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S.0 SUMMARY

S.1 Project Synopsis

This summary provides a brief synopsis of the Draft Environmental Impact Report (EIR) for the Costa
Verde Center Revitalization Project, prepared in compliance with the California Environmental
Quality Act (CEQA), and includes (1) a description of the Project and its components; (2) the results of
the environmental analysis contained within this EIR; (3) the major areas of controversy and issues
to be resolved by the decision-makers; and (4) the alternatives to the Project that were considered.
This summary does not contain the extensive background and analysis found in the EIR. Therefore,
the reader should review the entire EIR to fully understand the Project and its related environmental
consequences.

As the CEQA Lead Agency, the City of San Diego (City) has the primary responsibility for evaluating
the environmental effects of the Project and is considering approval or disapproval of the Project in
light of these effects. As required by CEQA, this EIR: (1) describes the Project, including its location,
objectives, and features; (2) describes the existing conditions at the project site and surrounding
areas; (3) analyzes the direct, indirect, and cumulative adverse physical effects that would occur to
the existing conditions if the Project is implemented; (4) identifies feasible means of avoiding or
substantially lessening the significant adverse effects, if available; (5) provides a determination of
significance for each impact after mitigation is incorporated; and (6) evaluates a reasonable range of
feasible alternatives to the Project that would obtain most of the basic project objectives and avoid
or substantially lessen a significant project-related impact.

S.1.1 Project Location and Setting

The Project involves the renovation of an existing 13.9-acre shopping center located within the
University Community Planning (UCP) area, as well as the Costa Verde Specific Plan (CVSP) area in
the City. The project site is located 2.5 miles east of the Pacific Ocean, 10 miles north of downtown
San Diego, 0.8 mile east of Interstate (I-) 5 and approximately 1.1 miles west of 1-805. Genesee
Avenue and Nobel Drive form the eastern and southern boundaries of the project site, respectively.
The project site can be accessed via these public roads, as well as from Costa Verde Boulevard to the
west and Esplanade Court in the northern portion of the site. La Jolla Village Drive, a major east-west
thoroughfare, is located approximately 700 feet north of the site boundary. Surrounding uses
include a continuing care retirement community (including a 60-bed licensed skilled nursing center)
and multi-family residential uses to the west, multi-family residential uses to the south, a surface
parking lot and the approved Monte Verde residential project (currently under construction) to the
north, and the Westfield University Towne Centre (UTC) regional shopping center to the east. An
extension of the San Diego Trolley system is currently under construction in the center of Genesee
Avenue, just east of the site.

The existing Costa Verde Center was constructed in 1989 as a shopping and retail center to
accommodate the growing neighborhoods in the University community. The entirety of the property
is developed, and is comprised of a gross floor area of 178,000 square feet (SF) of commercial/retail
space along with associated parking. The shopping center has approximately 30 tenants, including
retail businesses, restaurants, fitness and service facilities, a grocery store, a dry cleaner, banks, an
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optometrist's office, and a gas station. The site layout is designed with the majority of shops built in
a linear fashion along the western edge of the project site. Associated parking and multiple
stand-alone buildings can be found to the east and south of the main shops. A pedestrian
promenade connects the majority of the retail space. The center was designed in a contemporary,
postmodern architectural style typical of late 1980s and early 1990s design.

Topography on the site ranges from approximately 335 feet above mean sea level (AMSL) at the
southeastern corner of the project site (with the majority of the southern portion of the site at
approximately 350 feet AMSL) to approximately 365 feet AMSL at the northwestern corner. There
are no steep slopes within the project site, and the existing topographical changes are incorporated
into the current development. The site is fully developed and no natural vegetation or habitats are
located on the site. The site drains into an existing storm drain system, with the majority of the site
draining to the south and the northernmost acre of the site draining to the west. All flows are
ultimately conveyed into Rose Canyon Creek.

The project site is located in a highly urbanized area and is surrounded by development consisting
of commercial/retail uses, hotels, residential developments, a private park, and multi-story office
towers. To the northwest of the site and north of La Jolla Village Drive is the University of California,
San Diego (UCSD). The Marine Corps Air Station (MCAS) Miramar airfield is about two miles
southeast of the project site. The project site also is adjacent to the extension of the San Diego
Trolley Blue Line, through an ongoing construction effort known as the Mid-Coast Trolley project. A
new, raised Trolley platform is to be located south of Esplanade Court within the median of Genesee
Avenue. Trolley service to this area is anticipated to start in late 2021.

S.1.2 Project Objectives
The following are the goals and objectives of the Project:

e Revitalize an aging shopping center to better serve present and future community needs by
expanding-enhancing; and diversifying neighborhood/community-serving retail, dining, and
commercial opportunities and local services.

e Integrate new land uses (such as commercial office/research and development and visitor
accommodations) to create a more vibrant activity center that contributes to the City's goals
of smart growth.

e Provide a hotel in a transit-accessible location to serve visitors and the community's
research, business, and educational hub.

e Implement transit-supportive land uses and a built environment embracing the Blue Line
Trolley Station, which will be located in the center of Genesee Avenue within a Transit
Priority Area.

e Increase mobility options by providing pedestrian and bicycle linkages to improve
connectivity within the CVSP Area and between the center and adjacent neighborhood.

e Provide a place for gathering spots for the public that promote social interaction between
University community residents, students, seniors, visitors, and workers.
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e Improve the environmental sustainability of the existing retail center through the
implementation of features such as energy conservation, sustainable landscape, water
conservation, and support for alternative transportation, consistent with the City's Climate
Action Plan (CAP).

S.1.3 Project Description

The Project entails the reconfiguration and expansion of the existing Costa Verde Center to create a
local, walkable hub that provides neighborhood services, retail shops, restaurants, office/research
and development uses, a hotel, and community gathering spaces. The Project proposes to retain the
current amount (approximately 178,000 SF) of commercial/retail uses, add approximately 360,000 SF
of research and development and 40,000 SF of commercial/office uses, and re-designate an
approximately one-acre portion of the project site as Visitor Commercial to reintroduce a hotel use
to the CVSP area. A 200-room hotel would serve residents, visitors, and the community’s research,
business, and educational hub. The hotel would be up to 10 stories in height and would encompass
approximately 125,000 SF. The maximum building heights would be 45 feet for commercial/retail
structures, and 135 feet for commercial/office/research and development and hotel uses.

The northern portion of the center sits approximately 14 feet higher in elevation (approximately
360 feet AMSL) than the southern portion of the site (approximately 350 feet AMSL, to
approximately 335 feet AMSL). A uniform podium level of approximately 360 feet AMSL would be
established across the entire site to provide a more cohesive experience and facilitate mobility
throughout the site. The majority of parking would be provided beneath this podium level. At the
southern portion of the site, the base of two commercial/retail structures would be located at an
elevation similar to the existing ground elevation, but lower than the podium level, due to the
difference in elevation across the site.

The northern portion of the center would consist of a pedestrian-orientated promenade. The
promenade would extend southward from a circular style cul-de-sac at the end of Esplanade Court.
It would be lined with retail, restaurant, and office/research and development buildings, as well as a
central lawn and gathering area, outdoor seating and dining areas, decorative planters, site
furniture, landscaping, and accent paving. Elevators and stairs would provide connections to the
Trolley Station platform.

The southern portion of the center would be oriented around a surface parking lot. This area is
intended for essential neighborhood services, such as a grocery store, pharmacy, and banks.
Landscaping and sidewalks would be provided.

The architecture of the center would consist of modern design and materials, consistent with the
character of the community’'s urban core. This would include clean lines and materials such as cast-
in-place concrete, fiber cement panels, metal panels, paint over smooth plaster, brick veneer, and
wood siding.
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S.2 Summary of Significant Effects and Mitigation
Measures that Reduce or Avoid the Significant
Effects

Table S-1, Summary of Significant Impacts and Mitigation, located at the end of this section,
summarizes the results of the environmental analysis completed for the Project. Table S-1 identifies
the significant impacts associated with the Project, includes mitigation measures to reduce and/or
avoid significant environmental effects, and concludes if the impact would be mitigated to a level
below significance with implementation of mitigation measures. The mitigation measures listed in
Table S-1 are also discussed within each relevant topic area, and fully contained in Section 9.0,
Mitigation, Monitoring, and Reporting Program (MMRP).

S.3  Areas of Controversy

The Project’s Notice of Preparation (NOP) was distributed on July 12, 2016 for a 30-day public review
and comment period, and a public scoping meeting was held on July 28, 2016. Public comments
were received on the NOP that reflect controversy related to several environmental issues. The NOP,
comment letters, public scoping meeting sign-in sheet, and public scoping meeting transcript are
included in this EIR as Appendix A.

A total of six letters were received during the NOP period, including two letters from state agencies
(California Department of Transportation [Caltrans] and Native American Heritage Commission
[NAHC], one letter from a regional agency (San Diego Association of Governments [SANDAG]), and
three letters from members of the public (Gerald Bischoff, Deborah Knight of Friends of Rose
Canyon, and Richard Schulman of Hecht Solberg Robinson Goldberg & Bagley LLP [on behalf of
Costa Verde Hotel, LLC]). In addition, 10 people spoke at the public scoping meeting.

Issues of controversy raised in response to the NOP include concerns related to land use
compatibility, neighborhood/community character, traffic and parking, multi-modal transportation
access, visual quality, glare, shading, public services and utilities, recreation, cultural and
paleontological resources, noise, air quality, runoff, blasting, greenhouse gas (GHG) emissions,
cumulative impacts, and growth inducement. Several commenters also suggested alternatives to be
considered in the EIR.

Subsequently, an EIR for the previously proposed version of the Project was circulated for public
review starting January 31, 2018. Primary concerns expressed during the public review period
included traffic, safety of pedestrian access, construction and operational noise, visual resources
and community character, and air quality.

S.4 Issues to be Resolved by the Decision-Making Body

The City Council must review the Project and this EIR and determine if the Project or one of the
alternatives presented in Chapter 8 should be adopted and implemented. If the Project is selected
for adoption, the City Council will be required to certify the Final EIR, determine whether and how to
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mitigate significant impacts, and adopt associated Findings pursuant to CEQA Guidelines
Section 15091 for the following significant impacts identified in the EIR:

e Transportation and Circulation

e Noise

Furthermore, a Statement of Overriding Considerations pursuant to CEQA Guidelines Section 15093
would be required for those impacts found to be significant and unmitigated (or unavoidable),
comprised of cumulative transportation/circulation impacts.

S.5 Project Alternatives

Section 15126.6 of the CEQA Guidelines requires the discussion of “a range of reasonable
alternatives to the project, or to the location of the project, which would feasibly attain most of the
basic objectives of the project but would avoid or substantially lessen any of the significant effects of
the project” and evaluation of the comparative merits of the alternatives. The alternatives discussion
is intended to “focus on alternatives to the project or its location, which are capable of avoiding or
substantially lessening any significant effects of the project,” even if these alternatives would impede
to some degree the attainment of the project objectives.

In addition to the Project, the EIR addresses in detail the following four alternatives per the
above-noted CEQA requirements: the No Project Alternative; the Retail, Hotel, and Residential
Alternative; the Retail, Hotel, Office, and Reduced Research and Development Alternative; and the
Retail and Office/Research and Development Alternative. These alternatives are summarized below,
and evaluated in full in Chapter 8, Alternatives, of this document. A summary comparison of the
impacts associated with the Project with the project alternatives is included in Table S-2, Comparison
of Project and Alternative Impacts.

S.5.1 No Project Alternative

Under the No Project Alternative, the Project would not be adopted, no expansion of the existing
retail uses would be implemented, and no new hotel or office/research and development uses
would be constructed. With completion of the Monte Verde towers currently under construction, the
existing CVSP will be completely built out, and no additional work would occur to fulfill the existing
plan. The No Project Alternative would avoid the significant and unmitigated (or unavoidable)
impacts to transportation/circulation (traffic congestion) as well as short-term construction and long-
term operational noise identified for the Project. It also would incrementally reduce impacts to
paleontological resources, public utilities, and public services and facilities, which would be less than
significant for the Project. This alternative would not generate additional fees to address existing
deficiencies in public facilities. It would be similar to the Project with regard to geology. This
alternative would not require plan amendments, but would be less preferred than the Project with
regard to consistency with the environmental goals and objectives of applicable land use plans. It
also would be less preferred with regard to alternative transportation modes, aesthetics, and
hydrology/water quality, due to the retention of existing conditions as opposed to the upgrades that
are proposed by the Project. With regard to air quality, GHG, and energy, this alternative would
result in reduced impacts on a site-specific basis. It would not, however, implement strategies
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designed to reduce these impacts on a regional, long-term basis. This alternative would fail to meet
any of the project objectives listed above.

S.5.2 Retail, Hotel, and Residential Alternative

The Retail, Hotel, and Residential Alternative reflects the project as submitted to the City in

March 2016 and circulated for public review in January 2018. This alternative would involve
increasing the development intensity of commercial/retail uses by approximately 125,000 SF for a
total of approximately 303,000 SF distributed among a total of 15 new and existing buildings and
redesignating an approximately one-acre portion of the project site to Visitor Commercial to
reintroduce a hotel use to the CVSP area. A 200-room hotel would serve residents, visitors, and the
community's research, business, and educational hub. Additionally, a mixed-use residential
component, consisting of ground floor retail and six floors of multi-family residential use (with the
top floor incorporating a mezzanine level) totaling 120 units would be incorporated as a future
project phase.

The Retail, Hotel, and Residential Alternative would incrementally reduce significant operational
noise impacts from HVAC operations. Potentially significant, but mitigable, impacts related to
demolition and construction noise would be similar under this alternative as for the Project. This
alternative would incrementally reduce impacts to land use (noise compatibility), aesthetics, air
quality, energy, paleontological resources, public utilities, and public services and facilities, which
would be less than significant for the Project. It would be similar to the Project with regard to
greenhouse gas emissions, hydrology/water quality, and geology. The Retail, Hotel, and Residential
Alternative would increase significant and unmitigated (or unavoidable) direct and cumulative
transportation/circulation (traffic) impacts to street segments, while decreasing impacts at
intersections, freeway segments, and ramp meters. This alternative would fulfill the Project
objectives listed above.

