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'.1l, Cc;:·•'. '(~~t'iJ,'J;;,t;._;;j e cf WO u 1 d hO v e sign i fie ant i ;,pacts ass oci o t ed wi th /;!~ff i )'f {~J~,;j!;_,';f i. "/c. '. 
'!JtJ · -.. ·._,,·t: drculct.ion , bic1ogi c a1 resources, growi.h inducern-::n t, visual __ quali t y, and -:·. 

:. topographic alte ration. The unrniti_gated i r.,pacts .id entifi ed cannot -be ·~-·:.-
avoided with t he proj ect as pro posed or with any proje~t in gene!"'al . 

·- confo,,na r.ce tii th the . "empl o_yment center" land use i dentified in the .North : .,.:~ . . · 
... ·(;ity We st Cv..rnunity Pla, The Predse Plan has been revised .to include ·_·:-·-: 
t . ___ .design su gscstions fJ r e:1e __ conserv~tio~ anu .t ~ c'l~ri_fy tne .mci_n_t£!Q~nc~,,t~./~ .. --~:·:.---. 
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l ~fk .. \:~:,t7·•\·su~,sA~--n,~ ~ ~ l ! y :eauce . a 1 '. _s 1gr., -~~~-~n ~ ,-_~u.nnn ~ iga tee! -lmp~cts, _;1 t ~w1 '. _1.-~~-•t. +.Y:(<'.:\/·r:~-­
~~t\,-·:,~d~1-neeessa ry -:.to _.adopt -fir.d rngs w!n ch ' S!..' bstant 1 ate that either:_ ·a} :1m t 1 gat10n -:-fl:·-:: ... -· .. · 
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.-.,.-t~·,:.~;t~;.!f/t/:◄hef:.:prt/ject :wou~d ·rezone a ·1 -l'B-:a~re'::'s'jte·•,·from 'A-1.;.l0 to ·H-H' -ahd pre·pefre' fX .. :2.:~ .. :::-: 
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•. ~~-'tf . .-----1r•.::·-;.-satJare :teet .or 1na,.1str·1c:.l flc,or :ar12a ·i mo ·proV1des :guidelines for gradrn,,Eh" j) -; ~~ 
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r/!;.·'--::: ·.·: ::,~.'.: :ar.lendr-ienH modify the PDO ~u applx. ttl: ~n industrial d~velc,pm2nt .and_- ~-1m1~_ yH~}\ 
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.. •c. : :1\:;1ot~ 'On 103 acre s , requiring 750.00C -cubic ya rds of grading fo:-- .the ·,pads·:·\~!-. _;f~t,..l ~ 

:::_._ ·_- ·_;;~.and ·-0ff-si te improvem=nts. ·-Ccxnplete '):levelcµnent of the site >.ill -r eqti'ir_e···)rl°:>t1-r- ·.:: .. 
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}i\'~ ,=~f '['.tJjt'i g; ti on : • :£~~ ~-~f {~:~ii reS a ~;~cl;jii'i'.a'J, ijf!d :,, ~ ,-th~W[k~ i S~)>i ~n; .to lessen · j 
:::~A~~i1I;\;.::;;;.\vi sua 1 :-quality .:. imp_~.c~s~-\~:'i;r ~rraced{ff~~<:lt~g }j s ·:-.Pr~_po~ed ::;_'to.-'r:f9uce.:_.J:he height 
Iir#.ZJ~ rt1-~f-¼f~Ur-~~~-op~~ .:a~9 -fi~;t ~~,.~~e _gr:ad ?.i:ifi,W:~9Vtt~~~:;?:.;;~in~~;th_~~?t~-~Jse ~~] an l ~--_ _ _ ' 

.J~}.@t'R'~':'t{f~·-':i':-';tqntr.ol s ·~t _he ,he}ght$:o,ncl '.::5ca l e -- of (bu_1J ~Jngs .<ibeyond-~h~':tregulat-10ns -::1n -the --· · - · ~~, 
~i=~~;;_~ ttl~~g!)!;~~ =oJ?~!I~ ~.?..P~ C_~;? -~ rj_R~}Qlli] _::=a~ ::w.9µJ:tl=h~~1:a-pJl.:Sc~<8iJ..~titu re ~~·;·. :·.,..-:c~:c=.- --=- : 
:_;:Yi.t7t{tlI?:-:::>,cDwners_ :to , partial ly'_fscreen the bui~ di ~~s.-, ,_;;Jh~_;twoJipen ~spa~~ ;~~-~as a 1 ong ~ 
.,::./J--}J-'.'t'?·,··.:::·:-.. 1··~1-:S ::and ·the pm<Jer 1 me 0woul d be ma rnta med i?Y ,a ·-proper~y..:.pwn_er:s· ~ · : . i 

<::!~~:,t .'.t~~~~~;~;::;~al Reso~~c~;• . ' ~-i~f};~;1w-,.;_.::_:,{rre~'.;:21~~:,•~·: . ; . 
. l'.". : -.-i;.•." . . ~ •· .· . • -, •• r .. . . . , - . . . . . . ,._;. .,,. :.. .. { J 

·-- - - .. ... · - ·- ~ - -. . - -~ ~.-...• ;.; ~ ,. · .. ~:-.-:-.. · ..... • j:. _._: ..• ,;, .-·:~ . . ...:~;; . • .. : ·j ·: ~ . _:: :__ -~- -

"• ·. . : .. :impacts: _; The · project would have_ a :·potentially significant,'::a.dverse impact 
.-: ___ ' '. _, ___ _ on _ar.chaeological resources by .removing two archaeologica1 :....s'i-tes~nd five 

·:·::.c-~\-/t:. :·:.- -:isolated .finds • .. --,A sandstone face with __ petr:qglyphs -a-nd _a ,-shell _,midden 

·;_i-~~:.i~~~~~f;GJd~;~~~~~~~~~i,~~S¼1.~~:~e ~:~:~~~:i~~~~~:~~)~f~~~~I~i~~~l~~~ii~1~i~~;~~:;~:;:~ -
i·-t·<\~(:ib~i: .. : -'.cNitigation: •·.··The -sandstone face with·_·_pe'trpgl_yphs :·.haf~beenj)hoto- . ::•:,:. 
... ,!,__. __ .;,_._..._. - ------- . . . • •--. · . ., . • . · ·' 

·_.,::!::~•.;1f.rt¥'.i~--'- -:·:,aocumented and recorded, and .a · ·1atex cast :~nd -tec-hnlcal-=report 'Will ·.be-·· 
-:~=:~({;t'·~-' ·_ prepared. The midden s ite has been evaluated _through a posthole ·test and 

