7:30 PM at the Mission Valley Branch Library at 2123 Fenton Parkway, San Diego, CA 92108.  
 
Please note, changes or additions to the scope of work may be required as a result of input received 
in response to the Notice of Preparation and Scoping Meeting.  In addition, the applicant may adjust 
the project over time, and any such changes would be disclosed within the EIR under the section 
“History of Project Changes” and accounted for in the EIR impact analysis to the extent required by 
CEQA.  
 
Each section/issue area of the EIR shall provide a descriptive analysis of the project followed by a 
comprehensive evaluation of the issue area.  The EIR shall also include sufficient graphics and tables 
to provide a complete description of all major project features.  

mailto:dsdweb@sandiego.gov
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PROJECT DESCRIPTION 
 
Discretionary Approvals 
The project would require a Site Development Permit and a Planned Development Permit. 
 
Location of Project 
The 5.13-acre site for the Witt Mission Valley project is located at 588 Camino de la Reina. Camino de 
la Reina forms the project site’s northern boundary; Camino de la Siesta is along the western project 
boundary; and Camino del Rio North forms the site’s southern boundary, separating the project site 
from Interstate 8 (I-8). The project site is currently developed with commercial auto dealership sales 
and offices (Witt Lincoln), service bays, and exterior auto sales areas with surface parking lots.  
Regional access to the project area is provided by I-8, located immediately south of the project; State 
Route 163 (SR-163), located approximately one-half-mile west of the project site; and I-805, located 
less than two miles east of the project site. Local access to the project site occurs at driveways off 
Camino del Rio North and Camino del La Siesta. 
 
Project Description 
The project would demolish 38,070-square-feet of existing structures and on-site surface parking 
and construct a 533,100-square-foot mixed-use development comprised of 267 residential units and 
ten shopkeeper units totaling approximately 348,500-square-feet, 6,000-square-feet of retail space, 
and 3,400-square-feet of commercial space.  The project would range in height from one-story to 
five stories.  Parking would be provided in a central five-story, above-ground parking structure 
wrapped with residential units.  A total of 411 parking spaces would be provided in the parking 
structure and 52 surface parking spaces would be provided.  
 
Primary access to the project would occur via a new driveway off Camino de la Siesta along the 
western project boundary, as well as off a fire lane/drive aisle along the eastern project boundary. 
Entry to the parking structure, which is anticipated to be the primary access point for residents, 
would be provided from Camino del Rio North and from an internal drive aisle that would parallel 
Camino de la Reina and connect Camino de la Siesta on the west to the fire lane/drive aisle on the 
east.  
 
The project site is zoned MV-CR (Mission Valley – Commercial Retail) and is within Development 
Intensity District (DID) G of the Mission Valley Community Plan and Planned District Ordinance. The 
project site is designated Commercial Retail in the Mission Valley Community Plan. 
 
EIR FORMAT/CONTENT REQUIREMENTS 
 
The EIR serves to inform governmental agencies and the public of a project’s environmental 
impacts.  Emphasis in the EIR must be on identifying feasible solutions to environmental impacts.  
The objective is not to simply describe and document an impact, but to actively create and suggest 
mitigation measures or project alternatives to substantially reduce the significant adverse 
environmental impacts.  The adequacy of the EIR will depend greatly on the thoroughness of this 
effort. 
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The EIR must be written in an objective, clear, and concise manner, in plain language. The use of 
graphics is encouraged to replace extensive word descriptions and to assist in clarification. 
Conclusions must be supported with quantitative, as well as qualitative, information, to the extent 
feasible. 
 
Prior to the distribution of the draft EIR for public review, City Certification pages, which are attached 
at the front of the draft EIR, will also need to be prepared.  The City certification pages cannot be 
prepared until an approved draft has been submitted and accepted by the City.  The EIR shall 
include a title page that includes the Project Tracking System (PTS) number and the date of 
publication.  The entire environmental document must be left justified.  In addition, the 
environmental document is required to utilize Open Sans, 10-point font.  Please refer to the 
“Environmental Impact Report Guidelines” (December 2005) for additional details regarding the 
required information.   
 

I. CONCLUSIONS 
 

Prior to the distribution of the draft EIR for public review, Conclusions, which are attached at 
the front of the draft EIR, will also need to be prepared.  The Conclusions cannot be 
prepared until an approved draft has been submitted and accepted by the City.   

 
II. TITLE PAGE 

 
The EIR shall include a Title Page that includes the Project Tracking System (PTS) number, 
State Clearinghouse (SCH) number, and date of publication.  DO NOT include any company 
logos and applicant’s or consultant’s names. 

 
III. TABLE OF CONTENTS 

 
The EIR shall include a Table of Contents and must list all sections included in the EIR, as well 
as a list of the Appendices, Tables, and Figures.  Immediately following the Table of Contents, 
a list of acronyms and abbreviations used in the document must be provided. 

 
IV. EXECUTIVE SUMMARY 

 
The consultant will prepare the Executive Summary to be submitted for review with the last 
screencheck draft EIR, unless otherwise determined.  The Executive Summary shall have an 
independent page numbering system (e.g., S-1, S-2).  In general, the Executive Summary 
should reflect the EIR outline but not need contain every element of the EIR.  At a minimum, 
the Executive Summary must include: a brief project description; impacts determined to be 
significant (including cumulative effects); impacts found to be less than significant; 
alternatives; areas of controversy; and, lastly, a matrix listing the impacts and mitigation 
measures. Please refer to the Environmental Report Guidelines for further detailed 
information. 
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V. INTRODUCTION 
 

The EIR shall introduce the project with a brief discussion on the intended use and purpose 
of the EIR. This discussion shall focus on the type of analysis that the EIR is providing and 
provide an explanation of why it is necessary to implement the project. This section shall 
describe and/or incorporate by reference any previously certified environmental documents 
that cover the project site including any EIRs. This section shall briefly describe areas where 
the project is in compliance or non-compliance with assumptions and mitigation contained 
in these previously certified documents.  Additionally, this section shall provide a brief 
description of any other local, state and federal agencies that may be involved in the project 
review and/or any grant approvals. 

 
VI. ENVIRONMENTAL SETTING 

 
The EIR shall describe the precise location of the project with an emphasis on the physical 
features of the site and the surrounding areas and present it on a detailed topographic map 
and regional map. This section shall also include a map of the specific proposal and discuss 
the existing conditions on the project site and in the project area. In addition, the section 
shall provide a local and regional description of the environmental setting of the project, as 
well as the zoning and land use designations of the site and its contiguous properties, area 
topography, drainage characteristics, and vegetation. It shall include any applicable land use 
plans such as the City’s MSCP/MHPA and other applicable open space preserves or overlay 
zones that affect the project site, such as the City of San Diego General Plan. The section 
shall include a listing of any open space easements or building restricted easements that 
exist on the property.  A description of other utilities that may be present on or in close 
proximity to the site and their maintenance accesses shall also be discussed.  Provide a 
recent aerial photo of the site and surrounding uses, and clearly identify the project location. 
This section shall include a brief description of the location of the closest police and fire 
stations along with their response times. 

 
VII. PROJECT DESCRIPTION 

 
The EIR shall include a detailed discussion of the goals and objectives of the project, in terms 
of public benefit (increase in housing supply, employment centers, etc.).  Project objectives 
will be critical in determining the appropriate alternatives for the project, which would avoid 
or substantially reduce potentially significant impacts.  As stated in CEQA Section 15124 (b), 
“A clearly written statement of objectives will help the lead agency develop a reasonable 
range of alternatives to evaluate in the EIR and will aid the decision makers in preparing 
findings or a statement of overriding consideration, if necessary.  The statement of 
objectives should include the underlying purpose of the project.” This section shall describe 
all discretionary actions needed to implement the project (e.g. Site Development Permit, 
Planned Development Permit, Tentative Map, etc.) including all permits required from 
federal, state, and local agencies.  The description of the project shall include all major 
project features, including density, grading (cut and fill), relocation of existing facilities, land 
use, retaining walls, landscaping, drainage design, improvement plans, including any off-site 
improvements, vehicular access points and parking areas associated with the project. The 
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project description shall describe any off-site activities necessary to construct the project.  
The EIR shall include sufficient graphics and tables to provide a complete description of all 
major project features.  Project phasing also should be described in this section.  This 
discussion shall address the whole of the project. 

 
VIII. HISTORY OF PROJECT CHANGES 

 
This section of the EIR shall outline the history of the project and any physical changes that 
have been made to the project in response to environmental concerns identified during the 
City’s review of the project.   
 

IX. ENVIRONMENTAL IMPACT ANALYSIS 
 

The potential for significant environmental impacts must be thoroughly analyzed and 
mitigation measures identified that would avoid or substantially lessen any significant 
impacts. Since the City of San Diego is the Lead Agency for this project, the EIR must 
represent the independent analyses of the Environmental Analysis Section (EAS). Therefore, 
all impact analysis must be based on the City’s “Significance Determination Thresholds,” 
dated January 2011 and July 2016. Below are key environmental issue areas that have been 
identified for this project, within which the issue statements must be addressed individually.  
 
Discussion of each issue statement shall include an explanation of the existing project site 
conditions, impact analysis, significance determination, and appropriate mitigation. The 
impact analysis shall address potential direct, indirect, and cumulative impacts that could be 
created through implementation of the project and its alternatives. Lastly, the EIR should 
summarize each required technical study or survey report within each respective issue 
section, and all requested technical reports must be included as the appendices to the EIR 
and summarized in the text of the document. 
 
In each environmental issue section, mitigation measures to avoid or substantially lessen 
impacts must be clearly identified and discussed.  The ultimate outcome after mitigation 
should also be discussed (i.e., significant but mitigated, significant and unmitigated).  If other 
potentially significant issue areas arise during the detailed environmental investigation of 
the project, consultation with Development Services Department is required to determine if 
these areas need to be added to the EIR.  As supplementary information is required, the EIR 
may also need to be expanded. 

 
Land Use 
 

Issue 1: Would the proposal result in a conflict with the environmental goals, 
objectives, or recommendations of the community plan in which it is 
located? 
 

Issue 2: Would the proposal require a deviation or variance, and the deviation or 
variance would in turn result in a physical impact on the environment? 
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Issue 3:  Would the proposal result in land uses which are not compatible with an 

adopted airport Comprehensive Land Use Plan (CLUP)?   
 
Issue 4: Would the proposal result in the exposure of sensitive receptors to current 

or future noise levels that would exceed standards established in the Noise 
Element of the General Plan or an adopted Airport Land Use Compatibility 
Plan (ALUCP)?  

  
The project site is located within the Mission Valley Planned District and is zoned MV-CR.  
Section 1514.0307 of the Mission Valley Planned District Ordinance states multiple use 
development is permitted within the commercial zones, including the MV-CR zone.  The 
project site is designated for commercial use in the Mission Valley Community Plan.   
 
The project requires a Site Development Permit and a Planned Development Permit.  The EIR 
shall evaluate consistencies/ inconsistencies (including all deviations, variances, etc.) with 
local, State, and Federal regulations (i.e., the City’s General Plan, Mission Valley Community 
Plan, and City of San Diego Land Development Code).  If the project is found to be 
inconsistent with any adopted land use plans, the EIR would disclose and analyze any 
physical effects that may result from the inconsistency that could be considered significantly 
adverse. 
 
The project site is located within the Airport Influence Area and Federal Aviation 
Administration (FAA) Part 77 Notification Area for Montgomery Field Municipal Airport and 
the San Diego International Airport. Address the project’s consistency with the respective 
Airport Land Use Compatibility Plans (ALUCPs) for these airports. Any inconsistencies 
identified shall be evaluated to determine if they would lead to a significant physical 
environmental impact and/or secondary land use impact. 
 
Additionally, an acoustical technical report shall be prepared that includes an evaluation with 
regards to the adopted ALUCP and with the Noise Compatibility Guidelines (Table NE-3) in 
the Noise Element of the General Plan.  If there is a potential for proposed uses to be 
incompatible with exterior noise levels at outdoor amenities or interior areas, measures 
must be included as project design features in order to ensure consistency with the General 
Plan Noise Element (i.e., setbacks, use of double-paned glass, noise walls/berms and other 
noise attenuation techniques).   
 
The site is not located within or adjacent to any Multi-Habitat Planning area of the Multiple 
Species Conservation Program (MSCP), therefore no land use conflicts with the MSCP 
Subarea Plan are anticipated.  This shall be disclosed and discussed in the Land Use section 
of the EIR.   
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Transportation/Circulation 
 
Issue 1:   Would the proposal result in substantial impact upon existing or planned 

transportation systems? 
 
Issue 2: Would the proposal result in traffic generation in excess of specific 

community plan allocation?  
 
Issue 3:   Would the proposal result in an increase in projected traffic which is 

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

 
Issue 4:   Would the proposal result in the addition of a substantial amount of traffic 

to a congested freeway segment, interchange, or ramp?  
 
Issue 5:   Would the proposal result in an increased demand for off-site parking and 

or affect existing parking?  
 
Issue 6:   Would the proposal result in an increase in traffic hazards for motor 

vehicles, bicyclists or pedestrians due to a proposed, non-standard design 
feature (e.g., poor sight distance or driveway onto an access- restricted 
roadway)?  

 
Issue 7:   Would the proposal conflict with adopted policies, plans or programs 

supporting alternative transportation models (e.g., bus turnouts, bicycle 
racks)?  

 
The project meets the Average Daily Traffic (ADT) per gross acres as identified in the Mission 
Valley Community Plan for Development Intensity District "G". It is anticipated that the 
project will fall within the limitations of Threshold 2 and therefore requires the preparation 
of a traffic impact analysis. The traffic impact study must be prepared for this project to the 
satisfaction of the City Engineer.   
 
Describe in this section any required modifications and/or improvements to the existing 
circulation system, including City streets, intersections, freeways, and interchanges required 
as a result of the project.  Provide an analysis of any potential impacts of the construction of 
the required traffic improvements. Discuss any potential traffic impacts on the Mission 
Valley community, as well as adjacent communities (if applicable).  Address cumulative traffic 
impacts, including any future development and/or re-development in the Mission Valley 
community.  Note the assumption of traffic conditions at build-out.  Describe the adequacy 
of parking and the pedestrian access and connectivity of the project, both internally and 
externally. Describe how any proposed pedestrian and bicycle access would connect with 
off-site circulation elements.  Address emergency access, if modifications to the existing 
street system are proposed. 
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The EIR shall present mitigation measures that are required to reduce impacts.  Discuss if 
those measures will mitigate impacts to below a level of significance.  If the project results in 
traffic impacts, which cannot be mitigated to below a level of significance, the Alternatives 
section of the EIR should include a project alternative that will avoid or further reduce traffic 
impacts. 
 
Air Quality 

 
Issue 1:  Would the proposal conflict with or obstruct implementation of the 

applicable air quality plan? 
 
Issue 2:  Would the proposal result in a violation of any air quality standard or 

contribute substantially to an existing or projected air quality violation? 
 
Issue 3: Would the proposal exceed 100 pounds per day of Particulate Matter (PM) 

(dust)? 
 
Issue 4: Would the proposal result in creating objectionable odors affecting a 

substantial number of people? 
 
Issue 5: Would the proposal expose sensitive receptors to substantial pollutant 

concentrations? 
 

The construction and operation phases of the project have the potential to affect air quality. 
Construction can create short-term air quality impacts through equipment use, ground-
disturbing activities, architectural coatings, and worker automotive trips.  Air quality impacts 
resulting from the operation of the project would be primarily generated by increases in 
automotive trips.  An air quality analysis must be prepared which discusses the project’s 
impact on the ability to meet state, regional, and local air quality strategies/standards, as 
well as any health risks associated with construction.  The development would not generate 
odor impacts; thus, this issue does not need to be addressed further. 
 
Describe the project’s climatological setting within the San Diego Air Basin and the basin’s 
current attainment levels for State and Federal Ambient Air Quality Standards.  Discuss 
short- and long-term and cumulative impacts on regional air quality, including construction 
and operational-related sources of air pollutants.  Discuss the potential impacts from the 
increase in trips to the Regional Air Quality Standards, and the overall air quality impacts 
from such trips, and any proposed mitigation measures.  Should the project result in a 
significant decrease in the levels of service of any roadway or intersection in the vicinity of a 
sensitive receptor, address the potential degradation of air quality, which may result, 
including the possibility of “hot spots” within the area.  Also include a discussion of potential 
dust generation during construction within this section of the document together with any 
proposed dust suppression measures that would avoid or lessen dust related impacts to 
sensitive receptors within the area.  
 



Page 9 
Mr. Josh Vasbinder 
November 8, 2017 
 

 
9 

The significance of potential air quality impacts shall be assessed and control strategies 
identified.  The EIR shall analyze the proposed project’s compliance with the State 
Implementation Plan (SIP), the Regional Transportation Plan (RTP), and the Regional 
Transportation Improvement Plan (RTIP). 
 
The EIR shall also assess the potential health risks associated with particulate emissions 
from, and shall assess whether the proposed project would allow for future development 
which would create a significant adverse effect on air quality that could affect public health. 
 
Energy  
 
Issue 1:  Would the construction and operation of the proposal result in the use of 

excessive amounts of electrical power?  
 
Issue 2:  Would the proposal result in the use of excessive amounts of fuel or other 

forms of energy (including natural gas, oil, etc.)? 
 

Appendix F of the State CEQA Guidelines requires that potentially significant energy implications 
of a project shall be considered in an EIR to the extent relevant and applicable to the project. 
Particular emphasis on avoiding or reducing inefficient, wasteful, and unnecessary consumption 
of energy should be included in this section. The EIR section shall address the estimated energy 
use for the project and assess whether the project would generate a demand for energy 
(electricity and/or natural gas) that would exceed the planned capacity of the energy suppliers. A 
description of any energy and/or water saving project features should also be included in this 
section. (Cross-reference with GHG Emissions discussion section as appropriate.) Describe any 
proposed measures included as part of the project or required as mitigation measures directed 
at conserving energy and reducing energy consumption. Ensure this section addresses all issues 
described within Appendix F of the CEQA Guidelines. 

 
Geologic Conditions 

 
Issue 1:   Would the proposal expose people or structures to geologic hazards such as 

earthquakes, landslides, mudslides, ground failure, or similar hazards?  
 
Issue 2:   Would the proposal result in a substantial increase in wind or water 

erosion of soils, either on or off the site?  
 
Issue 3:   Would the proposal be located on a geologic unit or soil that is unstable or 

that would become unstable as a result of the project, and potentially 
result in on- or off-site landslide, lateral spreading, subsidence, liquefaction 
or collapse?  

 
The project site is located in a seismically active region of California where the potential for 
geologic hazards, such as earthquakes and ground failures exist.  According to the City of 
San Diego Seismic Safety Study, the project site is located within Geologic Hazard Category 
31, characterized as liquefaction having a high potential with shallow groundwater, major 
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drainages, and hydraulic fills.  No active, potentially active, or inactive faults are known to 
exist onsite.  Furthermore, the project site has been previously graded and is fully developed 
with commercial buildings, maintenance bays, and associated surface parking.  The project 
would replace the existing land uses with a mixed-use development.  The project site could 
be subject to liquefaction, due to its location proximate to the San Diego River.  A 
geotechnical investigation, prepared in accordance with the City’s Geotechnical Report 
Guidelines, is required to address the feasibility and suitability of the entire site for the 
development. 

 
The section shall describe the geologic and subsurface conditions in the project area.  It shall 
describe the general setting in terms of existing topography, geology (surface and 
subsurface), tectonics and soil types.  It shall assess possible impacts to the project from 
geologic hazards and unfavorable soil conditions.  The constraints discussion shall include 
issues such as the potential for liquefaction, slope instability, and other hazards.  Any 
secondary impacts due to soils/geology mitigation (e.g., excavation of unsuitable soil) shall 
also be addressed.  Additionally, the sections shall provide mitigation, as appropriate, that 
would reduce the potential for future adverse impacts resulting from on-site soils and 
geologic hazards. 

 
Greenhouse Gas Emissions 

 
Issue 1:   Would the project generate greenhouse gas emissions, either directly or 

indirectly, that may have a significant impact on the environment?   
 
Issue 2:   Would the project conflict with the City’s Climate Action Plan or an 

applicable plan, policy, or regulation of an agency adopted for the purpose 
of reducing emissions of greenhouse gases? 

 
This section shall present an overview of greenhouse gases (GHG) including the most recent 
information regarding the current understanding of the mechanisms behind current 
conditions and trends, and the broad environmental issues related to global climate change.  
A discussion of current domestic legislation, plans, policies, and programs pertinent to global 
climate change shall also be included.  The EIR shall provide details of the project’s 
sustainable features such as pedestrian access and orientation, sustainable design and 
building features, and others that meet criteria outlined in the Conservation Element of the 
General Plan. This section will specifically address how the project meets the CAP 
Consistency Checklist, based on the CAP Consistency Checklist Application. 

 
Health and Safety 

 
Issue 1: Would the proposal result in hazardous emissions or handle hazardous or 

acutely hazardous materials, substances, or waste within a quarter-mile of 
an existing or proposed school? 

 
Issue 2: Would the proposal impair implementation of, or physically interfere with 

an adopted emergency response plan or emergency evacuation plan? 
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Issue 3: Would the proposal be located on a site which is included on a list of 

hazardous materials sites compiled pursuant to Government Code Section 
65962.5 and, as a result, create a significant hazard to the public or 
environment? 

Issue 4: Would the proposal result in a safety hazard for people residing or working 
in a designated airport influence area? 

 
Issue5: Would the proposal result in a safety hazard for people residing or working 

within two miles of a private airstrip or a private airport or heliport facility 
that is not covered by an adopted Airport Land Use Compatibility Plan? 

 
The EIR shall identify known contamination site(s) within the project areas and address the 
potential impact to occupants of the proposed project.  This section should also address any 
other hazardous materials that would be utilized and/or stored on-site.  Please provide the 
types and quantities of hazardous materials along with the locations of storage areas on the 
plans.  The EIR shall also discuss project effects on emergency routes and access within the 
project area during and after project construction. 
 
The project site is located in the Airport Influence Area (AIA) Review Area 2 for Montgomery 
Field and San Diego International Airport. Discuss the project’s consistency with the ALUCPs 
relative to safety hazards. 
 
Historical Resources 
 
Issue 1: Would the proposal result in an alteration, including the adverse physical 

or aesthetic effects and/or the destruction of a prehistoric or historic 
building (including an architecturally significant building), structure, or 
object, or site? 

 
Issue 1: Would the proposal result in any impact to existing religious or sacred uses 

within the potential impact area? 
 
Issue 1: Would the proposal result in the disturbance of any human remains, 

including those interred outside of formal cemeteries? 
 
Historic resources include all properties eligible or potentially eligible for the National 
Register of Historic Places, as well as those that may be significant pursuant to State and 
local laws and registration programs such as the California Register of Historical Resources 
of the City of San Diego Historical Resources Register.  Historical resources include buildings, 
structures, objects, archaeological sites, districts, landscaping, and traditional cultural 
properties possessing physical evidence of human activities that are typically over 45 years 
old, regardless of whether they have been altered or continue to be used.  CEQA requires 
that before approving discretionary projects, the Lead Agency must identify and examine the 
significant adverse environmental effects which may result from that project.  Pursuant to 
Section 21084.1 of the State CEQA Guidelines, a project that may cause a substantial adverse 
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change in the significance of a historical resource is a project that may have a significant 
effect on the environment.   
 
Built Environment 
Provide information regarding the age of any existing buildings to be demolished and 
evidence relative to potential historic relevance. If structures are determined to be 
historically significant, provide appropriate mitigation to ensure impacts would be reduced 
to below a level of significance.  
 
Archaeological Resources 
Important cultural resources and prehistoric sites are associated with Mission Valley. Due to 
the sensitivity of Mission Valley with regard to archeological resources and the potential for 
unknown subsurface resources, archeological monitoring will be required during grading 
and excavation activities. 
 
Hydrology 

 
Issue 1: Would the proposal result in an increase in impervious surfaces and 

associated increased runoff? 
 
Issue 2: Would the proposal result in a substantial alteration to on- and off-site 

drainage patterns due to changes in runoff flow rates or volumes? 
 
Issue 3:  Would the proposal develop wholly or partially within the 100-year 

floodplain identified in the FEMA maps or impose flood hazards on other 
properties. 

 
Increases in impervious surfaces could potentially result in significant erosion and 
subsequent sedimentation downstream.  A hydrology study is required to address these 
issues.  The study shall pay particular attention to addressing anticipated changes to existing 
drainage patterns and runoff volumes affecting adjacent properties.  The Hydrology section 
should include changes in impervious surfaces and the resulting changes in drainage 
patterns.    

 
Noise 

 
Issue 1:   Would the proposal result or create a significant increase in the existing 

ambient noise levels which exceed the City’s adopted ordinances or 
thresholds?  

 
An acoustical analysis, prepared in accordance with the City’s “Acoustical Report Guidelines,” 
is required to determine if any impacts would occur due to project implementation.    The 
report must determine if the project has the potential to create significant noise impacts.  
Include tables within the noise study, which show the existing, and future noise levels of 
dB(A) and any increased noise levels over dB(A) in 3 dB(A) increments along affected roads.   
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The analysis should discuss how the project would conform to the City of San Diego 
Municipal Code Noise and Abatement Control Ordinance §59.5.01. Additionally, construction 
noise may impact surrounding uses and the EIR should include a discussion regarding this 
potential impact. 
 
Public Services and Facilities 

 
Issue 1:   Would the proposal have a substantial effect upon, or result in a need for 

new or altered governmental services in any of the following areas: Police 
protection; Fire/Life Safety protection; Libraries; Parks or other 
recreational facilities; Maintenance of public facilities, including roads, and 
Schools? 

 
The EIR shall describe the public services currently available to serve the project site, and 
discuss any intensification of land use on the property and if it would lead to an increased 
demand on existing and planned public services and facilities. The EIR shall identify whether 
or not construction of new facilities would be required, and describe how the construction 
and long-term maintenance and operation of these facilities could be financed.  In particular, 
identify fire, police, and road facilities in relation to the project site. Disclose the Fire and 
Police Departments’ current response time to the area. Discuss if the site currently receives 
six-minute response time for fire crews and equipment, eight-minute emergency services 
response time, and whether the Police Department’s goal of a seven-minute response time 
for priority calls are currently able to be met on-site. Discuss if or how the project would alter 
any existing or planned response times to the site or surrounding service area. Discuss the 
project impact on existing or future recreational facilities.  
 
Public Utilities 

 
Issue 1:   Would the proposal result in a need for new systems, or require substantial 

alterations to existing utilities, the construction of which would create 
physical impacts with regard to the following utilities: Natural gas; Water; 
Sewer; Communication systems; and Solid waste disposal? 

 
Issue 2:   Would the proposal use of excessive amounts of water?  
 
Issue 3:   Does the proposal propose landscaping which is predominantly non-

drought resistant vegetation?  
 
The EIR shall include a discussion of potential impacts to public utilities as a result of the 
project.  Electricity and gas are provided by Sempra Energy.  Water and wastewater services 
are supplied by the City.  The EIR will also identify any conflicts with existing and planned 
infrastructure, and evaluate any need for upgrading infrastructure and include an analysis of 
any impacts resulting from the construction of needed new facilities.  
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The EIR will include a discussion of the project’s construction and operational effects on the 
City’s ability to handle solid waste.  According to Assembly Bill 939, the City of San Diego is 
required to divert at least 50 percent of its solid waste from landfill disposal through source 
reduction, recycling, and composting.  The project meets the City’s threshold of demolition 
and/or development of 40,000 square feet or more and therefore a Waste Management Plan 
must be prepared by the applicant, approved by the City’s Environmental Services 
Department, and summarized in the EIR.  The Plan must address recycling and solid waste 
disposal, for demolition, construction, and post-construction occupancy phases of the 
project.   
 
In regard to water usage, the project would not require a Water Supply Assessment, as it 
does not meet the requirements of SB 610 and SB 221. 

 
Tribal Cultural Resources 
 
Would the project cause a substantial adverse change in the significance of a tribal 
cultural resource, defined in Public Resources Code section 21074 as either a site, 
feature, place, cultural landscape that is geographically defined in terms of the size 
and scope of the landscape, sacred place, or object with cultural value to a California 
Native American tribe, and that is: 
 
Issue 1: Listed or eligible for listing in the California Register of Historical 

Resources, or in a local register of historical resources as defined in Public 
Resources Code section 5020.1(k), or 

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

by substantial evidence, to be significant pursuant to criteria set forth in 
subdivision (c) of Public Resources Code Section 5024.1. In applying the 
criteria set forth in subdivision (c) of Public Resource Code Section 5024.1, 
the lead agency shall consider the significance of the resource to a 
California Native American tribe. 

 
The EIR should describe City consultation with tribes as required by Public Resources Code 
Sections 21080.3.1 and 21080.3.2.  Should consultation identify potential impacts to tribal 
cultural resources, the EIR shall provide measures determined through the tribal 
consultation to ensure that potential impacts to tribal cultural resources are appropriately 
mitigated. 
 
Visual Quality/Neighborhood Character 

 
Issue 1:   Would the proposal result in the creation of a negative aesthetic site or 

project?  
 
Issue 2:   Would the proposal’s bulk, scale, materials, or style be incompatible with 

surrounding development?  
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Issue 3:   Would the proposal create substantial light or glare which would adversely 
affect daytime or nighttime view in the area?  

 
Issue 4: Would the proposal result in substantial alteration to the existing or 

planned character of the area, such as could occur with the construction of 
a subdivision in a previously underdeveloped area? Note: for substantial 
alteration to occur, new development would have to be of a size, scale, or 
design that would markedly contrast with the character of the surrounding 
area. 

 
This section should evaluate grading associated with the project and the potential change in 
the visual environment based on the development.  Provide an evaluation of the Visual 
Quality/Neighborhood Character (Aesthetics) impacts due to the project.  Describe the 
structures in terms of building mass, bulk, height, and architecture. Describe or state how 
this complies with or is allowed by the City’s standards for the zone (or proposed zone). 
Describe how the character of the surrounding community area would be affected with 
development of the project. Address visual impacts of the project from public vantage 
points.  Visibility of the site from public vantage points should be identified through a photo 
survey/inventory and/or photo simulations, and any changes in these views should be 
described.  
 
Describe how the character of the surrounding area would be affected with development of 
the project.  Describe any unifying theme proposed for the development area, and include a 
description of the design guidelines.  Would the project result in a homogenous style of 
architecture, or would varied architectural designs be encouraged?   
 
If significant impacts to Visual Quality/Neighborhood Character are identified, mitigation 
measures and/or project alternatives that would reduce significant impacts to below a level 
of significance should be provided.  Any deviations/variances relating to visual 
quality/neighborhood character and bulk and scale must be discussed in this section. 

 
Water Quality 

 
Issue 1: Would the proposal result in an increase in pollutant discharge to receiving 

waters during or following construction?  Would the proposal discharge 
identified pollutants to an already impaired water body? 

 
Issue 2: What short-term and long-term effects would the proposal have on local 

and regional water quality?  What types of pre- and post-construction Best 
Management Practices (BMPs) would be incorporated into the proposal to 
preclude impacts to local and regional water quality? 

 
Water Quality is affected by sedimentation caused by erosion, by urban run-off carrying 
contaminants, and by direct discharge of pollutants (point-source pollution).  As land is 
developed or redeveloped, the impervious surfaces could send an increased volume of 
runoff containing oils, heavy metals, pesticides, fertilizers, and other contaminants (non-
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source pollution) into associated watersheds.  Sedimentation can impede stream flow.  
Compliance with the City’s Storm Water Standards is generally considered to preclude water 
quality impacts.  The Storm Water Standards are available online. 
 
Discuss the project’s effect on water quality within the project area and downstream.  If the 
project requires treatment control Best Management Practices (BMPs), submit a Storm 
Water Quality Management Plan (SWQMP) consistent with the City’s Storm Water Standards.  
The report must describe how source control and site design have been incorporated into 
the project, the selection and calculations regarding the numeric sizing treatment standards, 
BMP maintenance schedules and maintenance costs, and the responsible party for future 
maintenance and associated costs.  The report must also address water quality, by 
describing the types of pollutants that would be generated during post construction, the 
pollutants to be captured and treated by the BMPs.  The findings in this report must be 
reflected within this section of the EIR.  Based on the analysis and conclusions of the WQTR, 
the EIR shall disclose how the project would comply with local, state, and federal regulations 
and standards. 

 
X. SIGNIFICANT ENVIRONMENTAL EFFECTS WHICH CANNOT BE AVOIDED IF THE PROPOSED 

PROJECT IS IMPLEMENTED 
 

This section shall describe any significant unavoidable impacts of the project, including  
those significant impacts that can be mitigated but not reduced to below a level of  
significance.  Provide mitigation measures where appropriate; including triggers, details,  
responsible entities, and a monitoring and report schedule. Include a sentence on the  
significance of each impact area discussed, with effect of the proposed mitigation if  
appropriate. Do not include analysis. 

 
XI. SIGNIFICANT IRREVERSIBLE ENVIRONMENTAL CHANGES 

 
In accordance with CEQA Section 15126.2(c), the EIR shall include a discussion of any  
significant irreversible environmental changes which would be caused by the action  
should it be implemented.  This section shall address the use of nonrenewable resources  
during the construction and life of the project. See CEQA Section 15127 for limitation on  
the requirements for this discussion. 

  
XII. GROWTH INDUCEMENT 

 
The EIR shall address the potential for growth inducement through implementation of 
the project.  The EIR shall discuss the ways in which the project 1) is directly and 
indirectly growth inducing (i.e. fostering economic or population growth by land use 
changes, construction of additional housing, etc.) and 2) if the subsequent consequences 
(i.e. impacts to existing infrastructure, requirement of new facilities, roadways, etc.) of 
the growth inducing project would create a significant and/or unavoidable impact, and 
provide for mitigation or avoidance.  Accelerated growth could further strain existing 
community facilities or encourage activities that could significantly affect the 
environment.  This section need not conclude that growth-inducing impacts if any are 
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significant unless the project would induce substantial growth or concentration of 
population. 

 
XIII. CUMULATIVE IMPACTS 

 
In accordance with CEQA Section 15130, potential cumulative impacts shall be discussed 
in a separate section of the EIR. This section shall include all existing and pending 
development proposals, including those undergoing review with the Development 
Services Department. The discussion shall address the potential cumulative effects 
related to each environmental resource area that should be discussed in the EIR as 
outlined above.   
 
The EIR shall summarize the overall short-term and long-term impacts this project could 
have in relation to other planned and proposed projects. When this project is considered 
with other past, present and reasonably foreseeable probable future projects within 
close proximity, would the project result in significant environmental changes that are 
individually limited but cumulatively considerable?  If incremental impacts do not rise to 
the level of cumulatively significant the Draft EIR shall make a statement to that extent.  

   
XIV. EFFECTS FOUND NOT TO BE SIGNIFICANT 

 
A separate section of the EIR shall include a brief discussion of why certain areas were 
not considered to be potentially significant and were therefore not included in the EIR.  
For the project, these include agricultural resources, biological resources, agricultural 
resources, geologic conditions, land use, paleontological resources, public utilities, 
hydrology, water quality, health and safety, and mineral resources,.  If issues related to 
these areas or other potentially significant issues areas arise during the detailed 
environmental investigation of the project, consultation with EAS is recommended to 
determine if subsequent issue area discussions need to be added to the EIR. 
Additionally, as supplementary information is submitted (such as with the technical 
reports), the EIR may need to be expanded to include these or other additional use 
areas. 

 
XV. ALTERNATIVES 

 
The EIR shall place major attention on reasonable alternatives that avoid or reduce the 
project’s significant environmental impacts while still achieving the stated project 
objectives.  Therefore, a discussion of the project’s objectives should be included in this 
section.  The alternatives should be identified and discussed in detail and should address 
all significant impacts. Refer to Section 15364 of the CEQA Guidelines for the CEQA 
definition of “feasible.”  
 
This section should provide a meaningful evaluation, analysis, and comparison of 
alternatives’ impacts to those of the project (matrix format recommended).  These 
alternatives should be identified and discussed in detail and should address all 
significant impacts.  The alternatives analysis should be conducted with sufficient 
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graphics, narrative and detail to clearly assess the relative level of impacts and feasibility.  
Issues to consider when assessing “feasibility” are site suitability, economic viability, 
availability of infrastructure, general plan consistency, other regulatory limitations, 
jurisdictional boundaries and the applicant’s control over alternative sites (own, ability to 
purchase, etc.).    
 
Preceding the detailed alternatives analysis, provide a section entitled “Alternatives 
Considered but Rejected.” This section should include a discussion of preliminary 
alternatives that were considered but not analyzed in detail. The reasons for rejection 
must be explained in detail and demonstrate to the public the analytical route followed 
in rejecting certain alternatives.   

 
No Project Alternatives 
 
The No Project Alternative discussion shall compare the environmental effects of 
approving the project with impacts of not approving the project.  In accordance with 
CEQA Guidelines Section 15126.6(e)(3)(B), the No Project Alternatives shall discuss the 
existing conditions at the time of the NOP, as well as what would be reasonably expected 
to occur in the foreseeable future if the proposed project is not approved, based on 
current zoning, and use designations, and available infrastructure.   
 
The No Project/Development Alternative assumes no construction associated with the 
proposed project, with future development occurring with the existing land use.  The 
intent of this alternate is to satisfy CEQA’s requirement to address development of the 
project site in accordance with any approved plans and/or existing zoning.   
 
Other Project Alternatives 
 
In addition to the No Project alternatives, the EIR shall consider other alternatives that 
are determined through the environmental review process that could reduce or avoid 
potentially significant environmental effects associated with the proposed project.  
These alternatives must be discussed and/or defines with EAS staff prior to included 
them in the EIR. 
 
The Alternatives section of the EIR will be based on a description of “reasonable” project 
alternatives, which are capable of reducing or avoiding potentially significant impacts 
associated with the proposed project.  Site-specific alternatives, if needed, will be 
developed in response to the conclusions of the environmental analyses and the various 
technical studies and may include alternative project design(s) that can reduce one or 
more of the identified significant adverse impacts of the proposed project.  This may 
include a reduction in land use intensity, alternative land use plan(s), or feasible design 
scenarios.   
 
If any of the technical reports prepared for the project show significant impacts as a 
result of project build-out, a Reduced Development Alternative that reduces those 
impacts should be presented and evaluated.  The applicant should work with City staff to 
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determine the development area and intensity that should be considered din this 
alternative.  
 
If, through the environmental analysis, other alternatives become apparent that would 
mitigate potential impacts, these should be discussed with EAS staff prior to including 
them in the Draft EIR.  It is important to emphasize that the alternatives section of the 
EIR should constitute a major part of the report.  The timely processing of the 
environmental review will likely be dependent on the thoroughness of effort exhibited in 
the alternative analysis. 

 
XVI. MITIGATION MONITORING AND REPORTING PROGRAM (MMRP)  

 
Mitigation measures should be clearly identified and discussed and their effectiveness 
assessed in each issue section of the EIR. A Mitigation Monitoring and Reporting 
Program (MMRP) for each issue area with significant impacts is mandatory and projected 
effectiveness must be assessed (i.e., all or some CEQA impacts would be reduced to 
below a level of significance, etc.). At a minimum, the MMRP should identify: 1) the 
department responsible for the monitoring; 2) the monitoring and reporting schedule; 
and 3) the completion requirements. In addition, mitigation measures and the 
monitoring and reporting program for each impact should also be contained (verbatim) 
to be included within the EIR in a separate section and a duplicate separate copy (Word 
version) must also be provided to EAS. 
 

XVII. REFERENCES 
 

Material must be reasonably accessible. Use the most up-to-date possible and 
reference source documents. 

 
XVIII. INDIVIDUALS AND AGENCIES CONSULTED 

 
List those consulted in preparation of the EIR. Seek out parties who would normally be 
expected to be a responsible agency or an interest in the project.  

 
XIX. CERTIFICATION PAGE 

 
Include City and Consulting staff members, titles, and affiliations. 

 
XX. APPENDICES 

 
Include the EIR Notice of Preparation (NOP), and any comments received regarding the NOP 
and Scoping Letter. Include all accepted technical studies.  

 
 
 
 
 





S T A T E OF C A L I F O R N I A 

Governor ' s Office of Planning and Research 

State Clearinghouse and Planning Unit 
Edmund G. Brown Jr . 

Governor 

November 8, 2017 

To : Reviewing Agencies 

Re: Witt Mission Valley 
SCH# 2017111027 

Notice of Preparation 
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Environmental Impact Report (EIR). 
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consumption on site through renewable energy resources. 

Lead Agency Contact 
Name 

Agency 
Phone 
email 

Elizabeth Shearer-Nguyen 
City of San Diego 
(619) 446-5369 Fax 

Address 1222 First Avenue, MS-501 
City San Diego State CA Zip 92101 

Project Location 
San Diego 
San Diego 

County 
City 

Region 
Cross Streets 

Lat/Long 
Parcel No. 

Camino De La Siesta/Camino Del Arroyo/Camino De La Reina 
32. 765042° NI 117.159627° W 
438-020-7400 

Township 

Proximity to: 
Highways 1-8, 1-805 

Airports 

Range 

Railways Fashion Valley Transit Ctr. 
Watetways San Diego River 

Schools. 

Section 

Land Use Commercial retail/MV-CR/Commercial employment, retail, and services 

Base 

Project Issues AestheticNisual; Air Quality; Archaeologic-Historic; Geologic/Seismic; Noise; Public Services; 
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0 Wildlife 
D Growth Inducing 
[gj Land Use 
[gj Cumulative Effects 

Present Land Use/Zoning/General Plan Designation: Commercial Retail/MY-CR/Commercial Employment, Retail, and 
Services 

Project Description: (please use a separate page if necessary) See attached Public Notice/ Project Description 

Note: The state Clearinghouse will assign identification numbers for all new projects. If a SCH number already exists for a 
project (e.g. Notice of Preparation or previous draft document) please fill in. 
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Reviewing Agencies Checklist 
Lead Agencies may recommend State Clearinghouse distribution by marking agencies below with and "X". 
If you have already sent your document to the agency please denote that with an "S". 

Air Resources Board 

__ Boating & Waterways, Department of 

California Highway Patrol 

CalFire 

Caltrans District # _11 __ 
Caltrans Division of Aeronautics 

__ Caltrans Planning (Headquarters) 

Central Valley Flood Protection Board 

Coachella Valley Mountains Conservancy 

Coastal Commission 

__ Colorado River Board 

__ Conservation, Department of 

__ Corrections, Department of 

Delta Protection Commission 

__ Education, Department of 

Energy Commission 

Fish & Game Region# 

__ Food & Agriculture, Department of 

__ General Services, Department of 

__ Health Services, Department of 

__ Housing & Community Development 

Integrated Waste Management Board 

Native American Heritage Commission 

Local Public Review Period (to be filled in by lead agency) 

Starting Date November 8, 2017 

Lead Agency (Complete if applicable): 

Consulting Firm: ______________ _ 

Address: --'------------------
City/St ate/Zip: ---------------
Contact: _________________ _ 
Phone: __________________ _ 

__ Office of Emergency Services 

__ Office of Historic Preservation 

Office of Public School Construction 
__ Parks & Recreation 

__Pesticide Regulation, Department of 

Public Utilities Commission 
. __ Regional WQCB # __ 

__ Resources Agency 

__ S.F. Bay Conservation & Development Commission 

__ San Gabriel & Lower L.A. Rivers and Mtns Conservancy 
__ San Joaquin River Conservancy 

__ Santa Monica Mountains Conservancy 

State Lands Commission 

__ SWRCB: Clean Water Grants 

__ SWRCB: Water Quality 

__ SWRCB: Water Rights 

__ Tahoe Regional Planning Agency 

_. __ Toxic Substances Control, Department of 

__ Water Resources, Department of 

Other ~-----------------
0th er ------------------

Ending Date December 8, 2017 

Applicant: __________________ _ 
Address: --------------------City/St ate/Zip: ______ .;.__;___ _______ _ 

---------------- -----------
Signature of Lead Agency Representative: fbfno14u-r "-{J. ~ an,_. Date: { I f O fr/(). 0, -=,--
Authority cited: Section 21083, Public Resources Code. Reference: Section 21161, Public Resources Code. 