S.5.3 Retail, Hotel, Office, and Reduced Research and
Development Alternative

The Retail, Hotel, Office, and Reduced Research and Development Alternative would construct
210,000 SF of research and development, which is 150,000 SF less than the Project. It also would
revitalize the 178,000 SF of existing retail space and add a hotel and 40,000 SF of office space, similar
to the Project. The mobility improvements and community facilities, as well as sustainable design
features, proposed as part of the Project would occur under this alternative.

The Retail, Hotel, Office, and Reduced Research and Development Alternative would reduce
significant, direct and cumulative transportation/circulation (traffic congestion) impacts, although
significant and unmitigated impacts would still occur. Potentially significant, but mitigable, impacts
related to demolition and construction noise would be the same under this alternative as for the
Project, while operational noise impacts would be incrementally reduced. It would slightly reduce
impacts related to aesthetics, air quality, energy, GHG, paleontological resources, public utilities, and
public facilities and services, which also would be less than significant under the Project.
Less-than-significant impacts to land use, hydrology/water quality, and geology would be similar to
the Project. This alternative would fulfill the seven project objectives, although it would fulfill two of
the objectives to a lesser degree than the Project due to the reduced development intensity.
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S.5.4 Retail and Office/Research and Development Alternative

The Retail and Office/Research and Development Alternative proposes to revitalize the 178,000 SF of
existing retail space and add 360,000 SF of research and development and 40,000 SF of office uses,
similar to the Project. This alternative would not, however, include development of a hotel at the
site. It is anticipated that two restaurants would operate at the site where a hotel would be located
under the Project. The mobility improvements and community facilities, as well as sustainable
design features, proposed as part of the Project would occur under this alternative.

The Retail and Office/Research and Development Alternative would reduce significant, direct and
cumulative transportation/circulation (traffic congestion) impacts, although significant and
unmitigated impacts would still occur. Potentially significant, but mitigable, impacts related to
demolition and construction noise would be the same under this alternative as for the Project, while
operational noise impacts would be incrementally reduced. It would slightly reduce impacts related
to land use (related to noise compatibility), aesthetics, air quality, energy, GHGs, paleontological
resources, public utilities, and public facilities and services, which also would be less than significant
under the Project. Less-than-significant impacts to hydrology/water quality and geology would be
similar to the Project. This alternative would fulfill four, partially fulfill two, and not fulfill one of the
seven project objectives.

S.5.5 Environmentally Superior Alternative

Section 15126.6(e)(2) of the CEQA Guidelines requires an EIR to identify the environmentally
superior alternative. For the Project, the No Project Alternative is identified as the environmentally
superior alternative, based on the fact that this alternative would not result in any contribution to
direct or cumulatively significant impacts related to transportation/circulation; or to project-specific
significant impacts related to noise, which would occur with the Project. The CEQA Guidelines also
note, however, that if the No Project Alternative is the environmentally superior alternative, the EIR
must identify an environmentally superior alternative from the other alternatives.

Of the remaining alternatives, the environmentally superior alternative is the Retail and Office/
Research and Development Alternative, as it would meet most of the identified Project objectives,
and would reduce significant and unmitigated traffic impacts, as well as reduce significant but
mitigable operational noise impacts. Specifically, it would result in the least amount of traffic
generation of any of the build alternatives.
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Table S-1
SUMMARY OF SIGNIFICANT IMPACTS AND MITIGATION

Impact

Mitigation

Significance
After
Mitigation

TRANSPORTATION/CIRCULATION

Traffic Capacity: Would the Project result in an increase in projected traffic which is substantial in relation to the existing traffic load and capacity of

the street system?

Transportation Systems: Would the Project have a substantial impact upon existing or planned transportation systems?

Existing Conditions Plus Project Impacts - Intersections

Genesee Avenue/
Esplanade Court

TRA-1: Prior to the issuance of the first construction permit, the Owner/Permittee shall
assure by permit and bond the following improvements, satisfactory to the City Engineer to
mitigate the Project's impact to the Genesee Avenue/Esplanade Court intersection:

e Reconfigure the eastbound approach to provide two dedicated left-turn lanes, a
through lane and a dedicated right-turn lane. Install an eastbound right-turn overlap
phase. Modify the traffic signal in conjunction with the changed lane designations.

e All improvements shall be completed and operational prior to first occupancy.

Less than
significant

Genesee Avenue/
Governor Drive

TRA-2: Prior to the issuance of the first construction permit, the Owner/Permittee shall
assure by permit and bond the following improvements to mitigate the Project’s impact to
the Genesee Avenue/Governor Drive intersection:

e Install right-turn overlap phasing on the southbound approach and modify traffic
signal accordingly. However, the installation of southbound right-turn overlap would
prohibit access to the parcel in the northwest corner of the intersection due to the
inability to make eastbound U-turns. Therefore, this impact is considered significant
and unmitigated.

e As partial mitigation, the Project will upgrade and/or repair signal interconnect,
communications, detection, and controller equipment on Genesee Avenue between
Esplanade Court and Governor Drive.

Significant and
unmitigated
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Summary

Table S-1 (cont.)
SUMMARY OF SIGNIFICANT IMPACTS AND MITIGATION

Impact Mitigation

Significance
After
Mitigation

TRANSPORTATION/CIRCULATION (cont.)

Existing Conditions Plus Project Impacts - Intersections (cont.)

Genesee Avenue/SR 52 TRA-3: Prior to the issuance of the first construction permit, the Owner/Permittee shall
Westbound Ramps assure by permit and bond the installation of a traffic signal to allow for protected
northbound left turns to mitigate the Project's impact to the Genesee Avenue/SR 52
westbound ramps intersection, satisfactory to Caltrans and the City Engineer.

¢ Install a traffic signal at this intersection to allow for protected northbound left
turns.

Although the identified improvements would fully mitigate the impact, the Project's impact
to this intersection is considered significant and unmitigated because the timing of the
identified improvements are not within the Applicant’s or the City's control as it requires
Caltrans approval.

Significant and
unmitigated

Genesee Avenue/SR 52 TRA-4: Prior to the issuance of the first construction permit, the Owner/Permittee shall
Eastbound Ramps assure by permit and bond the installation of the following improvements, satisfactory to
the City Engineer to mitigate the Project's impact to the Genesee Avenue/SR 52 eastbound
ramps intersection:

e Right-turn overlap phasing on the westbound approach, and associated traffic signal
modification satisfactory to Caltrans and the City Engineer.

Although the identified improvements would fully mitigate the impact, the Project’s impact
to this intersection is considered significant and unmitigated because the timing of the
identified improvements are not within the Applicant's or the City's control as it requires
Caltrans approval.

Significant and
unmitigated
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Table S-1 (cont.)
SUMMARY OF SIGNIFICANT IMPACTS AND MITIGATION
Significance
Impact Mitigation After
Mitigation

TRANSPORTATION/CIRCULATION (cont.)

Existing Conditions Plus Project Impacts - Freeway Segments

I-5: Gilman Drive to TRA-5: Addition of managed lanes on I-5 between |-8 and La Jolla Village Drive, as identified
Nobel Drive in SANDAG's 2050 Revenue Constrained RTP, would improve freeway operations. However,

there is currently no funding in place at this time and no guarantee that the improvements
would occur. As partial mitigation, the Project proposes the following TDM measures to
incentivize use of alternate forms of transportation other than single-occupancy vehicles:.
The City's Environmental Designee shall verify that the TDM measures listed below are

included on the project Construction drawings prior to the issuance of building permits, and

that the requirements are implemented.

Implement a parking management plan, which will charge salaried employees
market-rate for single-occupancy vehicle parking and provide reserved, discounted,
or free spaces for registered carpools or vanpools.

Provide carpool/vanpool parking spaces as a part of the overall project parking
requirements at the project site. These spaces will be signed and striped
“carpool/vanpool parking only.”

Provide shower and locker facilities. These showers and lockers will be located in the
parking structure adjacent to the security office.

Maintain an employer network in the SANDAG iCommute program (which replaces
the previous RideMatcher service) to tenants/employees.

Provide on-site carsharing vehicle(s) and/or bikesharing.

Provide a 25 percent transit subsidy to hourly employees working on the property.
The subsidy value will be limited to the equivalent value of 25 percent of the cost of
a Metropolitan Transit System “Regional Adult Monthly/30-Day Pass"” (currently $72
for a subsidy value of $18 per month). Subsidies will be available to 75 percent of

Significant and
unmitigated
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Table S-1 (cont.)
SUMMARY OF SIGNIFICANT IMPACTS AND MITIGATION

Impact

Mitigation

Significance
After
Mitigation

TRANSPORTATION/CIRCULATION (cont.)

Existing Conditions Plus Project Impacts - Freeway Segments (cont.)

the hourly employees. The subsidy will be offered at the Opening Day of the project
and will be provided for a period of three years.

e Provide transit pass sales at the site’s concierge.

e Provide a shuttle for workers in the research and development and office buildings
to access other properties within the community that are owned by the same entity.
If a public zero-emission shuttle is established in the community in the future,
provide a stop within the project site.

e Implement smart parking technologies to provide real-time space availability,
carpool/vanpool priority, and the option to reserve spaces in advance.

e Install micromobility parking to accommodate a variety of micromobility forms, near

the elevators to the trolley.

e Provide additional bicycle and micromobility amenities, such as tire pump/repair
stands as well as electric bike and scooter charging stations.

e Consider enhanced wayfinding investments as part of the final design process.

In addition, the Project applicant shall prepare a TDM Monitoring and Reporting Program to
assess the estimated net reduction in project trips due to the proposed TDM measures.
Traffic counts and data relating to paid parking, non-vehicular usage and carpool/vanpool
usage shall be collected using on-site person surveys, field visits, and coordination with the
property owners and tenants, among others. The Project applicant shall conduct the
monitoring program annually for a period of three years. Annual TDM Reports shall be
prepared and submitted to the satisfaction of the City Engineer.

Impacts remain significant and unmitigated in the Existing Plus Project scenario.
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Table S-1 (cont.)
SUMMARY OF SIGNIFICANT IMPACTS AND MITIGATION
Significance
Impact Mitigation After
Mitigation

TRANSPORTATION/CIRCULATION (cont.)

Existing Conditions Plus Project Impacts - Freeway Segments (cont.)

[-805: Governor Drive to
Nobel Drive

TRA-6: Currently, there is one managed lane of I-805 between SR 52 and I-5, which was
Stage | of the I-805 North Managed Lanes Project. Stages Il through IV of the [-805 North
Managed Lanes project would construct the second carpool lane in the median from just
north of SR 52 to just north of La Jolla Village Drive. Additionally, the Nobel Drive Direct
Access Ramp (DAR) and the Nobel Drive Park & Ride and Transit Station would be
constructed and the Governor Drive interchange would be reconfigured. The addition of
managed lanes and a new DAR on Nobel Drive would further improve freeway operations
on the I-805. The construction start dates for these improvements are pending as there is
no funding in place to guarantee that these improvements would be completed. As partial
mitigation, the proposes the TDM measures (as shown in TRA-5) to incentivize use of
alternate forms of transportation other than single-occupancy vehicles. Impacts remain
significant and unmitigated in the Existing Plus Project scenario.

Significant and
unmitigated

SR 52: Genesee Avenue to
[-805

TRA-7: The addition of a third lane in each direction along SR 52 between I-5 and 1-805, as
identified in SANDAG's 2050 Unconstrained Network RTP, would improve freeway
operations. However, there is currently no funding in place at this time and no guarantee
that the improvements would occur. As partial mitigation, the Project proposes TDM
measures (as shown in TRA-5) to incentivize use of alternate forms of transportation other
than single-occupancy vehicles. Impacts remain significant and unmitigated in the Existing
Plus Project scenario.

Significant and
unmitigated
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Table S-1 (cont.)
SUMMARY OF SIGNIFICANT IMPACTS AND MITIGATION
Significance
Impact Mitigation After
Mitigation

TRANSPORTATION/CIRCULATION (cont.)

Existing Conditions Plus Project Impacts - Metered Freeway On Ramps

[-805/Nobel Drive

TRA-8: Stages Il through IV of the I-805 North Managed Lanes (as discussed above), the

Significant and

interchange southbound Nobel Drive DAR, the Nobel Drive Park & Ride and Transit Station, and the reconfiguration of | unmitigated
on-ramp the Governor Drive interchange would relieve the congestion and delay at the freeway ramp
meter and improve overall freeway operations, but there is no funding in place to ensure
that the improvements would occur. Therefore, impacts at this freeway ramp meter remain
significant and unmitigated in the Existing Plus Project scenario. As partial mitigation, the
Project proposes TDM measures (as shown in TRA-5) to incentivize use of alternate forms of
transportation other than single-occupancy vehicles.
Near-Term (Opening Day 2023) Plus Project Impacts - Intersections
Genesee Avenue/ TRA-9: Implementation of TRA-1, as outlined above, would mitigate the Project-related Less than
Esplanade Court significant impact at the Genesee Avenue/Esplanade Court intersection for the Near Term significant
(Opening Day 2023) Plus Project scenario to a less than significant level.
Genesee Avenue/ TRA-10: Prior to the issuance of the first construction permit, the Owner/Permittee shall Less than
Decoro Street assure by permit and bond the following improvements to the satisfaction of the City significant

Engineer to mitigate the Project's impact to the Genesee Avenue/Decoro Street intersection:

e Restripe the westbound approach to include a shared through left-turn lane and an
exclusive right-turn lane, along with associated traffic signal modifications. This
improvement would require the removal of approximately six on-street parking
spaces on the westbound approach.

e Allimprovements must be completed and operational prior to first occupancy.
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Table S-1 (cont.)
SUMMARY OF SIGNIFICANT IMPACTS AND MITIGATION
Significance
Impact Mitigation After
Mitigation

TRANSPORTATION/CIRCULATION (cont.)

Near-Term (Opening Day 2023) Plus Project Impacts - Intersections (cont.)

Genesee Avenue/
Governor Drive

TRA-11: Implementation of TRA-2 would reduce the Project-related significant impact at the
Genesee Avenue/Governor Drive intersection for the Near Term (Opening Day 2023) Plus
Project scenario to a less than significant level. However, the installation of southbound
right-turn overlap would prohibit access to the northwest corner of the intersection due to
the inability to make eastbound U-turns. Therefore, this impact is considered significant and
unmitigated. As partial mitigation, the Project will upgrade and/or repair signal interconnect,
communications, detection and controller equipment on Genesee Avenue between
Esplanade Court and Governor Drive.