· ,j t:.Jf}:.:s :· ' _:-=..:-exca_vati on, ·-and :a report will be prepared. >,Ifie ~isolated ;fjnds have been 
;t [{;ITf.-?1~;;:_?'~"}r.ecorded; J . .These Jneasures -reduce ~irri'pacts:· 1:a-.:a·::.i¢vel i-0'f.~~ns'jgri\.fic'ance. :· 
-~•·- :-.::1:~~;.~#· ·:···:~.·-· ·:~ .. ;t~.-.~-;_ .. :-- .::· .. · · - . ... .. · :". ·------~-~ -_-: :.:._ _·. ~--~r.:-~-=-~;--._:~~:,:~~-:"7 ..... --- --

- . _.:,~-~ •. --:~--:- ~~ -~..,~~-~o logy and lJa ter Qua 1 i ty -· -~·-·: · -,~:~ ~--- · - · · ·,.:> .. -- · -· ·. ·-
- -- - -- - --Impacts : -The proposed tentative map would remove _vegetation ,from 103 of 

. ... · :'·•:the-site's 118 acres at -one -time, and the 750,000 _cubic·_yards of~grading 
. •· ~ . . -~ •-:<,.: 

t 
I 

;, 
r 
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···-- ·· 4-~t--~ ,t- " maxi mum of 45 feet high with a maximur.1 slope ratio of 1. 5: 1. No '·~r.-:··t. 
·;l: . _( l andslides .or active faults were i dentifi ed on the site. The major /i=·· 
"..G'..•1 h-(· -~ ,geot echni cal .concern i s t he high erod i bil ity of the Torrey Sandstone. A iL;,: • 
~-:.rf'-i' · severe eros·ion pote~ti ~l _would exist after grading and prior to JJ;:_'.:::_.,_ , 
~:':_~i-:::~·:.-=-=:~~~~---~:·.:'dev.el opment:-of _t~e ·1nd1v1dual l ots • . )mpacts could also occur from the .. k,;;_-.._ii:-;;;.-=.:=:::_ (' ;f· settlement of so il s. {.: 

~ Mitiaation: The compaction of soi l s during grading and other common 
! 1~ ~ngineering practi ces woul d reduce any impacts associated wi th settlement 
t · ~ to insignificance. Measures proposed to control erosion have been i~ ,, 
·· 1· di scussed under Hydrol ogy. 
~; i ,~ 
t "­f . f. 
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Energy 

~:--,.'i ,. r\ r .. -
· Impacts: - The l ong-term availability of energy to San Diego i s a 
signifi cant concern. .The devel opment of the e::ipl oyment center together .:'.::~•--:/1::. 
wi th the tota l bui l d-out of the North Ci ty West community wou l d contribute "·. ''. . ..:_.: .... ~ 
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a 1 ong-term s igni fi cant impact on energy resources.~ ,/ . :;.~"..::.. ... . 

Mitioation : 
suggestions 
fluorescent 
orientati on 

ALTERNATIVES 

. 
The Prec i se Pl an has been revised to include des i gn 

for energy conservation. These me~sures include skylighti ng , 
l i ghting, openable wi ndows , increased insulation, bui l di ng 
for natural heating and cooling, and use of solar energy. 
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ENVIRONMENTAL IMPACT REPORT 
FINDINGS FOR THE 

9/16/81 

NORTH CITY WEST EMPLOYMENT CENTER 

The following findings are recommended relative to the 
conclusions of the final supplemental environmental impact 
report (EIR) £or the proposed North City West Employment 
Center Precise Plan, Tentative Map, and Development Plan, 
EQD No. 80-05-35. These findings have been prepared pursuant 
to Sections 15088 and 15089 of Title 14 of the California 
Administrative Code and to Sections 21081 of the California 
Public Resources Code. 

A. The City Council and · the Planning Commission, having 
reviewed and considered the information contained in the 
final supplemental EIR for the proposed North City West 
Employment Center, the record before · this council and the 
planning commission, finds that changes or alterations are 
being required in, or have been incorporatE?d/ into, the proj-, .. · 
ect which mitigate or avoid the significant · environrnental • 
effects thereof, as identified in the final EIR. 
Specifically: 

1. Traffic Circulation 

Impact. The development of the North City West 
Employment Center will add a significant increment of traffic 
to the road system in the North City West community. The 
cumulative effect of development of North City West will be 
to add a significant volume of traffic to the major street 
system onto Interstate 5 (I-5) and limited volume to adjacent 
jurisdictions (EQD No. 80-05-35:24-34). 

Finding. The city will require the developer to 
incorporate the following measures into the proposed 
project. 

a. Street A will be constructed as a four-lane 
collector street, 78 feet wide from curb to 
curb, with a 14-foot-wide median designed to 
accommodate left-turning movements. 

b. Street B will be constructed as a 50-foot­
wide local industrial street on a 70-foot 
right-of-way. The intersection of Street B 

· with Del Mar Heights Road will be designed 
for right ·turns only. 

c. El Camino Real will be constructed as a 
78-foot-wide, four-lane, primary arterial 
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street ·on a 98-foot right-of-way. The cen­
terline alignment should be modified to pro­
vide an intersection angle of approximately 
75 to 80 degrees at Del Mar Heights Road. 
Additional pavement width, as specified by 
the city engineer, will _be provided on the 
west side of El Camino Real to accommodate 
traffic that would access · any -driveways from 
El Camino Real adjacent to the Employment 
Center. 

a. Traffic signals will be required at the in­
tersections of El Camino Real and Street A, 
El Camino Real and Street B, and Del Mar 
Heights Road and Street A. 

e. Del Mar Heights Road _will be a 102-foot-wide, 
six-lane, primary arterial street on a 
122-foot right-of-way. 

In addition to these specific requirements, the 
Transportation Phasing Plan for North City West will provide 
adequate assurances that additional elements of the circula­
tion system within the North City West community will be pro­
vided on a timely basis. 

These mitigation measures will reduce to a level 
of insignificance the traffic-related impacts associated with 
the project. Cumulative impacts will also be reduced by 
these measures, but not to a level of insignificance 
(EQD No. 80-05-35:34-41). 

2 . Growth Inducement 

Impact . The approval of the Precise Plan and 
tentative map will continue the implementation of the commu­
nity plan. They will make available lots which can be used 
for activities which will stimulate employment and will en­
courage the more intensive settling of the north city area 
(EQD No. 80-05-35 : 50-51). 

. . 

Finding. The proposed Precise Plan and Planned 
District Ordinance ~ontain development restraints that will 
control growth-inducing effects by the limitation of the 
physical deveiopment and the ultimate uses. 