NOP Distribution List 

Resources Agency 

■ Resources Agency 
Nadell Gayou 

■ 

0 Dept. of Boating & 
Waterways 
Denise Peterson 

0 California Coastal 
Commission 
Allyson Hitt 

D Colorado River Board 
Lisa Johansen 

D Dept. of Conservation 
Crina Chan 

D Cal Fire 
Dan Foster 

D Central Valley Flood 
Protection Board 
James Herota 

D Office of Historic 
Preservation 
Ron Parsons 

Dept of Parlk:s & Recreation 
Environmental Stewardship 
Section 

D S.F. Bay Conservation & 
Dev't. Comm. 
Steve Goldbeck 

m Dept. of Water 
Resources 
Resources Agency 
Nadell Gayou 

Fish and Game 

□ Depart. of Fish & Wildlife 
Scott Flint 
Environmental Services 
Division 

□ Fish & Wildlife Region 1 
Curt Babcock 

□ Fish & Wildlife Region 1 E 
Laurie Harnsberger 

D Fish & Wildlife Region 2 
J'eff Drongesen 

D Fish & Wildlife Region 3 
Craig Weightman 

□ 
II 

□ 

Fish & Wildlife Region 4 
Julie Vance 

Fish & Wildlife Region 5 
Leslie Newton-Reed 
Habitat Conservation 
Program 

Fish & Wildlife Region 6 
Tiffany Ellis 
Habitat Conservation 
Program 

□ Fish & Wildlife Region 6 I/M 
Heidi Calvert 
Inyo/Mono, Habitat 
Conservation Program 

□ Dept. of Fish & Wildlife M 
William Paznokas 
Marine Region 

Other Departments 

D California Department of 
Education 
Lesley Taylor 

D OES (Office of Emergency 
Services) 
Monique Wilber 

D Food & Agriculture 
Sandra Schubert 
Dept. of Food and 
Agriculture 

D Dept. of General Services 
Cathy Buck 
Environmental Services 
Section 

■ Housing & Comm. Dev. 
CEQA Coordinator 
Housing Policy Division 

Independent 
Commissions.Boards 

D Delta Protection 
Commission 
Erik Vink 

D Delta Stewardship 
Council 
Anthony Navasero 

• California Energy 
Commission 
Eric Knight 

County: ~°t--- 'D, e,~D SCH# 

■ Native American Heritage 
Comm. 
Debbie Treadway 

• Public Utilities 
Commission 
Supervisor 

0 Santa Monica Bay 
Restoration 
Guangyu Wang 

D State Lands Commission 
Jennifer Deleong 

D Tahoe Regional Planning 
Agency (TRP A) 
Cherry Jacques 

Cal State Transportation 
Agency Cal ST A 

□ 

□ 

• 

Caltrans - Division of 
Aeronautics 
Philip Crimmins 

Caltrans - Planning 
HQ LD-IGR 
Christian Bushong 

California Highway Patrol 
Suzann lkeuchi 
Office of Special Projects 

Dept. of Transportation 

D Caltrans, District 1 
Rex Jackman 

D Caltrans, District 2 
Marcelino Gonzalez 

D Caltrans, District 3 
Eric Federicks - South 
Susan Zanchi - North 

D Caltrans, District 4 
Patricia Maurice 

D Caltrans, District 5 
Larry Newland 

D Caltrans, District 6 
Michael Navarro 

D Caltrans, District 7 
Dianna Watson 

D Caltrans, District 8 
Mark Roberts 

□ Caltrans, District 9 
Gayle Rosander 

D Caltrans, District 10 
Tom Dumas 

■ Caltrans, District 11 
Jacob Armstrong 

□ Caltrans, District 12 
Maureen El Harake 

Cal EPA 

Air Resources Board 

□ Airport & Freight 
Jack Wursten 

D Transportation Projects 
Nesamani Kalandiyur 

D Industrial/Energy Projects 
Mike Tollstrup 

• California Department of 
Resources, RecycHng & 
Recovery 

□ 
Sue O'Leary . 

State Water Resources Control 
Board 
Regional Programs Unit 
Division of Financial Assistance 

D State Water Resources Control 
Board 
Cindy Forbes -Asst Deputy 
Division of Drinking Water 

D State Water Resources Control 
Board 
Div. Drinking Water# ___ _ 

■ State Water Resources Control 
Board 
Student Intern, 401 Water Quality 
Certification Unit 
Division of Water Quality 

D State Water Resouces Control 
Board 
Phil Crader 
Division of Water Rights 

• Dept. of Toxic Substances 
Control 
CEQA Tracking Center 

D Department of Pesticide 
Regulation 
CEQA Coordinator 

2011111022 
Regional Water Quality Control 
Board (RWQCB) 

□ RWQCB1 
Cathleen Hudson 
North Coast Region (1) 

□ RWQCB2 
Environmental Document 
Coordinator 
San Francisco Bay Region (2) 

□ RWQCB3 
Central Coast Region (3) 

□ RWQCB4 
Teresa Rodgers 
Los Angeles Region (4) 

□ RWQCBSS 
Central Valley Region (5) 

□ RWQCBSF 
Central Valley Region (5) 
Fresno Branch Office 

□ RWQCBSR 
Central Valley Region (5) 
Redding Branch Office 

□ RWQCB6 

□ 

□ 
m 

Lahontan Region (6) 

□ RWQCB6V 
Lahontan Region (6) 
Victorville Branch Office 

RWQCB7 
Colorado River Basin Region (7) 

RWQCB8 
Santa Ana Region (8) 

RWQCB9 
San Diego Region (9) 

D Other ______ _ 

■ S'l4;1v0~,l{l/e,-
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November 13, 2017 

E. Shearer-Nguyen 
Environmental Planner 

TRIBAL GOVERNMENT . 

City of San Diego Development Services Dept. 
1222 First Avenue , MS 501 
San Diego , CA 92101 

RE: Witt Mission ValleyProj ect 

Dear E. Shearer-Nguyen , 

RECEIVED 

NOV 2 0 2017 

P.O Box 908 
· Alpine, CA 91903 

# 1 Viejas Grade Road 
Alpine, CA 91901 

Phone: 619.4453810 
Fax: 619.4455337 

v1eJas.com 

Development Services 

The Viejas Band of Kumeyaay Indians ("Viejas ") has reviewed the proposed project and 
at this time we have determined that the project site has cultural significance or ties to . 
V iejas. 

Viejas Band request that a Kumeyaay Cultural Monitor be on site for ground disturbing 
activities to inform us of any new developments such as inadvertent discovery of 
cultural artifacts, cremation sites, or human remains . · 

Please call me at 619-659-2312 or Ernest Pingleton at 619-659-2314 or email, 
rteran@viejas-nsn .gov or epingleton@viejas-nsn.gov , for ~cheduling. Thank you. 

L-
Ray Ter n, Resource Management 
VIEJAS BAND OF KUMEYAAY INDIANS 
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December 8, 2017 

Ms. Elizabeth Shearer-Nguyen 
City of San Diego 
Development Services Center 
1222 First Avenue, Mail Station 501 
San Diego , CA 92101 

Dear Ms. Shearer-Nguyen: 

File Number 3300300 

SUBJECT: The City of San Diego's Witt Mission Valley Notice of Preparation 
(Project No. 562674) 

Thank you for the opportunity to comment on the City of San Diego's 
Witt Mission Valley Notice of Preparation (NOP). The San Diego Association of 
Governments (SANDAG) appreciates the City of San Diego's efforts to 
implement the policies included in San Diego Forward: The 2015 Regional Plan 
(Regional Plan) that emphasize the need for better land use and transportation 
coordination. These policies will help provide people with more travel and 
housing choices, protect the environment, create healthy communities, and 
stimulate economic gro w th . SANDAG comments are based on poli cies included 
in the Regional Plan and are submitted from a regional perspective. 

SMART GROWTH 

The project site is in a Smart Growth Opportunity Area (SD MV-3, designated as 
a Town Center) on the SANDAG Smart Growth Concept Map. Development in 
these areas supports a sustainable and healthy region, a vibrant economy, and 
an outstanding quality of life for all. Furthermore , these areas can support 
increased transit use, walking, and biking. Please consider including the 
following planned transit routes and services in the plan docum ents and 
increasing access to these services (e.g., through pedestrian and bike 
improvements to ensure access to the Fashion Valley Transit Station) : 

• Rapid service - Route s 41 and 120 

o Route 120, currently a high-frequency local bus service, will be 
transitioned to a Rapid service 

• High-frequency local bus service - Routes 25, 88, 646, and 928 



TRANSPORTATION DEMAND MANAGEMENT 

When preparing the Environmental Impact Report for the Witt Mission Valley project, please consider 
incorporating Transportation Demand Management (TDM) strategies to help reduce traffic and 
parking demand within and around the development. TDM strategies could include: 

• Provision and promotion of shared mobility services to employees and residents (e.g., carshare, 
bikeshare, on-demand rideshare) to reduce reliance on private automobiles, reduce demand for 
parking, and improve circulation within and around the development. 

• Implementation of reduced parking requirements, given the close proximity to transit service and 
the opportunity for shared parking for commercial and residential uses. Additional parking 
management strategies could include unbundled parking, priced parking, parking cash-out, and 
designated parking for carpools, vanpools, and carshare vehicles. 

• Provision of enhanced bike and pedestrian facilities that connect residents and employees to 
nearby retail and commercial areas, future regional bikeways, and nearby high-frequency transit 
services. 

• Provision of bike amenities, such as secure and convenient bike parking, locker rooms, and 
bike repair stands. 

• Encouraging employers to offer commuter benefit programs for their employees. Commuter 
benefit programs offer incentives to employees who use transportation alternatives to 
driving alone. 

• Offering subsidized transit passes to employees and residents to encourage ridership of the 
Green Line Trolley and other connecting transit services. 

• Transportation kiosks with information about regional transit services and TDM programs. 

• A designated transportation coordinator to manage and monitor TDM programs for employees 
and residents. 

The SANDAG TDM program, iCommute, can assist with developing customized commuter benefit 
programs for employers and promoting regional commuting services to tenants and employees. These 
services include the SANDAG Vanpool Program, which offers a subsidy of up to $400 per month for 
eligible vans, Guaranteed Ride Home services, support for taking transit, and bike education and 
encouragement programs. More information on regional TDM programs can be accessed through 
www.iCommuteSD.com. 
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OTHER CONSIDERATIONS 

SANDAG has a number of addit ional resources that can be used for additional information or 
clarification on topics discussed in this letter. The following resources can be found on our website at 
www.sandag.org/igr: 

• Riding to 2050, the San Diego Regional Bike Plan 

• Planning and Designing for Pedestrians, Model Guidelines for the San Diego Region 

• Integrating Transportation Demand Management into the Planning and Development Process -
A Reference for Cities 

• Trip Generation for Smart Growth 

• Parking Strategies for Smart Growth 

• Designing for Smart Growth, Creating Great Places in the San Diego Region 

When available, please send any additional environmental documents related to this project to: 

Intergovernmental Review 
c/o SANDAG 
401 B Street, Suite 800 
San Diego, CA 92101 

We appreciate the opportunity to comment on the City of San Diego's Witt Mission Valley NOP. 
If you have any questions, please contact me at (619) 699-1943 or seth.litchney@sandag.org. 

Sincerely, 

~~ 
SETH LITCHNEY 
Senior Regional Planner 

SLI/KH E/kwa 
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. ~,,.. San Diego County Archaeological Society, Inc. \ir /; Environmental Review Committee 

.... 
(> .,~o ~o 

toe, cP.'-

To: 

Subject: 

18 November 2017 

Ms. Elizabeth Shearer-Nguyen 
Development Services Department 
City of San Diego 
1222 First A venue , Mail Station 501 
San Diego, California 92101 

Notice of Preparation of a Draft Environmental Impact Report 
Witt Mission Valley 
Project No. 562674 

Dear Ms. Shearer-Nguyen: 

RECEIVED 

NOV 2 2 2017 

D9ve1oPment Services 

Thank you for the Notice of Preparation for the subject project, received by this Society 
last week. 

We are pleased to note the inclusion of historical resources in the list of subject areas to 
be addressed in the DEIR , and look forward to reviewing it during the upcoming public 
comment period. To that end, please include us in the distribution of the DEIR, and also 
provide us with a copy of the cultural resources technical report(s) . 

SDCAS appreciates being included in the City's environmental review process for this 
project. 

cc: SDCAS President 
File 

Sincerely, 

~~-
Environmental Review Committee 

P.O. Box 81106 San Diego, CA 92138-1106 (858) 538-0935 



RINCON BAND OF LUISENO INDIANS 
Cult ural Res ources De partment 
1 W. Tribal Road· Valley Center , California 92082 
( 7 6 0) 2 9 7 -2 3 3 0 Fax: ( 7 6 0) 2 9 7 -2 3 3 9 

November 15, 2017 

E. Shearer-Nguyen 
The City of San Diego 
Development Services Depa1tment 
1222 First Avenue , MS 501 
San Diego, CA 92101 

Re: Witt Mission Valley Project No. 562674 

Dear Ms. Shearer-Nguyen: 

··~ · ' , - . -
-----___ ..... 
~~ 

This letter is written on behalf of the Rincon Band of Luisefio Indians. Thank you for inviting us to submit 
comments on the Witt Mission Valley Project No. 56267 4. Rincon is submitting these comments concerning your 
projects potential impact on Luisefio cultural resources. 

The Rincon Band has concerns for the impacts to historic and cultural resources and the finding of items of 
significant cultural value that could be disturbed or destroyed and are considered culturally significant to the 
Luisefio people. This is to inform you , your identified location is not within the Luisefio Aboriginal Territo1y. 
We recommend that you locate a tribe within the project area to receive direction on how to handle any 
inadvertent findings according to their customs and traditions. 

If you would like information on tribes within your project area, please contact the Native American Heritage 
Commission and they will assist with a referral. 

Thank you for the opportunity to protect and preserve our cultural assets . 

Destiny Colocho 
Manager 
Rincon Cultural Resources Department 

Bo Mazzetti 
Tribal Chairman 

Tishmall Turner 
Vi ce Chairwom an 

Steve Stallings 
Council Member 

Laurie E. Gonzalez 
Council Member 

Alfon so Kolb 
Council Member 



STATE OF CAI IEOBNIA 

NATNE AMERICAN HERITAGE COMMISSION 
Environmental and Cultural Department 
1550 Harbor Blvd., Suite 100 
West Sacramento, CA 95691 
Phone(916)373-3710 

Elizabeth Shearer-Nguyen 
City of San Diego 
1222 First Avenue, MS-501 
San Diego, CA 92101 

Sent via e-mail: dsdeas@sandiego .gov 

November 14, 2017 

Edmund G Brown le 

RECEIVED 

NOV 2 0 2017 

Development Services 

RE: SCH# 2017111027 ; Witt Mission Valley Project; San Diego County, California 

Dear Ms. Shearer-Nguyen : 

The Native American Heritage Commission has received the Notice of Preparation (NOP) for Draft Environmental 

Impact Report for the project referenced above . The California Environmental Quality Act (CEQA) (Pub. Resources 

Code§ 21000 et seq.), specifically Public Resources Code section 21084.1, states that a project that may cause a 

substantial adverse change in the significance of an historical resource is a project that may have a significant 

effect on the environment. (Pub. Resources Code § 21084 .1; Cal. Code Regs., tit.14, § 15064.5 (b) (CEQA 

Guidelines Section 15064.5 (b)). If there is substantial evidence, in light of the whole record before a lead agency, 

that a project may have a significant effect on the environment, an environmental impact report (EIR) shall be 

prepared . (Pub. Resources Code§ 21080 (d); Cal. Code Regs., tit. 14, § 15064 subd. (a)(1) (CEQA Guidelines§ 

15064 (a)(1 )) . In order to determine whether a project will cause a substantial adverse change in the significance 

of a historical resource , a lead agency will need to determine whether there are historical resources with the area of 

project effect (APE) . 

CEQA was amended significantly in 2014. Assembly Bill 52 (Gatto, Chapter 532, Statutes of 2014) (AB 52) 

amended CEQA to create a separate category of cultural resources, "tribal cultural resources" (Pub. Resources 

Code§ 21074) and provides that a project with an effect that may cause a substantial adverse change in the 

significance of a tribal cultural resource is a project that may have a significant effect on the environment (Pub. 

Resources Code§ 21084.2). Please reference California Natural Resources Agency (2016) "Final Text for tribal 

cultural resources update to Appendix G: Environmental Checklist Form," 

http://resources.ca .gov/ceqa/docs/ab52/Clean-final-AB-52-App-G-text-Submitted .pdf. Public agencies shall, when 

feasible, avoid damaging effects to any tribal cultural resource. (Pub. Resources Code§ 21084.3 (a)). AB 52 

applies to any project for which a notice of preparation or a notice of negative declaration or mitigated 

negative declaration is filed on or after July 1, 2015. If your project involves the adoption of or amendment to a 

general plan or a specific plan, or the designation or proposed designation of open space, on or after March 1, 

2005, it may also be subject to Senate Bill 18 (Burton, Chapter 905, Statutes of 2004) (SB 18). Both SB 18 and 

AB 52 have tribal consultation requirements. If your project is also subject to the federal National 

Environmental Policy Act (42 U.S.C. § 4321 et seq.) (NEPA) , the tribal consultation requirements of Section 106 of 

the National Historic Preservation Act of 1966 (154 U.S.C. 300101, 36 C.F.R. § 800 et seq.) may also apply. 

The NAHC recommends lead agencies consult with all California Native American tribes that are traditionally 

and culturally affiliated with the geographic area of your proposed project as early as possible in order to avoid 

inadvertent discoveries of Native American human remains and best protect tribal cultural resources . Below is a 

brief summary of portions of AB 52 and SB 18 as well as the NAHC's recommendations for conducting cultural 

resources assessments. Consult your legal counsel about compliance with AB 52 and SB 18 as well as 

compliance with any other applicable laws. 



AB 52 has added to CEQA the additional requirements listed below, along with many other requirements: 

1, Fourteen Day Period to Provide Notice of Completion of an Application/Decision to Undertake a Project: Within 

fourteen (14) days of determining that an application for a project is complete or of a decision by a public 

agency to undertake a project, a lead agency shall provide formal notification to a designated contact of, or 

trit,arrepresentative of, traditionally and culturally affiliated California Native American tribes that have 

requested notice, to be accomplished by at least one written notice that includes: 

a. A brief description of the project. 
b. The lead agency contact information. 
c. Notification that the California Native American tribe has 30 days to request consultation. (Pub. 

Resources Code§ 21080.3.1 (d)). 
d. A "California Native American tribe" is defined as a Native American tribe located in California that is on 

the contact list maintained by the NAHC for the purposes of Chapter 905 of Statutes of 2004 (SB 18). 

(Pub. Resources Code§ 21073). 

2. Begin Consultation Within 30 Days of Receiving a Tribe's Request for Consultation and Before Releasing a 

Negative Declaration. Mitigated Negative Declaration. or Environmental Impact Report: A lead agency shall 

begin the consultation process within 30 days of receiving a request for consultation from a California Native 

American tribe that is traditionally and culturally affiliated with the geographic area of the proposed project. 

(Pub. Resources Code§ 21080.3.1, subds. (d) and (e)) and prior to the release of a negative declaration, 

mitigated negative declaration or environmental. impact report. (Pub. Resources Code§ 21080.3.1(b)). 

a. For purposes of AB 52, "consultation shall have the same meaning as provided in Gov. Code § 

65352.4 (SB 18). (Pub. Resources Code§ 21080.3.1 (b)). 

3. Mandatory Topics of Consultation If Requested by a Tribe: The following topics of consultation, if a tribe 

requests to discuss them, are mandatory topics of consultation: 
a. Alternatives to the project. 
b. Recommended mitigation measures. 
c. Significant effects. (Pub. Resources Code§ 21080.3.2 (a)). 

4. Discretionary Topics of Consultation: The following topics are discretionary topics of consultation: 

a. Type of environmental review necessary. 
b. Significance of the tribal cultural resources. 
c. Significance of the project's impacts on tribal cultural resources. 

d. If necessary, project alternatives or appropriate measures for preservation or mitigation that the tribe 

may recommend to the lead agency. (Pub. Resources Code§ 21080.3.2 (a)). 

5. Confidentiality of Information Submitted by a Tribe During the Environmental Review Process: With some 

exceptions, any information, including but not limited to, the location, description, and use of tribal cultural 

resources submitted by a California Native American tribe during the environmental review process shall not be 

included in the environmental document or otherwise disclosed by the lead agency or any other public agency 

to the public, consistent with Government Code sections 6254 (r) and 6254.10. Any information submitted by a 

California Native American tribe during the consultation or environmental review process shall be published in a 

confidential appendix to the environmental document unless the tribe that provided the information consents, in 

-----~w"'"'ri·tirr~h~Erdisclosme~ohomeoralh:,f~tne~ir,formatiefl~t0~tMe~~ueliG.fPtI~ResG>ul"G~Cod~§~~108-2...,3~----~ 

(c){1)). 

6. Discussion of Impacts to Tribal Cultural Resources in the Environmental Document: If a project may have a 

significant impact on a tribal cultural resource, the lead agency's environmental document shall discuss both of 

the following: 
a. Whether the proposed project has a significant impact on an identified tribal cultural resource. 

b. Whether feasible alternatives or mitigation measures, including those measures that may be agreed to 

pursuant to Public Resources Code section 21082.3, subdivision {a), avoid or substantially lessen the 

impact on the identified tribal cultural resource. (Pub. Resources Code§ 21082.3 (b)). 
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7. Conclusion of Consultation: Consultation with a tribe shall be considered concluded when either of the 

following occurs: 
a. The parties agree to measures to mitigate or avoid a significant effect, if a significant effect exists, on a 

tribal cultural resource; or 
b. A party, acting in good faith and after reasonable effort, concludes that mutual agreement cannot be 

reached. (Pub. Resources Code§ 21080.3.2 (b)). 

8. Recommending Mitigation Measures Agreed Upon in Consultation in the Environmental Document: Any 

mitigation measures agreed upon in the consultation conducted pursuant to Public Resources Code section 

21080.3.2 shall be recommended for inclusion in the environmental document and in an adopted mitigation 

monitoring and reporting program, if determined to avoid or lessen the impact pursuant to Public Resour-ces 

Code section 21082.3, subdivision (b), paragraph 2, and shall be fully enforceable. (Pub. Resources Code§ 

21082.3 (a)). 

9. Required Consideration of Feasible Mitigation: If mitigation measures recommended by the staff of the lead 

agency as a result of the consultation process are not included in the environmental document or if there are no 

agreed upon mitigation measures at the conclusion of consultation, or if consultation does not occur, and if 

substantial evidence demonstrates that a project will cause a significant effect to a tribal cultural resource, the 

lead agency shall consider feasible mitigation pursuant to Public Resources Code section 21084.3 (b). (Pub. 

Resources Code§ 21082.3 (e)). 

10. Examples of Mitigation Measures That. If Feasible, May Be Considered to Avoid or Minimize Significant 

Adverse Impacts to Tribal Cultural Resources: 
a. Avoidance and preservation of the resources in place, including, but not limited to: 

i. Planning and construction to avoid the resources and protect the cultural and natural context. 

ii. Planning greenspace, parks, or other open space, to incorporate the resources with culturally 

appropriate protection and management criteria. 

b. Treating the resource with culturally appropriate dignity, taking into account the tribal cultural values 

and meaning of the resource, including, but not limited to, the following: 

i. Protecting the cultural character and integrity of the resource. 

ii. Protecting the traditional use of the resource. 
m. Protecting the confidentiality of the resource. 

c. Permanent conservation easements or other interests in real property, with culturally appropriate 

management criteria for the purposes of preserving or utilizing the resources or places. 

d. Protecting the resource. (Pub. Resource Code§ 21084.3 (b)). 

e. Please note that a federally recognized California Native American tribe or a nonfederally recognized 

California Native American tribe that is on the contact list maintained by the NAHC to protect a 

California prehistoric, archaeological, cultural, spiritual, or ceremonial place may acquire and hold 

conservation easements if the conservation easement is voluntarily conveyed. (Civ. Code§ 815.3 (c)). 

· f. Please note that it is the policy of the state that Native American remains and associated grave artifacts 

shall be repatriated. (Pub. Resources Code§ 5097.991). 

11. Prerequisites for Certifying an Environmental Impact Report or Adopting a Mitigated Negative Declaration or 

Negative Declaration with a Significant Impact on an Identified Tribal Cultural Resource: An environmental 

impact report may not be certified, nor may a mitigated negative declaration or a negative declaration be 

adopted unless one of the following occurs: 
------~a-. -r-11e-consultation-processbetween---t:hetr1bes-aAEl--tl"le-leaa-aijeRsy---t'las-GGGul"l"ed-as-pmvJded_in_e_ublu~---­

Resources Code sections 21080.3.1 and 21080.3.2 and concluded pursuant to Public Resources Code 

section 21080.3.2. 
b. The tribe that requested consultation failed to provide comments to the lead agency or otherwise failed 

to engage in the consultation process. 
c. The lead agency provided notice of the project to the tribe in compliance with Public Resources Code 

section 21080.3.1 (d) and the tribe failed to request consultation within 30 days. (Pub. Resources 

Code§ 21082.3 (d)). 
This process should be documented in the Cultural Resources section of your environmental document. 

The NAHC's PowerPoint presentation titled, "Tribal Consultation Under AB 52: Requirements and Best Practices" 

may be found online at: http://nahc.ca.gov/wp-contenUuploads/2015/10/AB52TribalConsultation_CalEPAPDF.pdf 
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SB 18 applies to local governments and requires local governments to contact, provide notice to, refer plans to, 
and consult with tribes prior to the adoption or amendment of a general plan or a specific plan, or the designation of 
open space. (Gov. Code § 65352.3). Local governments should consult the Governor's Office of Planning and 
Research's "Tribal Consultation Guidelines,,, which can be found online at 
https://www.opr.ca.gov/docs/09_ 14_05_Updated_Guidelines_922.pdf 

Some of SB 18's provisions include: 

1. Tribal Consultation: If a local government considers a proposal to adopt or amend a general plan or a specific 
plan, or to designate open space it is required to contact the appropriate tribes identified by the NAHC by 
requesting a "Tribal Consultation List." If a tribe, once contacted, requests consultation the local government 
must consult with the tribe on the plan proposal. A tribe has 90 days from the date of receipt of notification 
to request consultation unless a shorter timeframe has been agreed to by the tribe. (Gov. Code§ 
65352.3 (a)(2)). 

2. No Statutory Time Limit on SB 18 Tribal Consultation. There is no statutory time limit on SB 18 tribal 
consultation. 

3. Confidentiality: Consistent with the guidelines developed and adopted by the Office of Planning and Research 
pursuant to Gov. Code section 65040.2, the city or county shall protect the confidentiality of the information 
concerning the specific identity, location, character, and use of places, features and objects described in Public 
Resources Code sections 5097.9 and 5097.993 that are within the city's or county's jurisdiction. (Gov. Code 
§ 65352.3 (b)). 

4. Conclusion of SB 18 Tribal Consultation: Consultation should be concluded at the point in which: 
a. The parties to the consultation come to a mutual agreement concerning the appropriate measures for 

preservation or mitigation; or 
b. Either the local government or the tribe, acting in good faith and after reasonable effort, concludes that 

mutual agreement cannot be reached concerning the appropriate measures of preservation or 
mitigation. (Tribal Consultation Guidelines, Governor's Office of Planning and Research (2005) at p. 
18). 

Agencies should be aware that neither AB 52 nor SB 18 precludes agencies from initiating tribal consultation with 
tribes that are traditionally and culturally affiliated with their jurisdictions before the timeframes provided jn AB 52 
and SB 18. For that reason, we urge you to continue to request Native American Tribal Contact Lists and "Sacred 
Lands File" searches from the NAHC. The request forms can be found online at: 
http://nahc.ca.gov/resources/forms/ 

NAHC Recommendations for Cultural Resources Assessments 

To adequately assess the existence and significance of tribal cultural resources and plan for avoidance, 
preservation in place, or barring both, miti_gation of project-related impacts to tribal cultural resources, the NAHC 
recommends the following actions: 

1. Contact the appropriate regional California Historical Research Information System (CHRIS) Center 
(http://ohp.parks.ca.gov/?page_id::::1Q68) for an archaeological records search. The records search will 
determine: 

______ ____,,. __ -It-part-or----a-ll-of-the-APE-has-been-i:,r-evieusly-surveyee-f0F-e1.1ltlclr-al-res0lJrGEll>c.------------~ 

b. If any known cultural resources have been already been recorded on or adjacent to the APE. 
c. If the probability is low, moderate, or high that cultural resources are located in the APE. 
d. If a survey is required to determine whether previously unrecorded cultural resources are present. 

2. If an archaeological inventory survey is required, the final stage is the preparation of a professional report 
detailing the findings and recommendations of the records search and field survey. 

a. The final report containing site forms, site significance, and mitigation measures should be submitted 
immediately to the planning department. All information regarding site locations, Native American 
human remains, and associated funerary objects should be in a separate confidential addendum and 
not be made available for public disclosure. 
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b. The final written report should be submitted within 3 months after work has been completed to the 

appropriate regional CHRIS center. 

3. Contact the NAHC for: 
a. A Sacred Lands File search. Remember that tribes do not always record their sacred sites in the 

Sacred Lands File, nor are they required to do so. A Sacred Lands File search is not a substitute for 

consultation with tribes that are traditionally and culturally affiliated with the geographic area of the 

project's APE. 
b. A Native American Tribal Consultation List of appropriate tribes for consultation concerning the project 

site and to assist in planning for avoidance, preservation in place, or, failing both, mitigation measures. 

4. Remember that the lack of surface evidence of archaeological resources (including tribal cultural resources) 

does not preclude their subsurface existence . 
a. Lead agencies should include in their mitigation and monitoring reporting program plan provisions for 

the identification and evaluation of inadvertently discovered archaeological resources per Cal. Code 

Regs., tit. 14, section 15064.5(f) (CEQA Guidelines section 15064.5(f)) . In areas of identified 

archaeological sensitivity, a certified archaeologist and a culturally affiliated Native American with 

knowledge of cultural resources should monitor all ground-disturbing activities. 

b. Lead agencies should include in their mitigation and monitoring reporting program plans provisions for 

the disposition of recovered cultural items that are not burial associated in consultation with culturally 

affiliated Native Americans . 
c. Lead agencies should include in their mitigation and monitoring reporting program plans provision& for 

the treatment and disposition of inadvertently discovered Native American human remains. Health and 

Safety Code section 7050.5, Public Resources Code section 5097.98, and Cal. Code Regs., tit. 14, 

section 15064.5, subdivisions (d) and (e) (CEQA Guidelines section 15064.5, subds. (d) and (e)) 

address the processes to be followed in the event of an inadvertent discovery of any Native American 

human remains and associated grave goods in a location other than a dedicated cemetery. 

Please contact me if you need any additional information at gayle.totton@nahc.ca .gov. 

Sincerely, 

· ·a Totton, M.A., PhD. 
ssociate Governmental Program Analyst 

(916) 373-3714 

cc: State Clearinghouse 
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STATE OF CALIFORNIA-CALIFORNIA STATE TRANSPORTATION AGENCY 

DEPARTMENT OF TRANSPORTATION 
DISTRICT 11 
4050 TAYLOR STREET, MS-240 
SAN DIEGO, CA 92110 
PHONE (619) 688-3193 
FAX (619) 688-4299 
TTY 711 
www.dot.ca.gov 

December 4, 2017 

Ms. Elizabeth Shearer-Nguyen 
City of San Diego 
1222 First A venue 
San Diego, CA 92101 

Dear Ms. Shearer-Nguyen: 

EDMUND G. BROWN Jr. Governor 

Making Conservation 
a California Way of Life. 

11-SD-8 
PM 3.04 

Witt Mission Valley 
SCH#2017111027 

Thank you for including the California Department of Transportation (Caltrans) in the 
environmental review process for the Notice of Preparation (NOP) for the Witt Mission Valley 
Project located near Interstate 8 (I-8) and State Route 163 (SR-163). The mission of Caltrans is 
to provide a safe, sustainable, integrated and efficient transportation system to enhance 
California's economy and livability. The Local Development-Intergovernmental Review (LD­
IGR) Program reviews land use projects and plans to ensure consistency with our mission and 
state planning priorities. 

Caltrans has the following comments: 

Traffic Impact Study 

A traffic impact study (TIS) is necessary to determine this proposed project's near-term and 
long-term impacts to the State facilities - existing and proposed- and to propose appropriate 
mitigation measures. 

• The geographic area examined in the TIS should also include, at a minimum, all 
regionally significant arterial system segments and intersections, including State 
highway facilities where the project will add over 100 peak hour trips. State 
highway facilities that are experiencing noticeable delays should be analyzed in 
the scope of the traffic study for projects that add 50 to 100 peak hour trips. 

• A focused analysis may be required for project trips assigned to a State highway 
facility that is experiencing significant delay, such as where traffic ques exceed 
ramp storage capacity. A focused analysis may also be necessary if there is an 
increased risk of a potential traffic accident. 

• In addition, the TIS could also consider implementing vehicles miles traveled 
(VMT) analysis into their modeling projections. 

"Provide a safe, sustainable, integrated and efficient transportation system 
to enhance California's economy and livability" 
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• Any increase in goods movement operations and its impacts to State highway 
facilities should be addressed in the TIS. 

• The data used in the TIS should not be more than 2 years old. 
• Please provide Synchro files. 
• Early coordination with Caltrans is recommended. 

Complete Streets and Mobility Network 

Caltrans views all transportation improvements as opportunities to improve safety, access and 
mobility for all travelers in California and recognizes bicycle, pedestrian and transit modes as 
integral elements of the transportation system. Caltrans supports improved transit 
accommodation through the provision of Park and Ride facilities, improved bicycle and 
pedestrian access and safety improvements, signal prioritization for transit: bus on shoulders, 
ramp improvements, or other enhancements that promotes a complete and integrated 
transportation system. Early coordination with Caltrans, in locations that may affect both 
Caltrans and the City of San Diego, is encouraged. 

To reduce greenhouse gas emissions and achieve California's Climate Change target, Caltrans is 
implementing Complete Streets and Climate Change policies into State Highway Operations and 
Protection Program (SHOPP) projects to meet multi-modal mobility needs. Caltrans looks 
forward to working with the City to evaluate potential Complete Streets projects. 

Land Use and Smart Growth 

Caltrans recognizes there is a strong link between transportation and land use. Development can 
have a significant impact on traffic and congestion on State transportation facilities. In 
particular, the pattern of land use can affect both local vehicle miles traveled and the number of 
trips. Caltrans supports collaboration with local agencies to work towards a safe, functional, 
interconnected, multi-modal transportation system integrated through applicable "smart growth" 
type land use planning and policies. 

The City should continue to coordinate with Caltrans to implement necessary improvements at 
intersections and interchanges where the agencies have joint jurisdiction, as well as coordinate 
with Caltrans as development proceeds and funds become available to ensure that the capacity of 
on-/off-ramps is adequate. 

Mitigation 

Caltrans endeavors that any direct and cumulative impacts to the State Highway System be 
eliminated or reduced to a level of insignificance pursuant to the California Environmental 
Quality Act (CEQA) and National Environmental Policy Act (NEPA) standards. 

"Provide a safe, sustainable, integrated and efficient transportation system 
to enhance California's economy and livability" 
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Mitigation measures to State facilities should be included in TIS. Mitigation identified in 
the traffic study , subsequent environmental documents , and mitigation monitoring 
reports, should be coordinated with Caltrans to identify and implement the appropriate 
mitigation . This includes the actual implementation and collection of any "fair share" 
monies, as well as the appropriate timing of the mitigation . Mitigation improvements 
should be compatible with Caltrans concepts . 

Any work performed within Caltrans right-of-way (R/W) will require discretionary review and 
approval by Caltrans and an encroachment permit will be required for any work within the 
Caltrans R/W prior to construction. As part of the encroachment permit process, the applicant 
must provide an approved final environmental document including the California Environmental 
Qualit y Act (CEQA) determination addressing any environmental impacts within the Caltrans's 
R/W , and any corresponding technical studies. 

If you have any questions , please contact Roy Abboud , of the Caltrans Development Review 
Branch , at (619) 688-6968 orby e-mail sent to roy.abboud @dot.ca.gov. 

Sincerely, 

~~ 
KERI ROBINSON, Acting Branch Chief 
Local Development and Intergovernmental Review Branch 

I 

"Provide a safe, susta inable, integrated and efficient transportation system 
lo enhance California's economy and livability" 



e Department of Toxic Substances Control 

Matthew Rodriquez 
Secretary for 

Environmental Protection 

November 16, 2017 

Ms. Elizabeth Shearer-Nguyen 
Environmental Planner 

Barbara A. Lee, Director 
5796 Corporate Avenue 

Cypress, California 90630 

City of San Diego Development Services Department 
1222 First Avenue, MS 501 
San Diego, California 92101 
DSDEAS@sandiego.gov 

Edmund G. Brown Jr. 
Governor 

NOTICE OF PREPARATION (NOP) FOR AN ENVIRONMENTAL IMPACT REPORT 
(EIR) FOR WITT MISSION VALLEY PROJECT (SCH# 2017111027) 

Dear Ms. Shearer-Nguyen: 

The Department of Toxic Substances Control (DTSC) has reviewed the subject NOP. 
The following project description is stated in the NOP: "The project would demolish 
38,070-square -feet of existing structures and on-site surface parking and construct a 
533, 1 OD-square-foot mixed-use development comprised of 267 residential units and 
ten shopkeeper units totaling approximately 348,500-square-feet, 6,000-square-feet of 
retail space, and 3,400-square-feet of commercial space. The project would range in 
height from one-story to five stories. Parking would be provided in a central five-story, 
above-ground parking structure wrapped with residential units. A total of 411 parking 
spaces would be provided in the parking structure and 52 surface parking spaces would 
be provided." 

Based on the review of the submitted document, DTSC has the following comments: 

1. The EIR should identify and determine whether current or historic uses at the 
project site may have resulted in any release of hazardous wastes/substances. 
A Phase I Environmental Site Assessment may be appropriate to identify any 
recognized environmental conditions . 

2. If there are any recognized environmental conditions in the project area, then 
proper investigation, sampling and remedial actions overseen by the appropriate 
regulatory agencies should be conducted prior to the new development or any 
construction. 

P,1nted on Recyc:iP.d Paoer 
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3. If the project plans include discharging wastewater to a storm drain, you may be 
required to obtain an NPDES permit from the overseeing Regional Water Qua lity 
Control Board (RWQCB). 

4. If the proposed project involves the demolition of existing structures, lead-based 
paints or products , mercury, and asbestos containing materials (ACMs) should 
be addressed in accordance with all applicable and relevant laws and 
regulations. 

5. If the site was used for agricu ltural or related activities , residual pesticides may 
be present in onsite soil. DTSC recommends investigation and mitigation , as 
necessary, to address potential impact to human health and environment from 
residual pesticides. 

6. DTSC recommends evaluation, proper investigation and mitigation , if necessary, 
of onsite areas with current or historic PCB-containing transformers. 

7. Aerially deposited lead (AOL) is generally encountered in unpaved or formerly 
unpaved areas adjoining older roads , primarily as a result of deposition from 
historical vehicle emissions when gasoline contained lead. As the project site is 
located adjacent to 1-8 Freeway, this issue should be addressed in accordance 
with all applicable and relevant laws and regulations. 

8. If the project development involves soil export/ import, proper evaluation is 
required. If soil contaminat ion is suspected or observed in the project area, then 
excavated soil should be sampled prior to export/disposal. If the soil is 
contam inated, it should be disposed of properly in accordance with all applicable 
and relevant laws and regulations . In addition, if imported soil was used as 
backfill onsite and/or backfill soil wil l be imported , OTSC recommends proper 
eva luation/sampling as necessary to ensure the backfill material is free of 
contamination. 

9. If during construction/demolition of the project, soil and/or groundwater 
contamination is suspected, construction/demo lition in the area should cease and 
appropriate health and safety procedures should be implemented. If it is 
determined that contaminated soil and/or groundwater exist , the PEIR should 
identify how any required investigation and/or remediation will be conducted and 
the appropriate government agency to provide regulatory oversight. 
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If you have any questions regarding this letter , please contact me at (714) 484-5380 or 
email at Johnson.Abraham@dtsc .ca.gov . 

kl/sh/ja 

cc: Governor's Office of Planning and Research (via e-mail) 
State Clear inghouse 
P.O. Box 3044 
Sacramento, California 95812-3044 
State .clearinghouse@opr .ca.gov 

Mr. Dave Kereazis (via e-mail) 
Office of Planning & Environmenta l Analysis 
Department of Toxic Substances Contro l 
Dave .Kereazis@dtsc.ca .gov 

Mr. Shahir Haddad, Chief (via e-mail) 
Schools Evaluation and Brownfields Cleanup 
Brownfields and Environmental Restoration Program - Cypress 
Shahir.Haddad@dtsc.ca.gov 

CEQA# 2017111027 
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TRANSCRIPT	
SCOPING	MEETING	

	
Tuesday,	November	28,	2017	
Environmental	Impact	Report	EIR	for	the	Witt	Mission	Valley	project	
	
Good	Evening.	Thank	you	for	attending	and	welcome	to	the	scoping	meeting	for	the	
Environmental	Impact	Report	EIR	for	the	Witt	Mission	Valley	project.	
	
I	am	Lindsey	Sebastian.	With	me	is	Elizabeth	Shearer-Nguyen,	and	we	are	both	with	
the	City	of	San	Diego’s	Development	Services	Department.	
	
This	meeting	is	referred	to	as	a	scoping	meeting	and	the	purpose	is	to	give	the	
public	and	interested	parties	an	opportunity	to	submit	comments	regarding	the	
potential	environmental	impacts	of	the	project.	The	information	gathered	tonight	
will	be	used	to	guide	the	scope	and	content	of	the	Environmental	Impact	Report	-	
EIR.	We	are	not	here	to	respond	to	questions	about	the	project,	but	to	gather	input	
from	the	public.	
	
Comments	may	be	provided	verbally	or	in	writing.	In	order	to	facilitate	written	
comments,	there	are	comment	forms	provided.	Please	include	your	name	and	
address	on	any	written	comments.	Additionally,	comments	can	be	emailed	to	the	
address	indicated	in	the	scoping	meeting	notice.		
	
As	previously	mentioned,	this	meeting	has	been	scheduled	to	gather	public	input	
prior	to	preparing	the	project’s	environmental	document.	
	
The	environmental	review	staff	is	required	by	the	City’s	Municipal	Code	to	provide	
the	public	and	the	decision	makers	with	independently	prepared	environmental	
documents	which	disclose	impacts	to	the	physical	environment.	
	
Environmental	documents	are	prepared	in	accordance	with	the	California	
Environmental	Quality	Act	–	CEQA.		
	
CEQA	requires	analysis	of	a	proposed	project’s	environmental	impacts	in	order	to	
identify	ways	that	those	impacts	can	be	avoided	or	significantly	reduced.	
	
This	information	is	used	by	the	City’s	decision	makers	as	part	of	the	deliberating	
process	in	approving	or	denying	a	project.	The	environmental	document	itself	does	
not	recommend	approval	or	denial	of	the	project.	
	
A	few	comments	about	how	the	meeting	will	be	conducted:		
	
First,	a	brief	description	of	the	project	by	Josh	Vasbinder	will	take	place,	and	then	
we	will	open	the	meeting	for	public	comment.	
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This,	-	the	meeting	is	designed	to	get	as	much	public	input	as	possible	on	areas	that	
need	to	be	addressed	in	the	EIR	in	the	time	allocated	for	this	meeting.	
	
Your	verbal	comments	will	be	recorded,	therefore,	each	speaker	is	asked	to	
introduce	themselves,	state	their	address,	and	complete	their	comments	within	the	
one	to	three	–	one	to	three	minutes	allotted.		
	
Please	refrain	from	trying	to	conduct	a	debate	on	the	merits	of	the	project	at	this	
meeting,	for	that	is	not	the	purpose	of	today’s	gathering.	
	
I	need	to	emphasize	that	the	focus	of	the	comments	must	stay	on	those	
environmental	impacts	you	believe	need	to	be	thoroughly	analyzed	in	the	project’s	
EIR.	
	
Lastly,	Elizabeth	Shearer-Nguyen	will	act	as	moderator	and	timekeepers	for	the	
duration	of	the	meeting,	and	we	respectfully	request	that	you	end	your	comments	
when	notified	that	your	time	is	up.	
	
Thank	you	in	advance	for	your	patience.	
	
We	will	now	begin.	I	would	like	to	introduce	Josh,	who	will	provide	a	brief	–	a	
project	description	and	short	presentation.	
	
Which	we	will	forego….	Because	there	are	no	attendees.	
	
(So	we	read	these?	No,	I	would	just	say	closing	remarks.)	
	
Since	there	are	no	attendees,	we	will	be	doing	the	closing	remarks	right	now.		
	
This	closes	the	public	environmental	scoping	meeting	for	the	Witt	Mission	Valley	
project.	Your	input	will	be	considered	by	City	staff	for	use	in	the	scope	of	the	EIR	
and	included	as	part	of	the	official	record	for	the	document.	
	
Speakers	and	commenters	who	provided	contact	information	will	also	be	placed	on	
the	notification	list	for	further	environmental	review	actions	related	to	this	project	
provided	your	complete,	legible	address	has	been	provided.	
	
I	would	also	like	to	remind	everyone	that	this	is	just	the	start	of	the	environmental	
review	process.	There	will	be	other	opportunities	to	provide	comment	on	the	
environmental	document	and	the	project,	such	as	during	public	review	of	the	draft	
environmental	document	and	any	public	hearings.		
	