Significant and
unmitigated

Genesee Avenue/SR 52
Westbound Ramps

TRA-12: Implementation of TRA-3 would reduce the Project-related significant impact at the
Genesee Avenue/SR 52 westbound ramps intersection for the Near Term (Opening Day
2023) Plus Project scenario to a less than significant level. Although the identified
improvements would fully mitigate the impact, the Project’'s impact to this intersection is
considered significant and unmitigated because the timing of the identified improvements
are not within the Applicant's or City's control as they require Caltrans approval.

Significant and
unmitigated

Genesee Avenue/SR 52
Eastbound Ramps

TRA-13: Implementation of TRA-4 would reduce the Project-related significant impact to the
Genesee Avenue/SR 52 eastbound ramps intersection for the Near-Term (Opening Day
2023) Plus Project scenario to a less than significant level. Although the identified
improvements would fully mitigate the impact, the Project's impact to this intersection is
considered significant and unmitigated because the timing of the identified improvements
are not within the Applicant’s or City's control as they require Caltrans approval.

Significant and
unmitigated

Genesee Avenue; from
Decoro Street to Centurion
Square, Centurion Square to

Governor Drive

TRA-14: Per the University Community Plan Amendment (December 5, 2016), the widening
of Genesee Avenue to six lanes was deemed infeasible. As partial mitigation, the Project will
upgrade and/or repair signal interconnect, communications, detection, and controller
equipment on Genesee Avenue between Esplanade Court and Governor Drive.

Significant and
unmitigated
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SUMMARY OF SIGNIFICANT IMPACTS AND MITIGATION
Significance
Impact Mitigation After
Mitigation

TRANSPORTATION/CIRCULATION (cont.)

Near-Term (Opening Day 2023) Plus Project Impacts - Freeway Segments

[-5: Gilman Drive to
Nobel Drive

TRA-15: Addition of managed lanes on I-5 between I-8 and La Jolla Village Drive, as identified
in SANDAG's 2050 Revenue Constrained RTP, would improve freeway operations. However,
there is currently no funding in place at this time and no guarantee that the improvements
would occur. Implementation of TRA-5 project TDM measures would partially mitigate the
Project’s impact. Impacts remain significant and unmitigated in the Near-Term (Opening Day
2023) Plus Project scenario.

Significant and
unmitigated

[-805: Governor Drive to
Nobel Drive

TRA-16: Currently, there is one managed lane of I-805 between SR 52 and I-5, which was
Stage | of the I-805 North Managed Lanes Project. Stages Il through IV of the I-805 North
Managed Lanes project would construct the second carpool lane in the median from just
north of SR 52 to just north of La Jolla Village Drive. Additionally, the Nobel Drive Direct
Access Ramp (DAR) and the Nobel Drive Park & Ride and Transit Station would be
constructed and the Governor Drive interchange would be reconfigured. The addition of
managed lanes and a new DAR on Nobel Drive would further improve freeway operations
on the I-805. The construction start dates for these improvements are pending as there is
no funding in place to guarantee that these improvements would be completed.
Implementation of TRA-6 project TDM measures would partially mitigate the Project’s
impact. Impacts remain significant and unmitigated in the Near-Term (Opening Day 2023)
Plus Project scenario.

Significant and
unmitigated

SR 52: Genesee Avenue to
[-805

TRA-17: The addition of a third lane in each direction along SR 52 between I-5 and I-805, as
identified in SANDAG's 2050 Unconstrained Network RTP, would improve freeway
operations. However, there is currently no funding in place at this time and no guarantee
that the improvements would occur. Implementation of TRA-7 project TDM measures would
partially mitigate the Project's impact. Impacts remain significant and unmitigated in the
Near-Term (Opening Day 2023) Plus Project scenario.

Significant and
unmitigated
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SUMMARY OF SIGNIFICANT IMPACTS AND MITIGATION
Significance
Impact Mitigation After
Mitigation

TRANSPORTATION/CIRCULATION (cont.)

Near-Term (Opening Day 2023) Plus Project Impacts - Metered Freeway On-ramps

[-805/Nobel Drive

TRA-18: Stages Il through IV of the 1-805 North Managed Lanes (as discussed above), the

Significant and

Interchange Southbound Nobel Drive DAR, the Nobel Drive Park & Ride and Transit Station, and the reconfiguration of | unmitigated
On-ramp the Governor Drive interchange would relieve the congestion and delay at the ramp meter

and improve overall freeway operations, but there is no funding in place to ensure that the

improvements would occur. Therefore, impacts at this freeway ramp meter remain

significant and unmitigated in the Near-Term (Opening Day 2023) Plus Project scenario. As

partial mitigation, the Project proposes TDM measures (as shown in TRA-5) to incentivize

use of alternate forms of transportation other than single occupancy vehicles.
Cumulative Impacts - Intersections
La Jolla Village Drive/ TRA-19 Widening the westbound approach to provide a second dedicated right-turn lane is Less than
Genesee Avenue a condition of approval for the Monte Verde project as included in that project’s EIR significant

transportation mitigation measures and permit conditions. The required improvement is
currently permitted and bonded by Monte Verde. Therefore, the Project’'s impact in the Year
2035 scenario at this location is considered less than significant.
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Significance
Impact Mitigation After
Mitigation
TRANSPORTATION/CIRCULATION (cont.)
Cumulative Impacts - Intersections (cont.)
Costa Verde Boulevard/ TRA-20: Prior to the issuance of the first construction permit, the Owner/Permittee shall Less than
Loop Road (South) assure by permit and bond the following improvements to the satisfaction of the City significant
Engineer to mitigate the Project's cumulative impact to the Costa Verde Boulevard/Loop
Road (South) intersection:
e Widen the westbound approach to provide a dedicated left-turn lane. To
accommodate the additional lane, approximately 10 feet of widening of the roadway
would be required. The additional 10 feet of widening can be accomplished by
widening 5 feet on both sides of the driveway.
e Restripe the northbound approach to provide a dedicated right-turn lane.
o All improvements must be completed and operational prior to first occupancy.
Genesee Avenue/ TRA-21: Implementation of TRA-1, as outlined above, would mitigate the Project's Less than
Esplanade Court contribution to a significant cumulative impact at the Genesee Avenue/Esplanade Court significant
intersection for the Year 2035 (Community Buildout) Plus Project scenario to a less than
significant level.
Nobel Drive/ TRA-22: Prior to the issuance of the first construction permit, the Owner/Permittee shall Less than
Costa Verde Boulevard assure by permit and bond the following improvements to the satisfaction of the City significant

Engineer to mitigate the Project's cumulative impact to the Nobel Drive/Costa Verde
Boulevard intersection:

e Restripe the southbound approach to provide a dedicated right-turn lane, with
associated signal modification.
o All improvements must be completed and operational prior to first occupancy.
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SUMMARY OF SIGNIFICANT IMPACTS AND MITIGATION
Significance
Impact Mitigation After
Mitigation

TRANSPORTATION/CIRCULATION (cont.)

Cumulative Impacts - Intersections (cont.)

Nobel Drive/
Genesee Avenue

TRA-23: Prior to the issuance of the first construction permit, the Owner/Permittee shall
assure by permit and bond the following improvements to the satisfaction of the City
Engineer to mitigate the Project's cumulative impact to the Nobel Drive/Genesee Avenue
intersection:

e Install right-turn overlap phasing on the eastbound approach, with associated signal
modification.

However, the installation of an eastbound right-turn overlap would restrict access to the
residential development on the west side of Genesee Avenue, south of Nobel Drive due to
the inability to make northbound U-turns. Therefore, this impact is considered significant
and unmitigated. As partial mitigation, the Project will upgrade and/or repair signal
interconnect, communications, detection and controller equipment on Genesee Avenue
between Esplanade Court and Governor Drive.

Significant and
unmitigated

Genesee Avenue/
Decoro Street

TRA-24: Implementation of TRA-10, as outlined above, would mitigate the Project's
significant cumulative impact at the Genesee Avenue/Decoro Street intersection for the Year
2035 (Community Buildout) Plus Project scenario to a less than significant level.

Less than
significant

Genesee Avenue/
Governor Drive

TRA-25: Implementation of TRA-2, as outlined above, would reduce the Project's cumulative
impact at the Genesee Avenue/Governor Drive intersection for the Year 2035 (Community
Buildout) Plus Project scenario. However, the installation of southbound right-turn overlap
would prohibit access to the northwest corner of the intersection due to the inability to
make eastbound U-turns. Therefore, this impact is considered significant and unmitigated.
As partial mitigation, the project will upgrade and/or repair signal interconnect,
communications, detection, and controller equipment on Genesee Avenue between
Esplanade Court and Governor Drive.

Significant and
unmitigated
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Significance
Impact Mitigation After
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TRANSPORTATION/CIRCULATION (cont.)

Cumulative Impacts - Intersections (cont.)

Genesee Avenue/SR 52
Westbound Ramps

TRA-26: Implementation of TRA-3 would reduce the Project’s significant impact at the
Genesee Avenue/SR 52 westbound ramps intersection for the Year 2035 (Community
Buildout) Plus Project scenario to a less than significant level. Although the identified
improvements would fully mitigate the impact, the Project's impact to this intersection is
considered significant and unmitigated because the timing of the identified improvements
are not within the Applicant's or City's control as they require Caltrans approval.

Significant and
unmitigated

Genesee Avenue/SR 52
Eastbound Ramps

TRA-27: Implementation of TRA-4 would reduce the Project’s significant impact to the
Genesee Avenue/SR 52 eastbound ramps intersection for the Year 2035 (Community
Buildout) Plus Project scenario to less than significant. Although the identified
improvements would fully mitigate the impact, the Project’s impact to this intersection is
considered significant and unmitigated because the timing of the identified improvements
are not within the Applicant’s or City's control as they require Caltrans approval.

Significant and
unmitigated

Cumulative Impacts - Roadway Segments

La Jolla Village Drive;
Genesee Avenue to
Executive Way

Per the University Community Plan Amendment (December 5, 2016), the repurposing of this
segment to a 6-lane Prime Arterial was deemed infeasible as it was determined on-street
parking would remain.

Significant and
unmitigated

Genesee Avenue; La Jolla
Village Drive to Esplanade
Court

Per the University Community Plan Amendment (December 5, 2016), the repurposing of this
segment to a 6-lane Prime Arterial was deemed infeasible given that the existing condition
includes a loading driveway serving the UTC mall.

Significant and
unmitigated

Genesee Avenue; Nobel
Drive to Decoro Street,
Decoro Street to Centurion
Square, Centurion Square to

Governor Drive, Governor
Drive to SR 52

TRA-28: Per the University Community Plan Amendment (December 5, 2016), the widening
of Genesee Avenue to 6-lanes was deemed infeasible. As partial mitigation, the Project will
upgrade and/or repair signal interconnect, communications, detection and controller
equipment on Genesee Avenue between Esplanade Court and Governor Drive.

Significant and
unmitigated
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Significance
Impact Mitigation After
Mitigation

TRANSPORTATION/CIRCULATION (cont.)

Cumulative Impacts - Freeway

Segments

[-5: Gilman Drive to
Nobel Drive

TRA-29: Addition of managed lanes on I-5 between I-8 and La Jolla Village Drive, as identified
in SANDAG's 2050 Revenue Constrained RTP, would improve freeway operations. However,
there is currently no funding in place at this time and no guarantee that the improvements
would occur. Implementation of TRA-5 project TDM measures would partially mitigate the
Project’s impact. Impacts remain significant and unmitigated in the cumulative condition.

Significant and
unmitigated

[-805: Governor Drive to
Nobel Drive

TRA-30: Currently, there is one managed lane of I-805 between SR 52 and I-5, which was
Stage | of the I-805 North Managed Lanes Project. Stages Il through IV of the I-805 North
Managed Lanes project would construct the second carpool lane in the median from just
north of SR 52 to just north of La Jolla Village Drive. Additionally, the Nobel Drive Direct
Access Ramp (DAR) and the Nobel Drive Park & Ride and Transit Station would be
constructed and the Governor Drive interchange would be reconfigured. The addition of
managed lanes and a new DAR on Nobel Drive would improve freeway operations on the
[-805. The construction start dates for these improvements are pending as there is no
funding in place to guarantee that these improvements would be completed.
Implementation of TRA-6 project TDM measures would partially mitigate the Project's
impact. Impacts remain significant and unmitigated in the cumulative condition.

Significant and
unmitigated

SR 52: Genesee Avenue to
[-805

TRA-31: The addition of a third lane in each direction along SR 52 between I-5 and I-805, as
identified in SANDAG's 2050 Unconstrained Network RTP, would improve freeway
operations. However, there is currently no funding in place at this time and no guarantee
that the improvements would occur. Implementation of TRA-7 project TDM measures would
partially mitigate the Project's impact. Impacts remain significant and unmitigated in the
cumulative condition.

Significant and
unmitigated
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TRANSPORTATION/CIRCULATION (cont.)

Cumulative Impacts, Metered Freeway On-ramps

I-805/Nobel Drive
Interchange Southbound
Ramps

TRA-32: Stages Il through IV of the 1-805 North Managed Lanes (as discussed above), the
Nobel Drive DAR, the Nobel Drive Park & Ride and Transit Station, and the reconfiguration of
the Governor Drive interchange would relieve the congestion and delay at the freeway ramp
meter and improve overall freeway operations, but there is no funding in place to ensure
that the improvements would occur. Therefore, impacts at this freeway ramp meter remain
significant and unmitigated in the cumulative condition. As partial mitigation, the Project
proposes several TDM measures (as shown in TRA-5) to incentivize use of alternate forms of
transportation other than single-occupancy vehicles.

Significant and
unmitigated

I-5/La Jolla Village Drive
Interchange Northbound
On-Ramp

TRA-33: The UTC Revitalization project is conditioned to construct a HOV lane at the I-5/La
Jolla Village Drive northbound on-ramp. As of January 2020, this improvement is currently
under construction and is expected to be completed prior to Year 2035.