The provision of services for the project will be 
accomplished by the implementation of financing mechanisms of 
the facilities benefit assessment program. The services that 
are to be developed with the tentative map should eliminate 
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the need for any other financial assistance for mitigation to 
accommodate anticipated growth. These measures will not re­
duce the growth inducement impacts to an insignificant level 
(EQD No. 89-05-35:51). 

3. Archaeoloqy 

Impact. Due to the nature of the proposed proj­
ect, all of the sites would be subject · to direct impact 
during construction activities ·(EQD No. 80-05-35:67). 

Finding. A cultural resource recovery and docu­
mentation has been completed. The sandstone face containing 

, petroglyph elements (SDM-W-1290) has been photodocumented and 
recorded, and a latex cast has been made. SDM-W-1291 has 
been collected and test units made to determine the signifi­
cance of the site. Reports on these investigations are pres­
ently being prepared. These measures of data recovery and 
report preparation will reduce any anticipated impacts upon 
the information contained within the sites to a level of in­
significance (EQD No. 80-05-35:67) . 

4. Geology and Soils 

Impact. A severe erosion potential will exist 
during the period after initial vegetation clearance and 
grading and pri9r to the development of individual lots 
(EQD No 80-05-35:76). 

Finding . A comprehensive geology and soils 
technical report will be required prior to the issuance of 
any grading permits (EQD NO. 80-05-35:76-77). In addition, 
the following measures will control the runoff and subse­
quent erosion to predevelopment conditions, thereby reduc­
ing the potential effects to an insignificant level (EQD 
No. 80-05-35:71). 

a. To avoid the rainy season, no grading will 
occur during the five-month period between 
October 15 and March 15 each year. 

b. All exposed, graded slopes would be condi­
tioned and planted before November 1 using 

- procedures outlined in County Special Condi­
tion R-23, "Specifications for Natural Slope 
Re storation for Land Development," or the 
equivalent. 

c. Graded roadbeds would be sandbagged, where 
necessary, to minimize erosion and prevent 
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sediment_ transport. This measure would be 
maintained until the roadbeds are paved. 

d. Sediment production from graded building pads 
would be controlled with low perimeter berms, 
jute matting, sandbags, or other appropriate 
methods, where necessary. 

e. -- ~ system of ·bladed ditches ~t flat gradients 
would be constructed across the larger graded 
pads in order to retard sediment transport. 
This system of ditches would be maintained 
until the actual paving and construction 
operations occur. 

f. Permanent underground drainage facilities 
would be constructed on-site concurrently 
with grading operations. 

g. A detention basin would reduce the rate of 
runoff from the property, thereby reducing 
potential erosion and subsequent downstream 
~iltation impacts. 

5. Climate and ·Air · Quality 

Impact. Local and regional air pollution will be 
incrementally increased if the project is approved and imple­
mented (EQD No. 80-05-35:57). 

Findina. The location of the Employment Center 
adjacen~ ·to I-5 and the proposed park-and-ride facilities 
will encourage the efficient use of automobiles and public 
transportation services (Tactics T9 and T10). Street A, 
which lies within the central portion of the project site, 
will be broad enough to accommodate _bus stops at any point. 
Bus stops at convenient locations should .encourage the use of 
mass transit and subsequently reduce vehicular emissions. A 
bicycle route is planned along the major internal street, and 
pedestrian paths are proposed along the major street and 
within the open space easement (Tactics T6 and T7). These 
measures woulq mitigate the clima~e and air quality impacts 
to a level of insignificance (EQD No. 80-05-35:57-59). 

6. Hydroi6gy and Water Quality 
• 
Imoact. If left uncontrolled, the increase in 

the rate of runoff would result in a significant increase in 
erosion and sediment production {EQD No. 80-05-35:69). 
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Finding. A master drainage study has been com­
pleted for the northern portion of North City West by Leeds­
Hill. The drainage ·plan provides a detention basin in each 
development unit to allow independent development of each 
unit. The detention basins and outlets would be sized to 
meet the state Coastal Commission's requirement to reduce the 
rate of storm water runoff having a 10-year frequency or 25-
year £requency under ultimate development conditions to the 
-rate of runoff that would exist under present conditions with 
the same storm events. 

The following constraints will be adhered to, to 
reduce the interim effects during the development phases: 

a. To avoid the rainy season, no grading will 
occur during the five-month period between 
October 15 and March 15 each year. 

b. All exposed, graded . slopes would be condi­
tioned and planted before November 1 using 
procedures outlined in Coun£y· Special Condi~ 
tion R-23, "Specifications .' for Natural Slope 
Restoration for Land Davelopment,n or the 
equivalent. 

c. Graded roadbeds would be sandbagged, where 
necessary, to minimize erosion and prevent 
sediment transport. This measure would be 
maintained until the roadbeds are paved. 

d. Sediment production from graded building pads 
would be controlled with low perimeter berms, 
jute matting, sandbags, or other appropriate 
methods, where necessary. 

e. A system of bladed ditches at flat gradients 
would be constructed across the larger graded 
pads in order to retard sediment transport. 
This system of ditches would be maintained 

. until the actual paving and construction 
operations occur. 

I 

f. : Permane nt underground drainage facilities 
would be constructed on-site concurrently 
with grading operations. 

These measures would reduce the erosion and silta­
tion impacts t o a level of insignificance (EQD No. 80-05-35: 
7 o- 71 ) • 
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7. Topography and Visual Aesthetics 
I I 

Impact. The grading, removal of native vegeta­
tion species, and the development of structures will result 
an irreversible, significant impact (EQD No. 80-05-35:59) . 

Finding. Incorporated into the Precise Plan is 
the principle of "contour-related terracing." This breaks 
the majority of the lots into two terraces at different 
elevations. These terraces will generally follow the natu­
ral contours of the property. This has the effect of reduc­
ing the height required for cut slopes and it reduces the 
overall requirement for grading. For the most part, the 
terraces will increase in elevation to the west. If the 

' buildings are constructed on the lower terraces, the result 
is the appearance of a lower-lying structure. The second 
feature designed to reduce the total visual impact of the 
project is the planting of trees so ~hat the alignment will 
permit visibility from the freeway yet form a visual barrier 
for the residential areas in Del Mar Heights • . 

. · r; 

in 

Two open space strips are incorporated into the 
Precise Plan. The first acts as a buffer strip between I-5 
and the tentative map area; the second is along the San Diego 
Gas & Electric power-line easement within the central portion 
of the Precise Plan area. A total of 15 acres of open space 
are incorporated into the project. 