And	this	closes	the	scoping	meeting…	that’s	it.	
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CLIMATE ACTION PLAN 
CONSISTENCY CHECKLIST INTRODUCTION 

In December 2015, the City adopted a Climate Action Plan (CAP) that outlines the actions that City will 
undertake to achieve its proportional share of State greenhouse gas (GHG) emission reductions.  The 
purpose of the Climate Action Plan Consistency Checklist (Checklist) is to, in conjunction with the CAP, 
provide a streamlined review process for proposed new development projects that are subject to 
discretionary review and trigger environmental review pursuant to the California Environmental Quality 
Act (CEQA).1 

Analysis of GHG emissions and potential climate change impacts from new development is required 
under CEQA.  The CAP is a plan for the reduction of GHG emissions in accordance with CEQA Guidelines 
Section 15183.5.  Pursuant to CEQA Guidelines Sections 15064(h)(3), 15130(d), and 15183(b), a project’s 
incremental contribution to a cumulative GHG emissions effect may be determined not to be 
cumulatively considerable if it complies with the requirements of the CAP. 

This Checklist is part of the CAP and contains measures that are required to be implemented on a 
project-by-project basis to ensure that the specified emissions targets identified in the CAP are achieved. 
Implementation of these measures would ensure that new development is consistent with the CAP’s 
assumptions for relevant CAP strategies toward achieving the identified GHG reduction targets.  Projects 
that are consistent with the CAP as determined through the use of this Checklist may rely on the CAP for 
the cumulative impacts analysis of GHG emissions.  Projects that are not consistent with the CAP must 
prepare a comprehensive project-specific analysis of GHG emissions, including quantification of existing 
and projected GHG emissions and incorporation of the measures in this Checklist to the extent feasible. 
Cumulative GHG impacts would be significant for any project that is not consistent with the CAP. 

The Checklist may be updated to incorporate new GHG reduction techniques or to comply with later 
amendments to the CAP or local, State, or federal law. 

1 Certain projects seeking ministerial approval may be required to complete the Checklist.  For example, projects in a Community Plan 
Implementation Overlay Zone may be required to use the Checklist to qualify for ministerial level review.  See Supplemental 
Development Regulations in the project’s community plan to determine applicability.   

Text
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CAP CONSISTENCY CHECKLIST  
SUBMITTAL APPLICATION  

� The Checklist is required only for projects subject to CEQA review.2

� If required, the Checklist must be included in the project submittal package. Application submittal
procedures can be found in Chapter 11: Land Development Procedures of the City’s Municipal Code.

� The requirements in the Checklist will be included in the project’s conditions of approval.

� The applicant must provide an explanation of how the proposed project will implement the requirements
described herein to the satisfaction of the Planning Department.

Application Information 

Contact Information 

Project No./Name: 

Property Address: 

Applicant Name/Co.: 

Contact Phone: Contact Email: 

Was a consultant retained to complete this checklist?  ☐ Yes     ☐ No If Yes, complete the following 

Consultant Name: Contact Phone: 

Company Name: Contact Email: 

Project Information 

1. What is the size of the project (acres)?

2. Identify all applicable proposed land uses:

☐ Residential (indicate # of single-family units):

☐ Residential (indicate # of multi-family units):

☐ Commercial (total square footage):

☐ Industrial (total square footage):

☐ Other (describe):
3. Is the project or a portion of the project located in a

Transit Priority Area? ☐ Yes     ☐ No

4. Provide a brief description of the project proposed:

2 Certain projects seeking ministerial approval may be required to complete the Checklist.  For example, projects in a Community Plan 
Implementation Overlay Zone may be required to use the Checklist to qualify for ministerial level review.  See Supplemental 
Development Regulations in the project’s community plan to determine applicability.   

562674 / Witt Mission Valley

588 Camino de la Reina, San Diego 92108

Josh Vasbinder / Din/Cal 4, Inc.

858.847.9311 josh.vasbinder@tdc-properties.com

■

Brittany Erin Ruggels 619.204.9757

KLR Planning brittany@klrplanning.com

5.8

■

■

277 units
9,600 square feet

■

In-fill redevelopment of an existing auto dealership with 277 multi-family residential units and 
9,600 sq ft of commercial and retail space.

Brittany Ruggels Wallace 

588 Camino del Rio North

5.13
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CAP CONSISTENCY CHECKLIST QUESTIONS 

Step 1:  Land Use Consistency  

The first step in determining CAP consistency for discretionary development projects is to assess the project’s consistency with the growth 
projections used in the development of the CAP.  This section allows the City to determine a project’s consistency with the land use 
assumptions used in the CAP.  

Step 1:  Land Use Consistency 

Checklist Item 
(Check the appropriate box and provide explanation and supporting documentation for your answer) Yes No 

A. Is the proposed project consistent with the existing General Plan and Community Plan land use and 
zoning designations?;3  OR, 

B. If the proposed project is not consistent with the existing land use plan and zoning designations, and 
includes a land use plan and/or zoning designation amendment, would the proposed amendment 
result in  an increased density within a Transit Priority Area (TPA)4 and implement CAP Strategy 3 
actions, as determined in Step 3 to the satisfaction of the Development Services Department?; OR, 

C. If the proposed project is not consistent with the existing land use plan and zoning designations, does 
the project include a land use plan and/or zoning designation amendment that would result in an 
equivalent or less GHG-intensive project when compared to the existing designations? 

☐ ☐ 

If “Yes,” proceed to Step 2 of the Checklist.  For question B above, complete Step 3. For question C above, provide estimated project 
emissions under both existing and proposed designation(s) for comparison. Compare the maximum buildout of the existing designation 
and the maximum buildout of the proposed designation.   

If “No,” in accordance with the City’s Significance Determination Thresholds, the project’s GHG impact is significant.  The project must 
nonetheless incorporate each of the measures identified in Step 2 to mitigate cumulative GHG emissions impacts unless the decision 
maker finds that a measure is infeasible in accordance with CEQA Guidelines Section 15091. Proceed and complete Step 2 of the Checklist.  

3 This question may also be answered in the affirmative if the project is consistent with SANDAG Series 12 growth projections, which were used to determine the CAP projections, 
as determined by the Planning Department.  
4 This category applies to all projects that answered in the affirmative to question 3 on the previous page: Is the project or a portion of the project located in a transit priority area. 

✔

The proposed project is consistent with the existing General Plan and Community Plan land use desig
nation. The project is designated as Commercial Employment, Retail, and Services within the General 
Plan and proposes a mix of uses, to include commercial retail and office employment. The project is de
signated as Commercial Retail in the Mission Valley Community Plan. The project site is zoned MVPD-
MV-CR, which allows for commercial retail development. The Mission Valley Community Plan includes 
a provision for multiple uses in the commercial zones, to provide for pedestrian oriented projects contai
ning at least three functionally and physically integrated land uses. The project proposes to include thr
ee functionally and physically integrated land uses - multi-family residential, commercial retail, and com
mercial office - and is therefore consistent with the provisions of the Community Plan.
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Step 2:  CAP Strategies Consistency  

The second step of the CAP consistency review is to review and evaluate a project’s consistency with the applicable strategies and actions 
of the CAP.   Step 2 only applies to development projects that involve permits that would require a certificate of occupancy from the 
Building Official or projects comprised of one and two family dwellings or townhouses as defined in the California Residential Code and 
their accessory structures.5 All other development projects that would not require a certificate of occupancy from the Building Official shall 
implement Best Management Practices for construction activities as set forth in the Greenbook (for public projects).  

Step 2:  CAP Strategies Consistency 

Checklist Item 
(Check the appropriate box and provide explanation for your answer) Yes No N/A 

Strategy 1:  Energy & Water Efficient Buildings 

1. Cool/Green Roofs. 
x Would the project include roofing materials with a minimum 3-year aged solar 

reflection and thermal emittance or solar reflection index equal to or greater than 
the values specified in the voluntary measures under California Green Building 
Standards Code (Attachment A)?; OR 

x Would the project roof construction have a thermal mass over the roof 
membrane, including areas of vegetated (green) roofs, weighing at least 25 
pounds per square foot as specified in the voluntary measures under California 
Green Building Standards Code?; OR 

x Would the project include a combination of the above two options? 
Check “N/A” only if the project does not include a roof component.  ☐ ☐ ☐ 

5 Actions that are not subject to Step 2 would include, for example: 1) discretionary map actions that do not propose specific development, 2) permits allowing wireless communication facilities, 
3) special events permits, 4) use permits or other permits that do not result in the expansion or enlargement of a building (e.g., decks, garages, etc.), and 5) non-building infrastructure projects 
such as roads and pipelines. Because such actions would not result in new occupancy buildings from which GHG emissions reductions could be achieved, the items contained in Step 2 would 
not be applicable. 

✔

The project would include roofing materials with a minimum 
3-year aged solar reflection and thermal emittance or solar 
reflection index equal to or greater than the values specified 
in the voluntary measures under California Green Building 
Standards Code.
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2. Plumbing fixtures and fittings 
With respect to plumbing fixtures or fittings provided as part of the project, would 
those low-flow fixtures/appliances be consistent with each of the following: 

Residential buildings: 
x Kitchen faucets: maximum flow rate not to exceed 1.5 gallons per minute at 60 

psi;  
x Standard dishwashers: 4.25 gallons per cycle; 
x Compact dishwashers: 3.5 gallons per cycle; and 
x Clothes washers: water factor of 6 gallons per cubic feet of drum capacity?  

Nonresidential buildings: 
x Plumbing fixtures and fittings that do not exceed the maximum flow rate 

specified in Table A5.303.2.3.1 (voluntary measures) of the California Green 
Building Standards Code (See Attachment A); and 

x Appliances and fixtures for commercial applications that meet the provisions of 
Section A5.303.3 (voluntary measures) of the California Green Building Standards 
Code (See Attachment A)? 

Check “N/A” only if the project does not include any plumbing fixtures or fittings.  
 
 
 
 
 
 
 
 
 
 

☐ ☐ ☐ 

	 	

✔

Within residential buildings, the project would include: kitchen 
faucets: maximum flow rate not to exceed 1.5 gallons per 
minute at 60 psi; standard dishwashers not to exceed 4.25 
gallons per cycle; compact dishwashers not to exceed 3.5 
gallons per cycle; and clothes washers' water factor not to 
exceed 6 gallons per cubic feet of drum capacity. Within 
commercial office and commercial retail buildings, the project 
would include: plumbing fixtures and fittings that do not exceed 
the maximum flow rate specified in Table A5.303.2.3.1 
(voluntary measures) of the California Green Building 
Standards Code; and appliances and fixtures for commercial 
applications that meet the provisions of Section A5.303.3 
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Strategy 3:  Bicycling, Walking, Transit & Land Use 

3. Electric Vehicle Charging 

x Multiple-family projects of 17 dwelling units or less: Would 3% of the total parking 
spaces required, or a minimum of one space, whichever is greater, be provided 
with a listed cabinet, box or enclosure connected to a conduit linking the parking 
spaces with the electrical service, in a manner approved by the building and safety 
official, to allow for the future installation of electric vehicle supply equipment to 
provide electric vehicle charging stations at such time as it is needed for use by 
residents?  

x Multiple-family projects of more than 17 dwelling units: Of the total required listed 
cabinets, boxes or enclosures, would 50% have the necessary electric vehicle 
supply equipment installed to provide active electric vehicle charging stations 
ready for use by residents?  

x Non-residential projects: Of the total required listed cabinets, boxes or enclosures, 
would 50% have the necessary electric vehicle supply equipment installed to 
provide active electric vehicle charging stations ready for use?  

Check “N/A” only if the project is a single-family project or would not require the 
provision of listed cabinets, boxes, or enclosures connected to a conduit linking the 
parking spaces with electrical service, e.g., projects requiring fewer than 10 parking 
spaces. 
 
 
 
 
 
 
 
 

☐ ☐ ☐ 

Strategy 3:  Bicycling, Walking, Transit & Land Use 
 (Complete this section if project includes non-residential or mixed uses) 

4. Bicycle Parking Spaces  
Would the project provide more short- and long-term bicycle parking spaces than 
required in the City’s Municipal Code (Chapter 14, Article 2, Division 5)?6   
Check “N/A” only if the project is a residential project. 
 
 
 
 
 
 
 

☐ ☐ ☐ 

																																																								
6 Non-portable bicycle corrals within 600 feet of project frontage can be counted towards the project’s bicycle parking requirements.  

✔

The project is required to provide 406 vehicle parking spaces  
for the multi-family residential component and 26 vehicle  
parking spaces for the commercial component. As such, the  
project requires 12 multi-family residential parking spaces  
(three percent of total required parking spaces) be provided  
with a listed cabinet, box, or enclosure, with six spaces (50  
percent) equipped with the necessary electric vehicle supply  
equipment installed to provide active electric vehicle charging 
stations for ready use by residents. Additionally, the project  

The proposed project would provide short-term and long-term  
bicycle parking. Parking for the commercial component of the  
project would be minimum of five spaces, where four are  
required by the San Diego Municipal Code.

✔

405

The proposed project would provide short-term and long term 
bicycle parking.  Parking for the commercial component of the 
project would be a minimum of three short term and three 
long term spaces where two short term and two long term 
spaces are required by the San Diego Municipal Code.
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5. Shower facilities 
If the project includes nonresidential development that would accommodate over 10 
tenant occupants (employees), would the project include changing/shower facilities in 
accordance with the voluntary measures under the California Green Building Standards 
Code as shown in the table below? 

 
Number of Tenant 

Occupants 
(Employees) 

Shower/Changing 
Facilities Required 

Two-Tier (12” X 15” X 
72”) Personal Effects 

Lockers Required 

0-10 0 0 

11-50 1 shower stall  2 

51-100 1 shower stall  3 

101-200 1 shower stall   4 

Over 200 

1 shower stall plus 1 
additional shower stall 
for each 200 additional 

tenant-occupants 

1 two-tier locker plus 1 
two-tier locker for each 
50 additional tenant-

occupants 
 

Check “N/A” only if the project is a residential project, or if it does not include 
nonresidential development that would accommodate over 10 tenant occupants 
(employees).  
 
 
 
 
 
 
 
 
 
 

☐ ☐ ☐ ✔

For the project's non-residential component, shower/changing 
and locker facilities would be provided at the appropriate level 
as shown in the above table.
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6. Designated Parking Spaces 
If the project includes a nonresidential use in a TPA, would the project provide 
designated parking for a combination of low-emitting, fuel-efficient, and 
carpool/vanpool vehicles in accordance with the following table?  

 
Number of Required Parking 

Spaces 
Number of Designated Parking 

Spaces 

0-9 0 

10-25 2 

26-50 4 

51-75 6 

76-100 9 

101-150 11 

151-200 18 

201 and over At least 10% of total 

This measure does not cover electric vehicles. See Question 4 for electric vehicle 
parking requirements.  

Note: Vehicles bearing Clean Air Vehicle stickers from expired HOV lane programs may 
be considered eligible for designated parking spaces. The required designated parking 
spaces are to be provided within the overall minimum parking requirement, not in 
addition to it. 

Check “N/A” only if the project is a residential project, or if it does not include 
nonresidential use in a TPA. 

 

 

 

 

 

 

 

 

☐ ☐ ☐ 

	 	

✔

The project would be required to provide 26 parking spaces  
for the retail component of the project. As such, the project  
would provide four (4) designated parking spaces for a  
combination of low-emitting, fuel-efficient, and carpool/ 
vanpool vehicles, in accordance with the above table for the  
project's non-residential component.



City Council Approved July 12, 2016 
10 Revised June 2017 

7. Transportation Demand Management Program 
If the project would accommodate over 50 tenant-occupants (employees), would it 
include a transportation demand management program that would be applicable to 
existing tenants and future tenants that includes:  
At least one of the following components:  
x Parking cash out program  
x Parking management plan that includes charging employees market-rate for 

single-occupancy vehicle parking and providing reserved, discounted, or free 
spaces for registered carpools or vanpools 

x Unbundled parking whereby parking spaces would be leased or sold separately 
from the rental or purchase fees for the development for the life of the 
development 

And at least three of the following components: 
x Commitment to maintaining an employer network in the SANDAG iCommute 

program and promoting its RideMatcher service to tenants/employees 
x On-site carsharing vehicle(s) or bikesharing 
x Flexible or alternative work hours 
x Telework program 
x Transit, carpool, and vanpool subsidies 
x Pre-tax deduction for transit or vanpool fares and bicycle commute costs 
x Access to services that reduce the need to drive, such as cafes, commercial 

stores, banks, post offices, restaurants, gyms, or childcare, either onsite or within 
1,320 feet (1/4 mile) of the structure/use?  

Check “N/A” only if the project is a residential project or if it would not accommodate 
over 50 tenant-occupants (employees).  
 
 
 
 
 
 
 
 
 
 
 
 
 
 

☐ ☐ ☐ 

 

✔

This strategy is not applicable to the proposed project, 
because the project would not generate more than 50 
employees. However, the Witt Mission Valley Transportation 
Impact Analysis (TIA) included a Transportation Demand 
Management (TDM) Program as Appendix I to the TIA.  The 
TDM Program Plan includes the following TDM Program 
Measures: 
o Participation on SANDAG’s iCommute 
o Transit Subsidies 
o Bicycle and Pedestrian Facilities 
o Preferred Parking for Carpoolers 
o Guaranteed Ride Home 
o Compressed Workweek 
o Flexible Schedule 
o Telecommuting 
o User Information 
o Bike-share Program 



STEP 2: CAP STRATEGIES CONSISTENCY 
Expanded Responses 

 
Strategy 1: Energy & Water Efficient Buildings 
 
2. Plumbing fixtures and fittings 
Within residential buildings, the project would include: kitchen faucets: maximum flow rate not to 
exceed 1.5 gallons per minute at 60 psi; standard dishwashers not to exceed 4.25 gallons per cycle; 
compact dishwashers not to exceed 3.5 gallons per cycle; and clothes washers' water factor not to 
exceed 6 gallons per cubic feet of drum capacity. Within commercial office and commercial retail 
buildings, the project would include: plumbing fixtures and fittings that do not exceed the maximum 
flow rate specified in Table A5.303.2.3.1 (voluntary measures) of the California Green Building 
Standards Code; and appliances and fixtures for commercial applications that meet the provisions 
of Section A5.303.3 (voluntary measures) of the California Green Building Standards Code. 
 
Strategy 3: Bicycling, Walking, Transit & Land Use 
 
3. Electric Vehicle Charging 
The project is required to provide 405 vehicle parking spaces for the multi-family residential 
component and 26 vehicle parking spaces for the commercial component. As such, the project 
requires 12 multi-family residential parking spaces (three percent of total required parking spaces) 
be provided with a listed cabinet, box, or enclosure, with six spaces (50 percent) equipped with the 
necessary electric vehicle supply equipment installed to provide active electric vehicle charging 
stations for ready use by residents. Additionally, the project requires one commercial parking space 
(three percent of total required commercial parking spaces) be provided with a listed cabinet, box, 
or enclosure that is equipped with the necessary electric vehicle supply equipment installed to 
provide an active electric vehicle charging station for ready use. 
 
7. Transportation Demand Management Program 
This strategy is not applicable to the proposed project, because the project would not generate 
more than 50 employees. However, the Witt Mission Valley Transportation Impact Analysis (TIA) 
included a Transportation Demand Management (TDM) Program as Appendix I to the TIA.  The TDM 
Program Plan includes the following TDM Program Measures: 
 
o Participation on SANDAG’s iCommute 
o Transit Subsidies 
o Bicycle and Pedestrian Facilities 
o Preferred Parking for Carpoolers 
o Guaranteed Ride Home 
o Compressed Workweek 
o Flexible Schedule 
o Telecommuting 
o User Information 
o Bike-share Program 
o Bicycle Repair Station 
o Reduced Cost Ride-share 
o Incentive Program for Carpoolers and Off-Peak Employees 
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Step 3:  Project CAP Conformance Evaluation (if applicable) 
 
The third step of the CAP consistency review only applies if Step 1 is answered in the affirmative under 
option B. The purpose of this step is to determine whether a project that is located in a TPA but that 
includes a land use plan and/or zoning designation amendment is nevertheless consistent with the 
assumptions in the CAP because it would implement CAP Strategy 3 actions. In general, a project that 
would result in a reduction in density inside a TPA would not be consistent with Strategy 3.The following 
questions must each be answered in the affirmative and fully explained.  
 
1. Would the proposed project implement the General Plan’s City of Villages strategy in an identified Transit Priority Area (TPA) that will 

result in an increase in the capacity for transit-supportive residential and/or employment densities? 
Considerations for this question: 

x Does the proposed land use and zoning designation associated with the project provide capacity for transit-supportive residential densities 
within the TPA? 

x Is the project site suitable to accommodate mixed-use village development, as defined in the General Plan, within the TPA? 
x Does the land use and zoning associated with the project increase the capacity for transit-supportive employment intensities within the TPA? 

 
2. Would the proposed project implement the General Plan’s Mobility Element in Transit Priority Areas to increase the use of transit? 

Considerations for this question: 
x Does the proposed project support/incorporate identified transit routes and stops/stations? 
x Does the project include transit priority measures?  

 
3. Would the proposed project implement pedestrian improvements in Transit Priority Areas to increase walking opportunities? 

Considerations for this question: 
x Does the proposed project circulation system provide multiple and direct pedestrian connections and accessibility to local activity centers 

(such as transit stations, schools, shopping centers, and libraries)? 
x Does the proposed project urban design include features for walkability to promote a transit supportive environment? 

 
4. Would the proposed project implement the City of San Diego’s Bicycle Master Plan to increase bicycling opportunities? 

Considerations for this question: 
x Does the proposed project circulation system include bicycle improvements consistent with the Bicycle Master Plan?  
x Does the overall project circulation system provide a balanced, multimodal, “complete streets” approach to accommodate mobility needs of 

all users? 
 
5. Would the proposed project incorporate implementation mechanisms that support Transit Oriented Development?  

Considerations for this question: 
x Does the proposed project include new or expanded urban public spaces such as plazas, pocket parks, or urban greens in the TPA? 
x Does the land use and zoning associated with the proposed project increase the potential for jobs within the TPA? 
x Do the zoning/implementing regulations associated with the proposed project support the efficient use of parking through mechanisms 

such as: shared parking, parking districts, unbundled parking, reduced parking, paid or time-limited parking, etc.? 
 
6. Would the proposed project implement the Urban Forest Management Plan to increase urban tree canopy coverage? 

Considerations for this question: 
x Does the proposed project provide at least three different species for the primary, secondary and accent trees in order to accommodate 

varying parkway widths? 
x Does the proposed project include policies or strategies for preserving existing trees? 
x Does the proposed project incorporate tree planting that will contribute to the City’s 20% urban canopy tree coverage goal?  

 



CLIMATE ACTION PLAN CONSISTENCY 
CHECKLIST  
ATTACHMENT A 
 

This attachment provides performance standards for applicable Climate Action Pan (CAP) 
Consistency Checklist measures.  
 

Table 1 Roof Design Values for Question 1: Cool/Green Roofs supporting Strategy 1: Energy & Water 
Efficient Buildings of the Climate Action Plan 

Land Use Type Roof Slope Minimum 3-Year Aged 
Solar Reflectance Thermal Emittance Solar Reflective Index 

Low-Rise Residential 
≤ 2:12 0.55 0.75 64 

> 2:12 0.20 0.75 16 

High-Rise Residential Buildings, 
Hotels and Motels 

≤ 2:12 0.55 0.75 64 

> 2:12 0.20 0.75 16 

Non-Residential  
≤ 2:12 0.55 0.75 64 

> 2:12 0.20 0.75 16 
Source: Adapted from the California Green Building Standards Code (CALGreen) Tier 1 residential and non-residential voluntary measures shown in Tables 
A4.106.5.1 and A5.106.11.2.2, respectively. Roof installation and verification shall occur in accordance with the CALGreen Code. 

CALGreen does not include recommended values for low-rise residential buildings with roof slopes of ≤ 2:12 for San Diego’s climate zones (7 and 10). 
Therefore, the values for climate zone 15 that covers Imperial County are adapted here.  

Solar Reflectance Index (SRI) equal to or greater than the values specified in this table may be used as an alternative to compliance with the aged solar 
reflectance values and thermal emittance. 

 
 
  



 

Table 2 Fixture Flow Rates for Non-Residential Buildings related to Question 2: Plumbing Fixtures and 
Fittings supporting Strategy 1: Energy & Water Efficient Buildings of the Climate Action Plan 

Fixture Type Maximum Flow Rate 

Showerheads 1.8 gpm @ 80 psi 

Lavatory Faucets 0.35 gpm @60 psi 

Kitchen Faucets 1.6 gpm @ 60 psi 

Wash Fountains 1.6 [rim space(in.)/20 gpm @ 60 psi] 

Metering Faucets 0.18 gallons/cycle 

Metering Faucets for Wash Fountains 0.18 [rim space(in.)/20 gpm @ 60 psi] 

Gravity Tank-type Water Closets 1.12 gallons/flush 

Flushometer Tank Water Closets 1.12 gallons/flush 

Flushometer Valve Water Closets 1.12 gallons/flush 

Electromechanical Hydraulic Water Closets 1.12 gallons/flush 

Urinals 0.5 gallons/flush 
Source: Adapted from the California Green Building Standards Code (CALGreen) Tier 1 non-residential voluntary measures shown in Tables A5.303.2.3.1 and 
A5.106.11.2.2, respectively. See the California Plumbing Code for definitions of each fixture type.  

Where complying faucets are unavailable, aerators rated at 0.35 gpm or other means may be used to achieve reduction. 

Acronyms: 
gpm = gallons per minute 
psi = pounds per square inch (unit of pressure)  
in. = inch 

 
  



Table 3 Standards for Appliances and Fixtures for Commercial Application related to Question 2: 
Plumbing Fixtures and Fittings supporting Strategy 1: Energy & Water Efficient Buildings of 
the Climate Action Plan 

Appliance/Fixture Type Standard 

Clothes Washers 

Maximum Water Factor 
(WF) that will reduce the use of water by 10 percent 

below the California Energy Commissions’ WF standards 
for commercial clothes washers located in Title 20 

of the California Code of Regulations. 

Conveyor-type Dishwashers 
0.70 maximum gallons per rack (2.6 L)  

(High-Temperature) 
0.62 maximum gallons per rack (4.4 

L) (Chemical) 

Door-type Dishwashers 
0.95 maximum gallons per rack (3.6 L) 

 (High-Temperature) 
1.16 maximum gallons per rack (2.6 

L) (Chemical) 

Undercounter-type Dishwashers 
0.90 maximum gallons per rack (3.4 L)  

(High-Temperature) 
0.98 maximum gallons per rack (3.7 

L) (Chemical) 

Combination Ovens Consume no more than 10 gallons per hour (38 L/h) in the full operational mode. 

Commercial Pre-rinse Spray Valves (manufactured on 
or 

after January 1, 2006) 

Function at equal to or less than 1.6 gallons per minute (0.10 L/s) at 60 psi (414 kPa) and 
x Be capable of cleaning 60 plates in an average time of not more than 30 

seconds per plate. 
x Be equipped with an integral automatic shutoff. 
x Operate at static pressure of at least 30 psi (207 kPa) when designed for a flow 

rate of 1.3 gallons per minute (0.08 L/s) or less. 
Source: Adapted from the California Green Building Standards Code (CALGreen) Tier 1 non-residential voluntary measures shown in Section A5.303.3. See 
the California Plumbing Code for definitions of each appliance/fixture type.  

Acronyms: 
L = liter 
L/h = liters per hour 
L/s = liters per second 
psi = pounds per square inch (unit of pressure)  
kPa = kilopascal (unit of pressure) 
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1.0 EXECUTIVE SUMMARY 

This study was commissioned by Din / Cal 4, Inc. to determine potential transportation impacts 

and appropriate mitigation measures for the proposed Witt Mission Valley project.  The 

proposed project site is located between Camino Del Rio North and Camino De La Reina just east 

of Camino De La Siesta in the Mission Valley community of the City of San Diego.  The proposed 

project includes a planned 277 multi-dwelling units, 3,600 sq. ft. of commercial office, 2,500 sq. 

ft. of specialty retail, and 3,500 sq. ft. of high-turnover sit-down restaurant.  The proposed 

project is expected to generate 581 new average daily trips (ADT) with 84 (-2 in / 86 out) trips in 

the AM peak hour and 62 trips (67 in / -5 out) in the PM peak hour.  The traffic generation of the 

Project was estimated based on trip generation rates in the City of San Diego’s May 2003 Trip 

Generation Manual.  Additionally, this trip generation was based off of driveway rates with 

mixed-use and transit reductions from the SANDANG MXD model obtained for Millennium 1 

(Camino Del Rio Mixed-Use) project and assumed credit for the Witt Lincoln dealership currently 

operating on the project site. 

In order to determine a scope of work for the Focused Transportation Study, staff at Urban 

Systems Associates, Inc. (USAI) completed a preliminary analysis and had discussions with City 

Transportation staff.  Within the preliminary analysis, study area intersections and street 

segments were identified and traffic generation and trip distribution were presented.  

The addition of project traffic was evaluated in the Existing, Near Term, and Horizon Year 2035 

conditions. 
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1.1 Study Results 

Based upon this transportation impact analysis, it was determined that development of the 

proposed project would have the following impacts: 

1. Street Segments – As shown in Table 1-1, Table 1-2, and Table 1-3, the proposed project 

is not expected to cause any significant impacts to street segments in the Existing With Project, 

Near Term With Project, and Horizon Year 2035 With Project scenarios except for the following 

cumulatively significant impact: 

 Camino Del Rio North (from Camino De La Siesta to Camino Del Arroyo)  

o Horizon Year 2035 + Project       E 

 2. Intersections – As shown in Table 1-4, Table 1-5, and Table 1-6, the proposed project is 

not expected to cause any significant impacts to intersections in the Existing With Project, Near 

Term With Project, and Horizon Year 2035 With Project scenarios.   

3. Freeway Segments – The project study area was established pursuant to City of San 

Diego thresholds.  Based on these thresholds, no freeway segments were included in the study 

area.  Therefore, no evaluation of freeway segments was completed. 

4. Metered Freeway Onramps – The project study area was established pursuant to City of 

San Diego thresholds.  Based on these thresholds, no metered freeway onramps were included 

in the study area.  Therefore, no evaluation of metered freeway onramps was completed.   
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LOS Volume V/C LOS Volume V/C

Camino De La Reina from Camino De La Siesta to Camino Del Arroyo 4 40,000 4-M A 12,430 0.31 A 12,640 0.32 0.005 NO

Camino De La Siesta from Camino De La Reina to Camino Del Rio North 2 8,000 2-Cc D 5,124 0.64 D 5,434 0.68 0.039 NO

Camino Del Rio North from Camino De La Siesta to Camino Del Arroyo 2 8,000 2-Cc C 4,970 0.62 D 5,244 0.66 0.034 NO

Legend:

LOS= Level of Service

V/C= Volume to Capacity Ratio

∆V/C= Change in V/C ratio

2-Cc = 2 Lane Collector (w/ commercial-industrial property)

4-M = 4 Lane Major Arterial

Road Segment Class.
Existing Existing + Project# of 

Lanes

LOS 

"E" 

Capacity

∆V/C

Is this 

impact 

Significant?

LOS Volume V/C LOS Volume V/C

Camino De La Reina from Camino De La Siesta to Camino Del Arroyo 4 40,000 4-M A 12,808 0.32 A 13,018 0.33 0.005 NO

Camino De La Siesta from Camino De La Reina to Camino Del Rio North 2 8,000 2-Cc D 5,138 0.64 D 5,448 0.68 0.039 NO

Camino Del Rio North from Camino De La Siesta to Camino Del Arroyo 2 8,000 2-Cc C 4,984 0.62 D 5,258 0.66 0.034 NO

Legend:

LOS= Level of Service

V/C= Volume to Capacity Ratio

∆V/C= Change in V/C ratio

2-Cc = 2 Lane Collector (w/ commercial-industrial property)

4-M = 4 Lane Major Arterial

Road Segment
# of 

Lanes

LOS 

"E" 

Capacity

Class.
Near Term Near Term + Project

∆V/C

Is this 

impact 

Significant?

LOS Volume V/C LOS Volume V/C

Camino De La Reina from Camino De La Siesta to Camino Del Arroyo 4 40,000 4-M A 12,808 0.32 A 13,018 0.33 0.005 NO

Camino De La Siesta from Camino De La Reina to Camino Del Rio North 2 8,000 2-Cc D 5,138 0.64 D 5,448 0.68 0.039 NO

Camino Del Rio North from Camino De La Siesta to Camino Del Arroyo 2 8,000 2-Cc D 6,500 0.81 E 6,774 0.85 0.034 YES

Legend:

LOS= Level of Service

V/C= Volume to Capacity Ratio

∆V/C= Change in V/C ratio

2-Cc = 2 Lane Collector (w/ commercial-industrial property)

4-M = 4 Lane Major Arterial

Road Segment
# of 

Lanes

LOS 

"E" 

Capacity

Class.
Year 2035 Year 2035 + Project

∆V/C

Is this 

impact 

Significant?

Table 1-1:  Existing & Existing + Project Street Segment 
Comparison 
 
 
 
 
 
 
 
 
 
Table 1-2:  Near Term & Near Term + Project Street Segment 
Comparison 
 
 
 
 
 
 
 
 
 
Table 1-3:   Horizon Year 2035 & Horizon Year 2035 + Project 
Street Segment Comparison 
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D LOS D LOS D LOS D LOS

1 Camino De La Reina at Camino De La Siesta 8.6 A 9.2 A 8.8 A 0.2 No 9.8 A 0.6 No

2 Camino De La Reina at Camino Del Arroyo 9.1 A 12 B 9.2 A 0.1 No 12.0 B 0.0 No

3 Camino Del Rio North at Camino Del Arroyo 10 A 10.8 B 10.1 B 0.1 No 10.9 B 0.1 No

Notes:

LOS = Level of Service

Δ = Change 

S = Significant

D= Delay

AM Peak HourPM Peak HourAM Peak Hour
Δ S ?

#

Existing 

Intersection

Existing + Project (Buildout)

PM Peak Hour
S ? Δ

D LOS D LOS D LOS D LOS

1 Camino De La Reina at Camino De La Siesta 8.6 A 9.3 A 8.8 A 0.2 No 9.8 A 0.5 No

2 Camino De La Reina at Camino Del Arroyo 10.4 B 15.3 C 10.6 B 0.2 No 15.4 C 0.1 No

3 Camino Del Rio North at Camino Del Arroyo 10.3 B 11.3 B 10.4 B 0.1 No 11.4 B 0.1 No

Notes:

DNE = Does Not Exist

LOS = Level of Service

Δ = Change 

S = Significant

D= Delay

AM Peak HourPM Peak HourAM Peak Hour
Δ S ?

#

Near Term

Intersection

Near Term + Project

PM Peak Hour
S ? Δ

D LOS D LOS D LOS D LOS

1 Camino De La Reina at Camino De La Siesta 8.6 A 9.3 A 8.9 A 0.3 No 9.8 A 0.5 No

2 Camino De La Reina at Camino Del Arroyo 9.1 A 12.0 B 9.2 A 0.1 No 12.0 B 0.0 No

3 Camino Del Rio North at Camino Del Arroyo 10.5 B 10.9 B 10.6 B 0.1 No 11.1 B 0.2 No

Notes:

DNE = Does Not Exist

LOS = Level of Service

Δ = Change 

S = Significant

D= Delay

Δ S ?
PM Peak Hour

Δ S ?
# Intersection

Year 2035 Year 2035 + Project

AM Peak Hour PM Peak Hour AM Peak Hour

Table 1-4:  Existing & Existing + Project Intersection Summary 
 
 
 
 
 
 
 
 
Table 1-5:  Near Term & Near Term + Project Intersection 
Summary 
 
 
 
 
 
 
 
 
 
 
Table 1-6: Horizon Year 2035 & Horizon Year 2035 + Project 
Intersection Summary 
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1.2 Mitigation 

The only project impact discovered was the following cumulatively significant street segment 

impact: 

 Camino Del Rio North (from Camino De La Siesta to Camino Del Arroyo)  

o Horizon Year 2035 + Project       E 

This cumulatively significant impact will be handled through mitigation measures.  In order to 

mitigate the project’s cumulatively significant impact to the street segment of Camino Del Rio 

North (from Camino de la Siesta to Camino Del Arroyo), the street segment of Camino Del Rio 

North has a two-way left turn lane which will be extended through the segment to Camino De La 

Siesta.  Doing so will provide adequate storage for vehicles wishing to access the project and 

increase overall segment capacity.  This improvement would reduce cumulative significant 

impacts to below a level of significance.  Conceptual striping plans can be found in Appendix B.  

1.3 Access 

Access for the project is planned via driveways on Camino Del Rio North and Camino De La Siesta 

which connects Camino Del Rio North to Camino De La Reina on the west side of the property.  A 

fire lane on the east side of the property will provide emergency access from both Camino Del 

Rio North and Camino De La Reina as well as additional vehicular access to Camino De La Reina.  

This fire lane is also utilized by the Millennium 1 (Camino Del Rio Mixed-Use) project. 
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2.0 INTRODUCTION 

This study was commissioned by Din / Cal 4, Inc. to determine potential transportation impacts 

and appropriate mitigation measures for the proposed Witt Mission Valley project.  The 

proposed project site is located between Camino Del Rio North and Camino De La Reina just east 

of Camino De La Siesta in the Mission Valley community of the City of San Diego.  The proposed 

project includes a planned 277 multi-dwelling units, 3,600 sq. ft. of commercial office, 2,500 sq. 

ft. of specialty retail, and 3,500 sq. ft. of high-turnover sit-down restaurant.  The proposed 

project is expected to generate 581 new average daily trips (ADT) with 84 (-2 in / 86 out) trips in 

the AM peak hour and 62 trips (67 in / -5 out) in the PM peak hour. 

Figure 2-1 shows the project location.  Figure 2-2 shows the project site plan.  Figure 2-3 shows 

the project vicinity map.   A site distance visibility exhibit can be found in Appendix B. 

Witt Mission Valley project proposes nearly identical uses as the Millennium 1 (Camino Del Rio 

Mixed-Use) project.  Identical trip distribution for the Witt Mission Valley project was used with 

adjustments made to account for the project access.  The previously approved trip distribution is 

shown in Appendix A.  To determine the study area, USAI used City and regional guidelines that 

50 trips in one direction during a peak hour be used as a threshold for study intersections and 

street segments.  Also, based on the City and regional guidelines, USAI used 50 peak directional 

trips as the basis for studying freeway segments and 20 peak hour trips for studying metered 

freeway ramp meters.  No freeway segments or freeway ramp meters met these criteria and 

therefore, none of these facilities were included in this study.  Figure 2-5 shows the study area 
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boundary and the studied intersections and street segments. Table 2-1 shows the study area 

street segments and Table 2-2 intersections. 
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Figure 2-1:  Project Location Map 
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Figure 2-2:  Project Site Plan 
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Figure 2-3:  Project Vicinity Map 
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Figure 2-4:  Study Area Boundary and Intersection Key 

 

 

 

 

  



Witt Mission Valley                          February 12, 2018 
 

  Page | 17 
     
  

Segment

from Camino De La Siesta to Camino Del Arroyo

from Camino De La Reina to Camino Del Rio North

from Camino De La Siesta to Camino Del ArroyoCamino Del Rio North

Camino De La Reina

Street Segments

Road

Camino De La Siesta

Number

1

2

3

Intersections

Camino De La Reina at Camino Del Arroyo

Intersection

Camino De La Reina at Camino De La Siesta

Camino Del Rio North at Camino Del Arroyo

Table 2-1:  Study Area Street Segments 

 

 

 

 

 

 

 

Table 2-2:  Study Area Intersections 
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3.0 PROPOSED PROJECT 

The proposed project is located between Camino Del Rio North and Camino De La Reina, just 

east of Camino De La Siesta in the Mission Valley Community of the City of San Diego.  The 

proposed project includes a planned 277 multi-dwelling units, 3,600 sq. ft. of commercial office, 

2,500 sq. ft. of specialty retail, and 3,500 sq. ft. of high-turnover sit-down restaurant.  Up to 10 

of the proposed residential units may be so-called “shopkeeper” units which are optimized for 

residents to work from home.  This configuration is expected to primarily serve residents who 

wish to work out of their residence which would tend to reduce trip generation from what is 

discussed below. 

3.1 Trip Generation 

The proposed project includes 277 multi-dwelling units, 3,600 sq. ft. of commercial office, 2,500 

sq. ft. of specialty retail, and 3,500 sq. ft. of high-turnover sit-down restaurant.  The resultant 

residential density is approximately 54 units per acre.  The project site is located within a 0.5-

mile straight line or 0.7-mile walking distance from the Fashion Valley Transit Center, a 0.65-mile 

walking distance from the Mission Valley Center Station, and approximately 0.3-mile straight line 

distance or 0.7-mile walking distance to a trolley stop at Hazard Center Station.  The commercial 

and retail component of the project will be primarily oriented along the Camino De La Reina 

corridor to continue the “Main Street” focus provided by the Camino Del Rio project. 

Trip generation estimates for the Witt Mission Valley project are based on the land-use 

assumptions discussed above.  The existing car dealership area totals 5.13 acres, with 38,070 sq. 
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ft. of building area (excluding 640 sq. ft. of carport) split between 20,378 sq. ft. of car dealership 

showroom and office areas and 17,692 sq. ft. of repair shop area.  As of 11/20/17, the car 

dealership and repair shop were in full and normal operation.  Urban Systems Associates 

extensively researched in City of San Diego records to obtain building records for the project 

site.  After consulting City of San Diego records, City of San Diego staff directed Urban Systems 

Associates to the County of San Diego to obtain building records of the project site.  These 

records (refer to Attachment C) reflect the best square footage approximation of the existing 

built facilities within the project site.   

In addition, adjustments that were approved for the adjacent Millennium 1 (Camino Del Rio 

Mixed-Use) project were utilized.  The previous Millennium 1 (Camino Del Rio Mixed-Use) 

project had nearly identical land uses and residential density and is immediately adjacent to the 

Witt Mission Valley project site.  The Camino Del Rio Mixed-Use had an adjustment deemed an 

“MXD credit” which was taken based on the project’s mixed-use nature and proximity to transit.  

Figure 3-1 shows the location of the nearest transit stations.  This credit was based on the 

application of a SANDAG “MXD model” which estimated the amount of traffic which is reduced 

by walkable features, mixed-use development in the area, and transit integration.  The Mission 

Valley Community is well served by transit and has significant pedestrian and bicycle options 

which has the effect of reducing overall traffic as compared to a typical suburban community. 

Using City of San Diego standard trip generation rates along with mixed-use and transit 

reductions from the SANDAG MXD model obtained for the Millennium 1 (Camino Del Rio Mixed-

Use)  project and assuming credit for the Witt Lincoln dealership currently operating on the 
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project site, the total project trip generation has been calculated to be expected to generate 581 

new average daily trips (ADT) with 84 (-2 in / 86 out) trips in the AM peak hour and 62 trips (67 

in / -5 out) in the PM peak hour.  Trip Generation for the project is presented in Table 3-1.  
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Figure 3-1:  Transit Proximity Map 
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Figure 3-2:  ADA Path of Travel Onsite 
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Driveway Rates

Peak%* Vol. In % In O ut Peak%* Vol. In % In O ut

Multiple Dwelling Units 6 /unit 1,662 8% 133 20% : 80% 27 106 9% 150 70% : 30% 105 45

Commercial Office 137 13% 18 90% : 10% 16 2 14% 19 20% : 80% 4 15

Specialty Retail Center / Strip Commercial 2.5 /KSF 40 /KSF 100 3% 3 60% : 40% 2 1 9% 9 50% : 50% 5 5

High Turnover (sit-down) Restaurant 3.5 /KSF 130 /KSF 455 8% 36 50% : 50% 18 18 8% 36 60% : 40% 22 15

2,354 190 63 127 214 136 80

17% 14% 14% 14% 15% 15% 15%

400 27 9 18 32 20 12

1,954 163 54 109 182 116 68

Car Dealer 20.4 /KSF 50 /KSF 1,019 5% 51 70% : 30% 36 15 8% 82 40% : 60% 33 49

Repair Shop 17.7 /KSF 20 /KSF 354 8% 28 70% : 30% 20 8 11% 39 40% : 60% 16 23

1,373 79 55 24 120 48 72

581 84 0 86 62 68 0

Source:

*Negative values have been adjusted to zero (0)

Note:

ADT= Average Daily Trips

KSF = 1,000 Square Feet

Density = 54 units per acre

3600

Existing Land Uses

PROPOSED SUB-TOTAL

MXD CREDIT %

MXD CREDIT 

SUB-TOTAL- WITH MXD CREDIT

*Rates taken from the City of San Diego Trip Generation Manual, May 2003

Land Use Intensity Rate* ADT
AM PM

O ut% O ut%

277

Formula

NET TOTAL (PROPOSED - MXD - EXISTING)

EXISTING SUB-TOTAL

Table 3-1:  Trip Generation 
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3.2 Trip Distribution and Assignment 

In order to forecast Horizon Year 2035 traffic volumes, the SANDAG Traffic Forecast Information 

Center (TFIC) volumes were compared to volumes projected for other recently approved traffic 

studies in the immediate vicinity.  The SANDAG, Series 13, Year 2035 volumes received 

preference unless they were lower than existing counts. 