Less than
significant

NOISE

Construction Noise: Would the Project result in exposure of people to noise levels created by the Project which exceed the City’s adopted noise
ordinance and/or the City’s Significance Determination Thresholds?

Noise levels from Project
operations to off-site NSLUs
could exceed the SDMC
standards, and impacts
would be potentially
significant.

NOI-1: Event Plaza Noise Barrier. Noise levels from operational noise generated by the
Project shall meet the arithmetic mean of the City noise ordinance standards between a
commercial and multi-family residential use. This standard is 60 dBA Leq during the hours
between 7:00 a.m. and 7:00 p.m., 55 dBA Leq during the hours between 7:00 p.m. and
10:00 p.m., and 52.5 dBA Lgq during the hours between 10:00 p.m. and 7:00 a.m. Noise
reduction may be accomplished through on-site sound barriers or use restrictions.

To reduce noise levels from live music performances within the Project's event plaza, all
performances with amplified sound shall be directed to the east. A moveable or permanent
bandshell shall be erected as a noise barrier. The barrier shall be at least 6 feet high and
shall be located between the performers and the off-site receptors to the west.

Less than
significant

Costa Verde Center Revitalization Project

S-22

City of San Diego
September 2020




SCH No. 2016071031; Project No. 477943

Final Environmental Impact Report Summary
Table S-1 (cont.)
SUMMARY OF SIGNIFICANT IMPACTS AND MITIGATION
Significance
Impact Mitigation After
Mitigation

NOISE (cont.)

NOI-1 (cont.): If amplified sound is used, any amplification equipment (e.g., speakers) shall
not extend above or around the sound barrier, as viewed from the off-site receptors to the
west. Non-amplified (acoustic) live music performances shall be permitted without the
requirement of a noise barrier.

All sound barriers shall be solid. They shall be constructed of masonry, wood, plastic,
fiberglass, steel, or a combination of those materials, with no cracks or gaps, through or
below the walls. Any seams or cracks must be filled or caulked. If wood is used, it shall be
tongue and groove and shall be at least one-inch total thickness or have a density of at least
3.5 pounds per square foot. Where architectural or aesthetic factors allow, glass or clear
plastic 3/8 of an inch thick or thicker may be used. Sheet metal of 18 gauge (minimum) may
be used, if it meets the other criteria and is properly supported and stiffened so that it does
not rattle or create noise itself from vibration or wind.

Prior to the first outdoor event with amplified sound, the Owner/Permittee shall engage a
qualified acoustician to perform and certify a sound test to confirm that noise levels meet
the specified standards. The City's Environmental Designee and MMC shall review the test
methods and findings and confirm to their satisfaction that sound attenuation meets the
specified standards. The noise level needed to ensure compliance shall be noted and the
maximum volume level of the speakers shall be identified in Costa Verde Center standard
operating procedures, leases, and future event contracts.

NOI-2: HVAC Noise Barriers. Noise levels from operational noise generated by rooftop
equipment shall meet the arithmetic mean of the nighttime City noise ordinance standards
between a commercial and multi-family residential use. This standard is 52.5 dBA Leq during
the hours between 10:00 p.m. and 7:00 a.m. Noise reduction may be accomplished through
on-site noise barriers.
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SUMMARY OF SIGNIFICANT IMPACTS AND MITIGATION

Impact

Mitigation

Significance
After
Mitigation

NOISE (cont.)

NOI-2 (cont.): Sound barriers shall be constructed surrounding the rooftop HVAC units on
all Project buildings. On Building B, the barriers shall be incorporated into the proposed
14-foot mechanical screens. On Building T1, the barriers shall be incorporated into the
proposed 25-foot mechanical screens. The barriers shall be at least two feet higher than the
tallest noise-generating rooftop equipment on all other structures. Barrier construction
requirements are the same as those specified in Mitigation Measure NOI-1. The City's
Environmental Designee and MMC shall verify the inclusion of these features on project
plans prior to the issuance of building permits.

NOI-3: Indoor Music Use Noise Analysis. Prior to issuance of a Conditional Use Permit
(CUP) for indoor music use (if and when such use is proposed), a noise analysis shall be
completed to assess operational noise sources associated with the indoor music use.
Appropriate noise attenuation measures identified in the noise analysis shall be
incorporated into the project design to ensure compliance with the City Noise Ordinance
limits between a commercial use and multi-family residential use of 60 dBA Legq during the
hours between 7:00 a.m. and 7:00 p.m., 55 dBA Lgq during the hours between 7:00 p.m. and
10:00 p.m., and 52.5 dBA Lgq during the hours between 10:00 p.m. and 7:00 a.m. Methods
for ensuring compliant noise levels may include, but not be limited to, the following:

e Restricting music-generating equipment to indoor locations;

e Constructing the building so that the entry doors face away from the adjacent
off-site receivers;

e Including a double set of entry doors that are offset to limit noise transmission
through the doors; and

e Ensuring that any side or rear doors remain securely closed when music is playing.
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Impact Mitigation After

Mitigation
NOISE (cont.)
Construction noise during NOI-4: Parking Garage Demolition Noise Barriers. Prior to issuance of demolition, Less than
the following scenarios grading, or building permits, the City’s Environmental Designee and MMC shall ensure the significant

would be potentially
significant: demolition of the
underground parking
garage, building demolition
and grading adjacent to the
western property line, and
building construction of
Buildings A, B, C, D, and L

following notes are included on the Project plans. For demolition of the underground
parking garage and ground level slabs, if a breaker is used within 145 feet or if a concrete
saw is used within 139 feet of the pocket park, a temporary 12-foot-high noise control
barrier shall be erected between the breaker and concrete saw and the pocket park to
reduce noise levels below the City Noise Ordinance construction threshold of 75 dBA Leq
(12 hour). If applicable, a construction safety barrier may be enhanced to act as a noise
control barrier by meeting the specifications listed below.

The temporary noise control barrier shall be tall enough to break the line of sight between
the breaker and concrete saw and the sensitive receptor. The sound attenuation barrier
shall be solid. It shall be constructed of wood, plywood, or flexible vinyl curtains that meet a
rating of Sound Transmission Class (STC) 19, with no cracks or gaps through or below the
wall. Any seams or cracks shall be filled or caulked. If wood or plywood is used, it can be
tongue and groove and shall be at least 5/8-inch total thickness or have a density of at least
3.5 pounds per square foot.
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After
Mitigation

NOISE (cont.)

NOI-4 (cont.): Alternative methods (including, but not limited to the use of alternative sound
barriers, noise attenuation devices/modifications to construction equipment, limiting hours
of operation, or a combination of these measures) may be employed to reduce noise levels
below the City Noise Ordinance construction threshold of 75 dBA Leq (12 hour). For example,
for residences located on floors higher than 12 feet at off-site residences facing the project
site to the west, noise barriers placed on balconies would reduce noise levels. Where
architectural or aesthetic factors allow, glass or clear plastic 3/8 of an inch thick or thicker
may be used, if it is desirable to preserve a view. Noise-attenuating materials may be placed
on off-site balconies if they meet the criteria listed above for ground-level sound barriers
and are properly supported and stiffened so that they do not rattle or create noise itself
from vibration or wind.; hewever-ifaAlternate measures are-employed.theyshall be
evaluated by a qualified acoustician and approved by the City's Environmental Designee and
MMC prior to the initiation of construction activities to ensure that they will reduce noise
levels to within City standards._The following additional requirements also will be

implemented:

e All construction equipment shall have properly operating and maintained mufflers;

e The construction contractor shall post notices, legible at a distance of 50 feet, at the
project construction site. All notices shall indicate the dates and duration of
construction activities, as well as provide a contact name and a telephone number
where area residents can inquire about the construction process and register

complaints;
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NOISE (cont.)

NOI-4 (cont.):

An on-site coordinator shall be employed by the project applicant/contractor. The

coordinator’s duties shall include fielding and documenting noise complaints,
determining the source of the complaint (e.g., piece of construction equipment),
determining whether noise levels are within acceptable limits and according to City
standards, and reporting complaints to the City. The coordinator shall contact
nearby noise-sensitive receptors, advising them of the construction schedule; and
Where feasible during construction, the construction contractor shall place
stationary construction equipment in locations where the emitted noise is away
from sensitive noise receivers.

NOI-5: Buildings Demolition, Grading, and Building Construction Noise Barriers. Prior
to issuance of demolition, grading, or building permits, the City's Environmental Designee
and MMC shall ensure the following notes are included on the Project plans. A temporary
12-foot high noise control barrier shall be erected between the construction equipment and
residentially zoned property lines within the following distances to reduce noise levels below
the City Noise Ordinance construction threshold of 75 dBA Leq (12 hour):

70 feet for demolition and grading using a dozer, loader, and off-highway truck;

65 feet for demolition and grading using an excavator, loader, and off-highway truck;
41 feet for building construction using a drill;

40 feet for building construction using a concrete truck; and

49 feet for building construction using a crane.
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Mitigation

Significance
After
Mitigation

NOI-5 (cont.):

If applicable, a construction safety barrier may be enhanced to act a noise control barrier by
meeting the specifications listed belewin Mitigation Measure NOI-4.

The temporary noise control barrier shall be tall enough to break the line of sight between
the pieces of equipment and the pocketparkadjacent residentially zoned property. The
sound barrier specifications,-and alternative compliance procedures, and additional
requirements shall be the same as those described in Noise Mitigation Measure NOI-4.
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Table S-2
COMPARISON OF PROJECT AND ALTERNATIVE IMPACTS

Retail, Hotel,
. Office, and Retail and Office/
. Retail, Hotel,
. q . No Project . . Reduced Research and
Environmental Issue Area Project . and Residential
Alternative R Research and Development
Alternative ,
Development Alternative
Alternative
Transportation/Circulation SU N SU+/-2 SU- SU-
Noise SM N SM- SM- SM-

1
2

meters.

Includes issue areas with significant impacts identified for the Project
This alternative would result in increased street segment impacts, but decreased impacts to intersections, freeway segments, and ramp

SM = significant but mitigable impacts; SU = significant and unmitigated impacts; N = no significant impacts
- =reduced impact level(s) relative to the Project; + = increased impact level(s) relative to the Project
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1.0 INTRODUCTION

This section provides a brief description of the Project background and scope, the purpose and legal
authority for the Environmental Impact Report (EIR), the EIR scope and process, and an explanation
of how the EIR is organized. This EIR contains an analysis of the Project described in detail in
Chapter 3.0, Project Description.

1.1 Project Background

Costa Verde Center is an existing neighborhood/community-serving shopping center located west of
Genesee Avenue between La Jolla Village Drive and Nobel Drive in the University community of the
City of San Diego (City). The shopping center is located on a 13.9-acre site, within the approximately
57-acre Costa Verde Specific Plan (CVSP) area, which is bordered by Genesee Avenue, Nobel Drive,
Regents Road, and La Jolla Village Drive. The existing center is comprised of a gross floor area of
approximately 178,000 square feet (SF) of commercial retail space along with associated parking. It
currently has more than 30 tenants, including retail businesses, restaurants, fitness and service
facilities, a grocery store, a dry cleaner, banks, an optometrist's office, and a gas station. Multi-family
residences and a retirement community have been constructed in the western portion of the CVSP
area, and additional multi-family residences are currently under construction in the northern
portion of the CVSP area. The site is surrounded by urban development, including multi-family
residential units, hotels, commercial/retail uses, and office buildings. A number of changes have
occurred in the physical and land use planning environment of the site since the original approval of
the CVSP, as outlined below.

In 1986, the San Diego City Council adopted the CVSP and implementing discretionary permits. As
originally approved, the CVSP included 178,000 SF of neighborhood and community commercial
uses, 2,600 dwelling units (DUs), and a 400-room hotel. The hotel was to be located at the
intersection of La Jolla Village Drive and Genesee Avenue and include a maximum of 400 rooms,
structured parking, a lounge/restaurant, meeting facilities, recreational facilities for guests, and
incidental retail.

The existing Costa Verde Center was constructed in accordance with the CVSP in 1989 and operates
under Planned Development Permit (PDP) 90-1109, issued by the City of San Diego in 1990.

In February 2004, the City Planning Commission approved a Community Plan Amendment/Specific
Plan Amendment (CPA/SPA) initiation request for Costa Verde Center, which proposed increasing
the amount of commercial space within the shopping center by 75,000 SF. Regency Centers
Corporation deferred formally submitting the CPA for a variety of reasons, including:

e Adramatic national economic downturn which impacted consumer spending habits and
indicated that timing might not be right for a shopping center expansion.

e The City General Plan was undergoing a comprehensive Citywide amendment based on the
Strategic Framework Element adopted in 2002. This document introduced what eventually
became the guiding principles and core values for the 2008 comprehensive update of the
1979 Progress Guide and General Plan.
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e A number of potentially significant land use and transportation changes within the area
immediately surrounding Costa Verde Center were being considered by the City and the San
Diego Association of Governments (SANDAG), including the Mid-Coast Corridor
Transportation Project, the expansion of Westfield University Town Center (UTC), Monte
Verde Multi-Family Residential CPA, and La Jolla Crossroads, which resulted in changes to the
transportation infrastructure and density of the area surrounding the Project site.

In the time since the decision was made not to further pursue the previously initiated CPA, changes
have continued to occur in the Project area. The Regional Comprehensive Plan (RCP) for the San
Diego Region (SANDAG 2004a) called for “increased density in both the Downtown San Diego and
[the] University [community] areas, which are the population and employment centers anchoring
the northern and southern ends of the corridor.” A key implementation tool for local jurisdictions of
the RCP is the Smart Growth Concept Map (SANDAG 2008b) approved in 2006 and updated through
May 2016. The SANDAG Regional Smart Growth Concept Map identifies the area around Costa Verde
Center as an “Urban Center” because it is designated by the community plan for regional
commercial, neighborhood commercial, institutional, scientific research, high density residential

(45 to 75 DUs per acre), and medium density housing (30 to 45 DUs per acre).

The University of California, San Diego (UCSD) Long Range Development Plan to guide the future use
of the campus was prepared in 2004 and updated in 2018. Shortly after being established in 1960,
UCSD had a student population of 160 students and 70 faculty members. Today, there are
approximately 32,850 undergraduates and graduate students, and 16,000 faculty and staff. Total
student enroliment grew over 12 percent between 2010 and 2015 (UCSD 2018).