The Precise Plan, page 12, (EQD No. 80-05-35: 
60-61) indicates that the open space designated in the plan 
will be maintained as follows: 

a. The property owners association will maintain 
the open space adjacent to I-5, San Diego Gas 
& Electric power easement, and the median and 
entry areas of Street A. 

b. The maintenance district will maintain the 
street medians of Del Mar Heights Road and 
El Camino Real and the detention basin, if 
required. 

c. The property owners will maintain the park­
way areas included in or adjacent to their 
property. 

These measures will reduce the potential impacts, 
but not to a level of insignificance. 
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B. The City Council and the Planning Commission, hav­
ing reviewed and considered the information contained in the 
final EIR and the record, finds that the following changes or 
alterations which mitigate or avoid the significant environ­
mental effects of the project are within the responsibility 
and jurisdiction of another public agency. Specifically: 

1. Cumulative Impacts 

Impacts. The cumulative impacts analysis, 
prepared pursuant to CEQA Guidelines Section 15023.5, has 
identified a number of cumulative impacts associated with 
this project and the 15 other projects currently under analy-

, sis in the area of this proposed project. The cumulative im­
pacts identified are to traffic, biological resources, growth 
inducement, and hydrology. 

Finding. The cumulative impacts on traffic and 
hydrology can be mitigated by the City of Del Mar, the County 
of San Diego, and Caltrans (I-5), using methods similar to 
the mitigation measures proposed for this proj~ct and the , 
general guidelines for the North City West community. Cumul­
ative impacts resulting from this project and other projects 
can be significantly mitigated by the requirements of mitiga­
tion measures similar to those applicable to this project 
which reduce the impacts for each given project to a level of 
insignificance. Accordingly, cumulative impacts to traffic 
may be reduced by a traffic plan, dependent upon the charac­
teristics of a given project, but designed to reduce to a 
level of insignificance the traffic impacts associated with 
each project; hydrology impacts by maintaining requirements 
similar to those proposed for the project, which require a 
drainage plan and grading limitations which reduce any asso­
ciated impacts to those existing in a nondevelopment state; 
and urban pollutants associated with maintenance and opera­
tion of motor vehicles and associated with nutrients used on 
lawns and landscaping by using detention basins and regular 
roadside and street sweeping. Other cumulative impacts iden­
tified in the EIR, such as those to biological resources and 
visual aesthetics, remain essentially unmitigable as a result 
of cumulative consequences of growth in the north county re­
gion. Of course, mitigation measures proposed for a given 
project may mitigate to a level of · insignificance the conse­
quences associated _with any of these impacts. However, each 
of these impacts generally results from the conversion of raw 
land into developed uses. The City of San Diego finds that 
as to tho se impacts which are mitigable, the City of Del Mar 
and the County of San Diego should adopt appropriate mitiga­
tion measures as addressed in these findings. The City of 
San Diego do es, however, note that the requirements of such 
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mitigation measures will significantly increase costs of 
any development and will reduce any possibility for low-
or -moderate-income housing in the -absence of significantly 
increased densities, which in turn may increase significantly 
the impacts .associated with a given proposed project. 

-· r -.• r 

8 

.. . r 
. -ii 

·1 
I 
1 

{ 

r 
l 
l 

() 
! 

l 
r 
L 

I 
l. 

l 
L 

' 



f . 
I 
t· 

l 
l 
1 

l 

I. 
i 
I. 

1L 

• ' .. 1 

) 

C. The City Council and the Plannin9 Commission, hav­
ing reviewed and considered the information contained in the 
final, revised EIR and the record, finds that specific eco­
nomic, social, or other considerations make infeasible the 
mitigation measures or project alternatives identified in the 
final, revised EIR. Specifically: 

1. Traf fie 

Impact. Cumulative impacts to traffic outside of 
the North City West cow~unity are not mitigated with the pro­

, posed project. 

Finding. The City of San Diego recognizes that 
the total buildout of the entire North City West Community 
Plan and the development of the various north county commu­
nities will cause serious traffic congestion on Interstate 5 
(I-5) and within neighboring jurisdictions. However, as 
stated within Section B of these findings, it _is incumbent 
upon the affected jurisdictions to take pos;i.tive steps to .,­
identify and plan for the potential impacts within their 
jurisdictional boundaries. The City of San Diego, through 
its planning mechanism for new developing communities, will 
ensure that the impacts of North City West upon those commu­
nities will be considered in engineering the circulation sys­
tems (City Council Policies 600-5 and 500-6; City of San 
Diego Progress Guide and General Plan, pp. 23-24) . There­
fore, it is expe cted that the impacts of North City West upon 
neighboring areas will be reduced to the extent feasible. 

2 . Biological Resources 

Impact. The project will have a significant, 
adverse biological impact by removing 87 acres of coastal 
mixed chaparral and a large population of Del Mar Manzanita 
and other populations of sensitive plant and animal species, 
both of which are very limited in distribution. The project 
can also contribute incrementally to an increase in urban 
pollutants entering Penasquitos Lagoon, as well as increase 
siltation rates in the lagoon. 

Finding. The use of open space easement mitiga- ­
tion, resulting in a reduced scope project, was considered 
and rejected becau~e such an easement could not realistically 
be propo sed Qver an area large enough to preserve the biolog­
ical value of the site. Therefore, the no project altern­
ative is the only alternative a v ailable to mitigate the 
potential impact to the biological resources. However, the 
North Citv West Community Plan {City of San Diego 1975:91-97) 
places maJor emphasis upon preserving tracts of open space 
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along the bluff areas adjacent to the San Dieguito River 
valley to the north and in Carmel and Shaw valleys to the 
southeast. This may reduce, to some extent, the impacts on a 
community-wide basis. Partial mitigation is achieved through 
the use of detention basins that would significantly reduce 
the off-site erosion potential and reduce, to a lesser ex­
tent, the transport of urban pollutants off-site. 

One of the major thrusts of the planning effort 
within the City of San Diego is the "balancing [of] social 
and community characteristics in all areas by providing for 
• • • (b) proximity of place of employment and residence" 

' (City of San Diego Residential Growth Management Plan, 
pp. 24). Placement of housing and employment in reasonable 
proximity has the overall environmental benefit of reducing 
traffic based impacts. Vacant land which is available to be 
used for industrial sites is currently at a premium in the 
city (City of San Diego Progress Guide and General Plan, 
pp. 73-79). The largest available tracks are those adjacent 
to Sorrento Valley, two or four miles south pf· North City 
West. This area is developing rapidly. c6irently, the 
vacant industrial floor space available in the north and 
central city areas are less than six percent of the total 
developed floor space (San · Diego Economic Bulletin; Economic 
Research Bureau 1981, 29:8). The potential development of 
an area where residential and industrial areas are in close 
proximity is limited to vacant lands west of University 
Towne Centre and to North City West. Due to the limited 
amount of industrial area available in close proximity to 
residential development and due to the limited area avail­
able for industrial land throughout the city, the no proj­
ect alternative is socially and economically infeasible. 