As previously mentioned, the Witt Mission Valley project proposes nearly identical uses as the 

Millennium 1 (Camino Del Rio Mixed-Use) project.  Identical trip distribution for the Witt Mission 

Valley project was used with adjustments made to account for the project access.  The 

previously approved trip distribution is shown in Attachment A.  Figure 3-3 shows the project 

only trip distribution percentages. 

The Camino Del Rio Mixed-Use project trip generation was derived from a select zone analysis 

using SANDAG’s Series 11 Traffic Model.  This model reflected estimated buildout conditions for 

the adopted Mission Valley Community Plan.  This traffic model was adjusted to include land 

uses for the Camino Del Rio Mixed-Use project.  Please refer to Appendix A for the SANDAG 

Series 11 traffic model information and the select zone plot used in the Camino Del Rio Mixed-

Use project.  The Camino Del Rio Mixed-Use project trip distribution was manually adjusted to 

distribute more traffic onto Mission Center Road and ultimately to Friars Road, since the 

SANDAG Series 11 traffic model includes roadways within the Levi-Cushman Specific Plan area 

(Riverwalk golf course) which do not currently exist and would allow traffic to bypass Mission 

Center Road and Friars Road. 
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Figure 3-3:  Project Only Trip Distribution Percentages 
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Based on the trip generation and the trip distribution discussed above, all intersections and 

street segments which received 50 or more peak hour trips in the peak direction were analyzed. 

This equates to a trip distribution percentage of 60% or greater.  In addition, all adjacent 

intersections and street segments were be studied. 

As shown in the select-zone plot found in Appendix A, the traffic model distributed project 

traffic 17% to the west of the project and 83% to the east of the project on Camino De La Reina 

and Camino Del Rio North.  Figure 3-3 shows the traffic distribution based on the forecast 

mentioned above.  Figure 3-4 shows the project only average daily traffic volumes, which are 

based on the daily new traffic generation from Table 3-1 and distribution of project only traffic 

from Figure 3-3.  Figure 3-5 shows the AM/PM peak hour project only traffic. 

A queueing analysis for all plus project scenarios can be found in Appendix N.  The 95th 

percentile queue length is 8 feet.  The analysis shows that there will be no issue with queueing 

or stacking seeing as 95% of the time, the usage is at or below 8 feet (which is significantly less 

than one vehicle). 
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Figure 3-4:  Project Only Average Daily Traffic 
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XX / XX = AM / PM Peak hour volumes
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Figure 3-5:  Project Only AM / PM Peak Hour Traffic 
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4.0 METHODOLOGY 

This section of the report describes various analysis procedures and criteria that are used to 

determine if the proposed project has a significant impact and if mitigation is required.  

Mitigation may be either specific improvements by the project for a direct or cumulative impact 

or a financial contribution toward an improvement by others if a cumulative impact occurs.  Two 

criteria must be met before project mitigation is required.  First, the intersection or street 

segment must be projected to operate at an unacceptable LOS after project trips are added (i.e., 

“E” or “F” as discussed below).  Second, the amount of project traffic must be significant based 

on the application of criteria also discussed below.  For an intersection, if the change in delay 

anticipated due to the project is greater than 2 seconds or 1 second and the LOS is “E” or “F” 

respectively, then the project’s intersection impacts would be considered significant.  For a 

street segment, if the change in volume to capacity ratio (V/C ratio) anticipated due to the 

project exceeds 0.02 or 0.01, and the LOS is “E” or “F,” respectively, then the project’s street 

segment impact would be considered significant.  If project traffic causes an intersection, 

roadway segment, or freeway segment to degrade from LOS “D” to LOS “E” or LOS “F,” the 

project impact would be significant and project mitigation is required.  For freeway segment 

impacts to be considered significant, the segment would need to operate at an unacceptable 

LOS and exceed a change in V/C ratio of 0.01 or 0.005 for LOS “E” and “F,” respectively.  A 

project ramp meter impact would be significant if the ramp meter calculations show 15 minutes 

of delay or greater and the change in delay due to the project is greater than 2 minutes or 1 

minute and the freeway mainline segments are expected to operate at LOS “E” and “F,” 
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respectively, using the most restrictive meter rate method.  For this study both the freeway and 

ramp meter criteria are not applicable because there are no freeways or freeway ramps within 

our project study area. 

4.1 City of San Diego Guidelines 

The City of San Diego has developed a Traffic Impact Study Manual (July 1998).  The stated 

purpose of the Traffic Impact Study Manual (TISM) is “....to ensure consistency with all 

applicable City and State regulations.”  The Traffic Impact Study Manual provides guidance 

regarding preparation of traffic impact reports in the City of San Diego.  Since the proposed 

project is located in the City of San Diego, this traffic impact report follows the procedures 

outlined in their traffic manual.  The manual includes guidelines for forecasting, trip generation, 

trip assignment, and analysis procedures.   

The City’s Significance Determination Thresholds (January 2011) establish criteria that identify 

the allowable change in delay or V/C ratio due to project impacts.  This publication also 

establishes criteria for measuring project impacts at intersections.  This method establishes an 

allowable increase in delay at intersections due to the addition of project trips.  The City of San 

Diego’s Traffic Impact Study Manual specifies use of the most current Highway Capacity Manual 

(HCM) operational method for studying intersections.  For analyzing intersections, a software 

package called Synchro is used.  To be more specific, Synchro 10, which is the most current 

version; Synchro 10 implements the most current HCM methodology, HCM 6th Edition.  For all 
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intersections unable to be processed in HCM 6th Edition methodology, HCM 2000 methodology 

is used.  This software package is a direct and faithful application of the HCM methodology. 

4.2 Trip Distribution 

As previously mentioned, the Witt Mission Valley project proposes nearly identical uses as the 

Millennium 1 (Camino Del Rio Mixed-Use) project.  Identical trip distribution for the Witt Mission 

Valley project was used with adjustments made to account for the project access.  The 

previously approved trip distribution is shown in Attachment A.   

4.3 Street Level of Service Thresholds 

When analyzing street segments, the Level of Service (LOS) must be determined.  LOS is a 

measure used to describe the conditions of traffic flow.  LOS is expressed using letter 

designations from “A” to “F.” LOS “A” represents the best case, and LOS “F” represents the 

worst case.  Generally LOS “A” through “C” represents free-flowing traffic conditions with little 

or no delay.  LOS “D” represents limited congestion and some delay.  However, the duration of 

periods of delay is acceptable to most people.  LOS “E” and “F” represent significant delays on 

local streets, which are generally unacceptable for urban design purposes.  The City of San Diego 

has developed LOS threshold tables based on the different functional street classifications and 

their ability to carry traffic.  For the City of San Diego, LOS “D” is the acceptable LOS standard for 

roadways and intersections. 
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4.4 Intersection Level of Service Procedures 

The City determines the procedures to be used for intersection peak hour analysis.  To 

determine an intersection peak hour LOS, the Traffic Impact Study Manual guidelines require 

use of the most current Highway Capacity Manual’s signalized intersection operational 

methodology for determining intersection delay.  The most recent publication of the Highway 

Capacity Manual is the HCM 6th Edition.  HCM 6th Edition methodology determines LOS based on 

average control delay expressed in seconds.  Table 4-1 shows the LOS based upon the delay for 

signalized intersections.  Table 4-2 shows the LOS based upon the delay for unsignalized 

intersections. 

 

Table 4-2:  Level of Service Criteria for Signalized Intersections 

 

Source:  Highway Capacity Manual, 6th Edition: A Guide for Multimodal Mobility Analysis (2016) 
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Table 4-2:  Level of Service Criteria for Un-Signalized 

Intersections 

 

Source:  Highway Capacity Manual, 6th Edition: A Guide for Multimodal Mobility Analysis (2016) 

 

A computer program known as Synchro is used to complete the analysis.  As discussed above, 

the City guidelines have established LOS “D” or better as the objective for intersections and 

street segments.  The intersection analysis includes pedestrian and bike volumes based on actual 

count data obtained in the field. 

4.5 Freeway Segment LOS Procedures 

To determine the LOS of main-lane freeway segments, a V/C analysis would be conducted 

consistent with California Department of Transportation (Caltrans) District 11 Procedures for 

Estimating Freeway Level of Service.  This analysis study area does not include any freeway or 

freeway ramps so these procedures have not been utilized. 



Witt Mission Valley                          February 12, 2018 
 

  Page | 34 
     
  

4.6 Significance Thresholds 

As discussed above, two criteria must be met before project traffic mitigation is required.  First, 

an unacceptable LOS (i.e., “E” or “F”) must occur, and second, significance thresholds for only 

project traffic must be exceeded.  Alternatively, if project traffic causes a facility to degrade from 

LOS “D” to “E” or “F”, a significant impact would occur.  The City’s significance thresholds are 

summarized in Table 4-3.  These thresholds are used in this analysis along with LOS to determine 

if project mitigation is required.  Table 4-4 shows the roadway classifications for the City of San 

Diego.  The study area for this TIA was based on criteria and thresholds established in the City of 

San Diego, Traffic Impact Study Manual.  Based on this criteria, street segments and 

intersections with less than 50 peak hour trips in the peak direction were not evaluated.  

Likewise, metered freeway ramp locations with less than 20 peak hour trips were not evaluated. 
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Table 4-3:  Significance Thresholds 
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Table 4-4:  Roadway Classifications 
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5.0 EXISTING 

The purpose of this chapter is to evaluate street segments and intersections within the project’s 

study area in the Existing condition.  See Figure 2-1 for the project location.  Appendix D 

includes the Circulation Element from the Mission Valley Community Plan and the 2017 Mission 

Valley Community Plan Update Existing Roadway table. 

5.1 Existing Roadway Facilities 

Camino De La Reina is an east–west four lane Major roadway that runs from Hotel Circle to 

Qualcomm Way.  A small portion of Camino De La Reina within the study area (beneath SR-163) 

exists as a two lane Collector roadway with widening at intersections and no fronting property.  

The remaining length of Camino De La Reina within the study area functions as a four-lane Major 

arterial with a raised median. The ultimate classification for Camino De La Reina within the 

Mission Valley Community Plan is a 4-lane Major road.  Parking is permitted along much of 

Camino De La Reina with the exception of the two lane portion.  The posted speed limit is 35 

miles per hour.  There is no bike lane on Camino De La Reina within the study area. 

 

Camino De La Siesta is a north-south two lane Collector Road from Camino De La Reina to 

Camino Del Rio North within the study area.  Camino De La Reina acts as a northbound extension 

of Camino Del Rio North and ends at Camino De La Reina with a designated left turn pocket and 

a shared right turn.  Parallel parking is permitted along this segment excluding red curb near 
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driveways and the intersection.  The posted speed limit is 25 miles per hour.  There is no bike 

path that exists along Camino De La Siesta. 

 

Camino Del Rio North is an east–west roadway from the I-8 westbound on-ramps to Camino De 

La Siesta within the study area.  This portion of Camino Del Rio North functions as a 4-lane 

Collector road between the I-8 ramps and Mission Center Road and a two-lane Collector with a 

two-way left turn lane west of that point to Camino Del Arroyo.  The Mission Valley Community 

Plan identifies the ultimate classification for this roadway as 4-lane Major Arterial from the I-8 

westbound on-ramp to Mission Center Road and either a 3 or 2-lane Collector along the 

remaining portion within the study area.  Parking is prohibited along the 4-lane stretch of 

Camino Del Rio North and permitted elsewhere.  The posted speed limit is 30 miles per hour.  

There are no bike lanes along Camino Del Rio North. 

 

Camino Del Arroyo is a north–south roadway connecting Camino De La Reina with Camino Del 

Rio North within the study area.  Camino Del Arroyo functions as a 2-lane Collector road.  

Parking is allowed along the road.  Camino Del Arroyo is unclassified according to the 

Community Plan.  The speed limit on Camino Del Arroyo is 25 miles per hour.  There are no bike 

lanes along Camino Del Arroyo. 
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5.2 Existing Traffic Volumes 

Figure 5-1 shows the existing average weekday 24-hour traffic volumes for street segments in 

the project study area.  Existing street segment functional classifications were used for purposes 

of this analysis.  Traffic counts summarized on Figure 5-1 were conducted on Thursday, June 

14th, 2017.   

Figure 5-2 shows the lane configurations and intersection control for the existing roadway 

network at the study area intersections evaluated. 

Appendix E includes the existing count data for street segments and intersections as well as 

signal timing sheets for study intersections. 

5.3 Street Segments 

The following street segments were analyzed in the Existing condition: 

 Camino De La Reina (Between Camino De La Siesta and Camino Del Arroyo) 

 Camino De La Siesta (North of Driveway A) 

 Camino De La Siesta (West of Camino Del Arroyo) 

Figure 5-1 displays the Existing ADT volumes for the study street segments. 

Based on Existing volumes and the City’s street classification thresholds, all study street 

segments are anticipated to operate at an acceptable level of service (LOS) D or better.  See 

Table 5-1 for the Existing street segment analysis. 
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Figure 5-1:  Existing Average Daily Traffic 
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Figure 5-2:  Existing Lane Configuration 

  



Witt Mission Valley                          February 12, 2018 
 

  Page | 42 
     
  

XX / XX = AM / PM Peak hour volumes
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Road Segment Standard # of Ln. Class. Cap. Volume V/C LOS

Camino De La Reina from Camino De La Siesta to Camino Del Arroyo SD 4 4-M 40,000 12,430 0.31 A

Camino De La Siesta from Camino De La Reina to Camino Del Rio North SD 2 2-Cc 8,000 5,124 0.64 D

Camino Del Rio North from Camino De La Siesta to Camino Del Arroyo SD 2 2-Cc 8,000 4,970 0.62 C

Legend:

Class. = Functional Class

Cap. = Capacity

LOS = Level of Service

2-Cc = 2 Lane Collector (w/ commercial-industrial property)

4-M = 4 Lane Major Arterial

Table 5-1:  Existing Street Segment Level of Service 
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Delay LOS Delay LOS

1 Camino De La Reina at Camino De La Siesta Signalized 8.6 A 9.2 A

2 Camino De La Reina at Camino Del Arroyo Unsignalized 9.1 A 12.0 B

3 Camino Del Rio North at Camino Del Arroyo Unsignalized 10.0 A 10.8 B

Notes:

LOS = Level of Service

AM Peak Hour PM Peak Hour

Number Intersection Control

5.4 Intersections 

The following intersections were analyzed in the Existing conditions: 

 Camino De La Reina at Camino De La Siesta 

 Camino De La Reina at Camino Del Arroyo 

 Camino Del Arroyo at Camino Del Rio North 

Existing peak hour traffic volumes at the studied intersections can be found in Figure 5-3.  The 

average delay and level of service at the study intersections in the AM and PM peak hour were 

analyzed using a software package called Synchro, which is an application of the Highway 

Capacity Manual methodology.  Refer to Table 5-2 for the Existing intersection level of service 

analysis.  As shown in the table, the study intersections currently operate at an acceptable LOS D 

or better in both the AM and PM peak hour setting.  Refer to Appendix F for Existing Synchro 

worksheets.  

Table 5-2:  Existing Intersection Level of Service 
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6.0 EXISTING WITH PROJECT 

The purpose of this chapter is to evaluate street segments and intersections within the project’s 

study area in the Existing With Project condition. 

6.1 Street Segments 

The following street segments were analyzed in the Existing With Project condition: 

 Camino De La Reina (Between Camino De La Siesta and Camino Del Arroyo) 

 Camino De La Siesta (North of Driveway A) 

 Camino De La Siesta (West of Camino Del Arroyo) 

Figure 6-1 displays the Existing With Project ADT volumes for the study street segments. 

Based on Existing With Project volumes and the City’s street classification thresholds, all study 

street segments are anticipated to operate at an acceptable level of service (LOS) D or better.  

See Table 6-1 for the Existing With Project street segment analysis. 

An Existing and Existing With Project street segment comparison can be found in Table 6-2. 
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Figure 6-1:  Existing With Project Average Daily Traffic 
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Road Segment Standard # of Ln. Class. Cap. Volume V/C LOS

Camino De La Reina from Camino De La Siesta to Camino Del Arroyo SD 4 4-M 40,000 12,640 0.32 A

Camino De La Siesta from Camino De La Reina to Camino Del Rio North SD 2 2-Cc 8,000 5,434 0.68 D

Camino Del Rio North from Camino De La Siesta to Camino Del Arroyo SD 2 2-Cc 8,000 5,244 0.66 D

Legend:

Class. = Functional Class

Cap. = Capacity

LOS = Level of Service

2-Cc = 2 Lane Collector (w/ commercial-industrial property)

4-M = 4 Lane Major Arterial

D LOS D LOS D LOS D LOS

1 Camino De La Reina at Camino De La Siesta 8.6 A 9.2 A 8.8 A 0.2 No 9.8 A 0.6 No

2 Camino De La Reina at Camino Del Arroyo 9.1 A 12 B 9.2 A 0.1 No 12.0 B 0.0 No

3 Camino Del Rio North at Camino Del Arroyo 10 A 10.8 B 10.1 B 0.1 No 10.9 B 0.1 No

Notes:

LOS = Level of Service

Δ = Change 

S = Significant

D= Delay

AM Peak HourPM Peak HourAM Peak Hour
Δ S ?

#

Existing 

Intersection

Existing + Project (Buildout)

PM Peak Hour
S ? Δ

Table 6-1:  Existing With Project Street Segment 

 

 

 

 

 

 

 

Table 6-2:  Existing & Existing + Project Street Segment 

Comparison 
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6.2 Intersections 

The following intersections were analyzed in the Existing With Project conditions: 

 Camino De La Reina at Camino De La Siesta 

 Camino De La Reina at Camino Del Arroyo 

 Camino Del Arroyo at Camino Del Rio North 

Existing With Project peak hour traffic volumes at the studied intersections can be found in 

Figure 6-2.  The average delay and level of service at the study intersections in the AM and PM 

peak hour were analyzed using a software package called Synchro, which is an application of the 

Highway Capacity Manual methodology.  Refer to Table 6-3 for the Existing With Project 

intersection level of service analysis.  As shown in the table, the study intersections currently 

operate at an acceptable LOS D or better in both the AM and PM peak hour setting.  Table 6-4 

displays the Existing and Existing With Project intersection LOS comparison.  Refer to Appendix 

G for Existing With Project Synchro worksheets.  
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XX / XX = AM / PM Peak hour volumes

0
 / 

0
0

 / 
0

102 / 335
0 / 0

7 / 22
230 / 201
0 / 0

C
a

m
in

o
 D

el
 A

rr
o

yo

Unsignalized

0 / 0

1
 / 

2
0

 / 
0

81 / 43
7

5
 / 

1
6

5
2

 / 
8

8
0

 / 
6

30 / 0
139 / 660

77 / 137

2
9

 / 
2

4

Camino De La Reina at 

Camino De La Siesta

Camino De La Reina at 

Camino Del Arroyo

217 / 695

1 2 3

8
 / 

3
1

2
 / 

6 3 / 23
231 / 387

7
 / 

2

C
a

m
in

o
 D

e 
L

a
 S

ie
st

a

5 / 10

62 / 48

Camino De La Reina Camino Del Rio North

4 / 4

0
 / 

0

2
7

 / 
3

2

Camino Del Rio North at 

Camino Del Arroyo
C

a
m

in
o

 D
el

 A
rr

o
yo

Camino De La Reina

1
2

 / 
2

0
 / 

0300 / 452

0
 / 

0
0

 / 
0

0
 / 

0

0 / 0

Signalized Unsignalized

.

Delay LOS Delay LOS

1 Signalized 8.8 A 9.8 A

2 Unsignalized 9.2 A 12 B

3 Unsignalized 10.1 B 10.9 B

Notes:

Delay = seconds per vehicle

LOS = Level of Service

AM Peak Hour PM Peak Hour

Number

Camino De La Reina at Camino Del Arroyo

ControlIntersection

Camino De La Reina at Camino De La Siesta

Camino Del Rio North at Camino Del Arroyo

D LOS D LOS D LOS D LOS

1 Camino De La Reina at Camino De La Siesta 8.6 A 9.2 A 8.8 A 0.2 No 9.8 A 0.6 No

2 Camino De La Reina at Camino Del Arroyo 9.1 A 12 B 9.2 A 0.1 No 12.0 B 0.0 No

3 Camino Del Rio North at Camino Del Arroyo 10 A 10.8 B 10.1 B 0.1 No 10.9 B 0.1 No

Notes:

LOS = Level of Service

Δ = Change 

S = Significant

D= Delay

AM Peak HourPM Peak HourAM Peak Hour
Δ S ?

#

Existing 

Intersection

Existing + Project (Buildout)

PM Peak Hour
S ? Δ

Figure 6-2:  Existing With Project AM / PM Peak Hour Volumes 

 

 

 

 

 

 

Table 6-3:  Existing With Project Intersection Level of Service 

 

 

 

 

Table 6-4:  Existing & Existing + Project Intersection Summary 
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7.0 OTHER PROJECTS 

To find Other Project volumes, USAI included volumes from approved projects that are expected 

to have impacts within the project study area.  These “other projects” are added to existing 

traffic in order to determine “cumulative impacts” as required by the California Environmental 

Quality Act (CEQA).  According to CEQA, a list of “past, present and probable future projects” 

should be used to determine cumulative project conditions.  

Other Project Traffic Volumes: 

There are two (2) reasonably foreseeable projects that may have traffic impacts within the 

project study area.  The two projects included are the Camino Del Rio Mixed-Use project and the 

Alexan Fashion Valley project.  

Although there are other active projects in the Mission Valley area including Civita, Town and 

Country, Legacy International Center, Riverwalk and others, an exploration of the proposed 

opening day and study area of these projects indicates that they will have little or no effect on 

the study area in the Near Term.  The Witt Mission Valley project is expected to have an opening 

day in Year 2020.  Due to the complexity of projects such as Riverwalk, they are expected to 

have a later opening day.  Projects such as Town and Country and Legacy International Center 

are not expected to generate significant new trips and projects such as Civita have a relatively 

small influence in the study area.  One final other project explored is the Union-Tribune project 

which is undergoing project revision at the time of this analysis.  No significant additional traffic 

from the Union-Tribune site is anticipated in the immediate short-term.  Development of 
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Mission Valley consistent with regional plans is anticipated in future years and is included in the 

Long-Term analysis pursuant to the SANDAG regional travel forecast model.  This is further 

discussed in Section 10.0. 

Figure 7-1 shows the locations of these other projects.  

Figure 7-2 shows the other projects average daily traffic volumes when added to existing traffic. 
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Figure 7-1:  Other Projects Locations 
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Figure 7-2:  Other Projects Average Daily Traffic 
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8.0 NEAR TERM 

The purpose of this chapter is to evaluate street segments and intersections within the project’s 

study area in the Near Term condition. 

8.1 Street Segments 

The following street segments were analyzed in the Near Term condition: 

 Camino De La Reina (Between Camino De La Siesta and Camino Del Arroyo) 

 Camino De La Siesta (North of Driveway A) 

 Camino De La Siesta (West of Camino Del Arroyo) 

Figure 8-1 displays the Near Term ADT volumes for the study street segments. 

Based on Near Term volumes and the City’s street classification thresholds, all study street 

segments are anticipated to operate at an acceptable level of service (LOS) D or better.  See 

Table 8-1 for the Near Term street segment analysis. 
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Figure 8-1:  Near Term Average Daily Traffic 
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Road Segment Standard # of Ln. Class. Cap. Volume V/C LOS

Camino De La Reina from Camino De La Siesta to Camino Del Arroyo SD 4 4-M 40,000 12,808 0.32 A

Camino De La Siesta from Camino De La Reina to Camino Del Rio North SD 2 2-Cc 8,000 5,138 0.64 D

Camino Del Rio North from Camino De La Siesta to Camino Del Arroyo SD 2 2-Cc 8,000 4,984 0.62 C

Legend:

Class. = Functional Class

Cap. = Capacity

LOS = Level of Service

2-Cc = 2 Lane Collector (w/ commercial-industrial property)

4-M = 4 Lane Major Arterial

Table 8-1:  Near Term Street Segment 
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8.2 Intersections 

The following intersections were analyzed in the Near Term conditions: 

 Camino De La Reina at Camino De La Siesta 

 Camino De La Reina at Camino Del Arroyo 

 Camino Del Arroyo at Camino Del Rio North 

Near Term peak hour traffic volumes at the studied intersections can be found in Figure 8-2.  

The average delay and level of service at the study intersections in the AM and PM peak hour 

were analyzed using a software package called Synchro, which is an application of the Highway 

Capacity Manual methodology.  Refer to Table 8-2 for the Near Term intersection level of service 

analysis.  As shown in the table, the study intersections currently operate at an acceptable LOS D 

or better in both the AM and PM peak hour setting.  Refer to Appendix H for Near Term Synchro 

worksheets.  
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XX / XX = AM / PM Peak hour volumes
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Figure 8-2:  Near Term AM / PM Peak Hour Traffic Volumes 

 

 

 

 

 

 

 

 

Table 8-2:  Near Term Intersection Level of Service 
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9.0 NEAR TERM WITH PROJECT 

The purpose of this chapter is to evaluate street segments and intersections within the project’s 

study area in the Near Term With Project condition. 

9.1 Street Segments 

The following street segments were analyzed in the Near Term With Project condition: 

 Camino De La Reina (Between Camino De La Siesta and Camino Del Arroyo) 

 Camino De La Siesta (North of Driveway A) 

 Camino De La Siesta (West of Camino Del Arroyo) 

Figure 9-1 displays the Near Term With Project ADT volumes for the study street segments. 

Based on Near Term With Project volumes and the City’s street classification thresholds, all 

study street segments are anticipated to operate at an acceptable level of service (LOS) D or 

better.  See Table 9-1 for the Near Term With Project street segment analysis. 

A Near Term and Near Term With Project street segment comparison can be found in Table 9-2. 
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Figure 9-1:  Near Term With Project Average Daily Traffic 
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Road Segment Standard # of Ln. Class. Cap. Volume V/C LOS

Camino De La Reina from Camino De La Siesta to Camino Del Arroyo SD 4 4-M 40,000 13,018 0.33 A

Camino De La Siesta from Camino De La Reina to Camino Del Rio North SD 2 2-Cc 8,000 5,448 0.68 D

Camino Del Rio North from Camino De La Siesta to Camino Del Arroyo SD 2 2-Cc 8,000 5,258 0.66 D

Legend:

Class. = Functional Class

Cap. = Capacity

LOS = Level of Service

2-Cc = 2 Lane Collector (w/ commercial-industrial property)

4-M = 4 Lane Major Arterial

LOS Volume V/C LOS Volume V/C

Camino De La Reina from Camino De La Siesta to Camino Del Arroyo 4 40,000 4-M A 12,808 0.32 A 13,018 0.33 0.005 NO

Camino De La Siesta from Camino De La Reina to Camino Del Rio North 2 8,000 2-Cc D 5,138 0.64 D 5,448 0.68 0.039 NO

Camino Del Rio North from Camino De La Siesta to Camino Del Arroyo 2 8,000 2-Cc C 4,984 0.62 D 5,258 0.66 0.034 NO

Legend:

LOS= Level of Service

V/C= Volume to Capacity Ratio

∆V/C= Change in V/C ratio

2-Cc = 2 Lane Collector (w/ commercial-industrial property)

4-M = 4 Lane Major Arterial

Road Segment
# of 

Lanes

LOS 

"E" 

Capacity

Class.
Near Term Near Term + Project

∆V/C

Is this 

impact 

Significant?

Table 9-1:  Near Term With Project Street Segment 

 

 

 

 

 

Table 9-2:  Near Term & Near Term + Project Street Segment 

Comparison 
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9.2 Intersections 

The following intersections were analyzed in the Near Term With Project conditions: 

 Camino De La Reina at Camino De La Siesta 

 Camino De La Reina at Camino Del Arroyo 

 Camino Del Arroyo at Camino Del Rio North 

Near Term With Project peak hour traffic volumes at the studied intersections can be found in 

Figure 9-2.  The average delay and level of service at the study intersections in the AM and PM 

peak hour were analyzed using a software package called Synchro, which is an application of the 

Highway Capacity Manual methodology.  Refer to Table 9-3 for the Near Term With Project 

intersection level of service analysis.  As shown in the table, the study intersections currently 

operate at an acceptable LOS D or better in both the AM and PM peak hour setting. Table 9-4 

displays the Near Term and Near Term With Project intersection LOS comparison.  Refer to 

Appendix I for Near Term With Project Synchro worksheets.  
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LOS = Level of Service

AM Peak Hour PM Peak Hour
Number Intersection Control

Figure 9-2:  Near Term With Project AM / PM Peak Hour 

Volumes 

 

 

 

 

 

 

 

Table 9-3:  Near Term With Project Intersection Level of Service 
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D LOS D LOS D LOS D LOS

1 Camino De La Reina at Camino De La Siesta 8.6 A 9.3 A 8.8 A 0.2 No 9.8 A 0.5 No

2 Camino De La Reina at Camino Del Arroyo 10.4 B 15.3 C 10.6 B 0.2 No 15.4 C 0.1 No

3 Camino Del Rio North at Camino Del Arroyo 10.3 B 11.3 B 10.4 B 0.1 No 11.4 B 0.1 No

Notes:

DNE = Does Not Exist

LOS = Level of Service

Δ = Change 

S = Significant

D= Delay

AM Peak HourPM Peak HourAM Peak Hour
Δ S ?

#

Near Term

Intersection

Near Term + Project

PM Peak Hour
S ? Δ

Table 9-4:  Near Term & Near Term + Project Intersection 

Summary 
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10.0 HORIZON YEAR 2035 

The purpose of this chapter is to evaluate street segments and intersections within the project’s 

study area in the Horizon Year 2035 condition. 

10.1 Street Segments 

The following street segments were analyzed in the Horizon Year 2035 condition: 

 Camino De La Reina (Between Camino De La Siesta and Camino Del Arroyo) 

 Camino De La Siesta (North of Driveway A) 

 Camino De La Siesta (West of Camino Del Arroyo) 

Figure 10-1 displays the Horizon Year 2035 ADT volumes for the study street segments. 

Based on Horizon Year 2035 volumes and the City’s street classification thresholds, all study 

street segments are anticipated to operate at an acceptable level of service (LOS) D or better.  

See Table 10-1 for the Horizon Year 2035 street segment analysis. 
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Figure 10-1:  Horizon Year 2035 Average Daily Traffic 
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Road Segment Standard # of Ln. Class. Cap. Volume V/C LOS

Camino De La Reina from Camino De La Siesta to Camino Del Arroyo SD 4 4-M 40,000 12,808 0.32 A

Camino De La Siesta from Camino De La Reina to Camino Del Rio North SD 2 2-Cc 8,000 5,138 0.64 D

Camino Del Rio North from Camino De La Siesta to Camino Del Arroyo SD 2 2-Cc 8,000 6,500 0.81 D

Legend: Notes:

Class. = Functional Class Taken from SANDAG Series 13 Year 2035 traffic model

Cap. = Capacity

LOS = Level of Service

2-Cc = 2 Lane Collector (w/ commercial-industrial property)

4-M = 4 Lane Major Arterial

Table 10-1:  Horizon Year 2035 Street Segment 
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10.2 Intersections 

The following intersections were analyzed in the Horizon Year 2035 conditions: 

 Camino De La Reina at Camino De La Siesta 

 Camino De La Reina at Camino Del Arroyo 

 Camino Del Arroyo at Camino Del Rio North 

Horizon Year 2035 peak hour traffic volumes at the studied intersections can be found in Figure 

10-2.  The average delay and level of service at the study intersections in the AM and PM peak 

hour were analyzed using a software package called Synchro, which is an application of the 

Highway Capacity Manual methodology.  Refer to Table 10-2 for the Horizon Year 2035 

intersection level of service analysis.  As shown in the table, the study intersections currently 

operate at an acceptable LOS D or better in both the AM and PM peak hour setting. Refer to 

Appendix J for Horizon Year 2035 Synchro worksheets.  
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XX / XX = AM / PM Peak hour volumes
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Figure 10-2:  Horizon Year 2035 AM / PM Peak Hour Traffic 

Volumes 

 

 

 

 

 

 

 

 

Table 10-2:  Horizon Year 2035 Intersection Level of Service 
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11.0 HORIZON YEAR 2035 WITH PROJECT 

The purpose of this chapter is to evaluate street segments and intersections within the project’s 

study area in the Horizon Year 2035 With Project condition. 

11.1 Street Segments 

The following street segments were analyzed in the Horizon Year 2035 With Project condition: 

 Camino De La Reina (Between Camino De La Siesta and Camino Del Arroyo) 

 Camino De La Siesta (North of Driveway A) 

 Camino De La Siesta (West of Camino Del Arroyo) 

Figure 11-1 displays the Horizon Year 2035 With Project ADT volumes for the study street 

segments. 

Based on Horizon Year 2035 With Project volumes and the City’s street classification thresholds, 

all study street segments are anticipated to operate at an acceptable level of service (LOS) D or 

better except for the following street segment: 

 Camino Del Rio North (from Camino De La Siesta to Camino Del Arroyo)  

o Horizon Year 2035 + Project       E 

This cumulatively significant impact will be handled through mitigation measures.  In order to 

mitigate the project’s cumulatively significant impact to the street segment of Camino Del Rio 

North (from Camino de la Siesta to Camino Del Arroyo), the street segment of Camino Del Rio 
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North has a two-way left turn lane which will be extended through the segment to Camino De La 

Siesta.  Doing so will provide adequate storage for vehicles wishing to access the project and 

increase overall segment capacity.  This improvement would reduce cumulative significant 

impacts to below a level of significance.  Conceptual striping plans can be found in Appendix B.   

See Table 11-1 for the Horizon Year 2035 With Project street segment analysis. 

A Horizon Year 2035 and Horizon Year 2035 With Project street segment comparison can be 

found in Table 11-2. 
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Figure 11-1:  Horizon Year 2035 With Project Average Daily 

Traffic 
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Road Segment Standard # of Ln. Class. Cap. Volume V/C LOS

Camino De La Reina from Camino De La Siesta to Camino Del Arroyo SD 4 4-M 40,000 13,018 0.33 A

Camino De La Siesta from Camino De La Reina to Camino Del Rio North SD 2 2-Cc 8,000 5,448 0.68 D

Camino Del Rio North from Camino De La Siesta to Camino Del Arroyo SD 2 2-Cc 8,000 6,774 0.85 E

Legend:

Class. = Functional Class

Cap. = Capacity

LOS = Level of Service

2-Cc = 2 Lane Collector (w/ commercial-industrial property)

4-M = 4 Lane Major Arterial

LOS Volume V/C LOS Volume V/C

Camino De La Reina from Camino De La Siesta to Camino Del Arroyo 4 40,000 4-M A 12,808 0.32 A 13,018 0.33 0.005 NO

Camino De La Siesta from Camino De La Reina to Camino Del Rio North 2 8,000 2-Cc D 5,138 0.64 D 5,448 0.68 0.039 NO

Camino Del Rio North from Camino De La Siesta to Camino Del Arroyo 2 8,000 2-Cc D 6,500 0.81 E 6,774 0.85 0.034 YES

Legend:

LOS= Level of Service

V/C= Volume to Capacity Ratio

∆V/C= Change in V/C ratio

2-Cc = 2 Lane Collector (w/ commercial-industrial property)

4-M = 4 Lane Major Arterial

Road Segment
# of 

Lanes

LOS 

"E" 

Capacity

Class.
Year 2035 Year 2035 + Project

∆V/C

Is this 

impact 

Significant?

Table 11-1:  Horizon Year 2035 With Project Street Segment 

 

 

 

 

 

 

Table 11-2:  Horizon Year 2035 & Horizon Year 2035 + Project 

Street Segment Comparison 
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11.2 Intersections 

The following intersections were analyzed in the Horizon Year 2035 With Project conditions: 

 Camino De La Reina at Camino De La Siesta 

 Camino De La Reina at Camino Del Arroyo 

 Camino Del Arroyo at Camino Del Rio North 

Horizon Year 2035 With Project peak hour traffic volumes at the studied intersections can be 

found in Figure 11-2.  The average delay and level of service at the study intersections in the AM 

and PM peak hour were analyzed using a software package called Synchro, which is an 

application of the Highway Capacity Manual methodology.  Refer to Table 11-3 for the Horizon 

Year 2035 With Project intersection level of service analysis.  As shown in the table, the study 

intersections currently operate at an acceptable LOS D or better in both the AM and PM peak 

hour setting.  Table 11-4 displays the Horizon Year 2035 and Horizon Year 2035 With Project 

intersection LOS comparison.  Refer to Appendix K for Horizon Year 2035 With Project Synchro 

worksheets.  
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XX / XX = AM / PM Peak hour volumes
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Figure 11-2:  Horizon Year 2035 With Project AM / PM Peak 

Hour Volumes 

 

 

 

 

 

 

 

Table 11-3:  Horizon Year 2035 With Project Intersection Level 

of Service 
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D LOS D LOS D LOS D LOS

1 Camino De La Reina at Camino De La Siesta 8.6 A 9.3 A 8.9 A 0.3 No 9.8 A 0.5 No

2 Camino De La Reina at Camino Del Arroyo 9.1 A 12.0 B 9.2 A 0.1 No 12.0 B 0.0 No

3 Camino Del Rio North at Camino Del Arroyo 10.5 B 10.9 B 10.6 B 0.1 No 11.1 B 0.2 No

Notes:

DNE = Does Not Exist

LOS = Level of Service

Δ = Change 

S = Significant

D= Delay

Δ S ?
PM Peak Hour

Δ S ?
# Intersection

Year 2035 Year 2035 + Project

AM Peak Hour PM Peak Hour AM Peak Hour

Table 11-4:  Horizon Year 2035 & Horizon Year 2035 + Project 

Intersection Summary 
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12.0 ACCESS & PARKING 

12.1 Access 

Access for the project is planned via two full access driveways both on Camino Del Rio North and 

Camino De La Siesta, which connects Camino Del Rio North to Camino De La Reina on the west 

side of the property.  Additionally, a private drive on the east side of the property will provide 

emergency access to both Camino Del Rio North and Camino De La Reina.  The emergency 

access to Camino Del Rio North will be closed off to regular traffic with bollards.  No signalized 

access is currently planned.  Access will be configured as shown on the site plan in Figure 2-2. 

12.2 Parking 

As Shown in Figure 12-1, parking for the project is planned to meet the parking requirements 

contained in the City of San Diego Municipal Code.  Parking for the residential portion of the 

project will be primarily accommodated in a parking structure accessed off of Camino De La 

Siesta or Camino Del Rio North as discussed above.  The parking structure is planned to 

accommodate a total of 462 vehicular parking spaces, 127 bicycle parking spaces, and 28 

motorcycle parking spaces.  Parking for the commercial/retail portion of the project will be 

accommodated in an on-grade parking lot with a total of 52 parking spaces.  The planned 

parking supply greatly exceeds the minimum required by the Municipal Code.  
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Figure 12-1:  Parking Summary 

 

 

 

 

 

 

 

 

 

Parking Summary provided on the following page in 11” by 17” format.  
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13.0 ONSITE VEHICULAR AND PEDESTRIAN CIRCULATION 

As shown in Figure 2-2, on-site vehicular circulation will be accommodated by two driveways 

into a parking garage for the residential portion of the project.  One driveway entry will be 

located on Camino De La Siesta mid-block between Camino del Rio North and Camino De La 

Reina.  A second driveway will be located directly on Camino Del Rio North.  Additional 

circulation for the retail portion of the project will be accomplished through a private drive 

parallel to and east of Camino De La Siesta.  This private drive will primarily serve retail tenants 

along with fire service.  There will be limited on-street parking on the new private drive.  Primary 

access for the project will be from Camino De La Siesta.  

Pedestrian circulation for the project will be accommodated through internal walkways within 

the project as well as sidewalks on the surrounding segments.  A crosswalk will be located in the 

retail parking lot connecting the retail portion of the project to the residential portion of the 

project in a convenient location.  Project sidewalks will connect to sidewalks on the public 

streets which will allow access to transit and adjacent retail services. 
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14.0 TRANSPORTATION DEMAND MANAGEMENT (TDM) 

Transportation Demand Management, called “TDM” for short, is a strategy designed to reduce 

single occupant vehicle trips during the AM and PM peak weekday hours.  Since most 

commuting and congestion occur during weekday peak periods, TDM seeks to shift commuters 

to transportation modes other than cars as well as reduce peak hour trips by encouraging 

commuting in non-peak periods and other strategies.   

As a condition of project approval, the Camino Del Rio Mixed-Use project will incorporate TDM 

measures including the following: 

• Kiosks or bulletin boards in central locations, which encourage alternative modes of 

transportation. 

• Informational newsletters to residents, tenants and employees discussing RideLink and 

other tools for carpooling, bicycling, and alternative modes of transportation. 

• Designated carpool coordinator for the residents  

• Bicycle parking in central locations  

• Preferred parking for fuel efficient vehicles  

• Shuttle- 9 passenger shuttle, including driver, to transport residents and employees of 

the development to the nearest transit stations at Fashion Valley and Mission Valley shopping 
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Centers.  This shuttle will travel on a regular schedule and the service will be provided to 

residents free of charge. 

Please Refer to Appendix I for an extended Transportation Demand Management report. 
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15.0 TRANSIT & OTHER MODES 

15.1 Pedestrian & Bicycle 

Pedestrian access will be provided through sidewalks on Camino De La Reina, Camino Del Arroyo 

and Camino Del Rio North.  From the proposed project, pedestrians can utilize sidewalks on 

Camino De La Reina., Camino Del Arroyo and Camino Del Rio North to reach the rest of the 

community.  Pedestrian paths of travel onsite are shown in Figure 3-2.  Likewise, bicyclists can 

access the street system from the project at Camino Del Rio North, Camino De La Reina and 

Camino Del Arroyo.  Pedestrian and bicycle improvements—primarily through the 

Transportation Demand Management Plan as presented in Section 14.0—include centrally-

located bicycle-parking, informational newsletter, kiosks or newsletters which encourage 

alternative modes of transportation, such as bicycling.   Additionally, a 9 passenger shuttle to 

transport residents and employees of the development to the nearest transit stations would 

serve and benefit those who do choose to walk and/or bicycle as an alternative. 

15.2 Transit 

The project site is served by bus.  Route 6 travels on Camino De La Reina along the project 

frontage and connects the project site with Mission Valley Center and Fashion Valley Center 

along with North Park.  More transit—including a route map—for route 6 can be found in 

Appendix J.  The route is active Monday through Friday at approximately 15 minute intervals.  

The route is also active on Saturday and Sunday at lesser and varying intervals.  As shown on 

Figure 3-1, walking distance to the nearest trolley station is approximately 3432 feet. 



Witt Mission Valley                          February 12, 2018 
 

  Page | 83 
     
  

16.0 CONCLUSIONS & RECOMMENDATIONS 

16.1 Project Trip Generation 

The proposed project includes a planned 277 multi-dwelling units, 3,600 sq. ft. of commercial 

office, 2,500 sq. ft. of specialty retail, and 3,500 sq. ft. of high-turnover sit-down restaurant.  The 

proposed project is expected to generate 581 new average daily trips (ADT) with 84 (-2 in / 86 

out) trips in the AM peak hour and 62 trips (67 in / -5 out) in the PM peak hour.  Trip generation 

can be found on Table 3-1. 
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16.2 Existing 

Street Segments: 

All street segments are shown to operate at LOS “D” or better in the Existing condition. 

Intersections: 

All intersections are expected to operate at LOS “D” or better in the Existing condition. 

16.3 Existing With Project 

Street Segments: 

All street segments are shown to operate at LOS “D” or better in the Existing With Project 

condition. 

Please see Table 16-1 for an Existing & Existing With Project street segment comparison. 

Intersections: 

All intersections are expected to operate at LOS “D” or better in the Existing With Project 

condition. 

Please see Table 16-1 for an Existing & Existing With Project intersection summary. 
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LOS Volume V/C LOS Volume V/C

Camino De La Reina from Camino De La Siesta to Camino Del Arroyo 4 40,000 4-M A 12,430 0.31 A 12,640 0.32 0.005 NO

Camino De La Siesta from Camino De La Reina to Camino Del Rio North 2 8,000 2-Cc D 5,124 0.64 D 5,434 0.68 0.039 NO

Camino Del Rio North from Camino De La Siesta to Camino Del Arroyo 2 8,000 2-Cc C 4,970 0.62 D 5,244 0.66 0.034 NO

Legend:

LOS= Level of Service

V/C= Volume to Capacity Ratio

∆V/C= Change in V/C ratio

2-Cc = 2 Lane Collector (w/ commercial-industrial property)

4-M = 4 Lane Major Arterial

Road Segment Class.
Existing Existing + Project# of 

Lanes

LOS 

"E" 

Capacity

∆V/C

Is this 

impact 

Significant?