In September 2007, an amendment to the University Community Plan (UCP)/CVSP was adopted for
the Monte Verde project, immediately north of Costa Verde Center. This amendment eliminated the
400-room hotel and re-designated the site as High Density Residential, which increased the
maximum number of DUs in the CVSP to 2,740, and added a one-acre park/amenity space. This
approval provides for the eventual development on the adjacent 4.77-acre Monte Verde property of
four buildings, for a total of 560 condominium units (refer to Section 2.3, Surrounding Land Uses, for
the status of this development).

During the following year, the City approved an increase in the allowable development intensity for
Westfield UTC by 750,000 SF and a maximum of 300 multi-family DUs. This action was consistent
with the UCP vision of creating “an urban node with two relatively high-density, mixed-use core
areas located at the University Towne Centre and La Jolla Village Square areas.”

In March 2008, the City updated its General Plan to focus growth into mixed-use activity centers that
are pedestrian-friendly and link to an improved regional transportation system. The document
identified “Urban Village Centers"” as “higher-density nodes within Subregional Employment Areas”
such as the University community. These villages “cluster more intensive employment, residential,
commercial and civic uses, integrated with public spaces to encourage walking and to support
transit.”

In October 2014, the Federal Transit Administration signed the Record of Decision for the Final
Supplemental Environmental Impact Statement/Subsequent Environmental Impact Report
(SEIS/SEIR) for the Mid-Coast Corridor Transit Project, which was an important milestone for
extending trolley service to the northern part of San Diego. The Project includes development of
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nine new stops including the Terminus Station, which is to be located on a platform in the center of
Genesee Avenue, south of Esplanade Court/UTC Driveway. Pedestrian bridges will be provided to
the Westfield UTC shopping center on the east and the Costa Verde Center on the west.

In March 2015, the Planning Commission approved the Initiation of an amendment to the UCP and
the CVSP for the Costa Verde Center, which proposed to add 125,000 SF of neighborhood and
community commercial uses, re-designate one acre to Visitor Commercial to allow a hotel use, and
revise technical aspects of the specific plan. The applicant was also asked by the Planning
Commission to “evaluate the need for additional residential development in the vicinity of the
Project area and the ability to incorporate residential units on-site.” An EIR addressing these project
parameters was circulated for public review in early 2018. The Project has since been modified, as
summarized in Section 1.2, Project Scope, and detailed in Chapter 3.

1.2 Project Scope

The Costa Verde Center Project (Project) is the proposed redevelopment and renovation of the
existing 13.9-acre shopping center. The Project would require the approval of a (1) General Plan
Amendment (GPA), CPA to the UCP, and SPA to the CVSP to increase the development intensity of
the site and redesignate one acre from Neighborhood Commercial to Visitor Commercial; (2) a Site
Development Permit (SDP); (3) amendment to the existing PDP No. 90-1109; (4) Neighborhood
Development Permit (NDP); (5) a Tentative Parcel Map; and (6) street and easement vacations. The
Project would allow retention/redevelopment of 178,000 SF of commercial/retail, as well as add
40,000 SF of office, 360,000 SF of research and development uses, and a 200-room hotel.

1.3 Purpose and Legal Authority

The purposes of an EIR are to provide public agencies and the public in general with detailed
information about the effect a proposed project is likely to have on the environment; to list ways in
which the significant effects of such a project might be minimized; and to indicate alternatives to
such a project. The City is the Lead Agency, as defined by Section 15051(b)(1) of the California
Environmental Quality Act (CEQA) Guidelines, for the proposed Project evaluated in this EIR. Under
CEQA, the public agency with the greatest responsibility for supervising or approving the project or
the first public agency to take discretionary action to proceed with a proposed project should
ordinarily act as the “Lead Agency.” This EIR is an informational document for use by the City,
decision makers and members of the general public to evaluate the environmental effects of the
proposed Project. This document complies with all criteria, standards, and procedures of CEQA
(California Public Resources Code [PRC] Section 21000 et seq.) and the State CEQA Guidelines
(California Code of Regulations [CCR] Title 14 Section 15000 et seq.); the City's EIR Guidelines
(December 2005); and the City's CEQA Determination Thresholds (2016a). This document has been
prepared as a Project EIR pursuant to Section 15161 of the State CEQA Guidelines, and it represents
the independent judgment of the City as Lead Agency (State CEQA Guidelines Section 15050).

14 Environmental Impact Report Scope

This EIR contains analysis of the Project, as described in Chapter 3.0, Project Description. A project EIR
should “focus primarily on the changes in the environment that would result from the development
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project.” According to Section 15161 of the State CEQA Guidelines, the project EIR should“shall
examine all phases of the project including planning, construction, and operation.”

1.4.1 Notice of Preparation/Scoping Meeting

In reviewing the application for the Project, the City concluded that the Project could resultin
potentially significant environmental impacts. As Lead Agency, the City prepared a Scoping Letter,
which was distributed with the Notice of Preparation (NOP) on July 12, 2016 to all responsible and
trustee agencies, as well as various governmental agencies, including the Office of Planning and
Research’s State Clearinghouse (SCH), and interested individuals. The City also conducted a public
scoping meeting, in accordance with Section 21083.9 of CEQA, on July 28, 2016. The EIR addresses in
detail potentially significant environmental impacts associated with the following issues:

e Land Use ¢ Noise

e Transportation/Circulation e Paleontological Resources

e Air Quality e Public Services and Facilities

e Geology and Soils e Public Utilities

e Greenhouse Gas Emissions e Visual Effects/ Neighborhood Character

e Hydrology and Water Quality Energy

The Project would not result in potentially significant impacts with respect to Agriculture and
Forestry Resources, Biological Resources, Hazardous Materials, Historical Resources, Mineral
Resources, Population and Housing, and Recreation as described in Section 7.1, Effects Found Not To
be Significant, of this EIR.

A copy of the Scoping Letter, NOP, Scoping Meeting notice, Scoping Meeting sign-in sheet, and
Scoping Meeting transcript are contained in Appendix A. Verbal and written comments received
during the scoping process have been taken into consideration during the preparation of this EIR. An
outline of the issues noted during the scoping process is contained in the Areas of Controversy/Issues
to be Resolved discussion in the Executive Summary section. The environmental conditions evaluated
as the baseline in this EIR are those that existed at the time the NOP was circulated as described in
Chapter 2.0, Environmental Setting.

1.5 Public Review Process

This EIR and the technical analyses it relies on are-were available for review by the public and public
agencies for 4575 days to provide comments “on the sufficiency of the document in identifying and
analyzing the possible impacts on the environment and ways in which the significant effects of the
Project might be avoided or mitigated” (State CEQA Guidelines Section 15204). The public review
period willbewas initially published as being from March 12, 2020 to April 27, 2020. On March 25
2020, the University Community Planning Group (UCPG) requested an extension to the public review
period. In response to this request from an officially recognized community planning group and in
accordance with Land Development Code Section 128.0307, Requests for Additional Public Review
Time on the Draft Environmental Document, the public review period was extended to May 11,
2020. On April 15, 2020, the UCPG requested a second extension. In response, the public review
period was extended to May 26, 2020. The EIR and all supporting technical studies and documents
are available for review at the City of San Diego, Development Services Department, 1222 First
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Avenue, Fifth Floor, San Diego, 92101-4153, as well as at the North University Community Branch
Library, University Community Library, and Downtown San Diego Library. An electronic copy of the
EIR and the technical analyses is-was posted on the City’s website at www.sandiego.gov/cega/draft.

The City, as Lead Agency, will consider the written comments received on the Draft EIR and at the
public hearing in making its decision whether to certify the EIR as complete and in compliance with
CEQA, and whether to approve or deny the Project, or take action on a project alternative. In the
final review of the Project, environmental considerations, as well as economic and social factors, will
be weighed to determine the most appropriate course of action. Subsequent to certification of the
EIR, agencies with permitting authority over all or portions of the Project may use the EIR to evaluate
environmental effects of the Project, as they pertain to the approval or denial of applicable permits.

1.6 Content and Organization of the EIR

As stated above, the content and format of this EIR are in accordance with the most recent
guidelines and amendments to CEQA and the State CEQA Guidelines. Technical studies have been
summarized within individual environmental issue sections, and the full technical studies have been
included in the appendices.

This EIR has been organized in the following manner:

e Executive Summary provides a summary of the EIR analysis, discussing the Project
description, the alternatives that would reduce or avoid significant impacts, and the
conclusions of the environmental analysis. The conclusions focus on those impacts that have
been determined to be significant but mitigated. Impacts and mitigation measures are
provided in tabular format. In addition, the Executive Summary includes a discussion of
areas of controversy known to the City, including those issues identified by other agencies
and the public.

e Chapter 1.0, Introduction, provides a brief description of the Project, the purpose of the EIR,
key discretionary City actions and an explanation of the document format.

e Chapter 2.0, Environmental Setting, provides an overview of the regional and local setting, as
well as the physical characteristics of the Project site. The setting discussion also addresses
the relevant planning documents and existing land use designations.

e Chapter 3.0, Project Description, provides a detailed description of the proposed Project,
including the purpose and main objectives of the Project, building characteristics,
infrastructure improvements, landscape plan, and Project grading and construction. In
addition, the intended and required uses of the EIR, and a discussion of discretionary actions
required for Project implementation are included in this chapter.

e Chapter 4.0, History of Project Changes, chronicles the physical changes made to the Project
in response to environmental concerns raised during the City's review of the Project.

e Chapter 5.0, Environmental Analysis, constitutes the main body of the EIR and includes the
detailed impact analyses for each environmental issue identified in the NOP as potentially
resulting in significant environmental impacts. The topics analyzed in this section include:
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land use, transportation/circulation, visual effects/neighborhood character, air quality,
greenhouse gas emissions, energy, noise, paleontological resources, hydrology and water
quality, geology and soils, health and safety, public utilities, and public services and facilities.
Under each topic, Chapter 5.0 includes a discussion of existing conditions, the thresholds
identified for the determination of significant impact, and an evaluation of the impacts
associated with implementation of the Project. Where the impact analysis demonstrates the
potential for the Project to have a significant adverse impact on the environment, mitigation
measures are provided that would minimize the significant impact. The EIR indicates
confirmation that-whether the proposed mitigation measures would reduce impacts to
below a level of significance.

e Chapter 6.0, Cumulative Impacts, addresses the cumulative impacts due to implementation
of the proposed Project in combination with other recently approved or pending projects in
the area.

e Chapter 7.0, Other CEQA Sections, includes a discussion of growth inducement, significant
irreversible effects, and the effects found not to be significant.

e Chapter 8.0, Project Alternatives, provides a description and evaluation of alternatives to the
proposed Project. This section addresses the mandatory “no project” alternative, as well as
development alternatives that would potentially reduce or avoid the proposed Project's
significant impacts.

The Mitigation Monitoring and Reporting Program (MMRP), References, and Individuals Consulted/
Preparers are provided in Chapters 9.0, 10.0, and 11.0, respectively.

Costa Verde Center Revitalization Project City of San Diego
1-6 September 2020



2.0 ENVIRONMENTAL SETTING

This chapter provides a description of existing site conditions for the Costa Verde Center
Revitalization Project (Project). The existing setting addresses the project site and provides an
overview of the local and regional environmental setting pursuant to Section 1512552 of the State
CEQA Guidelines.

2.1 Project Location

The Project involves the renovation of an existing 13.9-acre shopping center located within the UCP
area, as well as the CVSP area in the City. The Project site is located 2.5 miles east of the Pacific
Ocean, 10 miles north of downtown San Diego, 0.8 mile east of Interstate (I-) 5 and approximately
1.1 miles west of 1-805 (Figure 2-1, Regional Location, and Figure 2-2, Project Location and Vicinity).
Genesee Avenue and Nobel Drive form the eastern and southern boundaries of the project site,
respectively. The project site can be accessed via these public roads, as well as from Costa Verde
Boulevard to the west and Esplanade Court in the northern portion of the site. La Jolla Village Drive,
a major east-west thoroughfare, is located approximately 700 feet north of the site boundary.
Surrounding uses include a continuing care retirement community (including a 60-bed licensed
skilled nursing center) and multi-family residential uses to the west, multi-family residential uses to
the south, a surface parking lot and the approved Monte Verde residential project (currently under
construction) to the north, and the Westfield UTC regional shopping center to the east. An extension
of the San Diego Trolley system is currently under construction in the center of Genesee Avenue,
just east of the site.

2.2 Existing Site Conditions

The existing Costa Verde Center was constructed in 1989 as a shopping and retail center to
accommodate the growing neighborhoods in the University community. The entirety of the property
is developed, and is comprised of a gross floor area of 178,000 SF of commercial retail space along
with associated parking. The shopping center has approximately 30 tenants, including retail
businesses, restaurants, fitness and service facilities, a grocery store, a dry cleaner, banks, an
optometrist's office, and a gas station. The site layout is designed with the majority of shops built in
a linear fashion along the western edge of the project site. Associated parking and multiple
stand-alone buildings can be found to the east and south of the main shops. A pedestrian
promenade connects the majority of the retail space. The center was designed in a contemporary,
postmodern architectural style typical of late 1980s and early 1990s design. Photographs that
illustrate the character of the Project site and surrounding developments are contained in

Section 5.3, Visual Effects/Neighborhood Character.

Topography on the site ranges from approximately 335 feet above mean sea level (AMSL) at the
southeastern corner of the Project site (with the majority of the southern portion of the site at
approximately 350 feet AMSL) to approximately 365 feet AMSL at the northwestern corner

(Figure 2-3, Site Topography). There are no steep slopes within the Project site, and the existing
topographical changes are incorporated into the current development. The site is fully developed
and no natural vegetation or habitats are located on the site. The site drains into an existing storm
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drain system, with the majority of the site draining to the south and the northernmost acre of the
site draining to the west. All flows are ultimately conveyed into Rose Canyon Creek.