3. Growth Inducement 

Impact. The growth inducement from this and 
other projects in North City West is considered to be 
significant. 

Finding . The City of San Diego, within its 
Progress Guide and General Plan (1979:16), recognizes that 
growth within ·th_e region will occu-r . The city also recog­
nizes that any project in an undeveloped area ~ill likely 
encourage further development. 

~s stated earlier, the City of San Diego has a 
limited inventory of deve lopable industrial acreage and an 
even more limited inventory of industrial land in close prox­
imity to residential areas (City of San Diego Progress Guide 
and General Plan, pp. 73-79). The demand for employment 
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opportunities within the north city area and in close proxim­
ity to residential areas is expected to increas as the antic­
ipated growth in the area continues. Thee development of 
these localized industriai areas should be encouraged in that 
they provide a realistic alternative to the "typical 
commuting burden" (City of San Diego Growth Management Pro­
gram, pp. 323; City of San Diego Progress Guide and General 
Plan, pp. 7.3-79). . ... • · -

The only alternative to the proposed project that 
would mitigate the growth inducement impacts would be the no 
project alternative. The present and future demand for 
employment opportunities make the .no project alternative 
socially · and economically infeasible. 

4. Visual Aesthetics ~nd Topographic Modific~tion 

Impact. The proposed grading and the development 
of buildings and paved surfaces will significantly alter 
existing landforms and remove vegetation . _, _/ 

Finding. Although mitigat~on will be achieved to 
the extent feasible through the use of terracing and land­
scaping plans for the Precise Plan, the impacts to visual 
aesthetics and topographic medication are essentially unmiti­
gable short of the no project alternative. Previous decis­
ions by the City of San Diego regarding the accommodation of 
growth in the area and the need for employment opportunities 
within the San Diego region make the no project alternative 
infeasible . 

5. Alternatives 

Impact. Alternatives to the project or the com­
munity as a whole, in terms of content, design, or scope, may 
generally reduce anticipated environmental impacts. 

Findings. The alternatives to the project basic­
.. ally fall into four categories: 

a _. The "no project" Jbuildout at existing zon­
_.: _ing) would pree mpt the existing comrnuni ty 

plan and would require the revision of the 
plan. 

b. The "delayed project" may require the r e vis­
ion of the phasing of the community as a 
whole and may require revision of the commu­
nity plan. 

11 
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c. The nreduced scope" offers a variety of 
alternatives that would essentially reduce 
the viability of an economically feasible 
light -industrial project. 

• 

d. The nnonindustrial land use alternative,n 
which would require the reidentification of 
of the "self-contained" community and the 
revision of the community plan. 

The no project alternative would significantly 
reduce the environmental impacts to the following: traffic 
circulation, biological resourc~s, growth inducement, visual 
aesthetics, and landform modification. The delayed· project 
alternative would delay the impacts associated with this 
project and may decrease or increase such impacts, depending 
upon future events. The no project or delayed project alter­
natives, because of existing employment demand in the region, 
are not feasible, in that they serve to defeat long-range 
planning efforts of the City of San Dieg~. - North City W~st 
has been anticipated for development in this century since 
1967. Its designation as a "Planned Urbanizing Area" in the 
Progress Guide and General Plan (City of San Diego 1979) fol­
lowed a number of studies under the city's Growth Management 
Program which were aimed at determining the amount and loca­
tion of land necessary to accommodate existing and projected 
housing and industrial demands. The elimination of the pro­
posed project as a viable development area would place 
increased pressure on other developing areas and would impact 
the ability of the city to maintain its balanced community · 
policy or its fair share of regionally allocated growth. The 
ultimate cons equences of a reduction in developable land in 
the city could be an even greater incre ase in the une mploy­
ment rate. 

Two alternatives were presented which would alter 
either the general scope of the project or the design: the 
reduced scope alternative and the nonindustrial zoning. A 
reduced project scope would generally reduce the environmen­
tal impacts in direct proportion to the extent the project is 
reduced • . The nonindustrial zoning could reduce the visual 
alteration. o~ the project site; but probably not to a level 
of insignificance. 

While a project of lesser density or reduced 
scope may'have fewer environme ntal impacts, an in-house study 
conducted by the developer (dated 10/8/80) indicates that the 
existing size of the project is ne cessary to cre ate and im­
plement a self-contained community. The economic evaluations 
do not fix an absolute limit, but less dense alternatives and 
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reduced project scope alter~atives heighten the impact of 
fixed capital costs for public facilities and reduce the im­
petus for commercial and industrial self-sufficiency. 

The nonindustrial (or residential) option would 
not necessarily result in a significant reduction in any of 
the indentified impacts. Additional structures in the form 
of walls and berms would be required along I-5 to reduce the 
noise levels to those acceptable by the city, thereby creat­
ing additional visual impacts as viewed from Del Mar Heights 
and I-5. Traffic impacts would be aggravated in that a resi­
dential development ·would add to the projected peak-hour 
traffic loads of the other residential precise plans. 

Further, reducing the scope of the proposed 
project or the selection of an alternate use of the property 
would seriously jeopardize or eliminate the Employment Center 
as a viable, light industrial complex. The result would be 
the elimination of a major employment center, not only for 
North City West but also for the north .. c .ity region. Pre~.- · 
ently, major employme.nt areas within the· north city area · that 
can be expanded to accommodate the demand for jobs is decreas 
ing. Therefore, the need for an employment area, as proposed 
by the Employment Center in North City West, socially and 
economically outweigh the impacts described. 

vcp/ryw 
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INVIRONMlHIAl QUAUIY. 

August 25, 1901 . 

St1t, aq•ncles ~ave cor.imenttd on your 1r3!t •~vi~on.ment~l l.:,pact r•Fort (see 
at:~c~e~). · I! you ~oul ~ like:~ 1i~c~ss ·:~ei~ :once:~s and recocune~C~tions, 
pltase cont~:t t~e l~Jf! !=~mt~~ Lppropriate aqenc!es . 

~h•n pr!~arinq t~@ fina~ ~I~, you ~ust inc4ude ,1: comr.ients and ~es~onsos 
1 '~!~A j u iJelir.~s, s~c~ion 151461 . The certified rirt ~ust ~e consid~red in :he 

ilc!3!on-rna~!~q Fr~cas3 !or :~e pr~~ec:. InJd~ition , we ur;a you :o =~spend 
direc:ly :~ tha ~qenc1es' :o,nmenta oy ~ritinq to t~e.~ , including :ha St~te 
Cleari~ghouse nUD\ber on all cor=espondence. 