D LOS D LOS D LOS D LOS

1 Camino De La Reina at Camino De La Siesta 8.6 A 9.2 A 8.8 A 0.2 No 9.8 A 0.6 No

2 Camino De La Reina at Camino Del Arroyo 9.1 A 12 B 9.2 A 0.1 No 12.0 B 0.0 No

3 Camino Del Rio North at Camino Del Arroyo 10 A 10.8 B 10.1 B 0.1 No 10.9 B 0.1 No

Notes:

LOS = Level of Service

Δ = Change 

S = Significant

D= Delay

AM Peak HourPM Peak HourAM Peak Hour
Δ S ?

#

Existing 

Intersection

Existing + Project (Buildout)

PM Peak Hour
S ? Δ

Table 16-1:  Existing & Existing + Project Street Segment 
Comparison 
 
 
 
 
 
 
 
 
 
 
 
 
 
Table 16-2:  Existing & Existing + Project Intersection Summary 
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16.4 Near Term 

Street Segments: 

All street segments are shown to operate at LOS “D” or better in the Near Term condition. 

Intersections: 

All intersections are expected to operate at LOS “D” or better in the Near Term condition. 

16.5 Near Term With Project 

Street Segments: 

All street segments are shown to operate at LOS “D” or better in the Near Term With Project 

condition. 

Please see Table 16-3 for a Near Term & Near Term With Project street segment comparison. 

Intersections: 

All intersections are expected to operate at LOS “D” or better in the Near Term With Project 

condition. 

Please see Table 16-4 for a Near Term & Near Term With Project intersection summary. 
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LOS Volume V/C LOS Volume V/C

Camino De La Reina from Camino De La Siesta to Camino Del Arroyo 4 40,000 4-M A 12,808 0.32 A 13,018 0.33 0.005 NO

Camino De La Siesta from Camino De La Reina to Camino Del Rio North 2 8,000 2-Cc D 5,138 0.64 D 5,448 0.68 0.039 NO

Camino Del Rio North from Camino De La Siesta to Camino Del Arroyo 2 8,000 2-Cc C 4,984 0.62 D 5,258 0.66 0.034 NO

Legend:

LOS= Level of Service

V/C= Volume to Capacity Ratio

∆V/C= Change in V/C ratio

2-Cc = 2 Lane Collector (w/ commercial-industrial property)

4-M = 4 Lane Major Arterial

Road Segment
# of 

Lanes

LOS 

"E" 

Capacity

Class.
Near Term Near Term + Project

∆V/C

Is this 

impact 

Significant?

D LOS D LOS D LOS D LOS

1 Camino De La Reina at Camino De La Siesta 8.6 A 9.3 A 8.8 A 0.2 No 9.8 A 0.5 No

2 Camino De La Reina at Camino Del Arroyo 10.4 B 15.3 C 10.6 B 0.2 No 15.4 C 0.1 No

3 Camino Del Rio North at Camino Del Arroyo 10.3 B 11.3 B 10.4 B 0.1 No 11.4 B 0.1 No

Notes:

DNE = Does Not Exist

LOS = Level of Service

Δ = Change 

S = Significant

D= Delay

AM Peak HourPM Peak HourAM Peak Hour
Δ S ?

#

Near Term

Intersection

Near Term + Project

PM Peak Hour
S ? Δ

Table 1-2:  Near Term & Near Term + Project Street Segment 
Comparison 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Table 1-5:  Near Term & Near Term + Project Intersection 
Summary 
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16.6 Horizon Year 2035 

Street Segments: 

All street segments are shown to operate at LOS “D” or better in the Horizon Year 2035 

condition. 

Intersections: 

All intersections are expected to operate at LOS “D” or better in the Horizon Year 2035 

condition. 

16.7 Horizon Year 2035 With Project 

Street Segments: 

All street segments are shown to operate at LOS “D” or better in the Horizon Year 2035 With 

Project condition except for the following street segment: 

 Camino Del Rio North (from Camino De La Siesta to Camino Del Arroyo)  

o Horizon Year 2035 + Project       E 

This cumulatively significant impact will be handled through mitigation measures.  In order to 

mitigate the project’s cumulatively significant impact to the street segment of Camino Del Rio 

North (from Camino de la Siesta to Camino Del Arroyo), the street segment of Camino Del Rio 

North has a two-way left turn lane which will be extended through the segment to Camino De La 

Siesta.  Doing so will provide adequate storage for vehicles wishing to access the project and 
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increase overall segment capacity.  This improvement would reduce cumulative significant 

impacts to below a level of significance.  Conceptual striping plans can be found in Appendix B.  

Please see Table 16-5 for a Horizon Year 2035 & Horizon Year 2035 With Project street segment 

comparison. 

Intersections: 

All intersections are expected to operate at LOS “D” or better in the Horizon Year 2035 With 

Project condition. 

Please see Table 16-6 for a Horizon Year 2035 & Horizon Year 2035 With Project intersection 

summary. 
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LOS Volume V/C LOS Volume V/C

Camino De La Reina from Camino De La Siesta to Camino Del Arroyo 4 40,000 4-M A 12,808 0.32 A 13,018 0.33 0.005 NO

Camino De La Siesta from Camino De La Reina to Camino Del Rio North 2 8,000 2-Cc D 5,138 0.64 D 5,448 0.68 0.039 NO

Camino Del Rio North from Camino De La Siesta to Camino Del Arroyo 2 8,000 2-Cc D 6,500 0.81 E 6,774 0.85 0.034 YES

Legend:

LOS= Level of Service

V/C= Volume to Capacity Ratio

∆V/C= Change in V/C ratio

2-Cc = 2 Lane Collector (w/ commercial-industrial property)

4-M = 4 Lane Major Arterial

Road Segment
# of 

Lanes

LOS 

"E" 

Capacity

Class.
Year 2035 Year 2035 + Project

∆V/C

Is this 

impact 

Significant?

D LOS D LOS D LOS D LOS

1 Camino De La Reina at Camino De La Siesta 8.6 A 9.3 A 8.9 A 0.3 No 9.8 A 0.5 No

2 Camino De La Reina at Camino Del Arroyo 9.1 A 12.0 B 9.2 A 0.1 No 12.0 B 0.0 No

3 Camino Del Rio North at Camino Del Arroyo 10.5 B 10.9 B 10.6 B 0.1 No 11.1 B 0.2 No

Notes:

DNE = Does Not Exist

LOS = Level of Service

Δ = Change 

S = Significant

D= Delay

Δ S ?
PM Peak Hour

Δ S ?
# Intersection

Year 2035 Year 2035 + Project

AM Peak Hour PM Peak Hour AM Peak Hour

Table 16-5:   Horizon Year 2035 & Horizon Year 2035 + Project 
Street Segment Comparison 
 
 
 
 
 
 
 
 
 
 
 
Table 16-6:  Horizon Year 2035 & Horizon Year 2035 + Project 
Intersection Summary 
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Multiple Dwelling Units 6 /unit 1,662

Commercial Office 20 /KSF 72

Specialty Retail Center / Strip Commercial 2.5 /KSF 40 /KSF 100

High Turnover (sit-down) Restaurant 3.5 /KSF 40 /KSF 140

1,974

17%

336

1,638

Source:

Note:

ADT= Average Daily Trips

KSF = 1,000 Square Feet

Density = 54 units per acre

*Rates taken from the City of San Diego, Municipal Code Table 1514-03B

SUB-TOTAL- WITH MXD CREDIT

MXD CREDIT %

MXD CREDIT 

277

3600

PROPOSED SUB-TOTAL

Land Use Intensity Rate* ADT

16.8 Community Plan Conformance 

Chapter 15, Article 14 of the City of San Diego, Municipal Code establishes rules for the Mission 

Valley Planned District (MVPDO).  The proposed project is located within this district in 

Development Intensity District G (See Appendix D, MVPDO). Within this district, the MVPDO 

limits development as follows: “Development intensity shall be limited by the number of 

average daily trips (ADT) generated by the existing and proposed land uses of any development 

proposal” (§1514.0301 (c) (1)).  According to Table 1514-03A in the MVPDO, up to 344 ADT per 

gross acre is allowed within development threshold 2.  For the 5.13 acre project site, the 

Community Plan would allow up to 1,765 

ADT within the allowable development 

thresholds. 

The MVPDO establishes trip rates based 

on equivalent dwelling units similar to the 

trip rates previously presented but slightly 

different.  Based on these trip rates, it can 

be seen that the proposed project would 

be within the threshold 2 limits 

established by the MVPDO (seen to the 

right).   
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16.9 Vehicle Miles Traveled 

The Witt Mission Valley project is planned as a mixed-use, infill project combining residential, 

office, retail and restaurant into one vertically and horizontally integrated project.  In addition, 

the project is located in Mission Valley with connections to transit.  These characteristics provide 

significant opportunities to eliminate traditional single-occupancy vehicle travel.  In addition, 

according to maps provided by the City of San Diego, the proposed project is located in an SB743 

transit priority area.   

The metric, Vehicle Miles Traveled (VMT) has been selected for future use in CA in determining 

primary transportation impacts for CEQA purposes.  Pursuant to SB743 and anticipated changes 

to the CEQA Guidelines, a project in a Transit Priority Area may be presumed to have a less than 

significant impact.  In addition, projects that result in automobile VMT per capita less than 15% 

below existing city-wide or regional values for similar land use types may not have a significant 

CEQA transportation impact.  Although the regulations are being finalized, substantial evidence 

indicates that the proposed Witt project would fall below these thresholds. 

Specifically, the proposed project utilizes a trip estimation tool called the MXD model.  This 

model is one of several tools used to estimate VMT reductions.  According to the MXD model 

ran for the adjacent Millennium site which has nearly identical characteristics, there would be a 

VMT reduction of as much as 27% in daily trips with AM and PM peak hour reductions of 19% 

and 24% respectively compared to ordinary suburban land uses and trip rates.  After reviewing 

information regarding this model and recognizing the similar nature and nearly identical 
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characteristics of the Witt project, Urban Systems and City staff determined that trip reductions 

for the Witt project would be comparable to the previous Millennium (Camino Del Rio Mixed-

Use) project.  Similarly, VMT reduction rates derived from the same MXD model would be 

comparable as discussed above. 
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Glossary of Terms and Acronyms 

 

APCD  Air Pollution Control District 
ARB  California Air Resources Board 
CAA  Clean Air Act (Federal) 
CAAQS California Ambient Air Quality Standard 
CALINE4 California Line Source Dispersion Model (Version 4) 
Caltrans California Department of Transportation 
CCAA  California Clean Air Act 
CO  Carbon Monoxide 
EPA  United States Environmental Protection Agency 
H2S  Hydrogen Sulfide 
mg/m3  Milligrams per Cubic Meter 
µg/m3  Micrograms per Cubic Meter 
NAAQS National Ambient Air Quality Standard 
NOx  Oxides of Nitrogen 
NO2  Nitrogen Dioxide 
O3  Ozone 
PM2.5 Fine Particulate Matter (particulate matter with an aerodynamic diameter of 2.5 

microns or less 
PM10 Respirable Particulate Matter (particulate matter with an aerodynamic diameter of 

10 microns or less 
ppm  Parts per million 
RAQS  San Diego County Regional Air Quality Strategy 
ROCs  Reactive Organic Compounds 
ROG  Reactive Organic Gases 
SANDAG San Diego Association of Governments 
SDAB  San Diego Air Basin 
SDAPCD San Diego County Air Pollution Control District 
SIP  State Implementation Plan 
SOx  Oxides of Sulfur 
SO2  Sulfur Dioxide 
TACs  Toxic Air Contaminants 
T-BACT Toxics Best Available Control Technology 
VOCs  Volatile Organic Compounds 
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1.0 Introduction 
 

This report presents an assessment of potential air quality impacts associated with the Witt Mission 

Valley Mixed Use Project (project) in the City of San Diego. The project site is located at 588 

Camino del Rio North and is situated with Camino del Rio North on the south, Camino de la Siesta 

on the west, and Camino de la Reina on the north. Office development occurs to the west of the 

project site, multi-family residential (apartments and condominiums) to the north, a mixed-use 

development under construction to the east, and the Interstate 8 (I-8) freeway to the south. The 

project site is developed with commercial auto sales and offices (Witt Lincoln), service bays, and 

exterior auto sales areas with surface parking lots. 

 

Regional access to the site is provided by I-8, located immediately south of the project site; State 

Route 163 (SR-163), located approximately one-half mile west of the project site; and I-805, 

located less than two miles east of the project site. Currently, direct access to the site is via Camino 

del Rio North on the south and from Camino de la Siesta on the west. The site is in the Mission 

Valley Community Plan area and the Mission Valley Planned District. Zoned MV-CR (Mission 

Valley – Commercial Retail), development is regulated by the Mission Valley Planned District 

Ordinance (MVPDO). The project site is within Development Intensity District G and is 

designated Commercial Retail in the Mission Valley Community Plan. 

 

The proposed project involves demolition of existing structures (approximately 38,070 square feet) 

and on-site surface parking and construction of a mixed-use development (approximately 533,100 

square feet gross floor area) consisting of residential, retail, and shopkeepers units in a “wrap 

design.” The project would range in height from one to five stories and would have a total of 267 

residential units, 10 shopkeeper units, 6,000 square feet of retail space, and 3,400 square feet of 

commercial space. A total of 450 parking spaces would be provided in a five-story, above ground 

parking structure, in addition to 52 surface parking spaces, for a total of 502 parking spaces. 

 

Access to the project site currently occurs from two driveways located on Camino de la Siesta and 

Camino del Rio North. Primary vehicular access to the project would occur via a new driveway 

off Camino de la Siesta in the northwest portion of the project, an internal drive paralleling Camino 
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de la Reina, which provides access to surface parking for leasing, retail, and guests and the parking 

structure, and an additional driveway off Camino de la Reina in the northeast corner of the project 

site. Direct entry to the parking structure would be provided from Camino del Rio North. A fire 

lane would be provided along the eastern boundary of the project site. 

 

The project requires a Site Development Permit and a Planned Development Permit. The project 

proposes a mix of residential, commercial, and shopkeeper units and complies with the Multiple 

Use Option of the Mission Valley Community Plan. The project would develop under the existing 

zone and land use designation; therefore, a Rezone and Community Plan Amendment would not 

be required. 

 

This Air Quality Technical Report includes an evaluation of existing conditions in the project 

vicinity, an assessment of potential impacts associated with project construction, and an evaluation 

of project operational impacts.   

 

2.0 Existing Conditions 

 

As discussed in Section 1.0, the site is located within the Mission Valley Community of the City 

of San Diego.  The site is currently occupied by existing structures (38,070 square feet) and on-

site surface parking.  The existing structures and surface parking will be demolished to 

accommodate the development.  

 

The following section provides information about the existing air quality regulatory framework, 

climate, air pollutants and sources, and sensitive receptors in the project area. 
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2.1 Regulatory Framework 
 

2.1.1 Federal Regulations 
 

Air quality is defined by ambient air concentrations of specific pollutants identified by the United 

States Environmental Protection Agency (EPA) to be of concern with respect to health and welfare 

of the general public.  The EPA is responsible for enforcing the Federal Clean Air Act (CAA) of 

1970 and its 1977 and 1990 Amendments.  The CAA required the EPA to establish National 

Ambient Air Quality Standards (NAAQS), which identify concentrations of pollutants in the 

ambient air below which no adverse effects on the public health and welfare are anticipated.  In 

response, the EPA established both primary and secondary standards for seven pollutants (called 

“criteria” pollutants).  The seven pollutants regulated under the NAAQS are as follows:  ozone 

(O3), carbon monoxide (CO), nitrogen dioxide (NO2), respirable particulate matter (or particulate 

matter with an aerodynamic diameter of 10 microns or less, PM10), fine particulate matter (or 

particulate matter with an aerodynamic diameter of 2.5 microns or less, PM2.5), sulfur dioxide 

(SO2), and lead (Pb).  Primary standards are designed to protect human health with an adequate 

margin of safety.  Secondary standards are designed to protect property and the public welfare 

from air pollutants in the atmosphere.  Areas that do not meet the NAAQS for a particular pollutant 

are considered to be “non-attainment areas” for that pollutant.  The San Diego Air Basin (SDAB) 

has been designated a marginal non-attainment area for the 8-hour NAAQS for O3.     

 

The following specific descriptions of health effects for each of the criteria air pollutants associated 

with project construction and operations are based on EPA (EPA 2017) and the California Air 

Resources Board (ARB) (ARB 2008). 

 

Ozone.  O3 is considered a photochemical oxidant, which is a chemical that is formed when 

reactive organic gases (ROG) and oxides of nitrogen (NOx), both by-products of combustion, react 

in the presence of ultraviolet light.  O3 is considered a respiratory irritant and prolonged exposure 

can reduce lung function, aggravate asthma and increase susceptibility to respiratory infections.  

Children and those with existing respiratory diseases are at greatest risk from exposure to O3. 
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Carbon Monoxide.  CO is a product of combustion, and the main source of CO in the SDAB is 

from motor vehicle exhaust.  CO is an odorless, colorless gas.  CO affects red blood cells in the 

body by binding to hemoglobin and reducing the amount of oxygen that can be carried to the 

body’s organs and tissues.  CO can cause health effects to those with cardiovascular disease, and 

can also affect mental alertness and vision. 

 

Nitrogen Dioxide.  NO2 is also a by-product of fuel combustion, and is formed both directly as a 

product of combustion and in the atmosphere through the reaction of nitrogen oxide (NO) with 

oxygen.  NO2 is a respiratory irritant and may affect those with existing respiratory illness, 

including asthma.  NO2 can also increase the risk of respiratory illness.   

 

Respirable Particulate Matter and Fine Particulate Matter.  Respirable particulate matter, or 

PM10, refers to particulate matter with an aerodynamic diameter of 10 microns or less.  Fine 

particulate matter, or PM2.5, refers to particulate matter with an aerodynamic diameter of 2.5 

microns or less.  Particulate matter in this size range has been determined to have the potential to 

lodge in the lungs and contribute to respiratory problems.  PM10 and PM2.5 arise from a variety of 

sources, including road dust, diesel exhaust, combustion, tire and brake wear, construction 

operations and windblown dust.  PM10 and PM2.5 can increase susceptibility to respiratory 

infections and can aggravate existing respiratory diseases such as asthma and chronic bronchitis.  

PM2.5 is considered to have the potential to lodge deeper in the lungs. 

 

Sulfur dioxide.  SO2 is a colorless, reactive gas that is produced from the burning of sulfur-

containing fuels such as coal and oil, and by other industrial processes.  Generally, the highest 

concentrations of SO2 are found near large industrial sources.  SO2 is a respiratory irritant that can 

cause narrowing of the airways leading to wheezing and shortness of breath.  Long-term exposure 

to SO2 can cause respiratory illness and aggravate existing cardiovascular disease. 

 

Lead.  Pb in the atmosphere occurs as particulate matter.  Pb has historically been emitted from 

vehicles combusting leaded gasoline, as well as from industrial sources.  With the phase-out of 

leaded gasoline, large manufacturing facilities are the sources of the largest amounts of lead 
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emissions.  Pb has the potential to cause gastrointestinal, central nervous system, kidney and blood 

diseases upon prolonged exposure.  Pb is also classified as a probable human carcinogen. 

 

2.1.2 State Regulations 
 

California Clean Air Act.  The California Clean Air Act was signed into law on September 30, 

1988, and became effective on January 1, 1989.  The Act requires that local air districts implement 

regulations to reduce emissions from mobile sources through the adoption and enforcement of 

transportation control measures.  The California Clean Air Act required the SDAB to achieve a 

five percent annual reduction in ozone precursor emissions from 1987 until the standards are 

attained.  If this reduction cannot be achieved, all feasible control measures must be implemented.  

Furthermore, the California Clean Air Act required local air districts to implement a Best Available 

Control Technology rule and to require emission offsets for non-attainment pollutants. 

 

The ARB is the state regulatory agency with authority to enforce regulations to both achieve and 

maintain air quality in the state.  The ARB is responsible for the development, adoption, and 

enforcement of the state’s motor vehicle emissions program, as well as the adoption of the 

California Ambient Air Quality Standards (CAAQS).  The ARB also reviews operations and 

programs of the local air districts, and requires each air district with jurisdiction over a non-

attainment area to develop its own strategy for achieving the NAAQS and CAAQS.  The CAA 

allows states to adopt ambient air quality standards and other regulations provided they are at least 

as stringent as federal standards.  The ARB has established the more stringent CAAQS for the six 

criteria pollutants through the California Clean Air Act of 1988, and also has established CAAQS 

for additional pollutants, including sulfates, hydrogen sulfide, vinyl chloride and visibility-

reducing particles.  The SDAB is currently classified as a non-attainment area under the CAAQS 

for O3, PM10, and PM2.5. It should be noted that the ARB does not differentiate between attainment 

of the 1-hour and 8-hour CAAQS for O3; therefore, if an air basin records exceedances of either 

standard the area is considered a non-attainment area for the CAAQS for O3.  The SDAB has 

recorded exceedances of both the 1-hour and 8-hour CAAQS for O3.  The following specific 

descriptions of health effects for the additional California criteria air pollutants are based on the 

ARB (ARB 2001). 
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Sulfates.  Sulfates are the fully oxidized ionic form of sulfur.  In California, emissions of sulfur 

compounds occur primarily from the combustion of petroleum-derived fuels (e.g., gasoline and 

diesel fuel) that contain sulfur.  This sulfur is oxidized to sulfur dioxide (SO2) during the 

combustion process and subsequently converted to sulfate compounds in the atmosphere.  The 

conversion of SO2 to sulfates takes place comparatively rapidly and completely in urban areas of 

California due to regional meteorological features.  The ARB’s sulfates standard is designed to 

prevent aggravation of respiratory symptoms.  Effects of sulfate exposure at levels above the 

standard include a decrease in ventilatory function, aggravation of asthmatic symptoms and an 

increased risk of cardio-pulmonary disease.  Sulfates are particularly effective in degrading 

visibility, and due to fact that they are usually acidic, can harm ecosystems and damage materials 

and property. 

 

Hydrogen Sulfide.  H2S is a colorless gas with the odor of rotten eggs.  It is formed during 

bacterial decomposition of sulfur-containing organic substances.  Also, it can be present in sewer 

gas and some natural gas, and can be emitted as the result of geothermal energy exploitation.  

Breathing H2S at levels above the standard would result in exposure to a very disagreeable odor.  

In 1984, an ARB committee concluded that the ambient standard for H2S is adequate to protect 

public health and to significantly reduce odor annoyance. 

 

Vinyl Chloride.  Vinyl chloride, a chlorinated hydrocarbon, is a colorless gas with a mild, sweet 

odor.  Most vinyl chloride is used to make polyvinyl chloride (PVC) plastic and vinyl products.  

Vinyl chloride has been detected near landfills, sewage plants and hazardous waste sites, due to 

microbial breakdown of chlorinated solvents.  Short-term exposure to high levels of vinyl chloride 

in air causes central nervous system effects, such as dizziness, drowsiness and headaches.  Long-

term exposure to vinyl chloride through inhalation and oral exposure causes liver damage.  Cancer 

is a major concern from exposure to vinyl chloride via inhalation.  Vinyl chloride exposure has 

been shown to increase the risk of angiosarcoma, a rare form of liver cancer, in humans. 

 

Visibility Reducing Particles.  Visibility-reducing particles consist of suspended particulate 

matter, which is a complex mixture of tiny particles that consists of dry solid fragments, solid cores 

with liquid coatings, and small droplets of liquid. These particles vary greatly in shape, size and 
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chemical composition, and can be made up of many different materials such as metals, soot, soil, 

dust, and salt.  The CAAQS is intended to limit the frequency and severity of visibility impairment 

due to regional haze. A separate standard for visibility-reducing particles that is applicable only in 

the Lake Tahoe Air Basin is based on reduction in scenic quality. 

 

Table 1 presents a summary of the ambient air quality standards adopted by the federal and 

California Clean Air Acts. 
 

Table 1 
Ambient Air Quality Standards 

POLLUTANT AVERAGE 
TIME 

CALIFORNIA STANDARDS NATIONAL STANDARDS 

Concentration Method Primary Secondary Method 

Ozone 
(O3) 

1 hour 0.09 ppm 

(176 µg/m3) Ultraviolet 
Photometry 

-- -- Ethylene 
Chemiluminescence 8 hour 0.070 ppm 

(137 µg/m3) 
0.075 ppm 

(147 µg/m3) 
0.075 ppm 

(147 µg/m3) 

Carbon 
Monoxide 

(CO) 

8 hours 9.0 ppm 
(10 mg/m3) 

Non-Dispersive 
Infrared 

Spectroscopy 
(NDIR) 

9 ppm 
(10 mg/m3) -- 

Non-Dispersive 
Infrared 

Spectroscopy 
(NDIR) 1 hour 20 ppm 

(23 mg/m3) 
35 ppm 

(40 mg/m3) 

Nitrogen 
Dioxide 
(NO2) 

Annual 
Average 

0.030 ppm 
(56 µg/m3) Gas Phase 

Chemiluminescence 

0.053 ppm 
(100 µg/m3) -- Gas Phase 

Chemiluminescence 1 hour 0.18 ppm 
(338 µg/m3) 

0.100 ppm 
(188 µg/m3) -- 

Sulfur Dioxide 
(SO2) 

24 hours 0.04 ppm 
(105 µg/m3) 

Ultraviolet 
Fluorescence 

-- -- 

Pararosaniline 3 hours -- -- 0.5 ppm 
(1300 µg/m3) 

1 hour 0.25 ppm 
(655 µg/m3) 

0.075 ppm 
(196 µg/m3) -- 

Respirable 
Particulate 

Matter 
(PM10) 

24 hours 50 µg/m3 
Gravimetric or Beta 

Attenuation 

150 µg/m3 150 µg/m3 Inertial Separation and 
Gravimetric Analysis 

 Annual 
Arithmetic

Mean 
20 µg/m3 -- -- 

Fine 
Particulate 

Matter 
(PM2.5) 

Annual 
Arithmetic 

Mean 
12 µg/m3 

Gravimetric or Beta 
Attenuation 

12 µg/m3 -- 
Inertial Separation and 
Gravimetric Analysis 

24 hours -- 35 µg/m3 -- 

Sulfates 24 hours 25 µg/m3 Ion Chromatography -- -- -- 

Lead 

30-day 
Average 1.5 µg/m3 

Atomic Absorption 

-- -- 

Atomic Absorption 
Calendar 
Quarter -- 1.5 µg/m3 1.5 µg/m3 

3-Month 
Rolling 
Average 

-- 0.15 µg/m3 0.15 µg/m3 
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Table 1 
Ambient Air Quality Standards 

POLLUTANT AVERAGE 
TIME 

CALIFORNIA STANDARDS NATIONAL STANDARDS 

Concentration Method Primary Secondary Method 

Hydrogen Sulfide 1 hour 0.03 ppm 
(42 µg/m3) 

Ultraviolet 
Fluorescence -- -- -- 

Vinyl Chloride 24 hours 0.010 ppm 
(26 µg/m3) Gas Chromatography -- -- -- 

ppm= parts per million; µg/m3 = micrograms per cubic meter ; mg/m3= milligrams per cubic meter 
Source:  California Air Resources Board, www.arb.ca.gov, 2013,  http://www.arb.ca.gov/research/aaqs/aaqs2.pdf 

 

Toxic Air Contaminants.  In 1983, the California Legislature enacted a program to identify the 

health effects of Toxic Air Contaminants (TACs) and to reduce exposure to these contaminants to 

protect the public health (AB 1807:  Health and Safety Code sections 39650-39674).  The 

Legislature established a two-step process to address the potential health effects from TACs.  The 

first step is the risk assessment (or identification) phase.  The second step is the risk management 

(or control) phase of the process. 

 

The State of California has identified diesel particulate matter as a TAC.  Diesel particulate matter 

is emitted from on- and off-road vehicles that utilize diesel as fuel.  Following identification of 

diesel particulate matter as a TAC in 1998, the ARB has worked on developing strategies and 

regulations aimed at reducing the emissions and associated risk from diesel particulate matter.  The 

overall strategy for achieving these reductions is found in the Risk Reduction Plan to Reduce 

Particulate Matter from Diesel-Fueled Engines and Vehicles (State of California 2000).  A stated 

goal of the plan is to reduce the cancer risk statewide arising from exposure to diesel particulate 

matter by 75 percent by 2010 and by 85 percent by 2020.  The Risk Reduction Plan contains the 

following three components: 

 

• New regulatory standards for all new on-road, off-road and stationary diesel-fueled engines 

and vehicles to reduce diesel particulate matter emissions by about 90 percent overall from 

current levels; 

• New retrofit requirements for existing on-road, off-road and stationary diesel-fueled 

engines and vehicles were determined to be technically feasible and cost-effective; and 
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• New Phase 2 diesel fuel regulations to reduce the sulfur content levels of diesel fuel to no 

more than 15 ppm to provide the quality of diesel fuel needed by the advanced diesel 

particulate matter emission controls. 

 
As an ongoing process, the ARB reviews air contaminants and identifies those that are classified 

as TACs.  The ARB also continues to establish new programs and regulations for the control of 

TACs, including diesel particulate matter, as appropriate.   

 

The local air pollution control district (APCD) has the primary responsibility for the development 

and implementation of rules and regulations designed to attain the NAAQS and CAAQS, as well 

as the permitting of new or modified sources, development of air quality management plans, and 

adoption and enforcement of air pollution regulations.  The San Diego APCD is the local agency 

responsible for the administration and enforcement of air quality regulations in San Diego County. 

 

The APCD and the San Diego Association of Governments (SANDAG) are responsible for 

developing and implementing the clean air plan for attainment and maintenance of the ambient air 

quality standards in the SDAB.  The San Diego County Regional Air Quality Strategy (RAQS) 

was initially adopted in 1991, and is updated on a triennial basis.  The RAQS was updated in 1995, 

1998, 2001, 2004, 2009, and most recently in 2016 (APCD 2016).  The RAQS outlines APCD’s 

plans and control measures designed to attain the state air quality standards for O3. The RAQS 

does not address the state air quality standards for PM10 or PM2.5.   The APCD has also developed 

the air basin’s input to the State Implementation Plan (SIP), which is required under the Federal 

Clean Air Act for areas that are out of attainment of air quality standards.  The SIP includes the 

APCD’s plans and control measures for attaining the O3 NAAQS.  The SIP is also updated on a 

triennial basis.  The latest SIP update that has been approved by EPA was in 2007.  The current 

SIP is the APCD’s Eight-Hour Ozone Attainment Plan for San Diego County (hereinafter referred 

to as the Attainment Plan) (APCD 2007).  The Attainment Plan forms the basis for the SIP update, 

as it contains documentation on emission inventories and trends, the APCD’s emission control 

strategy, and an attainment demonstration that shows that the SDAB will meet the NAAQS for O3.  

Emission inventories, projections, and trends in the Attainment Plan are based on the latest O3 SIP 

planning emission projections compiled and maintained by ARB.  The inventories are based on 
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data submitted by stakeholder agencies, including the San Diego Association of Governments 

(SANDAG), based on growth projections in municipal General Plans.   

 

The ARB compiles annual statewide emission inventories in its emission-related information 

database, the California Emission Inventory Development and Reporting System (CEIDARS).  

Emission projections for past and future years were generated using the California Emission 

Forecasting System (CEFS), developed by ARB to project emission trends and track progress 

towards meeting emission reduction goals and mandates.  CEFS utilizes the most current growth 

and emissions control data available and agreed upon by the stakeholder agencies to provide 

comprehensive projections of anthropogenic (human activity-related) emissions for any year from 

1975 through 2030.   Local air districts are responsible for compiling emissions data for all point 

sources and many stationary area-wide sources.  For mobile sources, CEFS integrates emission 

estimates from ARB’s EMFAC and OFFROAD models.  SANDAG incorporates data regarding 

highway and transit projects into their Travel Demand Models for estimating and projecting 

vehicle miles traveled (VMT) and speed.  The ARB’s on-road emissions inventory in EMFAC 

relies on these VMT and speed estimates.   

 

Because the ARB mobile source emission projections and SANDAG growth projections are based 

on population and vehicle trends and land use plans developed by the cities and by the County as 

part of the development of General Plans, projects that propose development that is consistent with 

the growth anticipated by the general plans would be consistent with the RAQS and the Attainment 

Plan.  In the event that a project would propose development which is less dense than anticipated 

within the general plan, the project would likewise be consistent with the RAQS and the 

Attainment Plan.  If a project proposes development that is greater than that anticipated in the 

general plan and SANDAG’s growth projections, the project might be in conflict with the RAQS 

and SIP, and might have a potentially significant impact on air quality. 

 

2.1.3 Local Regulations 
 

In San Diego County, the San Diego APCD is the regulatory agency that is responsible for 

maintaining air quality, including implementation and enforcement of state and federal regulations. 
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The project site is located in the City of San Diego.  The City of San Diego has adopted a General 

Plan that includes a Conservation Element that adopts policies to reduce air emissions and improve 

air quality within the City.     

 
2.2 Climate and Meteorology   
  

The project site is located in the SDAB.  The climate of the SDAB is dominated by a semi-

permanent high pressure cell located over the Pacific Ocean.  This cell influences the direction of 

prevailing winds (westerly to northwesterly) and maintains clear skies for much of the year.  The 

high pressure cell also creates two types of temperature inversions that may act to degrade local 

air quality. 

 

Subsidence inversions occur during the warmer months as descending air associated with the 

Pacific high pressure cell comes into contact with cool marine air.  The boundary between the two 

layers of air creates a temperature inversion that traps pollutants.  The other type of inversion, a 

radiation inversion, develops on winter nights when air near the ground cools by heat radiation 

and air aloft remains warm.  The shallow inversion layer formed between these two air masses 

also can trap pollutants.  As the pollutants become more concentrated in the atmosphere, 

photochemical reactions occur that produce ozone, commonly known as smog.    

 

Figure 1 provides a graphic representation of the prevailing winds in the project vicinity, as 

measured at MCAS Miramar, which is the closest meteorological monitoring station to the site.   

 
Figure 1.  Wind Rose – MCAS Miramar 
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2.3 Background Air Quality 
 

The APCD operates a network of ambient air monitoring stations throughout San Diego County.  

The purpose of the monitoring stations is to measure ambient concentrations of the pollutants and 

determine whether the ambient air quality meets the CAAQS and the NAAQS.  The nearest 

ambient monitoring station to the project site is the Kearny Mesa monitoring station, which 

measures O3, NO2, PM10, and PM2.5.  The nearest station that measures CO and SO2 is the 

downtown San Diego monitoring station. Ambient concentrations of pollutants over the last five 

years are presented in Table 2.   

 

The Kearny Mesa monitoring station measured five exceedances of the 8-hour NAAQS in 2008, 

one exceedance in 2009 and one exceedance in 2011.  The station measured 12 exceedances of the 

8-hour CAAQS in 2008, three exceedances each in 2009, 2010, and 2011.  The monitoring station 

measured 3 exceedances of the 24-hour NAAQS for PM2.5 in 2008, and 3 exceedances in 2009.  

No exceedances of the 24-hour NAAQS for PM2.5 were measured in 2010 or 2011.  The data from 

the monitoring station indicates that air quality is in attainment of all other air quality standards. 

 
Table 2 

Ambient Background Concentrations 
Air Quality Indicator 2012 2013 2014 2015 2016 

Ozone (O3) 
Peak 1-hour value (ppm) 0.099 0.081 0.099 0.077 0.087 
Days above state standard (0.09 ppm) 1 0 1 0 0 
Peak 8-hour value (ppm) 0.076 0.070 0.081 0.070 0.075 
Fourth high 8-hour value (ppm) 0.067 0.066 0.071 0.067 0.068 
Days above federal standard (0.070 ppm)(1) 2 0 4 0 3 
Days above state standard (0.070 ppm) 2 0 4 0 3 
Particulate matter less than or equal to 2.5 microns in diameter (PM2.5) 
Peak 24-hour value (µg/m3)  20.1 22.0 20.2 25.7 19.4 
Days above federal standard (35 µg/m3)  0 0 0 0 0 
Annual Average value (µg/m3)  8.7 8.3 8.3 7.2 7.5 
Particulate matter less than or equal to 10 microns in diameter (PM10) 
Peak 24-hour value (federal) (µg/m3) (2) 35 39 39 39 36 
Peak 24-hour value (state) (µg/m3) (2) 35 38 39 37 35 
Days above federal standard (150 µg/m3)  0 0 0 0 0 
Days above state standard (50 µg/m3)  0 0 0 0 0 
Annual Average value (federal) (µg/m3) (2) 14.7 19.9 19.4 17.0 17.1 
Annual Average value (state) (µg/m3) (2) 16.0 20.0 19.5 16.7 17.1 
Carbon Monoxide (CO) 
Peak 1-hour value (ppm) 2.6 1.9 2.0 1.4 1.7 
Days above federal and state standard (9 ppm) 0 0 0 0 0 
Peak 8-hour value (ppm) 1.9 1.2 1.8 1.1 1.3 
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Table 2 
Ambient Background Concentrations 

Air Quality Indicator 2012 2013 2014 2015 2016 
Days above federal standard (35 ppm) 0 0 0 0 0 
Days above state standard (20 ppm) 0 0 0 0 0 
Nitrogen Dioxide (NO2) 
Peak 1-hour value (ppm) 0.057 0.067 0.051 0.051 0.053 
Days above federal standard (0.100 ppm) 0 0 0 0 0 
Days above state standard (0.18 ppm) 0 0 0 0 0 
Annual Average value (ppm)  0.011 0.011 0.010 0.009 0.009 
Sulfur Dioxide (SO2) 
Peak 1-hour value (ppm) 0.002 0.007 0.001 0.001 0.002 
Days above federal standard (0.075 ppm) (3) 0 0 0 0 0 
Peak 24-hour value (ppm) 0.000 0.000 0.000 0.000 0.000 
Days above state standard (0.04 ppm) 0 0 0 0 0 
Annual Average value (ppm)  0.000 0.000 0.000 0.000 0.000 
Notes:  
(1)  The federal 8-hour O3 standard was revised downward in 2015 to 0.070 ppm.  
(2)  State and federal statistics may differ for the following reasons:  (1) State statistics are based on California approved samplers, whereas 

national statistics are based on samplers using federal reference or equivalent methods. State and federal statistics may therefore be 
based on different samplers. (2) State criteria for ensuring that data are sufficiently complete for calculating valid annual averages are 
more stringent than the national criteria.    

ppm = parts per million; µg/m3 = micrograms per cubic meter; NA = data not available 
Source:  ARB  http://www.arb.ca.gov/adam/topfour/topfourdisplay.php; Five-Year Summary, http://www.sdapcd.org/info/reports/5-year-
summary.pdf. 
   

 
3.0 Thresholds of Significance 
 

The City of San Diego has adopted its Significance Determination Thresholds (City of San Diego 

2011) that are based on Appendix G of the State CEQA Guidelines.  According to the Significance 

Determination Thresholds, a project would have a significant environmental impact if the project 

would result in: 

 

• A conflict with or obstruct the implementation of the applicable air quality plan; 

• A violation of any air quality standard or contribute substantially to an existing or 

projected air quality violation; 

• Exposing sensitive receptors to substantial pollutant concentrations; 

• Creating objectionable odors affecting a substantial number of people; 

• Exceeding 100 pounds per day of particulate matter (PM) (dust); or 

• Substantial alteration of air movement in the area of the project. 

 

In their Significance Determination Thresholds, the City of San Diego has adopted emission 

thresholds based on the thresholds for an Air Quality Impact Assessment in the San Diego Air 
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Pollution Control District’s Rule 20.2.  These thresholds are shown in Table 3.   

 
Table 3 

Significance Criteria for Air Quality Impacts 
Pollutant Emission Rate 
 Lbs/Hr Lbs/Day Tons/Year 
Carbon Monoxide (CO) 100 550 100 
Oxides of Nitrogen (NOx)  25 250 40 
Respirable Particulate Matter (PM10) -- 100 15 
Oxides of Sulfur (SOx) 25 250 40 
Lead and Lead Compounds -- 3.2 0.6 
Fine Particulate Matter (PM2.5) -- 55 10 
Volatile Organic Compounds (VOCs) -- 137 15 

 
In addition to impacts from criteria pollutants, project impacts may include emissions of pollutants 

identified by the state and federal government as toxic air contaminants (TACs) or Hazardous Air 

Pollutants (HAPs).  If a project has the potential to result in emissions of any TAC or HAP which 

may expose sensitive receptors to substantial pollutant concentrations, the project would be 

deemed to have a potentially significant impact.  With regard to evaluating whether a project would 

have a significant impact on sensitive receptors, air quality regulators typically define sensitive 

receptors as schools (Preschool-12th Grade), hospitals, resident care facilities, or day-care centers, 

or other facilities that may house individuals with health conditions that would be adversely 

impacted by changes in air quality.   

 

With regard to odor impacts, a project that proposes a use which would produce objectionable 

odors would be deemed to have a significant odor impact if it would affect a considerable number 

of offsite receptors. 

 

Construction and operation emissions of the project were evaluated based on the Federal and State 

standards as referenced in the City’s Significance Determination Thresholds. 

 
4.0 Impacts  
 

The Witt Mission Valley Mixed Use Project would result in both construction and operational 

impacts.  Construction impacts include emissions associated with the construction of the project.  

Operational impacts include emissions associated with the project, including traffic, at full 
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buildout.  The following sections present the analysis of air quality impacts based on the City’s 

Significance Determination Thresholds. 

 

4.1 Consistency with the RAQS and SIP  
 

The Proposed Project would have a significant impact if it conflicts with or obstructs 
implementation of the applicable air quality plans (the RAQS and SIP). 
 

As discussed in Section 2.1, the SIP is the document that sets forth the state’s strategies for 

attaining and maintaining the NAAQS.  The APCD is responsible for developing the San Diego 

portion of the SIP, and has developed an attainment plan for attaining the 8-hour NAAQS for O3.  

The RAQS sets forth the plans and programs designed to meet the state air quality standards.  

Through the RAQS and SIP planning processes, the APCD adopts rules, regulations, and programs 

designed to achieve attainment of the ambient air quality standards and maintain air quality in the 

SDAB.   

 

Conformance with the RAQS and SIP determines whether a Project will conflict with or obstruct 

implementation of the applicable air quality plans.  Because the CARB mobile source emission 

projections and SANDAG growth projections are based on population and vehicle trends and land 

use plans developed by the City of San Diego as part of the development of General Plans, projects 

that propose development that is consistent with the growth anticipated by the general plan would 

be consistent with the RAQS and SIP. In the event that a project would propose development 

which is less dense than anticipated within the general plan, the project would likewise be 

consistent with the RAQS and SIP.  

 

The RAQS and SIP address air emissions and impacts from industrial sources, area-wide sources, 

and mobile sources.  The programs also consider transportation control measures and indirect 

source review.  Industrial sources are typically stationary air pollution sources that are subject to 

APCD rules and regulations, and over which the APCD has regulatory authority.  Area-wide 

sources include sources such as consumer products use, small utility engines, hot water heaters, 

and furnaces.  Both the ARB and the APCD have authority to regulate these sources and have 

developed plans and programs to reduce emissions from certain types of area-wide sources.  
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Mobile sources are principally emissions from motor vehicles.  The ARB establishes emission 

standards for motor vehicles and establishes regulations for other mobile source activities 

including off-road vehicles. 

 

Both the RAQS and SIP address emissions of ozone precursors (ROG and NOx), as the SDAB is 

classified as a basic non-attainment area for the NAAQS and a non-attainment area for the 

CAAQS.  The RAQS and SIP do not address particulate matter.  The California CAA requires an 

air quality strategy to achieve a 5% average annual ozone precursor emission reduction when 

implemented or, if that is not achievable, an expeditious schedule for adopting every feasible 

emission control measure under air district purview (California Health and Safety Code (H&SC) 

Section 40914).  The current RAQS represents an expeditious schedule for adopting feasible 

control measures, since neither San Diego nor any air district in the State has demonstrated 

sustained 5% average annual ozone precursor reductions. 

 

Most of the control measures adopted in the RAQS apply to industrial sources and specific source 

categories.  SDAPCD Rule 55 would apply to construction of the project, and requires control of 

fugitive dust during construction.  Should the properties include stationary sources such as boilers 

or emergency generators, these sources would be subject to SDAPCD rules and would be required 

to obtain a permit to operate.   

 

As discussed in Section 1.0, the project proposes a mix of residential, commercial, and 

shopkeepers units and complies with the Mission Valley Community Plan, which allows for a 

Multi-Use Option. The project would develop under the existing zone and land use designation; 

therefore, a Rezone and Community Plan Amendment would not be required.  Accordingly, the 

project is consistent with the City’s General Plan and would therefore be consistent with the RAQS 

and SIP.  The project would not conflict with or obstruct implementation of the RAQS or SIP, and 

would not result in a significant impact. 
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4.2 Violation of an Air Quality Standard  
 

The Proposed Project would have a significant impact if it violates any air quality standard 
or contributes substantially to an existing or projected air quality violation. 
 