Geologic formations identified within or adjacent to the site include the Quaternary-age Very Old
Paralic Deposits (formerly known as Lindavista Formation), Tertiary-age Scripps Formation,
Quaternary native topsoil deposits and recent previously placed fill. No known faults are located at
the site. The closest active faults and associated Earthquake Fault Zones are located approximately
three miles to the west along the Newport-Inglewood and Rose Canyon Faults. Two soil types are
present on site: Chesterson fine sandy loam and Gaviota fine sandy loam. There are no identified
hazardous material or related sites within or adjacent to the site. Refer to related discussions in
Section 5.10, Geology and Soils, and Chapter 7.0, Other CEQA Sections, respectively.

Local access to the project site is provided by Genesee Avenue, Nobel Drive, Costa Verde Boulevard,
and Esplanade Court. Genesee Avenue and Nobel Drive are both classified as six-lane major
roadways with raised or fixed medians. Costa Verde Boulevard and Esplanade Court are both
classified as four-lane local roadways with raised or fixed medians. Five entrances provide access to
the internal roadways and parking areas in the existing center, including two on Esplanade Court,
one on Genesee Avenue, one on Nobel Drive, and one on Costa Verde Boulevard. No roadway
segments currently operate at level of service (LOS) E or worse. Five intersections in the project area
currently operate at LOS E or worse, including La Jolla Village Drive/Regents Road, La Jolla Village
Drive/Genesee Avenue, La Jolla Village Drive/Executive Way, La Jolla Village Drive/Towne Centre
Drive, and I-805 Southbound ramps/La Jolla Village Drive, as described in Section 5.2,
Transportation/Circulation, in this EIR. Easements are located on the Project site for utilities, parking,
slope and drainage, and Trolley infrastructure.

The conditions described above constitute the baseline environmental setting used for addressing
changes in the environment resulting from the Project. More detailed discussion of the Project’s
environmental setting is provided in Chapter 5.0, Environmental Analysis, and Chapter 7.0, Other
CEQA Sections.

2.3 Surrounding Land Uses

The project site is located in a highly urbanized area and is surrounded by development consisting
of commercial/retail uses, hotels, residential developments, a private park, and multi-story office
towers. The Westfield UTC regional shopping center is located east of the Project across Genesee
Avenue. Residential uses are primarily low-, mid-, and high-rise multi-family condominium and
apartment complexes. Apartments are located south of the project site across Nobel Drive and
apartments (with an associated private pocket park) and a retirement community are located to the
west. A surface parking lot and the Monte Verde residential project are to the north. One tower of
Monte Verde is complete and construction is beginning on a second tower. Office buildings,
restaurants, and a Marriott hotel are located north of the Monte Verde development, across La Jolla
Village Drive. Farther from the site south along Genesee Avenue are University High School, Rose
Canyon open space and single-family residential development in the south University City area. To
the northwest of the site and north of La Jolla Village Drive is UCSD. City fire and police stations are
approximately 0.5 mile north of the project site along Genesee Avenue. The airfield for Marine Corps
Air Station (MCAS) Miramar is situated approximately two miles east of the Project site along

Costa Verde Center Revitalization Project City of San Diego
2-2 September 2020



SCH No. 2016071031; Project No. 477943 Chapter 2.0
Final Environmental Impact Report Environmental Setting

Miramar Road. Refer to Figure 2-4, Project Site Aerial Photo, for a recent aerial photograph of the
surrounding land uses within approximately one-half mile of the project site.

The project site also is adjacent to the extension of the San Diego Trolley Blue Line, through an
ongoing construction effort known as the Mid-Coast Trolley project. The Trolley will extend service
from Old Town Transit Center to the University community, including UCSD. A new, raised Trolley
platform is to be located south of Esplanade Court within the median of Genesee Avenue. Trolley
service to this area is anticipated to start in late 2021.

2.4 Planning Context

The following plans contain policies, goals, and objectives that are applicable to the proposed
Project. A detailed discussion of these plans is provided in Section 5.1, Land Use.

2.4.1 San Diego Forward: The Regional Plan

San Diego Forward: The Regional Plan (SANDAG 2015) is an update of the Regional Comprehensive
Plan (RCP) for the San Diego Region and the 2050 Regional Transportation Plan/Sustainable
Communities Strategy (2050 RTP/SCS) combined into one document. The Regional Plan provides a
blueprint for San Diego's regional transportation system in order to effectively serve existing and
projected workers and residents within the San Diego region. In addition to the RTP, the Regional
Plan includes the SCS, in compliance with Senate Bill (SB) 375. The SCS aims to create sustainable,
mixed-use communities conducive to public transit, walking, and biking by focusing future growth in
the previously developed, western portion of the region along the major existing transit and
transportation corridors. The purpose of the SCS is to help the San Diego region meet the
greenhouse gas (GHG) emissions reductions set by the California Air Resources Board (CARB). The
Regional Plan has a horizon year of 2050, and projects regional growth and the construction of
transportation projects over this time period. Appendix C of the Regional Plan identifies Potential
Transit Priority Areas. The project site is identified as within a Potential Transit Priority Area in the
Regional Plan and was later confirmed as a Transit Priority Area by the City.

2.4.2 City of San Diego General Plan

The General Plan is a comprehensive document that sets out a long-range vision and policy
framework for how the City could grow and develop, provide public services, and maintain the
qualities that define San Diego. The General Plan is comprised of a Strategic Framework

Element and 10 additional elements covering planning issues such as housing, transportation, and
conservation. The General Plan’s Land Use Element includes the City of Villages land use strategy,
which is intended to focus growth into mixed-use activity centers that are pedestrian-friendly,
centers of the community, and linked to the regional transit system. The City of Villages strategy
identifies several village types and their characteristics, with the project site located in an area with a
high village propensity. The project site is identified as “Commercial Employment, Retail and
Services” in the Land Use and Street System Map for the General Plan (City 2016b).
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2.4.3 University Community Plan

The UCP area encompasses approximately 8,500 acres. The area is bounded by State Route (SR) 52
to the south; Los Pefiasquitos Lagoon to the north; Interstate-805 (I-805), MCAS Miramar, and the
railroad track to the east; and the Pacific Ocean to the west. The community plan was originally
adopted in 1987. In 2016, the City Council approved an amendment to the Transportation Element
of the Community Plan to remove the previously planned Regents Road Bridge and Genesee Avenue
widening.

The UCP is the City's statement of policy regarding growth and development of the UCP area. The
plan identifies goals, policies, and strategies for land uses and public facilities. It also designates
areas for residential, commercial, industrial, business park, and public uses, as well as areas that are
to remain undeveloped.

The UCP designates the project site as neighborhood and community commercial in its Central
Subarea. The site is recognized in the plan as within one of two urban nodes (or areas with high
density mixed-use) in the community. The Central Subarea is considered the most urban subarea in
the community, characterized by “intense, multi-use urban development” with a residential density
of up to 75 DUs per acre.

2.4.4 Costa Verde Specific Plan

Originally adopted in 1986 and amended in 2007, the CVSP is intended to guide development
through the establishment of land uses and development guidelines. The defined area is an
approximately 57.6-acre site bounded by Genesee Avenue to the east, Nobel Drive to the south,
Regents Road to the west, and La Jolla Village Drive to the north. The Costa Verde Center is located in
the southeastern corner of the CVSP planning area. The 2007 amendment to the plan identified a
development program in which 2,740 residential DUs and 178,000 SF of retail/commercial land uses
would be developed. A hotel formerly planned for the Monte Verde site was removed from the CVSP
at that time. The CVSP designates the project site as a commercial area in its Land Use map.

245 Zoning

While the underlying zone for the site is Residential zone RS-1-14 as shown in Figure 2-5, Zoning
Classifications, the development standards in the Costa Verde Specific Plan supersede the underlying
zone in the event of a conflict between the two. The Project site is also located in the Community
Plan Implementation Overlay Zone (CPIOZ) Ministerial Review (Permit Type “A"), Parking Impact
Overlay Zone (Campus Impact Area), Residential Tandem Parking Overlay Zone, and several overlay
zones related to aviation, as described in the following section. According to the UCP, “The purpose
of the [CPIOZ-A] overlay zone will be to limit uses and development intensity to the levels specified
in the Land Use and Development Intensity Table.” A request has been made to amend the Land

Use and Development Intensity Table of the UCP to accommodate the proposed revitalization
program.
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2.4.6 Airport Land Use Compatibility Plans

The Airport Land Use Commission (ALUC) is an agency that is required by state law to exist in
counties in which there is a commercial and/or a general aviation airport. The purpose of the ALUC
is to protect public health, safety, and welfare by ensuring the orderly development of airports and
the adoption of land use measures that minimize the public's exposure to excessive noise and safety
hazards within areas around public airports, to the extent that these areas are not already devoted
to incompatible uses.

The site is within the Airport Influence Area (AlA) and Federal Aviation Administration (FAA) Part 77
Noticing Area for MCAS Miramar. SANDAG The San Diego County Regional Airport Authority serves
as the ALUC for MCAS Miramar, the closest public aviation facility to the Project site. The base is
approximately five miles to the east.

The AIA for MCAS Miramar serves as the planning boundary for the Airport Land Use Compatibility
Plan (ALUCP) for MCAS Miramar and is divided into two review areas: (1) Review Area 1 is comprised
of the noise contours, safety zones, airspace protection surfaces, and overflight areas; and

(2) Review Area 2 is comprised of the airspace protection surfaces and overflight areas. The Project
site is within Review Area 2 for the base.

The ALUCP was adopted to establish land use compatibility policies and development criteria for
new development within the AlAs to protect the base from incompatible land uses and provide the
City with development criteria that will allow for the orderly growth of the area surrounding the
airports. The policies and criteria contained in the ALUCP are addressed in the General Plan (Land
Use and Community Planning Element and Noise Element) and implemented by the supplemental
development regulations in the Airport Land Use Compatibility Overlay Zone within SDMC

Chapter 13. The Project site is within this land use compatibility zone.

2.4.7 Regional Air Quality Strategy

The San Diego Air Pollution Control District (SDAPCD) and SANDAG are responsible for developing
and implementing the clean air plan for attainment and maintenance of the ambient air quality
standards in the San Diego Air Basin (SDAB). The San Diego County Regional Air Quality Strategy
(RAQS) was most recently updated in 2016. The RAQS outlines SDAPCD's plans and control

measures designed to attain the state air quality standards for ozone. The SDAPCD has also
developed the air basin’s input to the State Implementation Plan (SIP), which is required under the
Federal Clean Air Act (CAA) for areas that are out of attainment of air quality standards. The SIP,
approved by the U.S. Environmental Protection Agency (USEPA) in 1996, includes the SDAPCD's plans
and control measures for attaining the ozone national standard. The SIP is also updated on a
triennial basis.

The RAQS relies on information from CARB and SANDAG, including mobile and area source
emissions, as well as information regarding projected growth in the county, to project future
emissions and then determine from that the strategies necessary for the reduction of emissions
through regulatory controls. The SIP relies on the same information from SANDAG to develop
emission inventories and emission reduction strategies that are included in the attainment
demonstration for the air basin. The SIP also includes rules and regulations that have been adopted
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by the SDAPCD to control emissions from stationary sources. These SIP-approved rules may be used
as a guideline to determine whether a project's emissions would have the potential to conflict with
the SIP and thereby hinder attainment of the national air quality standard for ozone.

2.4.8 Water Quality Control Plan for the San Diego Basin

The Regional Water Quality Control Board (RWQCB) adopted a Water Quality Control Plan for the
San Diego Basin (Basin Plan) that recognizes and reflects regional differences in existing water
quality, the beneficial uses of the region’s ground and surface waters, and local water quality
conditions and problems (RWQCB 1994). Water quality objectives identified in the Basin Plan are
based on established beneficial uses, and are defined as “the limits or levels of water quality
constituents or characteristics which are established for the reasonable protection of beneficial
uses.” These objectives are incorporated into related regulatory requirements, such as the National
Pollutant Discharge Elimination System (NPDES) permitting process.
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3.0 PROJECT DESCRIPTION

This chapter of the EIR provides a statement of the Project goals and objectives, describes the
specific characteristics of the Project, discusses project phasing and construction, and identifies the
discretionary actions required to implement the Project. This chapter has been prepared pursuant
to Section 15124 of the State CEQA Guidelines.

3.1 Project Goals and Objectives

The following are the goals and objectives of the Project:

e Revitalize an aging shopping center to better serve present and future community needs by
enhancing and diversifying neighborhood/community-serving retail, dining, and commercial
opportunities and local services.

e Integrate new land uses (such as commercial office/research and development and visitor
accommodations) to create a more vibrant activity center that contributes to the City's goals
of smart growth.

e Provide a hotel in a transit-accessible location to serve visitors and the community's
research, business, and educational hub.

¢ Implement transit-supportive land uses and a built environment embracing the Blue Line
Trolley Station, which will be located in the center of Genesee Avenue within a Transit
Priority Area (TPA).

e Increase mobility options by providing pedestrian and bicycle linkages to improve
connectivity within the CVSP Area and between the center and adjacent neighborhood.

e Provide a place for gathering spots for the public that promote social interaction between
University community residents, students, seniors, visitors, and workers.

e Improve the environmental sustainability of the existing retail center through the
implementation of features such as energy conservation, sustainable landscape, water
conservation, and support for alternative transportation, consistent with the City's Climate
Action Plan (CAP).

3.2 Project Characteristics

3.21 Development Summary

The Project entails the reconfiguration and expansion of the existing Costa Verde Center to create a
local, walkable hub that provides neighborhood services, retail shops, restaurants, office/research
and development uses, a hotel, and community gathering spaces. The Project proposes to retain the
current amount (approximately 178,000 SF) of commercial/retail uses, add approximately 360,000 SF
of research and development and 40,000 SF of commercial/office uses, and re-designate an
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approximately one-acre portion of the project site as Visitor Commercial to reintroduce a hotel use
to the CVSP area. A 200-room hotel would serve visitors and the community’s research, business,
and educational hub. The hotel would be up to 10 stories in height and would encompass
approximately 125,000 SF. The maximum building heights would be 45 feet for commercial/retail
structures, and 135 feet for commercial/office/research and development and hotel uses. Figure 3-1,
Conceptual Site Plan, illustrates the project layout.