A:!~~~~ A~p9llate C?cr~ 1ecision tn Cl!sr~ v. Coun~·, o! S,:anisl~us cl1ri!!ed 
~~~cir!rn~~ts !or !"!spon~!nq ~~ r•~i•w :o:nments. ~pac~!i:£:!/, the ~our: l~dic.1.ted 
:.::!I': :.:cm,r.en:J :in.at Co! 1c!ci.r•s31,:i in :!e:a!l, ;i·1i:,g :-t:ascr.s ·.,hy :~e B!='!-:ific 
=-~~f':'!.'!~:J 1~-! 1~,;;,s':::::,ns . .,~re ~oc .1c::'!~te-J sr.d !ac-::>rs -:>! :w'!!:-ri.!!!n;r .:...-npcr-:ar.ce 
'-',l !':.'." lr.t!.:,q J.n ?verri.!e -:,f the s cc;<;e:Jt.ion . ~esponses ::.:, ccrr-T.ents :n1Js': :,oc be 
•;:r.c.!.·J,or1 3':.5.tements hut must !:le Jn.1ppor1:ed t,y U\~1.:i-::.1.l or uper!:nent.1! ::lata, 
Jc1ent i fic iut ~ori:y or 4~plJnatory ~n!or:r.ation o! 3ny kind. tha ccurt !urther 
!~id t~ac th• re1ponses mus~ be a q~od !aitli, :~asoned analys1•. 

3ectl">n 1~002 i !I ,,! th• cti_l'. ~uidel!.nes raqui:•e that a ;ov•rnmeneal ~gene;, tak" 
cer:ain ~ct!ona if an ~In show~ aubataneial adv•rs• •nvir"Jnmental ~npaccs c~uld 
roault !:oms project. These actions in:lude changing the project , impo,1ng 
c:ndit!.ons on the ?ro~ect, sdopting plans or ordinances to avoid :ha proble~ , 
se!ect!ng an alt&rn4ci·te to the pr~jeet, or ~isapproving the proj~ct . I~ th~ 
~•; l!nc : r.at ,::u, ;.,r-:,jec:. !.3 ~ppr~v~d -.... i:t:out adecrJat.e: ctitic;ati'-'n :: Si'i:,i!'!:!lr. t 
ef!1etJ, -:.."'le ~!:•~ aqenc·1 mu3t m~ke ....,ritt:en findings !or -!ach slc;nifican-: l!!!.ac":. 
(Sec-:1.cn ~S~f3~) and .!.t ::n.:st J UPP'-'r:. l':.3 tctiona '"' ith , •,1r ltt er. sts:.e:r.en-:. -:,f 
'JVl!rr:.:!~:'lq :ons1~e:1t!ons !or -tach '.lrunitic;ated sign1fic.1n:. e!:ect (Sec-;.!.un lSl)i:j9). 

:! ::ie rr:>;ec: !'eq•Jires :H.1cre':.!.on.1r1 as:pro•.-a!. f~:>m any stat, JqencJ, th!! !lot1.:e ~= :)'!t.9::-:=tin11:1cn ::,,us:. :>e !i!.ac! •,1:.th -:!'H!: So?cret.?\r-/ t::>r ?.esour=~s, •ls ...,ell as ...,ith 
-:~~ :~un:1 :l~r~. 

? ~ease -:::,ntac~ P.,_rn O'..ln:an 

~1:,-:~::"?li·, 

. / J / . 
t '/ l• l <./, ,kv· (,I.C, c..U 

. JJ!}t•~er. fi- - ~=son 
{: 3_i:..1 t ~ Cf'!.1.ri.1c;house 

=c1 r..-1n r°'!l:~s, JWR • 

r· 
> I 

~t (?l~1 445- ~6!3 it yo~ ~~v'! sny ~~ast!~ns • 

_. .. 

RESPONSES: 

1 No response ls necessary . 
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' I ,,. ol Calito!nla. Bu1lnu1 ond Transportation Agency 

em ora nd'u m 
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1 HEADQUARTERS Dote, August 21, 1981 

Ann Barkley, Chief 
f;1. , ll-SD-5 

R 34.l Division of Transportation Planning 
De partment A-95 Coordinator 

, , DEPARTMENT o, TRANSPORTATION - District 11 

j0<~ SCH #80072317, NORTH CITY WEST EMPLOYMENT CENTER 

CI\LTRANS District 11 comments on the Draft EIR are as follows: 

l. 

2 

3 2. 

Page 2 of the Summary and page 34 of the EIR identify the 
Transportation Phasing Plan for North City West (Table 11) 
as mitigation for traffic impacts. The mitigation measures 
listed on page 90 do not,however, provide any of the 
Transportation Phasing Plan improvements needed to relieve 
substantial congestion on the Del M_ar Heights bridge over 
Interstate Route 5 and on associated off-ramps. CALTR.A.NS 
believes it will be a serious mistake to proceed with the 
tlorth City West Employment Center without signalization at 
the northbound off-ramp to Del Mar Heights Road. 

T~e Transportation Phasing Plan, funded by developers, is 
intended to provide for the widening of the Del Mar Heights 
bridge . Along with funding, there will be a need to arrange 
for the design of the bridge, for inclusion of the action 
in regional and state transportation improvement programs, 
and for preparation of federal environmental documents 
adequate to permit approval by the Federal Highway Admin­
istration. 

3. CALTRAflS did not receive the Appendix E - Traffic Study. 
4 The appendices were evidently bound separately and not 

transmitted along with the EIR. 

~

<:" <,.'o._, / C,,l-.-L 
ames T. Cheshire, Chief 

Environmental Planning Branch 

r - ·. --·-... r··--~ r ··~.-

,=-1 

RESPONSES: 

2As indicated on pages 34 and 35 and on Table 11, the majority 
of the traffic that is associated with the Employment Center 
is expected, in essence, to complement the traffic generated 
by the residential areas in that the major portion of the 
traffic will be inbound, into the community, in the morni ng 
and outbound, out of the community , in the afternoon. As 
a resu lt of the general movements that are anticipated, traf­
fic from the Employment Center is not expected to add to the 
traffic from the residential areas at critical lnter~ections 
during the peak hours of travel. As a result, no signal is 
required on any of the ramps as a requirement of this 
project. · · 

3
No response ls required for item 2, in that it only provides 
direction for future processing . 

4 ' 
No fesponse is required for item 3, 

',. 
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COALITION FOR RESPONSIBLE PLANNING 
P.O. BOX 544, SOLANA BEACH, CALIFORNIA 92075 

8-28-Bt 
City of Son Dieeo 
Envlronmontal Quality Divi sion 
202 "C" !;t. 
San OleGO, CA 92101 
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!;UDJECT, Response to Draft Environmental I mpact Report for NCW 
Employ~ent Center, EQD No. 80-05-)5 

Th<? proro:icd industrial-office pork os described falls both to 
ma lch lhe conr:ept outlined in the NCW Communi'ty Plan and to meet the 
minimum rC')IJirement:; for mitit;atinc; the visual and oei;thetic impacts . 
'Th!! NC:W Cumnnoni ty l'lan st•oncnt dealing with the Employment Center 
:; lrer:!:e:: (1) the need to dcbic;n this industrial area an on lnductrlal 
park r el;itcd clo~cly to the remainder of NCW, and ( 2) the nbsolute 
need for each site ' s development as a part of a planned industrial 
park with ctrict development controls, To quote, from NCW Community 
Plan, page 89, 

The concept advocated for the No r th City \•/est industrial-office 
park is that individual buildings be designed to fit into park 
like surroundings . Particular attention should be paid to the 
appearance of the facility, its s.cale, and 'bhe needs of its 
employees . ln this r.egard strict standards should be established 
to assure that the industrial-office park became an asset to the 
North City West community . Considerations should indlude the 
amount of coverage, placement of parking, landscaping of the entire 