To address this significance threshold, an evaluation of emissions associated with both the 

construction and operational phases of the Project was conducted.   

 

4.2.1 Construction Impacts 
 

Emissions of pollutants such as fugitive dust and heavy equipment exhaust that are generated 

during construction are generally highest near the construction site.  Emissions from the 

construction of the project were estimated using the CalEEMod Model (SCAQMD 2016), Version 

2016.3.1.  The CalEEMod Model provides default assumptions regarding horsepower rating, load 

factors for heavy equipment, and hours of operation per day.  Default assumptions within the 

CalEEMod Model and assumptions for similar projects were used to represent operation of heavy 

construction equipment.  Construction calculations within the CalEEMod Model utilize the 

number and type of construction equipment to calculate emissions from heavy construction 

equipment.  Fugitive PM10 and PM2.5 emissions estimates take into account compliance with Rule 

55 requirements for fugitive dust suppression, which require that no visible dust be present beyond 

the site boundaries.   

 

In addition to calculating emissions from heavy construction equipment, the CalEEMod Model 

contains calculation modules to estimate emissions of fugitive dust, based on the amount of 

earthmoving or surface disturbance required; emissions from heavy-duty truck trips or vendor trips 

during construction activities; emissions from construction worker vehicles during daily 

commutes; and emissions of ROG during application of architectural coatings. As part of the 

project design features, it was assumed that standard dust control measures (watering three times 

daily; reducing speeds to 15 mph on unpaved surfaces) and architectural coatings that comply with 

SDAPCD Rule 67.0.1 (assumed to meet a VOC content of 50 g/l for interior (flat) painting and 

100 g/l for exterior (non-flat) painting) would be used during construction. 
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Based on information from the project applicant, construction would be conducted in a single 

phase and would require 25 months to complete.  The grading phase of construction would include 

100 cubic yards of cut and 29,000 cubic yards of fill, for a net import of 28,900 cubic yards of 

material.  Emissions from truck trips associated with import of material are calculated by the 

CalEEMod model based on the amount of fill imported. 

 

Table 4 provides the detailed construction emission estimates as calculated with the CalEEMod 

Model.  Appendix A provides CalEEMod Model outputs showing the construction calculations.  

As shown in Table 4, emissions of criteria pollutants during construction would be below the 

thresholds of significance for all project construction phases for all pollutants.  Project criteria 

pollutant emissions during construction would be temporary and are less than significant.   

 

Table 4 
Estimated Maximum Daily Construction Emissions 

Witt Mission Valley Mixed Use Project 
 
Emission Source ROG NOx CO SO2 PM10 PM2.5 

Demolition 
Fugitive Dust - - - - 0.67 0.10 
Offroad Equipment 3.51 35.78 22.06 0.04 1.79 1.67 
Onroad Emissions 0.07 2.36 0.51 0.01 0.14 0.05 
Worker Trips 0.06 0.04 0.46 0.001 0.12 0.03 
Subtotal 3.64 38.18 23.03 0.05 2.72 1.75 
Significance Criteria 137 250 550 250 100 55 
Significant? No No No No No No 

Grading 
Fugitive Dust - - - - 2.38 1.25 
Offroad Equipment 2.58 28.35 16.29 0.03 1.40 1.29 
Onroad Emissions 0.29 9.87 2.13 0.03 0.63 0.20 
Worker Trips 0.06 0.04 0.46 0.001 0.12 0.03 
Subtotal 2.93 38.26 18.48 0.06 4.53 2.77 
Significance Criteria 137 250 550 250 100 55 
Significant? No No No No No No 

Paving/Foundations 
Asphalt Offgassing 0.09 - - - - - 
Offroad Equipment 1.27 12.76 12.31 0.02 0.72 0.66 
Worker Trips 0.08 0.05 0.62 0.002 0.17 0.04 
Subtotal 1.44 12.81 12.93 0.02 0.89 0.70 
Significance Criteria 137 250 550 250 100 55 
Significant? No No No No No No 

Building Construction 
Offroad Equipment 2.36 21.08 17.16 0.03 1.29 1.21 
Vendor Trips 0.29 7.94 2.05 0.02 0.49 0.18 
Worker Trips 1.13 0.79 8.88 0.03 2.37 0.64 
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Table 4 
Estimated Maximum Daily Construction Emissions 

Witt Mission Valley Mixed Use Project 
 
Emission Source ROG NOx CO SO2 PM10 PM2.5 
Subtotal 3.78 29.81 28.09 0.08 4.15 2.03 
Significance Criteria 137 250 550 250 100 55 
Significant? No No No No No No 

Architectural Coatings Application 
Architectural Coatings 17.72 - -   - - - 
Offroad Equipment 0.24 1.68 1.83 0.003 0.11 0.11 
Worker Trips 0.21 0.14 1.62 0.005 0.47 0.13 
Subtotal 18.17 1.82 3.45 0.01 0.58 0.24 
Significance Criteria 137 250 550 250 100 55 
Significant? No No No No No No 
Maximum Daily 
Emissionsa 

22.85 42.62 43.12 0.10 5.36 2.81 

Significance Criteria 137 250 550 250 100 55 
Significant? No No No No No No 

aMaximum emissions of criteria pollutants occur during simultaneous building construction, paving, and architectural coatings application.   

 

4.2.2 Operational Impacts 
 

Operational impacts associated with the development of the Witt Mission Valley Mixed Use 

Project would include impacts associated with vehicular traffic, as well as area sources such as 

energy use, landscaping, consumer products use, and architectural coatings use for maintenance 

purposes.     

 

A Focused Transportation Study (Urban Systems Associates 2017) was prepared to evaluate trip 

generation rates and indicate the approach to address traffic impacts from the proposed project.  

The Focused Transportation Study provides trip generation rates, and the air quality analysis is 

based on the project-specific average daily trips (ADTs) as presented in the Study.  According to 

the Focused Transportation Study, based on the mix of uses for the project, the trips would be 

reduced by 17%.  (This credit is based on the application of a SANDAG “MXD model,” which 

estimates the amount of traffic that is reduced by walkable features, mixed-use development in the 

area, and transit integration.  The Mission Valley Community is well served by transit and has 

significant pedestrian and bicycle options. Thus, a mixed-use reduction of 17% has been applied 

to the overall traffic associated with the project.) The existing development on the project site 

generates 1,373 ADT. The project would generate a total of 581 new trips. Therefore, a total of 
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1,954 ADT would result from the proposed redevelopment of the project site as a mixed use 

project. 

 

Operational impacts associated with vehicular traffic and area sources including energy use, 

landscaping, and architectural coatings use for maintenance purposes were estimated using the 

CalEEMod Model, Version 2016.3.1.  The CalEEMod Model calculates vehicle emissions based 

on emission factors from the EMFAC2014 model.  It was assumed that the first year of full 

occupancy would be 2020.  Based on the results of the EMFAC2014 model for subsequent years, 

emissions would decrease on an annual basis from 2020 onward due to phase-out of higher 

polluting vehicles and implementation of more stringent emission standards that are taken into 

account in the EMFAC2014 model.  Table 5 presents the results of the emission calculations, in 

lbs/day, for the project. 

 
Based on the estimated emissions associated with Project operations, the emissions of all criteria 

pollutants are below the significance thresholds for the project.  Impacts would be less than 

significant.   

 

Table 5 
Operational Emissions 

Witt Mission Valley Mixed Use Project 
 ROG NOx CO SOx PM10 PM2.5 

Maximum Daily Emissions 
Summer Day, Lbs/day 

Area Sources 13.35 0.26 22.95 0.001 0.13 0.13 
Energy Use 0.08 0.71 0.38 0.004 0.07 0.07 
Vehicular Emissions 3.62 14.19 38.72 0.13 10.74 2.94 
TOTAL 17.05 15.17 62.05 0.13 10.94 3.13 
Significance Criteria 137 250 550 250 100 55 
Significant? No No No No No No 

Winter Day, Lbs/day 
Area Sources 13.35 0.26 22.95 0.001 0.13 0.13 
Energy Use 0.08 0.71 0.38 0.004 0.07 0.07 
Vehicular Emissions 3.51 14.54 38.57 0.12 10.74 2.94 
TOTAL 16.95 15.52 61.90 0.13 10.94 3.13 
Significance Criteria 137 250 550 250 100 55 
Significant? No No No No No No 
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CO “Hot Spots” 

 

Projects involving traffic impacts may result in the formation of locally high concentrations of CO, 

known as CO “hot spots.”  To verify that the project would not cause or contribute to a violation 

of the CO standard, a screening evaluation of the potential for CO “hot spots” was conducted.  

Project-related traffic would have the potential to result in CO “hot spots” if project-related traffic 

resulted in a degradation in the level of service at any intersection to LOS E or F. The Focused 

Transportation Study evaluated whether or not there would be a decrease in the level of service at 

the intersections affected by the Project.   

 

Based on the results of the Focused Transportation Study, all intersections within the study area 

would operate at LOS D or better with the project and cumulative traffic for Existing plus Project, 

Near Term with Project, and Horizon Year with Project scenarios.  Emissions from project-related 

traffic would therefore not result in CO “hot spots”. 

 

The project has incorporated design features such as a mix of uses and also will provides local-

serving retail and office uses for residential and business land uses currently located in the project 

area.  Furthermore, the project is an infill development that meets the City’s goals for providing 

mixed uses within existing developed areas.  The project would therefore not result in an 

exceedance of an air quality standard, and no mitigation measures are required. 

 

4.3 Cumulatively Considerable Net Increase of Non-attainment Pollutants 
 

The Proposed Project would have a significant impact if it results in a cumulatively 
considerable net increase of any criteria pollutant for which the project region is non-
attainment under an applicable federal or state ambient air quality standard (including 
releasing emissions which exceed quantitative thresholds for ozone precursors. 
 

As discussed in Section 2.0, the SDAB is considered a non-attainment area for the 8-hour NAAQS 

for O3, and is considered a non-attainment area for the CAAQS for O3, PM10, and PM2.5.  An 

evaluation of emissions of non-attainment pollutants was conducted in Section 4.2.  Based on that 

evaluation, emissions of non-attainment pollutants during construction would be below the 
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significance thresholds for ozone precursors, PM10, and PM2.5.  Emissions of all pollutants would 

be below the significance thresholds for operations.  

 

The region surrounding the project is already developed; the project provides infill development.  

Furthermore, the project provides a mix of uses.  Because operational emissions for development 

of the project are below the significance thresholds for nonattainment pollutants, they would not 

result in a cumulatively considerable impact.   

 

4.4 Exposure of Sensitive Receptors to Substantial Pollutant Concentrations 

 

The Proposed Project would have a significant impact if it exposes sensitive receptors 
(including, but not limited to, schools, hospitals, resident care facilities, parks, or day-care 
centers) to substantial pollutant concentrations. 
 

Carbon Monoxide 

As discussed in Section 4.2, the project would not result in exposure of sensitive receptors to 

substantial concentrations of CO, as CO “hot spots” would not result from project-related traffic.  

Impacts from CO would therefore be less than significant. 

 

Toxic Air Contaminants 

The threshold concerns whether the project could expose sensitive receptors to substantial 

pollutant concentrations of TACs.  If a project has the potential to result in emissions of any TAC 

which result in a cancer risk of greater than 10 in 1 million or substantial non-cancer risk, the 

project would be deemed to have a potentially significant impact. 

 

Air quality regulators typically define sensitive receptors as schools (Preschool-12th Grade), 

hospitals, resident care facilities, or day-care centers, or other facilities that may house individuals 

with health conditions that would be adversely impacted by changes in air quality.  Residential 

land uses may also be considered sensitive receptors.  The nearest sensitive receptors to the site 

include the multi-family housing developments located across Camino de la Reina to the north of 

the site.   
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Emissions of TACs are attributable to temporary emissions from construction emissions, and 

minor emissions associated with diesel truck traffic used for deliveries at the site.  Truck traffic 

may result in emissions of diesel particulate matter, which is characterized by the State of 

California as a toxic air contaminant (TAC).  Certain types of projects are recommended to be 

evaluated for impacts associated with TACs.  In accordance with the SCAQMD’s “Health Risk 

Assessment Guidance for Analyzing Cancer Risks from Mobile Source Diesel Idling Emissions 

for CEQA Air Quality Analysis” (SCAQMD 2003), projects that should be evaluated for diesel 

particulate emissions include truck stops, distribution centers, warehouses, and transit centers 

which diesel vehicles would utilize and which would be sources of diesel particulate matter from 

heavy-duty diesel trucks.  The project would not attract a disproportionate amount of diesel trucks 

and would not be considered a source of TAC emissions.  Based on the CalEEMod Model, heavy-

duty diesel trucks would account for only 0.9 percent of the total trips associated with the project.  

Impacts to sensitive receptors from TAC emissions would therefore be less than significant. 

 

The project is located in the vicinity of, but not adjacent to, the Interstate 8 freeway.  Camino del 

Rio North lies between the freeway and the project site.  Project design features for the portion of 

the project that is nearest the freeway include a setback from Camino del Rio N and the sidewalk, 

as well as plantings of trees that screen the project from noise and air emissions.  These features 

would reduce the potential for exposure from TACs from the freeway.   

 

Other Criteria Pollutants 

Because emissions of all criteria pollutants are below the thresholds set forth in the City’s 

Significance Determination Thresholds, the project would not expose sensitive receptors to 

substantial pollutant concentrations and impacts from other criteria pollutants would be less than 

significant. 
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4.5 Objectionable Odors  
 

The Proposed Project would have a significant impact if it creates objectionable odors 
affecting a substantial number of people. 
 

Project construction could result in minor amounts of odor compounds associated with diesel 

heavy equipment exhaust.  These compounds would be emitted in various amounts and at various 

locations during construction.  Sensitive receptors located in the vicinity of the construction site 

include the residences to the south of the site.  Odors are highest near the source and would quickly 

dissipate offsite; any odors associated with construction would be temporary.     

 

The project would not be considered a source of objectionable odors during operations.  Thus the 

potential for odor impacts associated with the project for both construction and operations is less 

than significant. 

 

5.0 Project Design Features 
 

Standard best management practices to reduce construction emissions will be employed during 

construction and operation of the project.  The Project is subject to the requirements of San Diego 

APCD Rule 55, which requires that no visible dust be present beyond the site boundaries. Standard 

dust control measures will be employed during construction.  These standard dust control measures 

include the following: 

 

• Watering active grading sites a minimum of three times daily 

• Apply soil stabilizers to inactive construction sites 

• Replace ground cover in disturbed areas as soon as possible 

• Control dust during equipment loading/unloading (load moist material, ensure at least 12 

inches of freeboard in haul trucks 

• Reduce speeds on unpaved surfaces 

 

These dust control measures will reduce the amount of fugitive dust generated during construction.  

In addition to dust control measures, architectural coatings applied to interior and exterior surfaces 
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will be required to meet the ROG limitations of SDAPCD Rule 67.0.1, which limits the ROG 

content of most coatings to 100 grams/liter.  Coatings will also be applied using high volume, low 

pressure spray equipment to reduce overspray to the extent possible.   

 

Operational emissions would be below the significance thresholds for all pollutants.  Air quality 

impacts are less than significant and no mitigation measures are required. 

 

6.0 Summary and Conclusions 

 

In summary, the project would result in emissions of air pollutants for both the construction phase 

and operational phase of the project.  The air quality impact analysis evaluated the potential for 

adverse impacts to the ambient air quality due to construction and operational emissions.  

Construction emissions would include emissions associated with fugitive dust, heavy construction 

equipment and construction worker commuting to and from the site.  The project would employ 

dust control measures such as watering to control emissions during construction and use of low-

ROG paints.  Emissions are less than the significance thresholds for all pollutants during 

construction.  Construction impacts are less than significant and would not be cumulatively 

considerable. 

 

Operational emissions would include emissions associated with residential, office and retail 

operations, including area sources, energy use, and vehicle traffic.  As discussed in Section 4.0, 

the impacts would be below the significance thresholds for all pollutants.  Impacts from project-

related traffic were evaluated to assess whether impacts would exceed the ambient air quality 

standards for CO, and it was demonstrated that emissions of CO would not result in a significant 

air quality impact or a cumulatively considerable impact.   

 

Emissions of TACs or odors would not result in a significant impact to the project, and project 

emissions of TACs and odors would be less than significant.    
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CalEEMod Model Output 
 
 
 



Witt Mission Valley EIR 2017 

Mission Valley is within the service area of the City of San Diego’s Fire-Rescue Department. 
San Diego, the eighth largest city in the United States and the second largest city in the State of 
California, has a population of over 1.39 million and is a culturally diverse community covering 
372 square miles and consisting of over 57,000 businesses employing (as of December 2016) 
approximately 688,300 people. In addition to residents and employment population to protect, 
Fire-Rescue also has responsibilities for the majority of the region’s annual tourism count of 
about 34 million. (Citygate 2017 report, Volume 2, Standards of Response coverage) The 
primary fire station that serves this area is Fire Station 45 located at 9366 Friars Road, San 
Diego, CA 92108. The additional 267 residential units and 10 new shopkeeper sites will have 
less than significant impacts for this specific project. Of note, this area is prone to seasonal 
flooding.* Depending on the nature and size of an incident, the Mission Valley area includes B2, 
B3, and B4 engine companies for response coverage.  Cumulative effects of increased housing 
units in Mission Valley will increase emergency responses. An additional fire station is planned 
on the west side of Mission Valley to assist with increasing emergency responses. 

*Reference: http://www.10news.com/news/fashion-valley-westfield-mission-valley-malls-open 

Fire stations are equipped to respond to calls within established standards based on speed and 
weight of attack. Fire Department deployment simply stated is about the speed and weight of 
attack. Speed calls for first-due, all risk intervention units (engines, trucks and/or rescue 
ambulances) strategically located across a community responding in effective travel time. These 
units are tasked with controlling moderate emergencies without the incident escalating to a 
second alarm or greater size, which unnecessarily depletes departmental resources as multiple 
requests for service occur. Weight is about multiple unit response for serious emergencies such 
as a room and contents structure fire, multiple patient incident, a vehicle accident with 
extrication required or a heavy rescue incident. In these situations, enough firefighters must be 
assembled within a reasonable timeframe to safely control the emergency, thereby keeping it 
from escalating to greater alarms (Citygate 2017).  The science of fire crew deployment is to 
spread crews out across a community to keep emergencies small with positive outcomes, without 
spreading the crews so far apart that they cannot amass together quickly enough to be effective in 
major emergencies (Citygate 2017). Access and water supply issues for projects in this area will 
be addressed upon final plan submissions in the future. Additionally, portions of this area are 
classified as an extreme high fire severity zone per the state map on grid tiles 18, 19 and 20: 
https://www.sandiego.gov/fire/services/brush/severityzones. 
 

Distribution of Fire Stations  

To treat medical patients and control small fires, the first-due unit should arrive within 7.5 minutes, 
90 percent of the time from the receipt of the 911 call in fire dispatch.  This equates to 1-minute 
dispatch time, 1.5 minutes company turnout time and five minutes drive time in the most populated 
areas (Citygate 2017).  



Multiple-Unit Effective Response Force for Serious Emergencies  

To confine fires near the room of origin, to stop wildland fires to under 3 acres when noticed 
promptly, and to treat up to 5 medical patients at once, a multiple-unit response of at least 17 
personnel should arrive within 10.5 minutes from the time of 9-1-1 call receipt in fire dispatch, 90 
percent of the time.  This equates to 1-minute dispatch time, 1.5 minutes company turnout time 
and eight minutes drive time spacing for multiple units in the most populated areas (Citygate 2017). 

Adopted Fire Station Location Measures  

To direct fire station location timing and crew size planning as the community grows, the adopted 
fire unit deployment performance measures based on population density zones are listed in the 
table below (Citygate 2017):  

General Plan TABLE PF-D.1 Deployment Measures to address future growth by 
Population Density per Square Mile 

 

Structure 
Fire 

Urban 
Area 

Structure 
Fire Rural 

Area 

Structure 
Fire 

Remote 
Area 

Wildfires 
Populated 

Areas 

 

>1,000-
people/sq. 

mi. 

1,000 to 
500 

people/sq. 
mi. 

500 to 50 
people/sq. 

mi. * 

Permanent 
open space 

areas 
1st Due Travel Time 5 12 20 10 
Total Reflex Time 7.5 14.5 22.5 12.5 
1st Alarm Travel Time 8 16 24 15 
1st Alarm Total Reflex 10.5 18.5 26.5 17.5 

 

General Plan TABLE PF-D.2 Deployment Measures to Address Future Growth by 
Population Clusters:  

Where more than one square mile is not populated at similar densities, and/or a contiguous area 
with different zoning types aggregates into a population “cluster,” these measures guide the 
determination of response time measures and the need for fire stations (Citygate 2017): 

Area Aggregate Population First-Due Unit Travel Time Goal 
Metropolitan > 200,000 people 4 minutes 
Urban-Suburban < 200,000 people 5 minutes 
Rural 500 - 1,000 people 12 minutes 
Remote < 500 > 15 minutes 

 



 
 
 
 
 
 
 

August 7, 2017 
 
 

Sarah Hudson 
Demographer 
San Diego Unified School District 
4100 Normal Street 
Annex 2, Room 101 
San Diego, CA 92103-2682 
 

SUBJECT:  SCHOOL SERVICE TO A PROJECT PROPOSED IN THE MISSION VALLEY 
COMMUNITY OF THE CITY OF SAN DIEGO 

Dear Ms. Hudson: 

Din/Cal 4, Inc., (applicant) is proposing the Witt Mission Valley project on an approximate 5.13-acre site in 
the Mission Valley community. KLR Planning will be preparing an Environmental Impact Report (EIR) 
for the project based on specific issues identified by the City of San Diego, as Lead Agency, including 
public services and utilities. 
 
The Witt Mission Valley project involves a Mission Valley Development Permit in the form of a Site 
Development Permit and a Planned Development Permit for the development of the 5.13-acre site located 
in the MV-CR Zone. The proposed project involves demolition of existing structures (39,277 square feet) 
and on-site surface parking and construction of a mixed-use development (approximately 532,700 square 
feet residential gross floor area) consisting of residential, commercial, retail, and shopkeepers units in a 
“wrap design.” The project would range in height from one story to five stories and would have a total of 
267 residential units, 10 shopkeeper units, 6,000 square feet of retail space and 3,600 square feet of 
commercial space. A total of 448 parking spaces would be provided in a five-story, above ground parking 
structure, in addition to 52 surface parking spaces, for a total of 500 parking spaces.  
 
The City of San Diego has requested that we provide information relative to the ability for existing utilities 
and public services to serve the project.  This information will be used in the project’s the environmental 
documentation.   
 
In order to adequately assess the project’s potential impacts on school services, we would like to request 
the following information from your office: 

 
1. Which schools would serve the project site?  Please provide addresses, design capacity, and present 

and projected enrollments at these schools. 
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2. How many portable/relocatable classrooms are utilized at these schools? Are there any identified 

deficiencies in school services and facilities? 

3. Has the District implemented reduced class sizes?  If so, what has been the effect on the District in 
terms of providing classroom space, teachers, and other components necessary for the District to 
provide adequate educational facilities and service to the community? 

4. According to the District’s generation rates, how many students would the project generate?  What 
are the generation rates? 

5. Based on the District’s calculation of the project’s student generation, would the project result in a 
need for additional school facilities?   

6. Please describe any developer fee assessment program, which has been implemented by the 
District. Who is responsible, how is the amount determined, and what is the payment method?   

7. Please describe any agreements the District has with the City regarding use of school fields and 
game courts by the public?   

8. Does the District anticipate or expect any long-term (10-year, 20-year, 30-year, or longer) impacts 
associated with school services due to anticipated development within Mira Mesa?  If so, please 
describe the nature of these impacts and how this project may contribute to those impacts. If 
impact would occur, what suggestions do you have to minimize their effects? 

 
Please include any other information concerning your services and other issues that may be relevant to the 
proposed project. We would appreciate receiving this information prior to August 21, 2017.  If you prefer 
to e-mail information, my e-mail address is jennifer@klrplanning.com.  If you need additional information 
about the project, or if there are fees associated with this request, please call me at 908.391.9889.  Thank 
you for your assistance. 

 
 
 

Sincerely, 
 
KLR Planning 
 
 
Jennifer Clemente, Planner 
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Instructional Facilities Planning Department 
Sarah Hudson/Demographer 

 TEL.: (619) 725-7369 
 FAX: (619) 725-7382 

shudson@sandi.net 

August 16, 2017 
     
Ms. Jennifer Clemente 
KLR Planning 
P.O. Box 882676 
San Diego, CA 92168 
Submitted via email to: Jennifer@klrplanning.com 
 
Subject:  WITT MISSION VALLEY PROJECT 
  5.13 acre site currently occupied by Witt Lincoln car dealership 
  588 Camino Del Rio North, San Diego, CA 92108 
  267 residential units, 10 shopkeeper units, 6000 sqft retail space, 3600 sqft commercial space  
   
Dear Ms. Clemente: 
               
We are in receipt of your August 7, 2017 letter requesting school information for the above referenced 
development. In this letter we address your questions and provide requested information. 
 

1. The following  schools currently  serve the project site: 

 

 

School 

 

Address 

Estimated 

Capacity 

2016-17 

Enrollment 

2017-18 

Projected 

Enrollment 

Jones 
Elementary 

2751 Greyling Drive      
San Diego, CA 92123 

450 312 311 

Taft            
Middle 

9191 Gramercy Drive 
San Diego, CA 92123 

625 507 484 

Kearny High 
Complex 

7651 Wellington Street 
San Diego, CA 92111 

1,719 1,480 1,539 

 
Capacities are approximate and are calculated using current class size ratios; if class sizes ratios change, 
additional or less capacity may be available. Attendance boundaries are reviewed annually and subject 
to change. 
 

2. How many portables/relocatable classrooms are utilized at these schools? Are there any identified 

deficiencies in school services and facilities? 

 

Jones Elementary has 9 portable and 14permanent classrooms. Taft Middle has 2 portable and 25 
permanent classrooms. Kearny High Complex has 8 portable and 64 permanent classrooms. There are 
no identified deficiencies at these schools.  
 

3. Has the district implemented reduced class sizes? 

 

Not at the schools listed in the table shown above. 
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4. According to the district’s generation rates, how many students would the project generate? What are 

the generation rates? 

 
Student generation rates vary based on the type of project, number of units, bedroom mix, 
neighborhood, and other factors.  There are not district standard rates.  The information available 

indicates this project, Witt Mission Valley, will be 267 residential units; information on the bedroom 
mix is not available. Once this information is available, we may update generation rates and estimates. 
 
In order to estimate the number of students generated by this project, we reference existing similar 
developments in the vicinity. Table 1 below lists nearby developments and the number of students 
generated by each. The Civita development is ongoing; many more units are expected to be built over 
the next several years, likely resulting in an ongoing increase in students attending district schools. 
 

TABLE 1. Existing Similar Developments 

Existing 

Development 

 

Address 

Number of 

Units 

2016-17 students  

(K-5, 6-8, 9-12, 

and K-12 total) 

Student 

Generation 

Rate 

Presidio View 
apartments 

1440 Hotel Circle North 
San Diego, CA 92108 

350 K-5: 4 
6-8: 1 

9-12: 2 
K-12: 7 

K-5: 0.011 
6-8: 0.003 

9-12: 0.006 
K-12: 0.020 

River Scene 
condos 

510-580 Camino de la Reina 
San Diego, CA 92108 

108 K-5: 3 
6-8: 1 

9-12: 1 
K-12: 5 

K-5: 0.028 
6-8: 0.009 

9-12: 0.009 
K-12: 0.046 

Rio Del Oro 
condos 

640-680 Camino de la Reina 
San Diego, CA 92108 

103 K-5: 5 
6-8: 1 

9-12: 1 
K-12: 7 

K-5: 0.049 
6-8: 0.010 

9-12: 0.010 
K-12: 0.068 

River Front 
apartments 

710-790 Camino de la Reina 
San Diego, CA 92108 

229 K-5: 9 
6-8: 1 

9-12: 0 
K-12: 10 

K-5: 0.039 
6-8: 0.004 

9-12: 0 
K-12: 0.044 

Mission Gate  
condos 

910-978 Camino de la Reina 
San Diego, CA 92108 

98 K-5: 8 
6-8: 1 

9-12: 2 
K-12: 11 

K-5: 0.082 
6-8: 0.010 

9-12: 0.020 
K-12: 0.112 

Civita 
apartments, 
multifamily, 
and single-

family  

North of Friars Road, west 
of 805 freeway, and east of 

Mission Center Road 

Approximately   
1,500; 

construction 
ongoing 

K-5: 23 
6-8: 5 

9-12: 6 
K-12: 34 

K-5: 0.015 
6-8: 0.003 

9-12: 0.004 
K-12: 0.023 

 
 
In addition, over the past several years this office has been asked to prepare school information letters 
for four proposed projects in the immediate vicinity of the Witt Mission Valley project.  

• Union Tribune mixed use project, 200 multi-family units, located 0.2 mile west of Witt Mission 
Valley (October 2014 letter to BRG Consulting). The Union Tribune project is served by different 
elementary and middle schools than Witt Mission Valley, but the same high school (Kearny). 
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• Camino Del Rio mixed use project, 291 residential units, located at 730 Camino Del Rio North, 
immediately east of Witt Mission Valley (November 2013 letter to KLR Planning). The Camino 
Del Rio project is served by the same schools at all levels as Witt Mission Valley. The Camino Del 

Rio Mixed Use project is under construction as of the date of this letter and has been renamed 

Millennium Mission Valley. 
• Town & Country Hotel master plan project, 840 multi-family residential units, located 0.3 mile 

west of Witt Mission Valley (September 2015 letter to AECOM). The Town & Country project is 
served by different elementary and middle schools than Witt Mission Valley, but the same high 
school (Kearny). 

• Alexan Fashion Valley project, 284 residential units, located 0.1 mile west of Witt Mission Valley 
(September 2016 letter to KLR Planning). The Alexan Fashion Valley project is served by different 
elementary and middle schools than Witt Mission Valley, but the same high school (Kearny). 

 
Estimated student generation rates for the four nearby proposed developments are shown in Table 2. 
 

TABLE 2. Nearby Proposed Developments 

Nearby Proposed 

Development 

Address Number of 

Units 

Estimated Student 

Generation Rates 

provided in letters  

Estimated 

number of 

students 

Union Tribune mixed 
use project (pending) 

350 Camino de la Reina 
San Diego, CA 92108 

200 K-5: 0.023-0.045 
6-8: 0.004-0.007 

9-12: 0.011-0.022 
K-12: 0.037-0.073 

K-5: 5-9 
6-8: 1-2 

9-12: 2-4 
K-12: 8-15  

Camino Del Rio 
mixed use project 

(under construction) 

730 Camino Del Rio North 
San Diego, CA 92108 

291 K-5: 0.027-0.054 
6-8: 0.007-0.014 

9-12: 0.008-0.016 
K-12: 0.042-0.084 

K-5: 8-16 
6-8: 2-4 

9-12: 3-5 
K-12: 13-25 

Town & Country 
Hotel master plan 
project (pending) 

500 Hotel Circle North 
San Diego, CA 92108 

840 K-5: 0.026-0.052 
6-8: 0.004-0.008 

9-12: 0.011-0.021 
K-12: 0.040-0.080 

K-5: 22-44 
6-8: 3-6 

9-12: 9-18 
K-12: 34-68 

Alexan Fashion Valley 
(pending) 

123 Camino de la Reina 
San Diego, CA 92108 

284 K-5: 0.036-0.073 
6-8: 0.003-0.006 

9-12: 0.012-0.024 
K-12: 0.051-0.103 

K-5: 10-20 
6-8: 1-2 

9-12: 3-7 
K-12: 14-29 

 
 
Based on the above information in Tables 1 and 2, proposed student generation rates for the project 

that is the subject of this letter, Witt Mission Valley, are shown in Table 3. The student generation 

rates are the average from the existing developments and proposed developments, with a low and 

high range. 

 
TABLE 3. Estimated Generation Rates for Witt Mission Valley Project 

Proposed 

Development 

Address Number 

of Units 

Estimated Student 

Generation Rate  

Estimated Number 

of Students 

Witt Mission 
Valley 

588 Camino del Rio North 
San Diego, CA 92108 

267 K-5: 0.034-0.068 
6-8: 0.006-0.012 

9-12: 0.009-0.018 
K-12: 0.048-0.096 

K-5: 9-18 
6-8: 2-3 

9-12: 2-5 
K-12: 13-26  

 



5. Based on the district's colculotion of the project's student generation, would the project result in o need
for additionol schoal facilities?

Based on the above information, the number of students generated by the proposed project, Witt
Mission Valley, is not specifically expeaed to have an adverse impact upon district schools- However,
when this project is considered in combination with ongoing development at Civita, as well as the four
other proposed projects in the imrnediate vicinity, the cumulative potential increase in students could
impact district schools to the point of reaching capacity. This scenario would require additional planning
for sufficient facilities.

6. Please describe ony developer fee ossessment program which has been implemented by the district- Who
is responsible, how is the amount determined, and what is the payment method?

For information on developer fees please contact Frank Webb at (619) 725-7529 or developer-
fees@sandi.net.

7. Please describe any agreements the district hos with the city regarding use of schoolfields and gome
courts by the public.

For information on Joint Use please contact Debbie Beaver at {619) 725-728\ or dbeaver@sandi.net.

8. Does the district onticipote or expect any long term fia yeor, 2O year, 3O year or longer)impacts
associoted with school services due to onticipoted development within Mission Valley? lf so, pleose
describe the noture of these impacts and how this project may contribute to those impocts.

As noted in the response to question 5, this project in particular is not expected to generate a large
number of students. However, in combination with the ongoing Civita development (which will have
about 4,700 units by the time it is completed over the next ten years), as well as the other four
proposed projects, the cumulative potential increase in students could impact district schools to the
point of reaching capacity. This scenario would require additional planning for sufficient facilities.

Please keep this office appraised of revisions to the development plan as new information may result in
changes to the information stated in this letter. Thank you.

Sincerely,

An^rMt^t"*
Sarah Hudson
Demographer

MIIFPD - s4g4A\DemographiGv'leB Housing and Redfl\Missio valley\witt Mision vallev proied.dod



 
 
 
 
 
 
 

August 4, 2017 
 
 

Hilary Haskell 
Environmental Specialist 
San Diego Gas & Electric 
8315 Century Park Court 
San Diego, CA 92123 
 

SUBJECT:  ELECTRIC POWER AND GAS SERVICES TO A PROJECT PROPOSED IN THE 
MISSION VALLEY COMMUNITY OF THE CITY OF SAN DIEGO 

Dear Ms. Haskell, 
 
Din/Cal 4, Inc., (applicant) is proposing the Witt Mission Valley project on an approximate 5.13-acre site in 
the Mission Valley community. KLR Planning will be preparing an Environmental Impact Report (EIR) 
for the project based on specific issues identified by the City of San Diego, as Lead Agency, including 
public services and utilities. 
 
The Witt Mission Valley project involves a Mission Valley Development Permit in the form of a Site 
Development Permit and a Planned Development Permit for the development of the 5.13-acre site located 
in the MV-CR Zone. The proposed project involves demolition of existing structures (39,277 square feet) 
and on-site surface parking and construction of a mixed-use development (approximately 532,700 square 
feet residential gross floor area) consisting of residential, commercial, retail, and shopkeepers units in a 
“wrap design.” The project would range in height from one story to five stories and would have a total of 
267 residential units, 10 shopkeeper units, 6,000 square feet of retail space and 3,600 square feet of 
commercial space. A total of 448 parking spaces would be provided in a five-story, above ground parking 
structure, in addition to 52 surface parking spaces, for a total of 500 parking spaces.  
 
The City of San Diego has requested that we provide information relative to the ability for existing utilities 
and public services to serve the project.  This information will be used in the environmental 
documentation.   
 
In order to adequately assess the project’s potential impacts on electrical power and gas services, we would 
like to request the following information from your office: 
 

1. What are SDG&E’s sources of electric power?  What are SDG&E’s sources of natural gas?  
Are there adequate resources and facility capacities to serve the region? 
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2. Where are the nearest SDG&E electric substations to the project site?  Transmission lines?  

Other existing facilities? 
 
3. What kind of new energy facilities or improvements are required to provide electrical power 

and natural gas service to the project?   
 
4. What energy conservation measures or features would you recommend for the project?  
 
5. Does your agency anticipate or expect any long-term (10-year, 20-year, 30-year, or longer) 

impacts associated with the provision of power and/or gas services due to anticipated 
development within the City of San Diego or the region?  If so, please describe the nature of 
these impacts and how this project may contribute to those impacts. If impacts would occur 
what suggestions do you have to minimize their effects. 

 
Please include any other information concerning your services and other issues that may be relevant to the 
proposed project. We would appreciate receiving this information prior to August 21, 2017.  If you prefer 
to e-mail information, my e-mail address is jennifer@klrplanning.com.  If you need additional information 
about the project, or if there are fees associated with this request, please call me at 908.391.9889.  Thank 
you for your assistance. 

 
 
 

Sincerely, 
 
KLR Planning 
 
 
Jennifer Clemente, Planner 
   





From: Shearer-Nguyen, Elizabeth EShearer@sandiego.gov
Subject: Witt Mission Valley - 1st Internal Draft EIR Screencheck (SDPD Comments)

Date: June 7, 2018 at 4:12 PM
To: KLR Planning Karen@klrplanning.com
Cc: Zounes, WilliamJ. WZounes@sandiego.gov

 FYI
 
---------
Elizabeth Shearer-Nguyen
Senior Planner
City of San Diego
Development Services Department
T (619) 446-5369   |   http://www.sandiego.gov
 
Please Note: Work hours are M-F 6am to 230pm
 
CONFIDENTIAL COMMUNICATION
This electronic mail message and any attachments are intended only for the use of the addressee(s) named above
and may contain information that is privileged, confidential and exempt from disclosure under applicable law. If you
are not an intended recipient, or the employee or agent responsible for delivering this e-mail to the intended
recipient, you are hereby notified that any dissemination, distribution or copying of this communication is strictly
prohibited. If you received this e-mail message in error, please immediately notify the sender by replying to this
message or by telephone. Thank you.

 
From: Wallin, Eddie [mailto:EWallin@pd.sandiego.gov] 
Sent: Wednesday, April 18, 2018 12:29 PM
To: Zounes, WilliamJ. <WZounes@sandiego.gov>
Subject: RE: EIR Responses
 
Hello Mr. Zounes,
                I apologize for not adding the EIR/Project info, it is for the Witt Mission Valley
SDP/PDP. Below are the proper response time for beat 315.
 
E = 7.8
1 = 16.9
2 = 44.8
3 = 112.0
4 = 152.2
 
All other information contained in the report is true and accurate. Hope this information
can be of use to you, thank you.
 

Respectfully,
 

Eddie Wallin
Police Officer - I.D. #6018

San Diego Police Department
Operational Support MS #776

(619) 531-2122 (desk)
(619) 531-2106 (fax)

(619) 980-0244 (mobie)
ewallin@pd.sandiego.gov
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mailto:WilliamJ.WZounes@sandiego.gov
http://www.sandiego.gov/
mailto:EWallin@pd.sandiego.gov
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1.0 INTRODUCTION AND SUMMARY 

This report estimates the noise environment at the Witt Mission Valley project. The project site 
is located north of Interstate 8 and east of State Route 163, along the north side of Camino del 
Rio North, the east side of Camino de la Siesta, and the south side of Camino de la Reina, in the 
Mission Valley East neighborhood of the City of San Diego, CA (Figure 1). The project would 
entail the demolition of the existing structures and on-site surface parking, and the construction 
of a mixed-use development consisting of 267 residential units, 10 shopkeeper units, 6,000 
square feet of retail space, and 3,400 square feet of commercial space. The primary noise source 
in the project vicinity is roadway traffic on Interstate 8.  

Future exterior roadway traffic noise levels at the project site would range from less than 65 dBA 
CNEL in the site interior to approximately 78 dBA CNEL at the south building façade. Future 
exterior roadway traffic noise levels at all required outdoor usable areas in the project would be 
70 dBA CNEL or lower, and would be considered “acceptable” by the City. Future exterior 
roadway traffic noise levels would be 75 dBA CNEL or lower at all commercial outdoor usable 
areas, and considered “acceptable” by the City. Exterior traffic noise impacts to the project 
would be less than significant.  

Future exterior traffic noise levels would exceed 60 dBA CNEL at some project residential 
building façades. Therefore, interior noise levels in occupied areas could exceed the City of San 
Diego General Plan Noise Compatibility Guidelines and CBC Section 1207.4 requirement of 45 
dBA CNEL in residences.  

Future exterior noise levels would exceed 65 dBA CNEL at some project commercial building 
façades. Therefore, interior noise levels in occupied areas could exceed the City of San Diego 
General Plan Noise Compatibility Guidelines requirement of 50 dBA CNEL in commercial 
spaces.  

Future exterior noise levels would exceed 65 dBA Leq at some project commercial building 
façades. Therefore, interior noise levels in occupied areas could exceed the Green Code Section 
5.507.4.2 requirement of 50 dBA Leq in commercial spaces.  

To avoid a potential land use impact, as a condition of project approval, an interior noise analysis 
would be required. This interior noise analysis must identify the sound transmission loss 
requirements for building façade elements (windows, walls, doors, and exterior wall assemblies) 
necessary to limit interior noise to 45 dBA CNEL in habitable residential rooms and 50 dBA 
CNEL / Leq in occupied commercial areas.  
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Upgraded windows and/or doors with Sound Transmission Class (STC) ratings of 35 or higher 
may be necessary. If the interior noise limit can be achieved only with the windows closed, the 
building design must include mechanical ventilation that meets CBC requirements.  

With the implementation of the findings of the interior noise analysis, interior noise levels would 
be 45 dBA CNEL or below in residences, and the project would comply with the City of San 
Diego General Plan Noise Compatibility Guidelines and CBC Section 1207.4 requirement.  

With the implementation of the findings of the interior noise analysis, interior noise levels would 
be 50 dBA CNEL or below in commercial spaces, and the project would comply with the City of 
San Diego General Plan Noise Compatibility Guidelines requirement.  

With the implementation of the findings of the interior noise analysis, interior noise levels would 
be 50 dBA Leq or below in commercial spaces, and the project would comply with the Green 
Code Section 5.507.4.2 requirement.  

The project would result in a less than significant interior noise impact with project features 
incorporated in accordance with the interior noise analysis.  

The project site is outside the projected future 60 dBA CNEL noise contours of SDIA and 
Montgomery Field. Airport noise impacts to the project would be less than significant.  

Construction activity would occur during allowable times and generate sound levels below 75 
dBA Leq (12 hours) at residential zones, in compliance with Section 59.5.404 of the City of San 
Diego Municipal Code. The project would result in no construction noise impact.  

The project could generate groundborne construction vibration levels as high as 0.12 in/sec PPV 
at the closest structures, which are the buildings in the Millennium Mission Valley development 
on the property adjacent to the east. Project construction vibration could be “strongly 
perceptible” but not “disturbing” to occupants, and would not damage the structure. Temporary 
vibration impacts associated with construction would be less than significant.  

The project would produce noise levels less than 52.5 dBA Leq at adjacent residential uses (off-
site and on-site) and less than 60 dBA Leq at adjacent commercial land uses, and would comply 
with City of San Diego Municipal Code noise limits. Refuse vehicles or parking lot sweepers 
would operate on the project site between 7:00 a.m. and 7:00 p.m. The impact of project-
generated operational noise would be less than significant.  
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1.1 PROJECT DESCRIPTION 

The Witt Mission Valley project site is located at 588 Camino del Rio North and is situated with 
Camino del Rio North on the south, Camino de la Siesta on the west, and Camino de la Reina on 
the north. Office development occurs to the west of the project site, multi-family residential 
(apartments and condominiums) to the north, the Millennium Mission Valley mixed-use 
development under construction to the east, and the Interstate 8 (I-8) freeway to the south. The 
project site is developed with commercial auto sales and offices (Witt Lincoln), service bays, and 
exterior auto sales areas with surface parking lots.  

Regional access to the site is provided by I-8, located immediately south of the project site; State 
Route 163 (SR 163), located approximately one-half mile west of the project site; and I-805, 
located less than two miles east of the project site.  

The site is in the Mission Valley Community Plan area and the Mission Valley Planned District. 
Zoned MV-CR (Mission Valley – Commercial Retail), development is regulated by the Mission 
Valley Planned District Ordinance (MVPDO). The project site is within Development Intensity 
District G and is designated Commercial Retail in the Mission Valley Community Plan.  