The northern portion of the center sits approximately 14 feet higher in elevation (approximately
360 feet AMSL) than the southern portion of the site (approximately 350 feet AMSL, to
approximately 335 feet AMSL). A uniform podium level of approximately 360 feet AMSL would be
established across the entire site to provide a more cohesive experience and facilitate mobility
throughout the site. The majority of parking would be provided beneath this podium level. At the
southern portion of the site, the base of two commercial/retail structures would be located at an
elevation similar to the existing ground elevation, but lower than the podium level, due to the
difference in elevation across the site. The elevations across the site are illustrated on Figure 3-2a,
North-South Longitudinal Sections, and Figure 3-2b, Section Through Neighborhood Center.

The northern portion of the center would consist of a pedestrian-oriented promenade. The
promenade would extend southward from a circular style cul-de-sac at the end of Esplanade Court.
It would be lined with retail, restaurant, and office/research and development buildings, as well as a
central lawn and gathering area, outdoor seating and dining areas, decorative planters, site
furniture, landscaping, and accent paving. Elevators and stairs would provide connections to the
Blue Line Trolley Station.

The southern portion of the center would be oriented around a surface parking lot. This area is
intended for essential neighborhood services, such as a grocery store, pharmacy, and banks.
Landscaping and sidewalks would be provided.

The architecture of the center would consist of modern design and materials, consistent with the
character of the community's urban core. This would include clean lines and materials such as cast-
in-place concrete, fiber cement panels, metal panels, paint over smooth plaster, brick veneer, and
wood siding.

3.2.2 Commercial/Retail Uses

The Project proposes to construct new and retain existing community and neighborhood
commercial/retail and restaurant uses, resulting in a total of approximately 178,000 SF of
neighborhood commercial space within the revitalized shopping center. The proposed commercial
space would occur primarily within new buildings, with two of the existing buildings on site
(McDonald's and gas station) to remain. Of the existing commercial/retail space, approximately
8,730 SF would remain, while approximately 169,270 SF would be demolished and be-replaced with
new structures totaling the same amount of area. Restaurants, commercial/retail space, and other
uses permitted by the CVSP (potentially including entertainment uses) would be distributed among a
total of 11 new and 2 existing buildings that would be one to two stories. Proposed commercial/
retail development is summarized below in Table 3-1, Commercial/Retail Development Summary, and
described in greater detail below. One building, Building B, would house both retail and office/
research and development uses, and is described in Section 3.2.3, Commercial/Office Uses. Uses
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identified in the following table as occurring on Level B1 would be located at the existing ground
level of the southern portion of the center.

Table 3-1
COMMERCIAL/RETAIL DEVELOPMENT SUMMARY
Building Neighborhood/Community Commercial Gross Floor Area (SF)
Level B1 Level 1 Level 2 Total

Existing 8,730 8,730
A 9,500 1,740 11,240
B 13,180 13,180
C 24,440 3,850 28,290
D 8,700 27,000 35,700
E 9,950 9,950
F 9,470 8,440 17,910
G 16,580 3,710 20,290
H 9,660 9,660
J 12,070 12,070
K 8,730 8,730
Q1 1,450 1,450
Q2 800 800
TOTAL 26,900 141,800 9,300 178,000

SF=square feet

3.2.2.1 Building A

A new two-level building with approximately 11,240 SF of retail space would be constructed in the
northwestern portion of the site at the terminus of Esplanade Court. Approximately 9,500 SF would
be provided on the-ground-floorfirst level and 1,740 SF would be provided on the second level, in the
center of the building, overlooking Esplanade Court. The majority of the building would be 22 feet
tall, while the area with the second level would extend up to a total height of approximately 35 feet
above podium level. A conceptual elevation of the new Building A is depicted in Figure 3-3a,
Conceptual Elevations - Buildings A and C.

3.2.2.2 Building C

Building C would include two levels, and the maximum height would be approximately 35 feet. The
lowerfirst level would be comprised of approximately 24,440 SF, while the second level would be
approximately 3,850 SF, for a total of approximately 28,290 SF. The majority of the upper level would
be set back from the first level, behind a terrace patio facing the promenade. A conceptual elevation
of the new Building C is depicted in Figure 3-3a.

3.2.2.3 Building D

Building D would be constructed in the southwestern portion of the shopping center. It would
consist of approximately 35,700 SF of retail space, including a grocery store and several small
neighborhood retail/service businesses. The grocery store would contain approximately 27,000 SF.
Its base would be at podium level, and it would extend approximately 25 feet from podium level.
Beneath the grocery store, at the level of the existing McDonald's (Level B1), would be storefronts
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totaling approximately 8,700 SF, facing south toward the parking lot, and a loading and service area
facing west. The storefronts would extend approximately 15 feet from Level B1. Viewed from the
south and west, the total building height would be approximately 40 feet. Conceptual elevations of
proposed Building D are depicted in Figure 3-3b, Conceptual Elevations - Building D.

3.2.2.4 Building E

Building E would be located in the southwestern portion of the center along Nobel Drive. It would
consist of approximately 9,950 SF and would extend approximately 27 feet from podium level. It
would sit atop parking, resulting in a total structure height of approximately 45 feet when viewed
from Nobel Drive. Conceptual elevations of proposed Building E are depicted in Figure 3-3c,
Conceptual Elevations - Building E.

3.2.2.5 Building F

Proposed new Building F would be located in the southeastern portion of the shopping center near
the corner of Genesee Avenue and Nobel Drive. The building would encompass approximately
17,910 SF on two levels. The lowerfirst level would include approximately 9,470 SF, and the upper
level would include approximately 8,440 SF. The first level would be approximately at grade with
Genesee Avenue, while the second level would extend approximately 27 feet from podium level.
Thus, the building would have a maximum height of approximately 45 feet when viewed from
Genesee Avenue. The lowerfirst level of businesses would face Genesee Avenue, and a terrace
would be located along the majority of the Genesee Avenue frontage of the upper level. Conceptual
elevations of proposed Building F are depicted in Figure 3-3d, Conceptual Elevations - Building F.

3.2.2.6 Building G

Proposed Building G would be located in the central portion of the shopping center at the southern
end of the proposed central promenade. The building would consist of a two-story retail space
encompassing approximately 20,290 SF, with approximately 16,580 SF on the podium level and
3,710 SF above that. The building would sit atop two levels of parking, and most of it would be
topped by Building T1 (see Section 3.2.3.2, Building T1, for additional description). The portion of the
building that extends toward the promenade from the office tower would have a maximum height
of approximately 32 feet from podium level. An outdoor patio would be provided between the
upper level of Building G and Building T1, behind it. Conceptual elevations of proposed Building G
are depicted in Figure 3-3e, Conceptual Elevations - Building G. Please also refer to Figure 3-3j,
Conceptual Elevations - Buildings G, H, and T1.

3.2.2.7 BuildingH

Proposed Building H would be located north of Building G and also would be located above two
levels of parking structure and below Building T1. Building H would consist of street-level retail and
restaurant space along the central promenade with a design that reinforces activity and articulation
at the street level. This retail building would encompass approximately 9,660 SF on a single level
approximately 20 feet tall. Please refer to Figure 3-3j for a conceptual elevation of proposed
Building H.
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3.2.2.8 Building])

Building ] would be a continuation of the retail uses along the western and southwestern sides of
Building T2. This proposed building would include one level with approximately 12,070 SF of retail
space with a maximum building height of approximately 24 feet above podium level (sitting atop up
to three levels of parking). The southern and easternmost portions of the facility would be topped by
Building T2. The western portion of the structure would extend toward Main Street from Building T2,
accentuating the street level. Conceptual elevations of proposed Building J are depicted in

Figure 3-3f, Conceptual Elevations - Buildings J and T2.

3.2.2.9 Building K

Proposed Building K would be located at the gateway entrance to the shopping center near the
Genesee Avenue/Esplanade Court intersection. Like proposed Buildings G, H, and J, Building K would
be atop up to three levels of parking and adjoin Building T. The building would be one level with
approximately 8,730 SF of retail and restaurant space. It would have a maximum height of 25 feet
above podium level. Conceptual elevations of proposed Building K are depicted in Figure 3-3g,
Conceptual Elevations - Buildings K and T2.

3.2.2.10 Buildings Q1 and Q2

Buildings Q1 and Q2 would be independent buildings adjacent to the central event plaza. Each
would be one story and a maximum of approximately 17 feet in height above podium level, with two
levels of parking underneath. Building Q1 would be approximately 1,450 SF and Building Q2 would
be approximately 800 SF. Conceptual elevations of proposed Buildings Q1 and Q2 are depicted in
Figure 3-3h, Conceptual Elevations - Buildings Q1 and Q2.

3.2.3 Commercial/Office Uses

The Project proposes to construct 40,000 SF of office and 360,000 SF of research and development
uses within three buildings. In addition to these primary uses, the buildings could include ancillary
uses such as a private club, recreational facilities, cafeteria, child care, and other uses to support
occupants of the buildings, as well as restaurants open to the public. These ancillary uses must be
within the total allowable square footage for the office and research and development uses
(400,000 SF) and would be limited by permit condition to not exceed 10 percent of the total
permitted floor area.

3.2.3.1 Building B

Building B would be located southwest of the Esplanade Court cul-de-sac, along the western edge of
the central promenade. The structure would be atop up to three levels of parking and would extend
four floors above podium level. The roof height would be approximately 71 feet above podium level,
with the top of the mechanical screen (which would be set back from the edge of the roof) extending
up to 90 feet from podium level. The first level of the building would consist of retail and restaurant
uses, as well as the lobby for office uses that would be located on the second and third levels. The
building would house a total of approximately 13,180 SF of retail uses, 40,000 SF of office uses, and
18,665 SF of research and development uses (including elevators that would extend to the
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subsurface parking area). Conceptual elevations of Building B are depicted in Figure 3-3i, Conceptual
Elevations - Building B.

3.2.3.2 Building T1

Building T1 would be constructed in the east-central portion of the site. It would sit atop the majority
of Buildings G and H and extend five floors above those structures. A lobby and back-of-house uses
totaling approximately 10,360 SF would be provided at the podium level, with elevators extending to
each level of the underlying parking structure (approximately 650 SF on each level). Research and
development uses, including an associated approximately 15,000 SF conference space, would
occupy levels 2 through 6 above podium level. Levels 2 through 4 would each house approximately
24,269 SF, while Levels 5 and 6 would each have approximately 23,439 SF, for a total of
approximately 131,345 SF. The roof height would be approximately 90 feet above podium level and
the mechanical screen (set back from the edge of the structure) would extend approximately

25 additional feet, for a proposed height of approximately 115 feet above podium level. The
maximum allowable height would be 135 feet. Conceptual elevations of proposed Building T are
depicted in Figure 3-3j, Conceptual Elevations-Buildings G, H, and T1. Please also refer to Figure 3-3e,
which depicts the building from the south.

3.2.3.3 Building T2

Building T2 would be constructed southwest of the Genesee Avenue/Esplanade Court intersection,
behind Buildings ] and K. It would sit atop up to four levels of parking, with the upper level including
a loading dock and office valet spaces. A lobby and back-of-house uses totaling approximately
2,824 SF would be provided at the podium level, with elevators extending to each level of the
underlying parking structure (approximately 650 SF on each level). Research and development uses
would occupy Levels 2 through 6 above podium level. Each level would house approximately
41,175 SF, for a total of approximately 210,000 SF. The roof height would be approximately 90 feet
above podium level and the mechanical screen (set back from the edge of the structure) would
extend approximately 25 additional feet, for a proposed height of approximately 115 feet from
podium level. A conceptual elevation of proposed Building T2 from Genesee Avenue is depicted in
Figure 3-3k, Conceptual Elevation - Building T2. Please also refer to Figures 3-3f and 3-3g, which depict
the building from other vantage points.

3.2.4 \Visitor Commercial Uses

As described in Section 1.1, Project Background, a 400-room hotel was originally planned to be built
at the southwest quadrant of the La Jolla Village Drive/Genesee Avenue intersection, but its planned
site was re-designated for multi-family residential use. The Project proposes to re-designate an
approximately one-acre portion of the project site to Visitor Commercial to reintroduce a hotel use
to the CVSP area.

The proposed hotel would be located in the northern portion of the site on the north side of
Esplanade Court. It would include 200 rooms and encompass approximately 125,000 SF over a
maximum of 10 floors. The maximum roof height would be approximately 125 feet above podium
level (which at this portion of the site is also existing ground level), with mechanical screens
extending up to approximately an additional 10 feet, for a maximum total structure height of
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135 feet. The ground-floorfirst level of the hotel would incorporate architectural treatments to
create an integrated pedestrian-scaled street level along Esplanade Court and the central
promenade. A conceptual elevation of the proposed hotel is depicted in Figure 3-3l, Conceptual
Elevation - Hotel. The hotel could include ancillary uses such as fitness and recreation/entertainment
spaces, meeting rooms, retail shops, offices, and limited-service restaurant for hotel clientele.

3.2.5 Community Facilities

The Project would include several privately owned and maintained facilities intended to provide
opportunities for community recreation, gathering, and social interaction.

A central lawn and gathering area would be provided in the central portion of the center. This area
would accommodate outdoor events, dining, and gathering. In addition to its central location within
Costa Verde Center, the plaza would provide connectivity to the adjacent off-site park and
neighborhood to the west via Las Palmas Square. The plaza would include covered and open seating
and dining areas with moveable furniture, a seat wall, a lawn, and decorative paving and pots.
Figure 3-4, Pedestrian Promenade and Central Plaza, illustrates a concept of the proposed plaza.

Several of the proposed buildings along the central promenade would include outdoor dining areas
on the podium or upper level. These outdoor areas would include seating, shade features,
decorative paving, and accent plantings. On the west side of the center, a landscaped, publicly
accessible area would connect to the existing private park.

Finally, a community room would be available for public and private functions.

3.2.6 Parking

The Project would remove 763 existing parking spaces from the existing 960 spaces and add new
parking spaces, for a total of between 1,837 and 2,076 parking spaces. This excludes 139 spaces
off-premises through a recorded agreement with the Monte Verde property to the north.

The existing surface lots in the southwestern portion of the site associated with Buildings E (gas
station and car wash) and F (McDonalds) would remain, with parking also provided along the
southern edge of Building D on this level. Surface parking also would be provided in the area
between Buildings D, E, F, and G, providing access to the grocery store and other neighborhood uses
in the southern portion of the site.