ni te, acreoroing of all service areaa and the proviolon for smnll 
recreational facilities for employees. An important consldoration 
lo the establishment of standards to·.limit the adverse affects of 
nojse , nir and visual pollution, 

6 The NCW C,:,mmuni ty plan also opecifies the . development of the 
Employment Center in form to accommodate 2500 employees . 

7 

Examination of the EIR and other relevant documents leads t o 
nevernl otrong conclusions and recommendations, 

1. Conclusion, The currently planned industr~12ark divcrees 
so widely from that of the NCW Community Plan aa to fail to meet the 
lJlcal requirement of consistency wit~e community plan ~dopted 
by the City Council , The current plan is to accommodate 210 
employoeo, opproxlmately 2t times tho original pltinning number, on 
tho samo norenge. 'l'he unifloa tlon with NCW through strict controls 
of developmont, landocaplng, proviolon of small recreational facilities, 
etc,, le clearly absent. The only romninlng tie-lns are its proximity 
nnd its nnme, The selection of M- IP zoning ls queotionable , es 
al l owing far too wide a apectrum of manufacturing, offices, repair 
and servicing facilities, and material processing and fabrication to 
be consiatent with l ocation in a planned residential community. 
Sorrento Valley , Kearney Mesa and the industrial area north of Miramar 
Road otand aa examples of unsuitable forms for NCW and as reasons why 

1, 

--. 

RESPONSES: 

5
The North City West Community Plan (pag~s 09 and 90) notes 
that bu ild i ngs within the Industrial-office park should "be 
designed to fit Into park-l ike surroundings with particular 
attention • •• [being) paid to the app~arance o[ the facil­
ity, its scale, and the needs of Its employees . " The Commu­
nity Plan states t hat the M-IP ione should he appli~d t o t he 
Industrial office park. This zone contains within it the 
develoment standards and necessary developm~nt plan .:ipprovnl 
proceclures for the construction of a hlqh-qu.:,lity industrial 
office center (Page 123 ) . 

The proposed zoning for the project is a special ione that ls 
patterned after, and is more restrictive than, the M-IP zone, 
a planned manufacturing ancl industrial zone. The purpose of 
the standard M-IP zone ls to limit building coverage on the 
lots, to provide landscaping, and to control the architec­
tural stile of the structures . The resu lt of these controls 
is .that it is expected that areas zoned M- IP lor M-IP equiv­
alent) wil l provide attractive boundarir.s to heavily travel­
led highways" (M-IP zone:Section 101 . 0435 .1 ) . 

The Employment Center Preclae Plan (pages 25-30) provlden for 
extensive landscaping and significant guidance in the selec­
tion of lant species. The EIR (pages 59-61) states that the 
proposed measureA as identl(ied within the Precise Plan will 
reduce the visual impacts, bu t not to a level o f 
insignificance . 

The EfR states (pages 52-59) that the North City West commu­
nity was Included in the revised Regional Air Quality Strate­
gies (RftOS) and the project includes, to the extent feasible, 
the tactics identified by the RllOS , Therefore , the develop­
ment of this project will not signi ficantly impact the 
strategies set forth, 

The North City West Planned OJetrlc t Ordln11nce (PDO) (pro­
pooed Section 103 , 0611DO) will include wording that wil l 
signific11ntly limit, beyond the extent of the M-IP zone, the 
activities that can occur within the Employment Cente r , Dy 
the na t ure of the allowable uses together with existing ordi­
nances , the POU will limit the noise and point source air 
emissions generated as a result of these activities. These 
i mpacts are not expected to be significant, 

..-...... 
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SUBJECT, Response to Draft Environmental Impac.t Report for NCW 
Employ~ent Center, EQD No . 80-05-JS 

The proposed industrial,.-office park as described fails both to 
match the concept outlined in the NCW. Community Plan and to meet the 
minimum requirements for ml tigating the visual and aesthetic impacts. 
The NC\·/ Community Plan segment dealing with the Employment Center 
otrenses (1) t he need to design this industrial area as an industrial 
park related closely to the remainder of NCW, and (2) the absolute 
need fo r each site's development as a part of a planned industrial 
park with strict development controls, To quote, from NCW Community 
Plan, page 89, 

- ~ 
l i -

The concept advocated for the North City West indust rial-office 
park is that individual buildings be designed to fit into park 
like surroundings. Particular attention sho uld be paid to the 
appearance of the facility, its scale, and "the needs of i ts 
empl oyees. In this regard strict standards should be established 
to assure that the industrial-office park became an asset to the 
North City West community . Considerations should inalude the 
amount of coverage, placement of parking, landscaping of the entire 
site, screening of all service areas and the provision for small 
recreational facilities for employees. An important donsideration 
is the eGtabli □hment of standards to -~imit the adverse affects of 
noise, air and visual pollution.· 

6 
The NCW Community plan also specifies the development of the 

Employment Center in form to accommodate 2500 employees, 

Examination of the EIR and other relevant documents leads to 
several strong conclusions and recommendations, 

1. Conclusion, The currently planned industrial oark divere:es 
.WL.l:dcli;lv from thnt o f the NC'd Community Plan us to fail to meet the 
lee'!! t"l'CJ•JitrJ!!lQ.!lt of consintency with the community plan adQ..IUfil!. 

7 by tliri Ci t•t Cow1~t·-J., Tho curront plnn is to accommodato 6210 
omployoon, nppt·ox rnntely 2A tlrnec tho orJ.gJ.nol planning numbor, on 
tho oumo acro11~0, Tho unificn tion wl th NC~/ through strict control a 
of dovelopmo11t, landscaping, provioion of srnn.11 reorentional fncilitloa, 
etc , , ill clcurly ub:;ent, Tho only rema ining tie-ins are 1 ta proximity 
nnd its name, The selection of M-IP zoning is questionable, as 
allowinc for ·too wide a spectrum of manufacturing, offices, repair 
and gcrvicing facilities, and materia l processing and fabrication to 