The proposed project involves demolition of existing structures (approximately 38,070 square 
feet) and on-site surface parking and construction of a mixed-use development (approximately 
533,100 square feet gross floor area, including parking garage) consisting of residential, retail, 
and shopkeeper units in a “wrap design.” The project would range in height from one to five 
stories and would have a total of 267 residential units, 10 shopkeeper units, 6,000 square feet of 
retail space, and 3,400 square feet of commercial space. A total of 450 parking spaces would be 
provided in a five-story, above ground parking structure, in addition to 52 surface parking 
spaces, for a total of 502 parking spaces.  

Direct access to the project site currently occurs from two driveways, located on Camino de la 
Siesta and Camino del Rio North. Primary vehicular access to the project would occur via a new 
driveway off Camino de la Siesta in the northwest portion of the project, an internal drive 
paralleling Camino de la Reina, which provides access to surface parking for leasing, retail, and 
guests and the parking structure, and an additional driveway off Camino de la Reina in the 
northeast corner of the project site. Direct entry to the parking structure would be provided from 
Camino del Rio North. A fire lane would be provided along the eastern boundary of the project 
site.  
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1.2 NOISE BACKGROUND 

Noise is generally defined as loud, unpleasant, unexpected, or undesired sound that is typically 
associated with human activity and that interferes with or disrupts normal activities. The human 
environment is characterized by a certain consistent noise level that varies by location and is 
termed ambient noise. Although exposure to high noise levels has been demonstrated to cause 
hearing loss, the principal human response to environmental noise is annoyance. The response of 
individuals to similar noise events is diverse and influenced by the type of noise, perceived 
importance of the noise and its appropriateness in the setting, time of day and type of activity 
during which the noise occurs, and sensitivity of the individual.  

Sound is a physical phenomenon consisting of minute vibrations that travel through a medium, 
such as air, and are sensed by the human ear. Sound is generally characterized by several 
variables, including frequency and intensity. Frequency describes the sound’s pitch and is 
measured in cycles per second, or hertz (Hz), whereas intensity describes the sound’s loudness 
and is measured in decibels (dB). Decibels are measured using a logarithmic scale. A sound level 
of 0 dB is approximately the threshold of human hearing and is barely audible under extremely 
quiet listening conditions. Normal speech has a sound level of approximately 60 dB. Sound 
levels above about 120 dB begin to be felt inside the human ear as discomfort and eventually as 
pain at still higher levels. The minimum change in the sound level of individual events that an 
average human ear can detect is about 3 dB. The average person perceives a change in sound 
level of about 10 dB as a doubling (or halving) of the sound’s loudness; this relation holds true 
for sounds of any loudness. Sound levels of typical noise sources and environments are provided 
in Table 1.  

Because of the logarithmic nature of the decibel unit, sound levels cannot be added or subtracted 
directly and are somewhat cumbersome to handle mathematically. A simple rule is useful, 
however, in dealing with sound levels. If a sound’s intensity is doubled, the sound level increases 
by 3 dB, regardless of the initial sound level. Thus, for example, 60 dB + 60 dB = 63 dB, and 80 
dB + 80 dB = 83 dB.  

The normal human ear can detect sounds that range in frequency from about 20 Hz to 20,000 Hz. 
However, all sounds in this wide range of frequencies are not heard equally well by the human 
ear, which is most sensitive to frequencies in the range of 1,000 Hz to 4,000 Hz. This frequency 
dependence can be taken into account by applying a correction to each frequency range to 
approximate the human ear’s sensitivity within each range. This is called A-weighting and is 
commonly used in measurements of community environmental noise. The A-weighted sound 
pressure level (abbreviated as dBA) is the sound level with the “A-weighting” frequency 
correction. In practice, the level of a noise source is conveniently measured using a sound level 
meter that includes a filter corresponding to the dBA curve.  
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Table 1. Sound Levels of Typical Noise Sources and Noise Environments 

Noise Source 
(at Given Distance) Noise Environment A-Weighted 

Sound Level 

Human Judgment  
of Noise Loudness 

(Relative to Reference 
Loudness of 70 Decibels*) 

Military Jet Takeoff 
with Afterburner (50 ft) Carrier Flight Deck 140 Decibels 128 times as loud 

Civil Defense Siren (100 ft)  130 64 times as loud 

Commercial Jet Take-off (200 ft)  120 32 times as loud 
Threshold of Pain 

Pile Driver (50 ft) Rock Music Concert 
Inside Subway Station (New York) 110 16 times as loud 

Ambulance Siren (100 ft) 
Newspaper Press (5 ft) 
Gas Lawn Mower (3 ft) 

 100 8 times as loud 
Very Loud 

Food Blender (3 ft) 
Propeller Plane Flyover (1,000 ft) 

Diesel Truck (150 ft) 

Boiler Room 
Printing Press Plant 90 4 times as loud 

Garbage Disposal (3 ft) Noisy Urban Daytime 80 2 times as loud 

Passenger Car, 65 mph (25 ft) 
Living Room Stereo (15 ft) 

Vacuum Cleaner (10 ft) 
Commercial Areas 70 Reference Loudness 

Moderately Loud 

Normal Speech (5 ft) 
Air Conditioning Unit (100 ft) 

Data Processing Center 
Department Store 60 1/2 as loud 

Light Traffic (100 ft) Large Business Office 
Quiet Urban Daytime 50 1/4 as loud 

Bird Calls (distant) Quiet Urban Nighttime 40 1/8 as loud 
Quiet 

Soft Whisper (5 ft) Library and Bedroom at Night 
Quiet Rural Nighttime 30 1/16 as loud 

 Broadcast and Recording Studio 20 1/32 as loud 
Just Audible 

  0 1/64 as loud 
Threshold of Hearing 

Source: Compiled by dBF Associates, Inc. 
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Another metric known as the Community Noise Equivalent Level (CNEL) adds a 5-dB 
adjustment to sound levels during evening hours (7:00 p.m. to 10:00 p.m.) in addition to a 10-dB 
adjustment to sound levels during nighttime hours (10:00 p.m. to 7:00 a.m.). CNEL is used by 
the State of California to evaluate land-use compatibility with regard to noise.  

Sound Transmission Class (STC) is a single-number rating of the effectiveness of a material or 
construction assembly to impede the transmission of airborne sound.  

The sound power level is a distance-independent measure of a noise source’s energy. 

1.3 VIBRATION BACKGROUND 

Vibration is defined as any oscillatory motion induced in a structure or mechanical device as a 
direct result of some type of input excitation. Input excitation, generally in the form of an applied 
force or displacement, is the mechanism required to start some type of vibratory response. 
Sources of earthborne vibrations include natural phenomena (earthquakes, volcanic eruptions, 
sea waves, landslides, etc.) or manmade (explosions, machinery, traffic, construction equipment, 
etc.). Vibration sources may be transient, steady-state or continuous, or pseudo steady-state. 
Examples of transient construction vibrations are those that occur from blasting with explosives, 
impact pile driving, demolition, and wrecking balls. Steady-state vibrations may be generated by 
vibratory pile drivers. Pseudo steady-state vibrations are of a random nature, but at short enough 
intervals to approach a steady-state condition. These include jackhammers, pavement breakers, 
trucks, bulldozers, cranes, and scrapers.  

Groundborne vibration propagates from the source through the ground to adjacent buildings by 
surface waves. Vibration may be comprised of a single pulse, a series of pulses, or a continuous 
oscillatory motion. The frequency of a vibrating object describes how rapidly it is oscillating, 
measured in Hz. Most environmental vibrations consist of a composite, or “spectrum” of many 
frequencies, and are generally classified as broadband or random vibrations. The normal 
frequency range of most groundborne vibration that can be felt generally starts from a low 
frequency of less than 1 Hz to a high of about 200 Hz.  

Vibration data in this study is expressed in terms of the peak particle velocity (PPV) in inches 
per second (in/sec). The PPV is the velocity of the soil particles resulting from a disturbance. 
Agencies such as the State of California Department of Transportation (Caltrans) use the PPV 
descriptor to evaluate the potential for building damage and human annoyance.  
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2.0 APPLICABLE STANDARDS  

2.1 CITY OF SAN DIEGO 

2.1.1 General Plan 

The City of San Diego requires new projects to meet noise level standards as established in the 
Noise Element of the General Plan [City of San Diego 2008, Amended 2015: Policy NE-A.4]. 
These standards are shown in Table NE-3: Land Use – Noise Compatibility Guidelines (Figure 2 
of this report).  

In the Residential – Multiple Units land use category, noise levels up to 60 dBA CNEL are 
considered Compatible with outdoor use areas. Noise levels up to 70 dBA CNEL are considered 
Conditionally Compatible; the building structure must attenuate exterior noise in occupied areas 
to 45 dBA CNEL or below.  

In the Retail Sales and Commercial Services (excluding Visitor Accommodations) land use 
categories, noise levels up to 65 dBA CNEL are considered Compatible with outdoor use areas. 
Noise levels up to 75 dBA CNEL are considered Conditionally Compatible; the building 
structure must attenuate exterior noise in occupied areas to 50 dBA CNEL or below.  
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Figure 2. City of San Diego Land Use – Noise Compatibility Guidelines 
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2.1.2 CEQA Significance Thresholds 

The Development Services Department (DSD) California Environmental Quality Act (CEQA) 
Significance Determination Thresholds (SDTs) [City of San Diego 2011] address noise. Relevant 
portions are reproduced below.  

Interior and Exterior Noise from Traffic Generated Noise  

DSD CEQA SDTs Table K-2 provides general thresholds of significance for uses affected by 
traffic noise.  

City of San Diego DSD CEQA SDTs Table K-2 
Traffic Noise Significance Thresholds (dBA CNEL) 

Structure or Proposed Use 
that would be impacted by 

Traffic Noise 

Interior 
Space 

Exterior 
Useable 
Space† 

Single-family detached 45 dB 65 dB 
Multi-family, schools, libraries, hospitals, day care,  
hotels, motels, parks, convalescent homes 

Development Services Department (DSD)  
ensures 45 dB pursuant to Title 24 65 dB 

Offices, Churches, Business, Professional Uses n/a 70 dB 
Commercial, Retail, Industrial,  
Outdoor Spectator Sports Uses n/a 75 dB 

† If a project is currently at or exceeds the significance thresholds for traffic noise described above  
and noise levels would result in less than a 3 dB increase, then the impact is not considered significant.  
 

Airport Noise Impacts  

If the project is proposed within the Airport Environs Overlay Zone (AEOZ) as defined in 
Chapter 13, Article 2, Division 3 of the San Diego Municipal Code, the potential exterior noise 
impacts from aircraft noise would not constitute a significant environmental impact.  

However, interior noise impacts will be regulated by the requirement for residential development 
within the AEOZ to reduce interior noise levels attributable to airport noise to 45 dB Community 
Noise Equivalent Level (CNEL). Interior noise levels for new construction of multi-family units 
are addressed by the Building Development Review Division (BDR) of the City’s Development 
Services Department (DSD) and do not need to be mitigated through conditions in the 
environment report, but the BDR requirements should be noted. BDR requires additional 
insulation and upgraded building materials so that interior noise levels do not exceed 45 dB(A) 
CNEL. The requirements for an acoustical testing are defined in the City of San Diego Municipal 
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Code, Chapter 13, Article 2, Division 3, §132.0308, “Acoustical Testing of Interior Noise 
Levels.”  

Requirements for noise studies are found in the Municipal Code at Chapter 13, Article 2, 
Division 3, §132.0308. This section of the municipal code applies to “development” as defined at 
§113.0103 to include “constructing, reconstructing, converting, establishing, altering, 
maintaining, relocating, demolishing, using, or enlarging any building, structure, improvement, 
lot, or premises.”  

Remodels and additions to single-family and multi-family residences subject to airport noise 
levels above 65 dB (A) CNEL ordinarily would not be considered a significant issue and a noise 
study would not be required for the purposes of CEQA analysis. However, new construction of 
hospitals, schools, day care centers, or other sensitive uses subject to airport noise levels in 
excess of 65 dB(A) CNEL would be considered a significant issue and a noise study would be 
required that could recommend measures to mitigate potential noise impacts to a level below 
significance. Table K-3 below addresses the general impacts from airport noise thresholds.  

City of San Diego DSD CEQA SDTs Table K-3 
Impacts from Airport Noise 

Structure or Proposed Use that would 
be impacted by Airport Noise Regulation 

Structure within an AEOZ Exterior noise is one factor in determining land use compatibility. See Table K-4 
and the applicable Comprehensive Land Use Plan (CLUP). 

New Single Family and Multi-Family 

Building Development Review Division (BDR) of Development Services 
Department (DSD) ensures 45 dB interior noise levels. Discuss Airport noise 
impact & BDR requirements (insulation and upgraded building materials to 
ensure 45 dB(A) CNEL) in environmental document. See also §132.0309 
Requirement for Avigation Easement.  

Remodels and additions to existing single 
and multi-family 

Noise study & mitigation not required for airport noise > 65 dB(A) CNEL. See 
also §132.0309 Requirement for Avigation Easement. For development within 
the 60 dB CNEL contour of Lindbergh Field the applicant must demonstrate that 
indoor noise levels that are attributable to airport operations shall not exceed 45 
dB. Refer to §132.0306 of the Municipal Code.  

New construction of hospitals, schools, 
day care centers or other sensitive uses 

Noise study and mitigation required for airport noise > 65 dB(A) CNEL. See also 
§132.0309 Requirement for Avigation Easement.  

 
 

  



  

 12 

Noise from Adjacent Stationary Uses (Noise Generators) 

A project which would generate noise levels at the property line which exceed the City’s Noise 
Ordinance Standards is considered potentially significant (such as potentially a carwash or 
projects operating generators or noisy equipment).  

If a non-residential use, such as a commercial, industrial or school use, is proposed to abut an 
existing residential use, the decibel level at the property line should be the arithmetic mean of the 
decibel levels allowed for each use as set forth in Section 59.5.0401 of the Municipal Code. 
Although the noise level above could be consistent with the City’s Noise Ordinance Standards, a 
noise level above 65 dB (A) CNEL at the residential property line could be considered a 
significant environmental impact.  

Temporary Construction Noise 

Temporary construction noise which exceeds 75 dB (A) Leq at a sensitive receptor would be 
considered significant. Construction noise levels measured at or beyond the property lines of any 
property zoned residential shall not exceed an average sound level greater than 75-decibles [sic] 
(dB) during the 12-hour period from 7:00 a.m. to 7:00 p.m. In addition, construction activity is 
prohibited between the hours of 7:00 p.m. of any day and 7:00 a.m. of the following day, or on 
legal holidays as specified in Section 21.04 of the San Diego Municipal Code, with exception of 
Columbus Day and Washington‘s Birthday, or on Sundays, that would create disturbing, 
excessive, or offensive noise unless a permit has been applied for and granted beforehand by the 
Noise Abatement and Control Administrator, in conformance with San Diego Municipal Code 
Section 59.5.0404.  

Additionally, where temporary construction noise would substantially interfere with normal 
business communication, or affect sensitive receptors, such as day care facilities, a significant 
noise impact may be identified.  

Noise / Land Use Compatibility 

Noise is one factor to be considered in determining whether a land use is compatible. Land use 
compatibility noise factors are presented in Table K-4. Compatible land uses are shaded. 
Incompatible land uses are unshaded. The transition zone between compatible and incompatible 
should be evaluated by the environmental planner to determine whether the use would be 
acceptable based on all available information and the extent to which the noise from the 
proposed project would affect the surrounding uses.  

Table K-4 indicates: In the residential land use category, noise levels up to 65 dBA CNEL are 
considered compatible. In the commercial-retail land use category, noise levels up to 75 dBA 
CNEL are considered compatible.  
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2.1.3 Municipal Code 

2.1.3.1 Operational Noise 

Operational noise within the City is governed by Municipal Code Section 59.5.401: Sound Level 
Limits.  

It shall be unlawful for any person to cause noise by any means to the extent that the one–
hour average sound level exceeds the applicable limit given in the following table, at any 
location in the City of San Diego on or beyond the boundaries of the property on which 
the noise is produced. The noise subject to these limits is that part of the total noise at the 
specified location that is due solely to the action of said person.  

TABLE OF APPLICABLE LIMITS 

Land Use Time of Day One-Hour Average 
Sound Level (decibels) 

1. Single Family Residential 7 a.m. to 7 p.m. 
7 p.m. to 10 p.m. 
10 p.m. to 7 a.m. 

50 
45 
40 

2. Multi-Family Residential 
(up to a maximum density 
of 1/2000) 

7 a.m. to 7 p.m. 
7 p.m. to 10 p.m. 
10 p.m. to 7 a.m. 

55 
50 
45 

3. All other Residential 7 a.m. to 7 p.m. 
7 p.m. to 10 p.m. 
10 p.m. to 7 a.m. 

60 
55 
50 

4. Commercial 7 a.m. to 7 p.m. 
7 p.m. to 10 p.m. 
10 p.m. to 7 a.m. 

65 
60 
60 

5. Industrial or Agricultural any time 75 
 

The sound level limit at a location on a boundary between two zoning districts is the 
arithmetic mean of the respective limits for the two districts. Permissible construction 
noise level limits shall be governed by Section 59.5.0404 of this article.  
…�
(Amended 9-11-1989 by O-17337 N.S.)  
(Amended 11-28-2005 by O-19446 N.S.; effective 2-9-2006.)  
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The project site would include multi-family residences and commercial spaces. Surrounding land 
uses include multi-family residences and commercial spaces.  

At boundary lines between commercial land uses, the operational sound level limits are:  

• 65 dBA Leq during daytime hours (7:00 a.m. to 7:00 p.m.),  

• 60 dBA Leq during evening and nighttime hours (7:00 p.m. to 7:00 a.m.).  

At boundary lines between multi-family residential and commercial land uses, the operational 
sound level limits are:  

• 60 dBA Leq during daytime hours (7:00 a.m. to 7:00 p.m.),  

• 55 dBA Leq during evening hours (7:00 p.m. to 10:00 p.m.), and  

• 52.5 dBA Leq during nighttime hours (10:00 p.m. to 7:00 a.m.).  

At boundary lines between multi-family residential land uses, the operational sound level limits 
are:  

• 55 dBA Leq during daytime hours (7:00 a.m. to 7:00 p.m.),  

• 50 dBA Leq during evening hours (7:00 p.m. to 10:00 p.m.), and  

• 45 dBA Leq during nighttime hours (10:00 p.m. to 7:00 a.m.).  

2.1.3.2 Construction Noise 

Construction noise within the City is governed by Municipal Code Section 59.5.0404: 
Construction Noise.  

It shall be unlawful for any person, between the hours of 7:00 p.m. of any day and 7:00 
a.m. of the following day, or on legal holidays as specified in Section 21.04 of the San 
Diego Municipal Code, with exception of Columbus Day and Washington’s Birthday, or 
on Sundays, to erect, construct, demolish, excavate for, alter or repair any building or 
structure in such a manner as to create disturbing, excessive or offensive noise unless a 
permit has been applied for and granted beforehand by the Noise Abatement and Control 
Administrator. In granting such permit, the Administrator shall consider whether the 
construction noise in the vicinity of the proposed work site would be less objectionable at 
night than during the daytime because of different population densities or different 
neighboring activities; whether obstruction and interference with traffic particularly on 
streets of major importance, would be less objectionable at night than during the daytime; 
whether the type of work to be performed emits noises at such a low level as to not cause 
significant disturbances in the vicinity of the work site; the character and nature of the 
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neighborhood of the proposed work site; whether great economic hardship would occur if 
the work were spread over a longer time; whether proposed night work is in the general 
public interest; and he shall prescribe such conditions, working times, types of 
construction equipment to be used, and permissible noise levels as he deems to be 
required in the public interest.  

Except as provided in subsection C. hereof, it shall be unlawful for any person, including 
The City of San Diego, to conduct any construction activity so as to cause, at or beyond 
the property lines of any property zoned residential, an average sound level greater than 
75 decibels during the 12-hour period from 7:00 a.m. to 7:00 p.m.  

The provisions of subsection B. of this section shall not apply to construction equipment 
used in connection with emergency work, provided the Administrator is notified within 
48 hours after commencement of work. 

(Amended 1-3-1984 by O-16100 N.S.)  

2.1.3.3 Refuse Vehicles and Parking Lot Sweepers  

Refuse vehicle and parking lot sweeper noise within the City is governed by Municipal Code 
Section 59.5.0406: Refuse Vehicles and Parking Lot Sweepers.  

No person shall operate or permit to be operated a refuse compacting, processing, or 
collection vehicle between the hours of 7:00 p.m. to 6:00 a.m. or a parking lot sweeper 
between the hours of 7:00 p.m. to 7:00 a.m. in any residential area unless a permit has 
been applied for and granted by the Administrator. 

(“Refuse Vehicles” added 9-18-1973 by O-11122 N.S.;  
amended 9-22-1976 by O-11916 N.S.)  
(Amended 6-9-2010 by O-19960 N.S.; effective 7-9-2010.)  
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2.2 STATE OF CALIFORNIA 

2.2.1 Multi-Family Residential  

California Building Code (CBC), Chapter 12: Interior Environment, Section 1207: Sound 
Transmission regulates noise levels in buildings with multiple habitable units [State of California 
2015]. Relevant portions are reproduced below.  

1207.4 Allowable interior noise levels. Interior noise levels attributable to exterior 
sources shall not exceed 45 dB in any habitable room. The noise metric shall be either the 
day-night average sound level (Ldn) or the community noise equivalent level (CNEL), 
consistent with the noise element of the local general plan.  

2.2.2 Non-Residential 

The California Green Building Standards Code (“Green Code”) [State of California 2016] limits 
noise within non-residential buildings. Relevant portions are reproduced below.  

5.507.4.2 Performance method. For buildings located as defined in Section 5.507.4.1 or 
5.507.4.1.1 (exposed to a noise level of 65 dB Leq-1-hr during any hour of operation), 
wall and roof-ceiling assemblies exposed to the noise source making up the building or 
addition envelope or altered envelope shall be constructed to provide an interior noise 
environment attributable to exterior sources that does not exceed an hourly equivalent 
noise level (Leq-1Hr) of 50 dBA in occupied areas during any hour of operation.  

2.3 VIBRATION 

The City of San Diego does not regulate vibration. In the absence of local regulations, Caltrans 
guidance was consulted.  
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3.0 EXISTING NOISE ENVIRONMENT 

The project site is located north of I-8 and east of SR 163, along the north side of Camino del 
Rio North, the east side of Camino de la Siesta, and the south side of Camino de la Reina, in the 
Mission Valley East neighborhood of the City of San Diego. Office development occurs to the 
west of the project site, multi-family residential (apartments and condominiums) to the north, the 
Millennium Mission Valley mixed-use development under construction to the east, and I-8 to the 
south. The project site is currently developed with commercial auto sales and offices (Witt 
Lincoln), service bays, and exterior auto sales areas with surface parking lots.  

The primary noise source affecting the project site is roadway traffic on I-8. Roadway traffic on 
SR 163, the interchange ramps between I-8 and SR 163, and surface streets also contribute to the 
onsite noise environment.  

The project site is within the Airport Influence Area (AIA) (Review Area 2) but outside the 
existing 60 dBA CNEL noise contour of San Diego International Airport (SDIA) [SDCRAA 
2009, 2014]. The project site is within the AIA (Review Area 2) but outside the existing 60 dBA 
CNEL noise contour of Montgomery Field [SDCRAA 2010].  

Existing structures partially shield the project site from portions of the nearby roadways: the 12-
story “TD Ameritrade” building at 591 Camino de la Reina and its 3-story parking garage, the 4-
story “Corinthian Title” building at 5030 Camino de la Siesta, and the 5-story Millennium 
Mission Valley development buildings at 730 Camino del Rio North.  

I-8 is a two-way eight-lane Freeway roadway divided by K-rail, with a speed limit of 65 miles 
per hour (mph). The centerline of I-8 is approximately 195 feet south of the southern project 
property line. I-8 carries an existing (year 2015) Average Daily Traffic (ADT) volume of 
210,000 vehicles between SR 163 and Mission Center Road [Caltrans 2016a]. The year 1983 
vehicle mix on I-8 east of SR 163 was approximately 2.2% medium trucks and 0.6% heavy 
trucks [Caltrans 2016b]; the current existing vehicle mix of 98% cars, 1% medium trucks, 0.5% 
heavy trucks, and 0.5% motorcycles was estimated based on vehicular classification counts 
conducted during the sound level measurements. I-8 is approximately six feet above the project 
site.  

SR 163 is a two-way six-lane Freeway roadway divided by K-rail, with a speed limit of 65 mph. 
The centerline of SR 163 is approximately 640 feet west of the northwest project property line 
corner. SR 163 carries an existing (year 2015) ADT volume of 153,000 vehicles between I-8 and 
Friars Road [Caltrans 2016a]. The year 1986 vehicle mix on I-8 east of SR 163 was 
approximately 96.3% cars, 2.4% medium trucks and 1.3% heavy trucks [Caltrans 2016b]; the 
current existing vehicle mix was not counted. SR 163 is approximately 20 feet above the project 
site.  
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The project site is near the interchange between I-8 and SR 163, which includes several ramps. 
Between I-8 and the project site, there is a westbound I-8 ramp to northbound SR 163 / exit to 
Hotel Circle North. Between SR 163 and the project site, there is an eastbound I-8 ramp to 
northbound SR 163, a northbound SR 163 ramp to eastbound I-8, and a northbound SR 163 
bypass ramp to Friars Road. South of I-8, there is an eastbound I-8 exit to Mission Center Road 
and a northbound SR 163 ramp to eastbound I-8. Existing traffic volumes on these ramps are 
presented in Table 2.  

Table 2. Existing Interchange Ramp Traffic Volumes 

Ramp Existing ADT Count Year 

I-8 WB on from NB 163 6,700 2009 
I-8 EB off to NB 163 27,000 2009 
I-8 WB off to SB 163 26,000 2009 
I-8 WB off to NB 163 & Hotel Circle North 21,200 2009 
I-8 EB on from SR 163 / off to Auto Circle 30,500 2009 
I-8 WB on from Mission Center Road 13,000 2015 
Source: Caltrans 2016c 
 

Camino del Rio North is a two-way two-lane undivided Collector roadway with a speed limit of 
25 mph and parallel parking along both sides. The centerline of Camino del Rio North is 
approximately 25 feet from the south project property line. Camino del Rio North carries an 
existing (year 2017) ADT volume of 4,970 vehicles between Camino de la Siesta and Camino 
del Arroyo [USAI 2017]. The existing vehicle mix of approximately 96% cars and 4% medium 
trucks was estimated based on vehicular classification counts conducted during the sound level 
measurements. Camino del Rio North is approximately on grade with the project site.  

Camino del Rio North becomes Camino de la Siesta as it turns north at the project’s southwest 
corner. Camino de la Siesta is a two-way two-lane undivided Collector roadway with a speed 
limit of 25 mph and parallel parking along both sides. The centerline of Camino de la Siesta is 
approximately 25 feet from the west project property line. Camino de la Siesta carries an existing 
(year 2017) ADT of 5,214 vehicles between Camino de la Reina and Camino del Rio North 
[USAI 2017]. The existing vehicle mix of approximately 96% cars and 4% medium trucks was 
estimated based on vehicular classification counts conducted during the sound level 
measurements. Camino de la Siesta is approximately on grade with the project site.  

Camino de la Reina is a two-way four-lane Major roadway divided by a landscaped median, with 
a speed limit of 35 mph and parallel parking along both sides. The centerline of Camino de la 
Reina is approximately 50 feet from the north project property line. Camino de la Reina carries 
an existing (year 2017) ADT volume of 12,430 vehicles between Camino de la Siesta and 
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Camino del Arroyo [USAI 2017]. The existing vehicle mix of approximately 97% cars, 1% 
medium trucks, 1% heavy trucks, and 1% buses was estimated based on vehicular classification 
counts conducted during the sound level measurements. Camino de la Reina is approximately on 
grade with the project site.  

3.1 SOUND LEVEL MEASUREMENTS 

Four short-term (10-minute) sound level measurements were conducted during the afternoon of 
Wednesday, September 13, 2017 to quantify the existing onsite acoustical environment due to 
vehicle traffic. Agencies such as the U.S. Department of Housing and Urban Development 
(HUD) and the City of San Diego consider the peak-hour Leq to be reasonably equivalent to the 
CNEL / DNL for vehicular traffic.  

A RION Model NA-28 American National Standards Institute (ANSI) Type 1 Integrating Sound 
Level Meter was used as the data-collection device. Except where noted, the meter was mounted 
to a tripod roughly five feet above ground to simulate the average height of the human ear. The 
sound level meter was calibrated before and after the measurement periods.  

The measurement results are summarized in Table 3 and correspond to the locations depicted on 
Figure 3. A review of the table shows that the measured sound levels ranged from approximately 
63 dBA Leq to 75 dBA Leq. The primary noise source observed during the site visit was 
vehicular roadway traffic.  
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Table 3. Sound Level Measurements (dBA) 

Measurement 
Location Date / Time Leq Lmin Lmax L10 L50 L90 Traffic 

ML1 
Southeast project property line corner,  
approximately 60 feet above ground level. 

9/13/2017  
14:10 – 14:20 74.8 72.0 78.6 75.8 74.6 73.4 

I-8 & ramps:  
2,486 cars, 24 medium trucks,  
8 heavy trucks, 2 buses,  
and 14 motorcycles.  

ML2 Southeast project property line corner,  
five feet above ground level.  

9/13/2017  
14:30 – 14:40 

68.7 65.0 74.2 70.4 68.1 66.2 Camino del Rio North:  
48 cars and 2 medium trucks.  

ML3 Northeast corner of 591 Camino de la Reina 
parking garage, approximately 35 feet above ground level. 

9/13/2017  
14:55 – 15:05 

66.0 63.3 68.8 67.0 65.8 64.8 Not counted 

ML4 North project property line,  
five feet above ground level.  

9/13/2017  
15:10 – 15:20 

63.2 56.6 71.5 66.4 61.4 58.5 
Camino de la Reina:  
138 cars, 1 medium truck,  
1 heavy truck, and 1 bus.  
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3.1.1 Existing Noise Levels 

The geometry of the project site and adjacent roadways is complex, and the distance from some 
roadways to some portions the project site is more than 500 feet. Because of these factors, noise 
levels on the project site were estimated based on adjustments to measured levels, as detailed in 
Table 4.  

Agencies such as the U.S. Department of Housing and Urban Development (HUD) and the City 
of San Diego consider the peak-hour Leq to be reasonably equivalent to the CNEL for vehicular 
traffic. It was assumed that the peak hour traffic volume is 10% of the ADT.  

To estimate existing noise levels on the project site, measured noise levels were increased 
according to the difference between the observed traffic volumes and the peak-hour traffic 
volumes. A review of Table 5 shows that existing noise levels at the boundaries of the project 
site range from approximately 65 dBA CNEL at the north boundary to approximately 76 dBA 
CNEL at the south boundary.  

Table 4. Existing Noise Levels (dBA CNEL) 

Location / Area 
Measured 

Noise 
Level 

Observed 
Hourly  

Equivalent 
Traffic 

Existing 
Peak-Hour  

Traffic 
Volume 

Observed- 
to-Existing  

Traffic Noise 
Increase 

Existing 
Noise 
Level 

ML1 South project boundary, upper floors 74.8 15,204 21,000 + 1.4 76.2 

ML2 South project boundary, first floor 68.7 15,204 21,000 + 1.4 70.1 

ML3 West project boundary, third floor 66.0 N/A 15,300 + 1.4 * 67.4 

ML4 North project boundary, first floor 63.2 846 1,234 + 1.6 64.8 

* Note: because SR 163 traffic was not able to be counted, the I-8 noise increase was assumed to be applicable.  
 

3.2 PROJECT-GENERATED TRAFFIC NOISE 

The highest relative traffic increase generated by the project would be the addition of 310 
vehicles to the existing 5,124 vehicles carried by Camino de la Siesta between Camino de la 
Reina and Camino del Rio North [USAI 2017]. Vehicular traffic generated by the project would 
increase the noise level at offsite receptors by less than 0.5 dBA CNEL. Noise level variations of 
less than 3 dBA are not detectable by the typical human ear. Therefore, the proposed project 
would not generate noise levels that would result in a significant increase in the existing ambient 
noise levels.  
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4.0 FUTURE NOISE ENVIRONMENT 

The future noise environment would also be a result of roadway traffic. Future traffic volume 
projections are presented in Table 5. Existing speed limits and vehicle mixes on all roadways are 
expected to remain constant.  

Table 5. Future Traffic Volume Projections 

Roadway Future ADT Projection Year Source 

I-8 between SR 163 and Mission Center Road 241,100 2050 SANDAG 2017 

SR 163 between I-8 and Friars Road 207,200 2050 SANDAG 2017 

I-8 WB on from NB 163 9,100 2050 SANDAG 2017 

I-8 EB off to NB 163 49,500 2050 SANDAG 2017 

I-8 WB off to SB 163 30,100 2050 SANDAG 2017 

I-8 WB off to NB 163 & Hotel Circle North 25,700 2050 SANDAG 2017 

I-8 EB on from SR 163 / off to Auto Circle 30,400 2050 SANDAG 2017 

I-8 WB on from Mission Center Road 16,100 2050 SANDAG 2017 

Camino del Rio North between Camino de la Siesta  
and Camino del Arroyo 12,640 2035 (with Project) USAI 2017 

Camino de la Siesta between Camino de la Reina  
and Camino del Rio North 5,434 2035 (with Project) USAI 2017 

Camino de la Reina between Camino de la Siesta  
and Camino del Arroyo 6,774 2035 (with Project) USAI 2017 

 
Future exterior roadway noise levels on the project site were estimated based on adjustments to 
existing levels. Existing noise levels were increased according to the difference between the 
existing and future ADT volumes, as shown in Table 6. Note that the existing-to-future 
interchange ramp volume increases were generally similar in relative magnitude to those on the 
main lines of I-8 and SR 163; therefore, the main lines were used as the basis of the noise 
increases. Future exterior roadway noise levels on the project site would range from less than 65 
dBA CNEL at the interior of the site to approximately 78 dBA CNEL at the southwest corner, as 
shown on Figure 4.  
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Table 6. Future Exterior Roadway Noise Levels (dBA CNEL) 

Location 
Existing 

Noise 
Level 

Existing 
ADT 

Future 
ADT 

Existing- 
to-Future  

Traffic Noise 
Increase 

Future 
Noise 
Level 

ML1 South project boundary, upper floors 76.2 210,000 241,100 + 0.6 76.8 

ML2 South project boundary, first floor 70.1 210,000 241,100 + 0.6 70.7 

ML3 West project boundary, third floor 67.4 12,340 12,640 + 0.1 67.5 

ML4 North project boundary, first floor 64.8 153,000 207,200 + 1.3 66.1 

 
The project includes two required common outdoor usable areas: the “passive courtyard” facing 
west between two building wings on near in the southwest area of the project site; and the “pool 
courtyard” in the west area of the project site. Noise limits at outdoor usable areas are applicable 
only at required spaces.  

Future exterior roadway traffic noise levels on the project site were estimated based on the 
projections detailed above, propagation as a function of distance (3 dBA per doubling of distance 
from roadways), and considered shielding from offsite and project structures.  

Future exterior roadway traffic noise levels would be 68 dBA CNEL at the passive courtyard and 
67 dBA CNEL at the pool courtyard. As designed, future exterior roadway traffic noise levels at 
all required outdoor usable areas in the project would be 70 dBA CNEL or lower, and considered 
“acceptable” by the City. Future exterior roadway traffic noise levels would be 75 dBA CNEL or 
lower at all commercial outdoor usable areas, and considered “acceptable” by the City. Exterior 
traffic noise impacts to the project would be less than significant.  

4.1 AIRPORT NOISE  

The project site is outside the projected future 60 dBA CNEL noise contour of SDIA [SDCRAA 
2009]. The project site is outside the projected future 60 dBA CNEL noise contour of 
Montgomery Field [SDCRAA 2010]. Airport noise impacts to the project would be less than 
significant. However, noise associated with aircraft operations may be periodically audible on 
the project site or within the project buildings.  
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5.0 CONSTRUCTION  

5.1 CONSTRUCTION NOISE 

Construction of the project would generate a temporary increase in noise in the project area. The 
increase in noise level would be primarily experienced close to the noise source. The magnitude 
of the impact would depend on the type of construction activity, noise level generated by various 
pieces of construction equipment, duration of the construction phase, and distance between the 
noise source and receiver.  

Construction activity and delivery of construction materials and equipment would be limited to 
between 7:00 a.m. and 7:00 p.m. This project would implement conventional construction 
techniques and equipment. Standard equipment such as scrapers, graders, backhoes, rollers, 
loaders, tractors, cranes, and miscellaneous trucks would be used for construction of most project 
facilities. Sound levels of typical construction equipment range from approximately 65 dBA to 
95 dBA at 50 feet from the source [U.S. Environmental Protection Agency (U.S. EPA) 1971].  

Worst-case noise levels are typically associated with grading. Noise sources associated with 
grading of the proposed project, and associated noise levels are shown in Table 7. Project 
construction would not require pile driving or on-site rock crushing. 

Table 7. Grading Noise Source Levels 

Noise Source Noise Level Number 

Bulldozer 85 dBA at 50 feet 1 

Scraper 85 dBA at 50 feet 1 

Backhoe 85 dBA at 50 feet 1 

Water Truck 85 dBA at 50 feet 1 

Roller 75 dBA at 50 feet 1 

 
The Datakustik Cadna/A industrial noise prediction model was used to estimate noise levels 
from construction activity on the project site. The closest noise-sensitive land uses are multi-
family residences (currently under construction) located in the Millennium Mission Valley 
development, approximately 200 feet east of the centroid of construction activity on the project 
site. It was assumed that one bulldozer, one scraper, one backhoe, one water truck and one roller 
would operate continuously throughout the site. It was assumed that the construction equipment 
would operate in the central 50% of the site for half of any given day, and that the equipment 
would be operational for no more than 8 total hours per day. No noise reduction related to 
ground effects, atmospheric absorption, or intervening topography was included in the model.  
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Without noise abatement, under the assumptions detailed above, project construction activity 
would generate up to approximately 75 dBA Leq (12 hours) at residences. Construction activity 
would occur during allowable times and generate sound levels of 75 dBA Leq (12 hours) or less 
at residential land uses, in compliance with Section 59.5.404 of the City of San Diego Municipal 
Code. The project would result in no construction noise impact.  

5.2 CONSTRUCTION VIBRATION 

Construction of the project would involve the use of equipment as described in Section 4.1. 
Vibration associated with standard (non-vibratory) construction equipment is generally 
considered to be not perceptible, and therefore negligible, at distances over 50 feet.  

In order to mitigate liquefaction-induced settlement, the site may require ground improvement 
using Vibro-replacement. Vibro-replacement is a deep vibratory compaction technique whereby 
loose or soft soil is improved for building purposes by means of special depth vibrators. 
Groundborne vibration would occur as a result of this process. Vibro-replacement could occur as 
close as 40 feet from an existing structure (the Millennium Mission Valley project on the 
property adjacent to the east).  

An estimate of groundborne vibration levels for this process and soils similar to that found on the 
project site were provided by Haywood Baker, Inc. (see Appendix A). Based on these estimates, 
groundborne vibration could be as high as approximately 3 mm/sec (0.12 in/sec) PPV at the 
nearest structure. A vibration level of 0.12 in/sec PPV would be “strongly perceptible” but not 
“disturbing” to humans within the structure, and would not cause damage to “historic” or newer 
buildings [Caltrans 2013]. Temporary vibration impacts associated with construction would be 
less than significant.  
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6.0 OPERATIONAL (NON-CONSTRUCTION) NOISE 

The project is expected to include the following noise sources: heating / ventilation / air 
conditioning (HVAC) units, truck deliveries, and maintenance activities such as parking lot 
sweepers and trash collection trucks. The project would not include any trash compactors, 
refrigeration units, or generators.  

A mechanical equipment plan had not been developed at the time of this analysis. Residential, 
commercial, and retail HVAC units would be roof-mounted, behind parapets exceeding 
equipment heights. No equipment would be ground-mounted.  

It was assumed that the commercial and retail buildings would each be served by five 10-ton 
HVAC units each producing a sound power level of approximately 91 dBA. All HVAC units 
were treated as stationary point sources, 5 feet in height above rooftop level, and assumed to be 
constantly operational.  

It was assumed that each residential and shopkeepers unit would be served by one 3-ton HVAC 
unit producing a sound power level of approximately 76 dBA. All HVAC units were treated as 
stationary point sources, 5 feet in height above rooftop level, and assumed to be constantly 
operational.  

Deliveries include trucks approaching and maneuvering into position; moving merchandise 
within the vehicle; rolling of a dolly on a ramp, sidewalk, or road; and/or a truck-mounted 
refrigeration unit. These activities produce average noise levels of approximately 75 dBA (10 
minutes) at 25 feet, based on measurements conducted by dBFA staff. The project would not 
include a commercial loading area or loading dock. Anticipated deliveries to the commercial and 
retail spaces would arrive via panel trucks parked temporarily in the drive aisle. The project site 
would not accept deliveries from tractor-trailers. It was assumed that the project site could 
receive up to three deliveries per hour.  

The Datakustik Cadna/A industrial noise prediction model was used to estimate noise levels 
from noise sources on the project site. The locations of the project buildings and loading areas 
were imported from the site plan.  

The project would produce noise levels less than 52.5 dBA Leq at adjacent residential uses (off-
site and on-site) and less than 60 dBA Leq at adjacent commercial land uses, and would comply 
with City of San Diego Municipal Code noise limits. Refuse vehicles or parking lot sweepers 
would operate on the project site between 7:00 a.m. and 7:00 p.m. The impact of project-
generated operational noise would be less than significant.  
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7.0 FINDINGS AND MITIGATION 

7.1 EXTERIOR NOISE 

No impacts were identified. No mitigation is necessary.  

7.2 INTERIOR NOISE 

Because future exterior roadway traffic noise levels would exceed 60 dBA CNEL at some 
project residential building façades, interior noise levels in occupied areas could exceed the City 
of San Diego General Plan Noise Compatibility Guidelines and CBC Section 1207.4 requirement 
of 45 dBA CNEL in residences.  

Because future exterior noise levels would exceed 65 dBA CNEL at some project commercial 
building façades, interior noise levels in occupied areas could exceed the City of San Diego 
General Plan Noise Compatibility Guidelines requirement of 50 dBA CNEL in commercial 
spaces.  

Because future exterior noise levels would exceed 65 dBA Leq at some project commercial 
building façades, interior noise levels in occupied areas could exceed the Green Code Section 
5.507.4.2 requirement of 50 dBA Leq in commercial spaces.  

To avoid a potential land use impact, as a condition of project approval, an interior noise analysis 
would be required. This interior noise analysis must identify the sound transmission loss 
requirements for building façade elements (windows, walls, doors, and exterior wall assemblies) 
necessary to limit interior noise to 45 dBA CNEL in habitable residential rooms and 50 dBA 
CNEL / 50 dBA Leq in occupied commercial areas.  

Upgraded windows and/or doors with Sound Transmission Class (STC) ratings of 35 or higher 
may be necessary. If the interior noise limit can be achieved only with the windows closed, the 
building design must include mechanical ventilation that meets CBC requirements.  

With the implementation of the findings of the interior noise analysis, interior noise levels would 
be 45 dBA CNEL or below in residences, and the project would comply with the City of San 
Diego General Plan Noise Compatibility Guidelines and CBC Section 1207.4 interior noise 
requirement.  

With the implementation of the findings of the interior noise analysis, interior noise levels would 
be 50 dBA CNEL or below in commercial spaces, and the project would comply with the City of 
San Diego General Plan Noise Compatibility Guidelines requirement.  
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With the implementation of the findings of the interior noise analysis, interior noise levels would 
be 50 dBA Leq or below in commercial spaces, and the project would comply with the Green 
Code Section 5.507.4.2 requirement.  

The project would result in a less than significant interior noise impact with project features 
incorporated in accordance with the interior noise analysis.  

7.3 CONSTRUCTION 

No impacts were identified. No mitigation is necessary.  

7.4 OPERATIONAL  

No impacts were identified. No mitigation is necessary.  
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WITT MISSION VALLEY
588 CAMINO DEL RIO NORTH

SAN DIEGO, CALIFORNIA

DATE: JULY 2017

BY: SRD

  JOB NO.: 2170347.01

FIGURE NO.: 1
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NOTES AND DETAILS

1

GENERAL NOTES:
1) THE NEED FOR WATERPROOFING SHOULD BE EVALUATED BY OTHERS.
2) WATERPROOFING TO BE DESIGNED BY OTHERS (CWE CAN PROVIDE A DESIGN IF REQUESTED).
3) EXTEND DRAIN TO SUITABLE DISCHARGE POINT PER CIVIL ENGINEER.
4) DO NOT CONNECT SURFACE DRAINS TO SUBDRAIN SYSTEM.