The remainder of the on-site parking would be provided in a parking structure that would underlie
the podium across the majority of the site. Most of the structure would be three levels, with a
portion under Building T2 potentially extending to a fourth level, above the podium.

The parking would include designated parking for motorcycles; electric vehicles; low-emitting, fuel
efficient, and carpool vehicles; and accessible spaces in accordance with the requirements of the
SDMC. Some spaces would be designed for tandem parking for valet parking in association with
restaurant use and assigned employee parking. As part of the project's Transportation Demand
Management program, parking for vehicles other than carpools or vanpools would require payment
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or validation. Bicycle parking also would be provided, including 99 long-term and 20 short-term
spaces.

3.2.7 Circulation/Access

3.2.7.1 Vehicular Circulation

Vehicular access to the project site would be provided from Genesee Avenue, Nobel Drive, Costa
Verde Boulevard, and Esplanade Court. The main project access would be provided from an entry at
the signalized intersection of Genesee Avenue and Esplanade Court. Esplanade Court would become
a private drive and be widened to include two inbound lanes and four outbound lanes. In the center
of the road, ramps would provide access to and from the parking structure.

A circular style cul-de-sac with a landscaped island would be constructed at the terminus of
Esplanade Court and the central promenade would extend to the south from this feature. This
promenade would extend in a north-south alignment and would be only for pedestrians and
bicycles during retail business hours. Vehicular access on this promenade would be limited to
emergency vehicles during retail business hours, and delivery vehicles before or after retail business
hours through the use of retractable bollards. A ridesharing pick-up/drop-off location would be
designated on the southern side of Esplanade Court.

An access road would extend from the cul-de-sac to connect with the Monte Verde property to the
immediate north. This access road would be approximately 26 to 36 feet wide with two travel lanes
(one in each direction, with existing parallel parking maintained).

An unsignalized right-in/right-out only driveway for service vehicle use only would be located
approximately 200 feet north of the signalized transit intersection on Genesee Avenue. The existing
right-in/right-out driveway on Genesee Avenue north of Nobel Drive would be reconfigured and
would provide access to parking both at and below the podium level. Existing access points from
Nobel Drive and Costa Verde Boulevard would remain. Figures 3-5a and 3-5b, Circulation Plan,
illustrate proposed vehicular circulation for the Project.

Section 5.2, Transportation/Circulation, identifies a number of mitigation measures to address traffic
impacts that would result from the Project. The majority of these measures either involve previously
identified and approved improvements, or would occur within the limits of the existing paved
roadway (e.g., restriping, traffic signal installation/modification). One improvement, however
(TRA-20, Costa Verde Boulevard/Loop Road [South]), would require minor driveway widening.
Specifically, this would require widening of the Project’s access driveway onto Costa Verde Boulevard
by approximately 10 feet to accommodate a dedicated westbound turn lane, which could be
accomplished by widening the driveway by five feet on each side. This would involve minor removal
of existing landscaping, but this would not result in a significant impact to visual or other
environmental resources.

3.2.7.2 Pedestrian Circulation/Trolley Station Connection

Pedestrian circulation would be provided throughout the site by a network of sidewalks, pathways,
plazas, and public spaces. These pedestrian facilities would provide connections between the
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proposed uses within the Project, and would connect to existing sidewalks along Genesee Avenue,
Nobel Drive, Costa Verde Boulevard, Las Palmas Square, and Esplanade Court. Access to the Trolley
Station under construction above Genesee Avenue would be provided with stairs, elevators, and
pedestrian bridges. This, in turn, would provide an additional pedestrian connection to the Westfield
UTC regional shopping center and UTC Transit Station across Genesee Avenue. Pedestrian
connections to Las Palmas Square and the existing adjacent pocket park to the west of the site also
would be provided, to enhance connectivity of residences to the west with the Costa Verde Center,
Trolley Station, and UTC Transit Station. Sidewalks along Genesee Avenue and Nobel Drive would be
improved to urban parkway configurations, with a 12-foot wide sidewalk, tree grates, and 2 feet of
private landscaping within the parkway. Benches would also be provided along Genesee Avenue to
enhance pedestrian comfort. High-visibility crosswalk striping would be included at the intersection
of Genesee Avenue and Esplanade Court.

3.2.7.3 Bicycle Circulation

Bicycle access to the Trolley Station and UTC Transit Station also would be provided via the
proposed transit connection infrastructure and facilities, as described above in Section 3.2.7.2.
Elevators to the Trolley Station would be sized to accommodate bicycles. Both short- and long-term
(including bike lockers) parking, as well as micro-mobility parking, would be provided in several
locations on site to encourage bicycle use and meet City code requirements. Runnels (grooved
guides next to the stairway that bicycles can be rolled up and down) and/or elevators would be
provided at all stair locations to facilitate bicycle access. A bicycle route would be provided through
the site, with connections provided to existing bicycle lanes along Genesee Avenue and Nobel Drive.
Appropriate on-site signage would be included to formalize locations where bicycle activity is
allowed. Street sections along the project frontage would provide a one-way Class IV cycle track
(striped lane with a vertical barrier) along the northern edge of Nobel Drive.

3.2.8 Landscape and Hardscape Treatments

The Project would include landscaping throughout the site, including along the proposed roadways,
access drives, plazas, community facilities, parking lots, and streetscapes. The landscape palette
includes a drought tolerant variety of canopy and accent trees, accent and ornamental shrubs,
groundcovers, and turf to provide a unified theme throughout the site. Figure 3-6, Landscape Plan,
depicts the landscape concept proposed for the Project. Plantings would be irrigated using
weather-based irrigation systems to minimize water usage, with a portion of the landscaping also
irrigated with recycled water. The landscaping plan would include additional trees, with greater
emphasis on canopy trees, resulting in an increase in tree canopy coverage on the site. The
additional trees also would reduce the heat island effect, moderate heating and cooling demand,
provide additional carbon sequestration, and reduce the flow rate of stormwater. The Project also
would include biofiltration facilities, as described in Section 3.2.11, Utilities.

Accent paving would be provided on the promenade, and new surface parking spaces would include
painted murals. Other features would include decorative removable bollards at each end of the
promenade, overhead trellis/shade structures, umbrellas, linear raised planters, and decorative
pots.
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3.29 Signage

Signage would include a hierarchy of signage types placed throughout the site to provide a unified
signage program in accordance with SDMC requirements. Gateway project entry signage would
hang over Esplanade Court. A primary identity sign would be constructed at the southeastern corner
of the site at the Genesee Avenue/Nobel Drive intersection. This sign would be approximately

20 feet wide and 10 feet tall. Secondary identity signs would be placed in three locations, including
one at the southwest corner of the site at the Nobel Drive/Costa Verde Boulevard intersection, one
at gateway entry at Genesee Avenue/Esplanade Court, and one at the pedestrian/bicycle entry from
Las Palmas Square. Secondary identity signs would be approximately 20 feet wide by 10 feet tall.
Hotel and office identity signs would be placed in front of each of the respective structures.
Vehicular entry identity signs would be provided at each of the vehicular access points to the site as
well as at the connection to the Trolley. Vehicular directional signs would be placed throughout the
site’s vehicular areas. Finally, pedestrian directories would be provided throughout the site.

Figures 3-7 a through c, Signage Plan, depicts the locations and types of proposed signage.

3.2.10 Lighting

Project lighting would be provided in parking areas, on buildings, and along internal roadways.
Pole-mounted light fixtures with single or double heads and spill control would be installed within
surface parking lots, vehicular access areas, and the central promenade. These types of lights are
typically mounted at a height of 24 feet. Surface or pendant downlights would be installed within the
proposed parking structure and are typically surface mounted to the ceilings at a height of 9 feet.
Pedestrian pole lighting at a mounting height of 15 feet would be provided throughout the site. All
lighting would comply with the requirements of the SDMC.

3.2.11 Utilities

Utility services would be provided through construction of pipelines/extensions from existing utility
infrastructure on site and within surrounding roadways. Water, reclaimed water, and sewer
extensions from existing pipelines within Nobel Drive, Genesee Avenue, and Esplanade Court would
be constructed to accommodate the Project. An existing 12-inch public waterline within Esplanade
Court would be relocated approximately 50 feet to the north. The other existing public water mains
on site would be privatized and dedicated to fire water use.

Site drainage would be collected in a proposed private, on-site storm drain system consisting of
inlets and basins and conveyed through proprietary biofiltration systems to an approximately
49,000-cubic foot capacity detention basin within the parking structure. Runoff would then be
directed to an existing storm drain pipeline in Nobel Drive.

3.2.12 Sustainable Design Features

The Project has been designed with the intention to promote sustainability. It would entail
construction of retail, neighborhood uses, offices, a hotel, and community facilities within a TPA with
direct access to existing and planned transit and other community facilities. Provision of a compact,
walkable, mixed-use development with pedestrian and bicycle amenities, as well as direct access to
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transit, would promote the reduction of vehicle trips and associated energy consumption and air
pollutant (including GHG) emissions.

The Project would also incorporate sustainable design features to minimize use of water and energy,
including:

e Cool roofs;

e Use of low-flow fixtures/appliances and low-flow irrigation;

e Electrical vehicle charging stations;

e Micromobility parking and services;

e On-site carsharing vehicles and/or bikesharing;

e Shower and locker facilities for employees who commute via bicycle;

e Increased canopy trees to provide shade and reduce the urban heat island effect;

e Designated parking spaces for bicycles as well as low-emitting, fuel-efficient, and carpool/
vanpool vehicles; and

e Implementation of a recycling plan.

In addition, the Project would use low-volatile organic compound (VOC) adhesives, sealants, paints,
and coatings that exceed the requirements of SDAPCD Rule 67 as well as composite wood products
that comply with the CARB Airborne Toxic Control Measure.

3.3 Phasing, Demolition, and Construction

Demolition of existing site uses and construction of the proposed uses is anticipated to take
approximately three years.

Approximately 169,300 SF of the existing buildings would be demolished prior to site preparation
and construction of the redesigned center.

Approximately 11.9 acres of the previously developed 13.9-acre site would be graded. The maximum
cut depth would be approximately 39 feet and the maximum fill depth would be approximately

2.5 feet. Construction of retaining walls would be required on site, with the total combined length
estimated at approximately 630 linear feet and a maximum height of 3.5 feet. These walls would be
located at the southeastern corner of the site and along its western edge, behind Buildings C and D.

Grading is anticipated to require 278,514 cubic yards (cy) of cut, which would be exported off site.
The soil to be exported would be discharged to a legal disposal site. A disposal site has not been
identified; however, the City would ultimately have approval of the export disposal site as a permit
condition. The disposal site would likely be a construction site in need of fill material that would be
identified prior to the start of project grading.

Construction traffic control plans would be prepared to identify truck haul routes, the hours of
construction activity, work zones, staging areas, provision of people on the street to direct traffic as
applicable, avoidance of travel during peak hours to the extent feasible, and other traffic controls as
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necessary. The traffic control plan (including a Haul Route Plan) would review and consider the
amount of construction vehicle traffic on community roadways. It is anticipated that large
equipment would enter and exit the site only via Genesee Avenue and Esplanade Court.
Construction-period traffic control plans would be reviewed and approved by the City Engineer prior
to construction activities for all phases.

The Project would comply with applicable San Diego SDAPCD rules intended to reduce air pollution
during construction, including dust control measures through implementation of Rule 55; use of a
construction fleet equipped with diesel catalytic converters, diesel oxidation catalysts, and/or diesel
particulate filters; and use of CARB/USEPA Engine Certification Final Tier 4, or equivalent methods
approved by CARB.

3.4 Discretionary Actions

This EIR is intended to provide documentation pursuant to CEQA to cover all local, regional, and
state permits and/or approvals which may be needed to implement the Project. The anticipated
discretionary approvals are summarized below.

3.4.1 Land Use Plan Amendments

The Project would require amendments to the General Plan, UCP, and CVSP to increase the
development intensity by 40,000 SF of commercial/office and 360,000 SF of research and
development uses; re-designate approximately one acre from Neighborhood and Community
Commercial to Visitor Commercial to allow a hotel use; and complete incidental technical revisions
to address permitted uses, zoning regulations, and design guidelines or policies. The City's General
Plan and Community Plan Amendment Manual states that, “An amendment to the figures or text of
a community, specific or precise plan is always an amendment to the General Plan since those plans
are components of the Land Use Element of the General Plan.” While amendments are being
proposed for both the UCP and CVSP, revisions to text or graphics of the General Plan document are
not required to implement the Project.

3.4.2 Planned Development Permit

The Project would require a PDP to amend PDP No. 90-1109 and Planned Commercial Development
permit (PCD-85-0783) that were obtained in conjunction with the existing shopping center, as
required by, and reflective of the amended, CVSP. Maximum allowable building coverage for the
retail/research and development/office component of the site would be increased from 50 percent
to 70 percent of the site area. The maximum allowable floor area ratio (FAR) would vary by use.
Specifically, the maximum FAR would be 1.2 for the retail/office/research and development portion
and 3.3 for the hotel, with a combined overall maximum FAR of 1.3. The maximum building height
also would be increased from 60 to 135 feet. Also, former landscape requirements would be
replaced by consistency with the SDMC.

Costa Verde Center Revitalization Project City of San Diego
3-12 September 2020



SCH No. 2016071031; Project No. 477943 Chapter 3.0
Final Environmental Impact Report Project Description

3.4.3 Site Development Permit

The Project would require an SDP because the site is located within the Airport Land Use
Compatibility Overlay Zone and Project implementation requires land use plan amendments (as
identified above in Section 3.4.1), pursuant to SDMC Section 126.0502(e)(4).

3.4.4 Neighborhood Development Permit

A Neighborhood Development Permit would be necessary as the Project proposes tandem
commercial parking spaces for valet parking in association with restaurant use and assigned
employee parking.

3.4.5 Tentative Parcel Map

A Tentative Parcel Map would be processed to create new legal lots (Figure 3-8, Tentative Parcel Map).
The Tentative Map would subdivide the existing two parcels into four separate parcels and vacate
and privatize Esplanade Court. The Tentative Parcel map also details existing and proposed
easements, and would allow the central lot to be condominiumized (divided) up to a maximum of
20 condominium lots in the future.

3.4.6 Easement Vacations

Esplanade Cour