4

2

3

4

5

UNDERLAY SUBDRAIN WITH AND CUT FABRIC BACK FROM
DRAINAGE PANELS AND WRAP FABRIC AROUND PIPE.
COLLECTION DRAIN (TOTAL DRAIN OR EQUIVALENT)
LOCATED AT BASE OF WALL DRAINAGE PANEL PER
MANUFACTURER'S RECOMMENDATIONS.

4

3

6

4

4

4

4

4

4
7

4-INCH PERFORATED PVC PIPE ON TOP OF FOOTING, HOLES
POSITIONED DOWNWARD (SDR 35, SCHEDULE 40, OR EQUIVALENT).
3

4 INCH OPEN-GRADED CRUSHED AGGREGATE.

GEOFARBRIC WRAPPED COMPLETELY AROUND ROCK.

PROPERLY COMPACTED BACKFILL SOIL.

WALL DRAINAGE PANELS (MIRADRAIN OR EQUIVALENT)
PLACED PER MANUFACTURER'S REC'S.

DETAILS:

6

7

12"

12" 12"

12"

12" MIN.
6" MIN.

6" MIN.6" MIN.

1

DETAIL

2 2

DETAIL

DETAIL DETAIL

WITT MISSION VALLEY
588 CAMINO DEL RIO NORTH

SAN DIEGO, CALIFORNIA

DATE: JULY 2017

BY: SRD

  JOB NO.: 2170347.01

  PLATE NO.: 2

CANTILEVER RETAINING WALL
DRAINAGE SYSTEMS CHRISTIAN WHEELER
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LOG OF TEST BORING B-1 
Sam(!le Ty(!e and LaboratO!}'. Test Legend 

Cal Modified California Sampler CK Chunk 
SPT Standard Penetration Test DR Drive Ring 
ST Shelby Tube 

Date Logged: 6112/2017 Equipment: ProSonic 600T wl7" Casing MD Max Density DS Direct Shear 

Logged By: DJF Bucket Type: NIA 504 Soluble Sulfates Con Conso lidation 
SA Sieve Analysis EI Expansion Index 

Existing Elevation: 34.0 feet Drive Type: NIA HA Hydrometer R-Val Resistance Value 
SE Sand Equivalent Chi Soluble Chlorides 

Proposed Elevation: Unknown Depth to Water: NIA PI Plasticity Index Res pH & Resistivity 

CP Co llapse Potential SD Sample Density 

g c.., ..-l z~ 
~ ~ 

~ 
z ~ 

~ 9 0 0 ~ 

~ ~~ 0 
~ ~ i:: ,2 

~~ f2 ~ u ~ SUMMARY OF SUBSURFACE CONDITIONS ~; ~~ i:: :i: >- ~ ~~ ;;a"' i5 < "' (based on Unified Soil Classification System) ..-l Q-E, 

~ 
~ "' ~ ~ ~ ~ ~z <~ Oi-,. 

~ ;:i u Z..Sl ~ Oo ~ ..-l ~ ~"' ~ "' ~~ ~ ~Bl ;:s~ 0 ~ c.., ~ ~~ 

"' ~ ~u 0 

0 2" ot AC. . .. 
Artificial Fill (Qaf): Brown to dark brown, moist, loose, very fine- to -- - ... - SM 

- - medium-grained, SIL TY SANP. - ----ML- Dark grayish-brown, loose, SIL TY SANDl ,SANDY SILT. ~u - - Brown, moist, loose to medium dense, very, fine- to medium-grained, SIL TY 
- ----SM 

- - .. SAND. 

5- - ML Younger Alluvium (Qyal): Dark grayish-brown, moist, medium stiff, SANDY 
- - SILT. 

- - SM Light brown , very moist , loose to medium dense, very fine- to medium-grained, 
- - SILTY SAND . 

- - .. t t 
10- - ----

Dark brown, very moist , increase in fines. 
- - .. 

- - .. t- t- t- t- t- t- t- t-

- - .. 
- - .. 

15- - t-

- - ML Grayish-brown, saturated, soft to medium stiff, CLAYEY SILT. 
CK 

- -

I 
SW- Light brown, saturated, loose to medium dense, fine- to medium-grained, 

- - SM WELL-GRADED SAND with silt. 

- - t t 20- - t- i t- t-

- -
1~~1 

SM- Grayish-brown, saturated, loose to medium stiff, very fine- to medium-grained, 
- - ML SIL TY SAND, micaceous. 

- -
r!~~~ - -

25- - t- t- t- t- - t- t- t-

- - r1111~~ 
- -

rj~li - - -
- -

30-- ~ ~--t ~f t- t- t- t- t- t- t- t-

+ + + + + + + + 

Notes: ----

t 
Symbol Legend WITT MISSION VALLEY y Groundwater Level During Drilling 588 CAMINO DEL RIO NORTH l)!.8 !'. Groundwater Level After Drilling SAN DIEGO, CALIFORNIA 

~ 
'' Apparent Seepage 

DATE: JULY 2017 JOB NO.: 2170347.01 CHR.ISTIAN WHEELER. 
* No Sample Recovery 

ENGINEERING 

** Non-Representative Blow Count BY: SRD FIGURE NO.: A-1 
(rocks oresentl 
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LOG OF TEST BORING B-1 (30'-60') 
Date Logged: 

Logged By: 

Existing Elevation: 

Proposed Elevation: 

g c.., ..-l 

~ 9 0 
~ 

u ~ 
i:: :i: >-< "' 
~ 

~ "' ;;a u 
"' ~ c.., ~ 

SM/ 
NL 

SM 
.. 

.. 

.. 

6/12/2017 Equipment: ProSonic 600T w/7" Casing 

DJF Bucket Type: NIA 
34.0 feet Drive Type: NIA 
Unknown Depth to Water: NIA 

SUMMARY OF SUBSURFACE CONDITIONS 
(based on Unified Soil Classification System) 

Younger Alluvium (Qyal): Grayish-brown , saturated, loose to meclium stiff, 
very fine--to meclium-grained, SILTY SAND/SANDY SILT, micaceous. 

Brown, saturated, loose to meclium dense, very fine- to meclium-grained, SIL TY 
SAND with sandy silt beds . 

t 
Light grayish-brown, saturated, loose to meclium dense, fine- to meclium-grained, 
:rLL -GRADED SAND wiuh silt. 1 

t- t-

t- t-

Light grayish-brown, saturated, loose to meclium dense, very fine- to 
meclium-grained, SIL TY SA1° . 

..._ ___ _ 

t-

t-

t-

Light grayish-brown, saturated, loose to meclium dense, fine- to meclium-grained, 
WELL-GRADED SAND . 

Light grayish-brown, saturated, loose to meclium dense, fine- to coarse-grained, 
WELL-GRADED SAND. 

t-

r 
t- I t-

Notes: 

t 

* 
** 

Symbol Legend 
Groundwater Level Du ring Drilling 

Groundwater Level After Drilling 

Apparent Seepage 

No Sample Recovery 

Non-Representative Blow Count 
rocks resent 

DATE: 

BY: 

WITT MISSION VALLEY 
588 CAMINO DEL RIO NORTH 

SAN DIEGO, CALIFORNIA 

JULY 2017 JOB NO.: 

SRD FIGURE NO. : 

Cal 
SPT 
ST 

MD 
504 
SA 
HA 
SE 
PI 
CP 

z~ 
0 ~ 
i:: ,2 

~; 
~ ~ 
Z..Sl 
~~ 
~~ 

t-

t-

t-

t-

t-

Sam(!le Tv(!e and Laborato!}'. Test Legend 
Modified California Sampler 
Standard Penetration Test 
Shelby Tube 

Max Density 

Soluble Sulfates 
Sieve Analysis 
Hydrometer 
Sand Equivalent 
Plasticity Index 
Co llapse Potential 

~ ~ 

~ ~~ 
~ ~~ ..-l 
~ ~ ~z 
~ Oo ~ 

"' ~ ~u 

t-

t-

t-

CK 

CK 
t-

t- t-

CK Chunk 
DR Drive Ring 

DS Direct Shear 
Con Consolidation 
EI Expans ion Index 

R-Val Resistance Value 
Chi Soluble Chlorides 
Res pH & Resistivity 
SD Sample Density 

~ 
z 
0 

~~ 
0~ ~~ 
~ 
0 

<~ 
..-l ~ 
~Bl 

t-

t-

t-

-~~ (t~ 

~ 
f2 
;;a"' Oi-,. 
~"' ;:s~ 

t-

t-

t-

t-

t-

2170347.01 CHR.ISTIAN WH EELER. 
ENG I NEER I NG 

A-2 



60 

65----------
70 ----
----

75----
----

80- ---
----

85----
----

90 --

LOG OF TEST BORING B-1 (60'-90') 
Date Logged: 

Logged By: 

Existing Elevation: 

Proposed Elevation: 

SW 

GM 

GM 

SM 

~~- GC 

I 

6112/2017 Equipment: ProSonic 600T wl7" Casing 

DJF Bucket Type: NIA 
34.0 feet Drive Type: NIA 
Unknown Depth to Water: NIA 

SUMMARY OF SUBSURFACE CONDITIONS 
(based on Unified Soil Classification System) 

Younger Alluvium (Qyal): Light grayish-brown, saturated, loose to medium 
dense, fine- to coarse-grained, WELL-GRADED SAND. 

Light grayish-brown, saturated, loose to medium dense, SIL TY GRAVELS. 

Stadium Gonglomerate (Tst): Greenish-gray, moist , dense to very dense, SILTY 
GRAVELS with sand, upper 12" moderately weathered. 

Light yellowish-bro i n, damp, very dense. +-

t-

t- t- t-

Greenish-gray, damp, very dense, CLAYEY GRAVELS with sand. 

t- t-

t- t- t-

t- t- t-

t- t- t-

Greenish-gray, moist , very dense, very fin~ to medium-grained , SIL TY SAND. 

Greenish-gray, damp, very dense, CLA YE"¥ GRAVELS with sand. 

+ t t 

Boring terminated at 90 feet. No groundwater or seepage encountered. 

Notes: 

t 

* 
** 

Symbol Legend 
Groundwater Level During Drilling 

Groundwater Level After Drilling 

Apparent Seepage 

No Sample Recovery 

Non-Representative Blow Count 
rocks oresentl 

DATE: 

BY: 

WITT MISSION VALLEY 
588 CAMINO DEL RIO NORTH 

SAN DIEGO, CALIFORNIA 

JULY 2017 JOB NO.: 

SRD FIGURE NO.: 

Cal 
SPT 
ST 

MD 
504 
SA 
HA 
SE 
PI 
CP 

t-

t-

t-

t-

t-

Sam(!le Tv(!e and Laborato!}'. Test Legend 
Modified California Sampler 
Standard Penetration Test 
Shelby Tube 

Max Density 

Soluble Sulfates 
Sieve Analysis 
Hydrometer 
Sand Equivalent 
Plasticity Index 
Co llapse Potential 

-
t-

CK 

-

CK 
-

t-

CK 

t- t-

-
t-

t- t-

CK 

CK Chunk 
DR Drive Ring 

DS Direct Shear 
Con Consolidation 
EI Expansion Index 

R-Val Resistance Value 
Chi 
Res 
SD 

Soluble Chlorides 
pH & Resistivity 
Sample Density 

t-

t-

t-

t-

t-

-~~ (t~ 

t-

t-

t-

t-

t-

2170347.01 CHR.ISTIAN WHEELER. 
ENG I N EERING 

A-3 



~ 
0 

0 

5----------
10----
----

15----
----

20 - ---
----

25----
----

- 30 --

LOG OF TEST BORING B-2 
Date Logged: 

Logged By: 

Existing Elevation: 

Proposed Elevation : 

i•· .. - SM 

SM/ 
.,,...,.,.,r,r-.~ML 

SM 

SM/ 
ML 

SM 

6/12/2017 

DJF 

36.0 feet 

Unknown 

Equipment: 

Bucket Type: 

Drive Type: 

Depth to Water: 

ProSonic 600T w/7" Casing 

NIA 
NIA 
NIA 

SUMMARY OF SUBSURFACE CONDITIONS 
(based on Unified Soil Classification System) 

2" ot AC. 
Artificial Fill (Qaf): Light brown, moist, loose to medium dense, very fine- to 
medium-grained, SIL TY S~. 

t l 
Brown, moist, loose to medium stiff, very fine- to medium-grained, SIL TY 
SAND/SANDY SILT. 

Younger Alluvium (Qyal): Brown, moist , loose to med.tum dense, vei;y fine- to 
medium-grained, SIL TY SAND. _____ I 

Dilrk grayish-brown, moist, loose to medium stiff, SIL TY SAND/SANDY 
SILT. 

t t 
Brown, moist, loose to medium dense, very fine- to medium-grained, SIL TY 
SAND. 

lt·i:--·:. ·. _SSWM---<>--~-i-~h_{_t_-~_o~~ts~~;. to medium dense, fine- to medium-grai_·_ne_cl, ___ _ 

Light brown , moist, loose to medium dense, very fine- to medium-grained, 
SIL TY SAND. J 

V/~ CL Brown, moist, medium stiff, SIL TY CLAY with sand. 
---,t-----

V 

SM 

ML/ 
CL 

SW 

CL 

Brown , moist, loose to medium dense, very fine- to medium-grained, SIL TY 
SAND. 1 
Grayish-brown, moist, mediuln stiff, CLA ¥EY SILT-SIL r CLAY with sand. 

Light grayish-brown, saturated, loose to medium dense, WELL-GRADED 
SAND. 

+ + 

Dark grayish-brown, saturated, medium stiff, SIL TY CLAY. 

r 

+ 

+ 

Notes: 

t 

* 
** 

Symbol Legend 
Groundwater Level During Drilling 

Groundwater Level After Drilling 

Apparent Seepage 

No Sample Recovery 

Non-Representative Blow Count 
rocks oresentl 

DATE: 

BY: 

WITT MISSION VALLEY 
588 CAMINO DEL RIO NORTH 

SAN DIEGO, CALIFORNIA 

JULY 2017 JOB NO.: 

SRD FIGURE NO.: 

Sample Type and Laboratory Test Legend 
Cal 
SPT 
ST 

Modified California Sampler CK Chunk 
~helt~:i:etration Test DR Drive Ring 

MD Max Density 
S04 Soluble Sulfates 
SA Sieve Analysis 
HA Hydrometer 
SE Sand Equivalent 
PI Plasticity Index 
CP Collapse Potential 

+ + 

CK 

+ + 

+ 

+ 

DS Direct Shear 
Con Conso lidation 
EI Expansion Index 
R-Val Resistance Value 
Chi Soluble Chlorides 
Res pH & Resistivity 
SD Sample Density 

+ 

+ 

-~~ (t~ 

+ 

+ 

2170347.01 CHR.ISTIAN WHEELER. 
ENGINEERING 

A-4 



LOG OF TEST BORING B-2 (30'-60') 
Sam(!le Tv(!e and Laborato!}'. Test Legend 

Cal Modified California Sampler CK Chunk 
SPT Standard Penetration Test DR Drive Ring 
ST Shelby Tube 

Date Logged: 6112/2017 Equipment: ProSonic 600T wl7" Casing MD Max Density DS Direct Shear 

Logged By: DJF Bucket Type: NIA 504 Soluble Sulfates Con Conso lidation 
SA Sieve Analysis EI Expans ion Index 

Existing Elevation: 36.0 feet Drive Type: NIA HA Hydrometer R-Val Resistance Value 
SE Sand Equivalent Chi Soluble Chlorides 

Proposed Elevation : Unknown Depth to Water: NIA PI Plasticity Index Res pH & Resistivity 

CP Co llapse Potential SD Sample Density 

g c.., ..-l z~ 
~ ~ 

~ 
z ~ 

~ 9 0 0 ~ 

~ ~~ 0 
~ ~ i:: ,2 

~~ f2 ~ u ~ SUMMARY OF SUBSURFACE CONDITIONS ~; ~~ i:: :i: >- ~ ~~ ;;a"' i5 < "' (based on Unified Soil Classification System) ..-l 0~ 

~ 
~ "' ~ ~ ~ ~ ~z <~ Oi-,. 

~ ;;a u Z..Sl ~ Oo ~ ..-l ~ ~"' ~ "' ~~ ~ ~Bl ;:s~ 0 ~ c.., ~ ~~ 

"' ~ ~u 0 

30 SM Younger Alluvium (Qyal): Light grayish-brown, saturated, loose to medium 
- - .. dense, very fine--to medium-grained, SILTY SAND. 

- - SM Brown, sat!rated, loose to medium dense, very fine- to medium-grained, SIL TY 
- - .. SAND with sandy silt beds . 

- - .. 

! 35 - -
t 

-
. . 

- - .. 

- - ML Light grayish-brown, saturated, medium stiff, SANDY SILT. 
- -
- -

40 - -
- -
- - t-

- - SM Light grayish-brown, saturated, loose to medium dense, very fine- to 
.. medium -grained, SIL TY ~-- - .. 

45 - - .,..~,..,-o-

SW Light grayish-brown, saturated, loose to medium dense, fine- to medium -grained, 
- - WELL-GRADED SAND. 

- - l- t- l- t-

- - SM Light grayish-brown , saturated, loose to medium dense, very fine- to 
- - .. medium -grained, SIL TY SAND . -

CK 
50 - - .. t- t- f t- t- t-

- - . . 
- - .. t- t- t- t- - t- t- t-

- - .. -
- - .. 

CK 
55 - - .. t- t- t- t- t- t- t-

- - .. -
. . 

- - .. 

- - ML du-k grayish-brown, saturated, medium stiff, SANDY SILT with clay. - - ill~i~ SW Light grayish-brown, saturated, loose to medium dense, fine- to coarse-grained, 
60 -- WELL-GRADED SAND. 

i + l- + + + + + + 

Notes: ----

t 
Symbol Legend WITT MISSION VALLEY y Groundwater Level During Drilling 588 CAMINO DEL RIO NORTH l)!.8 !'. Groundwater Level After Drilling SAN DIEGO, CALIFORNIA 

~ 
'' Apparent Seepage 

DATE: JULY 2017 JOB NO.: 2170347.01 CHR.ISTIAN WH EELER. 
* No Sample Recovery 

ENG I NEER I NG 

** Non -Representa ti ve Blow Count BY: SRD FIGURE NO. : A-5 
(rocks oresentl 



60 

65 ----

LOG OF TEST BORING B-2 (60'-90') 
Date Logged: 

Logged By: 

Existing Elevation: 

Proposed Elevation : 

~ GW 

~-
SM 

ML 

:<,~~C:1', SM-

6112/2017 Equipment: ProSonic 600T wl7" Casing 

DJF Bucket Type: NIA 
36.0 feet Drive Type: NIA 
Unknown Depth to Water: NIA 

SUMMARY OF SUBSURFACE CONDITIONS 
(based on Unified Soil Classification System) 

Younger Alluvium (Qyal): Light grayish-brown, saturated, loose to medium 
dense, WELL-GRADED GRAVELS. 

Light grayish-brown, saturat~d, loose to medium dense, very fine- to 

medium-grained, SIL TY SAND. 

Dark grayish-brown, saturated, medium stiff, CLAYEY SILT with sand. 

Light grayish-brown, saturatea, loose to medium dense, fine- to medium-grained , 

Sam(!le Tv(!e and Laborato!}'. Test Legend 
Cal Modified California Sampler CK Chunk 
SPT Standard Penetration Test DR Drive Ring 
ST Shelby Tube 

MD Max Density DS Direct Shear 
504 Soluble Sulfates Con Consolidation 
SA Sieve Analysis EI Expansion Index 
HA Hydrometer R-Val Resistance Value 
SE Sand Equivalent Chi Soluble Chlorides 
PI Plasticity Index Res pH & Resistivity 
CP Co llapse Potential SD Sample Density 

-- SW WELL-GRADED SAND with silt. /..1-----11-

Light grayish-brown, saturatek, loose to medium dense, fine- to medium-grained, 
WELL-GRADED SAND. ----

70 ----
----

75 ----
----

80 - ---
----

85 ----
----

90 --

Notes: 

t 

* 
** 

SW 

t- t- t-

GW Light grayish-brown, saturated, loose to medium dense, WELL-GRADED 
GRAVELS. 

t- t-

t- t- t-

GC St~dium Conglom~rate (Tst) : Brown to greenish-gray, moist, dense, CLAYEY 
GRAVEL r th sand, moderately weathered to 80 feet. 

t- t- t-

t- t- t-

Boring terminated at 89 feet. No groundwater or seepage encountered. 

Symbol Legend 
Groundwater Level During Drilling 

Groundwater Level After Drilling 

Apparent Seepage 

No Sample Recovery 

Non-Representative Blow Count 
rocks oresentl 

DATE: 

BY: 

t-

WITT MISSION VALLEY 
588 CAMINO DEL RIO NORTH 

SAN DIEGO, CALIFORNIA 

JULY 2017 JOB NO.: 

SRD FIGURE NO.: 

t- t-

t- t-

t- t-

t- t-

t- t-

2170347.01 

A-6 

t-

t-

t-

t-

t-

t-

t-

t-

t-

t-

-~~ (t~ 

t-

t-

t-

t-

t-

CHR.ISTIAN WHEELER. 
ENG I NEER ING 



LOG OF TEST BORING B-3 
Sam(!le Tv(!e and Laborato!}'. Test Legend 

Cal Modified California Sampler CK Chunk 
SPT Standard Penetration Test DR Drive Ring 
ST Shelby Tube 

Date Logged: 6112/2017 Equipment: ProSonic 600T wl7" Casing MD Max Density DS Direct Shear 

Logged By: DJF Bucket Type: NIA 504 Soluble Sulfates Con Conso lidation 
SA Sieve Analysis EI Expans ion Index 

Existing Elevation: 33.5 feet Drive Type: NIA HA Hydrometer R-Val Resistance Value 
SE Sand Equivalent Chi Soluble Chlorides 

Proposed Elevation: Unknown Depth to Water: NIA PI Plasticity Index Res pH & Resistivity 

CP Co llapse Potential SD Sample Density 

g c.., ..-l z~ 
~ ~ 

~ 
z ~ 

~ 9 0 0 ~ 

~ ~~ 0 
~ ~ i:: ,2 

~~ f2 ~ u ~ SUMMARY OF SUBSURFACE CONDITIONS ~; ~~ i:: :i: >- ~ ~~ ;;a"' i5 < "' (based on Unified Soil Classification System) ..-l Q-E, 

~ 
~ "' ~ ~ ~ ~ ~z <~ Oi-,. 

~ ;;a u Z..Sl ~ Oo ~ ..-l ~ ~"' ~ "' ~~ ~ ~Bl ;:s~ 0 ~ c.., ~ ~~ 

"' ~ ~u 0 

0 2" ot AC. 

- - l . · .. - SM Artificial Fill (Qaf) : Light bro wn, moist, loose to medium dense, very fine- to 

- - medium-grained, SIL TY S~D , micaceous, upper 12" disturbed . 
+ + + + + 

.. 
- - .. t ~ t - - ML Dark grayish-brown, moist, medium stiff, SANDY SILT. 

5 - - SW Younger Alluvium (Qyal) : Light brown, moist, loose to medium dense, fine- to 
- - medium-grained, WELL-Gj ED SAND. 

- - + + + - + + + 

- - CK 
- -

10- - -
·-:~· 

- - ; , 

- - + + + + + + + + 

- - -·-- - ML Brown, moist, medium stiff, SANDY SILT. 

t 15 - - + + 

- - /:. SW- Brown to orangish-~rown, moist , loose to medium dense, fine- to CK 
- - SM medium-grained , WELL-GRADED SAND, mottled to 21 feet. + 

- -
- - I I 20 - - ,;'-' + + + + + + + + 

·:Ci - - --. . SM Light brown. 

l l - - . . + + + + + + + 

- - .. 

- - .. 

25 - - SW Light grayish-bro wn, loose to medium dense, fine- to medium-grained, 
- - WrELL-GRADED SAND. 

- - SW- Light grayish-brown, saturated, loose to medium dense, fine- to medium-grained, 
- - i --~ SM WELL-GRADED SAND with silt. 

- - _·. ff 
- 30 -- + 

r 
+ + + + + + + 

+ + + + + + + + 

Notes: ----

t 
Symbol Legend WITT MISSION VALLEY y Groundwater Level During Drilling 588 CAMINO DEL RIO NORTH l)!.8 !'. Groundwater Level After Drilling SAN DIEGO, CALIFORNIA 

~ 
'' Apparent Seepage 

DATE: JULY 2017 JOB NO.: 2170347.01 CHR.ISTIAN WH EELER. 
* No Sample Recovery 

ENG I NEER. I NG 

** Non -Representa ti ve Blow Count BY: SRD FIGURE NO. : A-7 
(rocks oresentl 



LOG OF TEST BORING B-3 (30'-60') 
Sam(!le Tv(!e and Laborato!}'. Test Legend 

Cal Modified California Sampler CK Chunk 
SPT Standard Penetration Test DR Drive Ring 
ST Shelby Tube 

Date Logged: 6112/2017 Equipment: ProSonic 600T wl7" Casing MD Max Density DS Direct Shear 

Logged By: DJF Bucket Type: NIA 504 Soluble Sulfates Con Conso lidation 
SA Sieve Analysis EI Expans ion Index 

Existing Elevation: 33.5 feet Drive Type: NIA HA Hydrometer R-Val Resistance Value 
SE Sand Equivalent Chi Soluble Chlorides 

Proposed Elevation : Unknown Depth to Water: NIA PI Plasticity Index Res pH & Resistivity 

CP Co llapse Potential SD Sample Density 

g c.., ..-l z~ 
~ ~ 

~ 
z ~ 

~ 9 0 0 ~ 

~ ~~ 0 
~ ~ i:: ,2 

~~ f2 ~ u ~ SUMMARY OF SUBSURFACE CONDITIONS ~; ~~ i:: :i: >- ~ ~~ ;;a"' i5 < "' (based on Unified Soil Classification System) ..-l Q-E, 

~ 
~ "' ~ ~ ~ ~ ~z <~ Oi-,. 

~ ;;a u Z..Sl ~ Oo ~ ..-l ~ ~"' ~ "' ~~ ~ ~Bl ;:s~ 0 ~ c.., ~ ~~ 

"' ~ ~u 0 

30 SM Younger Alluvium (Qyal): Light grayish-brown, saturated, loose to medium 
- - dense, fine- to medium-grained, WELL-GRADED SAND with silt. 

.. .. - - . -; 
' 

t- t- t- t- t- t-

- - .. ,. 

t r r - - .. 
"' 35 - - Light grayish-brown, loose to medium dense, fine- to medium-grained, SM 

- - : WELL-GRADED SAND. 

- - I ~ ; 

: t- t- t- t- t- t- t-

: .·: 
- - . • . . . .. - - -::, . 

40 - - .. -.. . ... 
- - .. -. 

·.•: CK 
- - ·. 

' 
t- t- t- t t- t- t-

- - : -
- - .. 

. . 
45 - - , . t- t- t- t- t- t- t- t-

·. 
' - - , . 

. . - - . . ~ t- t- t- t- t- t- t- t-

... 
- - {::: 

· '•: - - - SW Light grayish-brown, saturated , loose to medium dense, fine- to coarse-grained, 
50 - - WELL-GRADED SAND. 

- -
- - ML Grayish-brown, satJrated, medium stiff, SANDY SILT with clay. t-

- - CK 

I I I - -
55 - - ... SM Light grayish-brown, saturated, loose to medium dense, very -fine- to t-

- - .. medium-grained , SIL TY SAND. 

. . 
- - if GW Light grayish-brown, saturated , loose to medium dense, WELL-GRADED 
- - GRAVELS . 

- - mt:· SM Light grayish-brown, very fine- to medium-grained, SIL TY SAND. 

60 -- t- t- t- t- t- t-

+ l l + l + + + + + + 

Notes: ----

t 
Symbol Legend WITT MISSION VALLEY y Groundwater Level During Drilling 588 CAMINO DEL RIO NORTH l)!.8 !'. Groundwater Level After Drilling SAN DIEGO, CALIFORNIA 

~ 
'' Apparent Seepage 

DATE: JULY 2017 JOB NO.: 2170347.01 CHRJSTIAN WHEELER 
* No Sample Recovery 

ENG I NEEIUNG 

** Non -Representative Blow Count BY: SRD FIGURE NO. : A-8 
(rocks oresentl 



60 

65 ----------
70 ----
----

75 ----
----

80 - ---
----

85 ----
----

90 --

LOG OF TEST BORING B-3 (60'-90') 
Date Logged: 

Logged By: 

Existing Elevation: 

Proposed Elevation: 

~--. 

SM 

GW 

SW­
SM 

GW 

GM 

SM 

GC 

6112/2017 Equipment: ProSonic 600T wl7" Casing 

DJF Bucket Type: NIA 
33.5 feet Drive Type: NIA 
Unknown Depth to Water: NIA 

SUMMARY OF SUBSURFACE CONDITIONS 
(based on Unified Soil Classification System) 

Younger Alluvium (Qyal): Light grayish-brown, saturated, loose to medium 
dense, very fine--to medium-grained, SILTY SAND. 

l-

Light grayish-brown, saturated, loose to medium dense, WELL-GRADED 
GRAVELS. 

! t t 

t-

Light grayish-brown, saturated, loose to medium dense, WELL-GRADED SAND 
with silt. 

t- t-

Light grayish-brown, saturated, loose to medium dense, WELL-GRADED 
GRAVELS. 

l- + t- + 

t-

t-

Light grayish-brown to light brown , saturated, loose to medium dense, SIL TY 
GRAVELS with sand. 

t 
t-

l t 
t-

Stadium Conglomerate (Tst) : Greenish-gray to light brown, moist, dense, 
CLAYEY GRAVELS with sand. 

Damp, veJ dense. ----

t- t-

Greenish-g~ay, moist, dense, very fine- to medium-grained, SIL TY SAND . 

Greenish-gray to light brown , damp, very dense, CLAYEY GRAVELS with 
sand. 

l l l 
Notes: 

t 

* 
** 

Symbol Legend 
Groundwater Level During Drilling 

Groundwater Level After Drilling 

Apparent Seepage 

No Sample Recovery 

Non-Representative Blow Count 
rocks oresentl 

DATE: 

BY: 

WITT MISSION VALLEY 
588 CAMINO DEL RIO NORTH 

SAN DIEGO, CALIFORNIA 

JULY 2017 JOB NO.: 

SRD FIGURE NO.: 

Cal 
SPT 
ST 

MD 
504 
SA 
HA 
SE 
PI 
CP 

t-

t-

t-

Sam(!le Tv(!e and Laborato!}'. Test Legend 
Modified California Sampler 
Standard Penetration Test 
Shelby Tube 

Max Density 

Soluble Sulfates 
Sieve Analysis 
Hydrometer 
Sand Equivalent 
Plasticity Index 
Co llapse Potential 

CK 

t- t-

CK 

CK 

t- t-

CK 
t-

CK Chunk 
DR Drive Ring 

DS Direct Shear 
Con Consolidation 
EI Expansion Index 

R-Val Resistance Value 
Chi 
Res 
SD 

Soluble Chlorides 
pH & Resistivity 
Sample Density 

t-

t-

t-

-~~ (t~ 

t-

t-

t-

2170347.01 CHR.ISTIAN WHEELER. 
ENG I NEER ING 

A-9 



LOG OF TEST BORING B-3 (90'-120') 
Date Logged: 

Logged By: 

Existing Elevation: 

Proposed Elevation: 

90 ~- GC 

~-

95 ------ t-----
100----

t-----
105-- t---

t-----
110- - t---

t-----
115 -- t---
----

120-- t-

6112/2017 

DJF 

Equipment: 

Bucket Type: 

ProSonic 600T wl7" Casing 

NIA 
33.5 feet 

Unknown 

Drive Type: 

Depth to Water: 

NIA 
NIA 

SUMMARY OF SUBSURFACE CONDITIONS 
(based on Unified Soil Classification System) 

Stadium Conglomerate (Tst): Greenish-gray to light brown , damp, very dense, 
CLAYEY GRAVELS with sand. 

t- t-

l ! ! 
Boring terminated at 94 feet. No groundwater or seepage encountered. 

t- t- t-

t- t- t-

t- t- t-

t- t- t-

t- t- t-

t- t- t-

t- t- t-

t- t- t-

Notes: 

t 

* 
** 

Symbol Legend 
Groundwater Level During Drilling 

Groundwater Level After Drilling 

Apparent Seepage 

No Sample Recovery 

Non-Representative Blow Count 
rocks oresentl 

DATE: 

BY: 

WITT MISSION VALLEY 
588 CAMINO DEL RIO NORTH 

SAN DIEGO, CALIFORNIA 

JULY 2017 JOB NO.: 

SRD FIGURE NO.: 

Sample Type and Laboratory Test Legend 
Cal 
SPT 
ST 

Modified California Sampler CK Chunk 
~helt~:i:etration Test DR Drive Ring 

MD Max Density 
S04 Soluble Sulfates 
SA Sieve Analysis 
HA Hydrometer 
SE Sand Equivalent 
PI Plasticity Index 
CP Collapse Potential 

t- t-

t- t-

t- t-

t- t-

t- t-

t- t-

t- t-

t- t-

t- t-

t-

t-

t-

t-

t-

t-

t-

t-

t-

DS Direct Shear 
Con Conso lidation 
EI Expansion Index 
R-Val Resistance Value 
Chi Soluble Chlorides 
Res pH & Resistivity 
SD Sample Density 

t-

t-

t-

t-

t-

t-

t-

t-

t-

-~~ (t~ 

t-

t-

t-

t-

t-

t-

t-

t-

t-

2170347.01 CHR.ISTIAN WHEELER. 
ENGINEERING 

A-10 
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Project:
W

itt M
ission Valley M

ixed-U
se Project

Christian W
heeler Engineering

3980 H
om

e Avenue
San D

iego, California
Total depth: 57.91 ft, D

ate: 6/7/2017
Surface Elevation: 34.00 ft

588 Cam
ino D

el R
io N

orth, San D
iego, California

Coords: X:0.00, Y:0.00
Cone Type:

Cone O
perator: Kehoe Testing &

 Engineering

CPT: CPT-1

Location:
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aterial

3. Clay to silty clay

4. Clayey silt to silty clay

5. Silty sand to sandy silt

6. Clean sand to silty sand

7. G
ravely sand to sand

8. Very stiff sand to clayey sand

9. Very stiff fine grained
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Project: Witt Mission Valley Mixed-Use Project

Christian Wheeler Engineering
3980 Home Avenue
San Diego, California

Total depth: 57.91 ft, Date: 6/7/2017
Surface Elevation: 34.00 ft

588 Camino Del Rio North, San Diego, California

Coords: X:0.00, Y:0.00
Cone Type:

Cone Operator: Kehoe Testing & Engineering

CPT: CPT-1

Location:
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8. Very stiff sand to clayey sand

9. Very stiff fine grained

CPeT-IT v.2.0.1.26 - CPTU data presentation & interpretation software - Report created on: 6/30/2017, 11:01:47 AM 2
Project file: W:\2017 Jobs\2170347 - Witt Mission Valley\Reports\2170347.01 Geotechnical Investigation\Appendix C- CPT\2170347.01 Witt CPeT.cpt

CHRl.'i 11,\1'\ WHFFI FR 
I I'\ C I N I l n I '\I <. 

_f --:--..._ -_. 
~ 

( - ..... 
"'c 

'-.. , ___ -r 
~ -· ,,,.,...... 
~ 

~ 
~ .. 

l..3a 
":l... 

c;;;..._ --
1,.,..--

l.r ---- > .... -

'--~ 
c> 

~ .. --\ 
l 

.~ -c--
~ 

' 
~ 

~ -.... 
C 

-
1 

C11, 

-~ 
L -=--
? 
> 
> 
) 

~ 

< 
~ 

J 
,; 

~ 

"" 

■ 
■ 
■ 

■ 
□ 
□ 

~ 

F i--

-
~ -

L 

-

• r 
•- 1 

::I 

-=-
~ 

-
C 

C 

I 

□ 
□ 
□ 



Project:
W

itt M
ission Valley M

ixed-U
se Project

Christian W
heeler Engineering

3980 H
om

e Avenue
San D

iego, California
Total depth: 57.91 ft, D

ate: 6/7/2017
Surface Elevation: 34.00 ft

588 Cam
ino D

el R
io N

orth, San D
iego, California

Coords: X:0.00, Y:0.00
Cone Type:

Cone O
perator: Kehoe Testing &

 Engineering

CPT: CPT-1

Location:
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Calculation param
eters

Soil Sensitivity factor, N
S : 7.00
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ser defined estim
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Project:
W

itt M
ission Valley M

ixed-U
se Project

Christian W
heeler Engineering

3980 H
om

e Avenue
San D

iego, California
Total depth: 48.23 ft, D

ate: 6/7/2017
Surface Elevation: 32.70 ft

588 Cam
ino D

el R
io N

orth, San D
iego, California

Coords: X:0.00, Y:0.00
Cone Type:

Cone O
perator: Kehoe Testing &

 Engineering

CPT: CPT-3

Location:
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Calculation param
eters
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ndrained shear strength cone factor for clays, N

kt : 14
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 factor for clays, N
kt : 0.33

G
o: Based on variable

alpha using Ic  (R
obertson, 2009)
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obertson, 2009)
U

ser defined estim
ation data
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Project:
W

itt M
ission Valley M

ixed-U
se Project

Christian W
heeler Engineering

3980 H
om

e Avenue
San D

iego, California
Total depth: 48.23 ft, D

ate: 6/7/2017
Surface Elevation: 32.70 ft

588 Cam
ino D

el R
io N

orth, San D
iego, California

Coords: X:0.00, Y:0.00
Cone Type:

Cone O
perator: Kehoe Testing &

 Engineering

CPT: CPT-3

Location:
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Calculation param
eters

Soil Sensitivity factor, N
S : 7.00
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ser defined estim

ation data
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Project:
W

itt M
ission Valley M

ixed-U
se Project

Christian W
heeler Engineering

3980 H
om

e Avenue
San D

iego, California
Total depth: 60.20 ft, D

ate: 6/7/2017
Surface Elevation: 35.70 ft

588 Cam
ino D

el R
io N

orth, San D
iego, California

Coords: X:0.00, Y:0.00
Cone Type:

Cone O
perator: Kehoe Testing &

 Engineering

CPT: CPT-4

Location:
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SBT legend
1. Sensitive fine grained
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3. Clay to silty clay
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5. Silty sand to sandy silt

6. Clean sand to silty sand
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8. Very stiff sand to clayey sand
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Project: Witt Mission Valley Mixed-Use Project

Christian Wheeler Engineering
3980 Home Avenue
San Diego, California

Total depth: 60.20 ft, Date: 6/7/2017
Surface Elevation: 35.70 ft

588 Camino Del Rio North, San Diego, California

Coords: X:0.00, Y:0.00
Cone Type:

Cone Operator: Kehoe Testing & Engineering

CPT: CPT-4

Location:
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Project:
W

itt M
ission Valley M

ixed-U
se Project

Christian W
heeler Engineering

3980 H
om

e Avenue
San D

iego, California
Total depth: 60.20 ft, D

ate: 6/7/2017
Surface Elevation: 35.70 ft

588 Cam
ino D

el R
io N

orth, San D
iego, California

Coords: X:0.00, Y:0.00
Cone Type:

Cone O
perator: Kehoe Testing &

 Engineering

CPT: CPT-4

Location:
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Calculation param
eters
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elative desnisty constant, C
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eability: Based on SBT
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60 : Based on Ic  and q

t

Young’s m
odulus: Based on variable alpha using I
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y &
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LI Q U EFACT I O N  AN ALY SI S  R EP O R T
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I nput parameters and analysis data
Analysis method:
Fines correction method:
Points to test:
Earthquake magnitude Mw:
Peak ground acceleration:

NCEER (1998)
NCEER (1998)
Based on Ic value
6.90
0.51
.

G.W.T. (in-situ):
G.W.T. (earthq.):
Average results interval:
Ic cut-off value:
Unit weight calculation:

Project title : Witt Mission Valley Mixed-Use Project Location : 588 Camino Del Rio North, San Diego, California

Christian Wheeler Engineering
3980 Home Avenue
San Diego, California 92105

CPT file : CPT-5

8.90 ft
8.90 ft
3
2.60
Based on SBT

Use fill:
Fill height:
Fill weight:
Trans. detect. applied:
Kσ applied:
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Mw= 71/ 2, sigma'= 1 atm base curve Summary of liquefaction potential

FS Plot

Factor of safety
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FS Plot

During earthq.

Zone A1: Cyclic liquefaction likely depending on size and duration of cyclic loading
Zone A2: Cyclic liquefaction and strength loss likely depending on loading and ground
geometry
Zone B: Liquefaction and post-earthquake strength loss unlikely, check cyclic softening
Zone C: Cyclic liquefaction and strength loss possible depending on soil plasticity,
brittleness/sensitivity, strain to peak undrained strength and ground geometry

CLiq v.2.1.6.11 - CPT Liquefaction Assessment Software - Report created on: 7/13/2017, 10:32:15 AM
Project file: W:\2017 Jobs\2170347 - Witt Mission Valley\Reports\2170347.01 Geotechnical Investigation\Appendix D - Liquefaction\2170347.01 CLiq.clq
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This softw
are is licensed to: Christian W

heeler Engineering
CPT nam

e: CPT-5

Total cone resistance
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This softw
are is licensed to: Christian W

heeler Engineering
CPT nam

e: CPT-5
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1. Commercial Building Record 
 

See Attachment “A”. 
 

2. Photographic Survey 
 

See Attachment “B”. 
 
3. Site Plan 

 
See Attachment C. 
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1. Written description of the property including architectural style, materials, features, setting, 
and related structures. 
 
The 5.13-acre site for the Witt Mission Valley project is located at 588 Camino de la Reina. 
Camino de la Reina forms the project site’s northern boundary; Camino de la Siesta is along 
the western project boundary; and Camino del Rio North forms the site’s southern boundary, 
separating the project site from Interstate 8 (I-8). The project site is currently developed with 
commercial auto dealership sales and offices (Witt Lincoln), service bays, and auto sales 
areas with surface parking lots.  Regional access to the project area is provided by I-8, 
located immediately south of the project; State Route 163 (SR-163), located approximately 
one-half-mile west of the project site; and I-805, located less than two miles east of the 
project site. Local access to the project site occurs at driveways off Camino del Rio North 
and Camino de La Siesta. 
 
Buildings on site are concrete structures with the minimum architectural detail on the sales 
building, and no ornamentation on the other vehicle maintenance buildings. The buildings, 
as well as the northern portion of the sales building, are open vehicle maintenance bays with 
maintenance equipment visible to the street. The remainder of the site is used as parking 
and vehicle storage. 

 
2. Written description of any alterations including dates and the architect/builder associated 

with the alterations. 
 
The following permit history is available for the project site: 
 
1969  E-75638 Add service bay 
 
1977  L-36052  Add office 
   L-36853  Conference room and lounge 
 
1980  N-33038 ACs 
 

3. Notice of Completion. 
 
Notice of Completion cannot be located. 
 

4. Chain of Title. 
 
See Attachment “D”. 
 

5. List of Occupants. 
 
The San Diego Historical Society Archives only maintains addresses from 1984 and older. For 
the time period available with the Archives, the following occupants occupied the project 
site: 
 
1968-1972  Townsend JR Co. Inc. Autos – New & Used 
 
1972-1978  Townsend Lincoln Mercury 
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1984  Townsend JR Co. Auto Leasing 
6. Historic photographs. 

 
Historic photographs are provided for 1906, 1912, 1977, 1984, 1985, and 1988.  See 
Attachment “E”. 
 

 
7. Sanborn Maps for all published years. 

 
The property is not mapped in any published year of the Sanborn Maps. 
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COMMERCIAL BUILDING RECORD 
  



 

	

 
 
  



 

	

 
  



 

	

 
  



 

	

Attachment “B” 
 

PHOTOGRAPHIC SURVEY 
  



 

	

  

 

Photographic Survey Key Map 

 

 
  



 

	

 
Photo 1 

 

 
Photo 2   



 

	

 
Photo 3 

 

 
Photo 4  



 

	

 
Photo 5 

 

 
Photo 6 



 

	

 
Photo 7 

 

 
Photo 8 

  



 

	

Attachment “C” 
 

SITE PLAN 
 



 

	

 

 



 

	

Attachment “D” 
 

CHAIN OF TITLE 



 

	

1. Grant Deed 
 
Grantor: Ford Leasing Development Company  
Grantee: Miller-Bond Land Company 
Recorded: October 25, 1966 as Instrument  
 No. 170518 of Official Records 
 

2. Grant Deed 
 
Grantor: Miller-Bond Land Company  
Grantee: J.R. Townsend Co., Inc. 
Recorded: October 25, 1966 as Instrument  
 No. 106349 of Official Records 
 

3. Quitclaim Deed 
 
Grantor: Robert E. Townsend and Marilyn J. Townsend 
Grantee: Townsend Mission Valley Properties, L.P. 
Recorded: June 1, 2017 as Instrument  
   No. 247717 of Official Records 
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HISTORIC PHOTOGRAPHS
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