be consistent with location in a planned residential community. 
Sorrento Valley, Kearney Mesa and the industrial area north of Miramar 
Road stand a s examples of unsuitable forms for NCW and as reasons why 

1. 

.. ~•-· - ----
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7 

,RESPONSES: 

The estimate by the Com_munity Plan of 2,500 employees with­
in the Employment Center is based on 25 employees per acre. 
More recent studies (Traffic Generators for the San Diego 
~. Caltrans 1980) show that a more concentrated density 
oTeiiiployees ls typical of centers similar to the North City 
West Employment Center, 

The EIR projected 6,170 employees based on four employees per 
1,000 aquare feet of floor space . Development of the project 
under. a standard M-IP zone would have allowed a density 
approximately six times that which is proposed. This would 
presumably result in a comparable increase in the anticipated 
number of employees. 

The majority of the industrial projects in .Sorrento Valley, 
in Kearny Mesa, and along Mlramar Road were developed under 
ty~ical manufacturing and industrial zones, such as the M-1~ 
and M-1D zoneo, prlor to tho eatnbllohment of planned devel­
opment zones. "rheAe zonos are loon sennitlve to appearance 
encl allow II much bc-O11clcr ron<)e or uoen than those thnt will 
be allowed by the standard M-IP zone, the Precise Plan foe­
the Emplorment Center, and the North City West Planned Dis­
trict Ordnance amendments, 

The specific restrictions as identified within the proposed 
amendments to control development and uses a re present ed on 
pages 7 and 19 and on Table 2 (refer to response 5 above) , 

·,, 
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additional such areas are not need in NCW. 

Recommendatlon, The scale and nature of industry to be permitted 
in the Emplovmcn.:LJ&~hould be tightly restrained. consistent 
with the Community Plan, Most opecifically. the proposed amendment 
to Section lOJ.0607 D of the NCW Planned District Ordinance should 
be revised. 

2. Concluoionr The proposal to sever all connection betwegn 
t.hio dC?vglopmt:!nt ::ind the pchool financing pla,ns should be rejected. 
The Employment Ccnt'?r is to be a unified part of tho NCW community. 
If school financing were to be a major long-term stumbling block to 
NCW development, this industrial park would stand as an isolated and 
independent area which would l>e a clearly inappropriate usage of 
that land. 

Recommendation, The proposed amendments to the planned district 
ordinance should be chaneed to retain consideration of school financing. 
Specil"ically, the paragraph proposed to be added under Section 
10J.060JC. 2 should have the word "whatsoever" struck, and the part 
proposed to be added under Section 10J.060JD,7 should contain a third 
nubpnrar,raph, reading, 

"J. The City Council has adopted a· North City West Schools 
Faci lity Master Plan covering at least the property covered by 
the Planned District Ordinance." 

J. Conclusion, The meaeurea described in the EIR to mitigate 
visual pollution and the negative effects of land use changes are 
ineffective, and .reasonable effective measures are available. 
Ve □ ir;n plannine, appearance and landscaping are left to the individual 
nite and buildini; deyeloper, The guidelines for site planning are 
el?ncral, and "cnrorcement will be a result of a 'mutually cooperative 
appronch. '" (EIR,p, 60) That is ineffective! Further, if the 
developers were to meet the legal requirement of consistency with 
the Comm11ni ty Plan, the s trlct controls called for by that Plan would 
be able to effect the mitigation needed, 

Rocoommendation1 Develop and institute a set of designe, 
appearance, landscaping and maintenance controls for the Employment 
Center afl required in the NC\'/ Community Plan. 

Aoide from this overall commentary. the Coalition would also 
like to address specific portions of the EIR. 

T.G..[.[J.c__f_j_ rcul n tlon - The ADT generated by the EmploymP.nt Center 
1 n c:o u tl m11 Lod II t fo , UOO. Tho l.rnpuc t on th9 Dol Mar. lloieh ts Rood 
bridr.e nncl lnterchonr;e will be aevoro, Um.tor t he '"l'ra111Jporl.o.tion 
Pha9inr. Plan for North City Wont", whon 1000 edu"s are built. the 
bridr,e will bo_ widened, or as an alternative both Green Valley Road 
and Carmel Valley Road will be widened, This latter act would defer 
wldcninG the bridGe until 2500 edu"s arc con□ tru ctod ln IICI~. Thi□ 
number of edu's would generate 17,500 ADT's, using a factor of 7, 

,,-- ,,,,.---
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RESPONSES: 

The Employment Center will not include any residential arens, 
Therefore, there will be no students generated ns a result of 
its development and no impact to any of the school districts 
is anticipated. In that no direct impact to the schoo l s will 
occur with the development, the decisions upon the Precis~ 
Plan and TM need not be preceded by resolution of the schools 
financing plan. The Employment Center may participate in the 
financing of schools for the community but this wi ll be by 
means of a payment of a fee at the time of recording of a 
final tract map. 

Table 2 of the EIR presents the proposed amendments to the 
North City West POO. Section 103.0607 states that the gen­
eral requirements identified within the H-IP zone will be in 
effect, with the exceptions listed. The procedures fo r de­
velopment within an H-IP zone require that each lot own1?r 
make an application for a development permit. Each permit 
application will be reviewed according to the criteria in 
Section 103.06068 of the POO. Generally, the criteria (or 
review are the regulations within the proposed PDO amend­
ments, which include uses and the architectural design, and 
conformance with specific devP.lopment criteria (coverage, 
height, parking, etc.) . In addition, there will be a design 
committee established to review the architectural design and 
landscaping to assure the compatibility of the va rious de­
signs of the individual lot owners, The Precise Plan on page 
12 specifically identifies the maintenance responsibility for 
each of the common areas within the Precise Plan area: 

"a. The Property Owners Association will maintain the 
open space adjacent to I-5 , the SDG&E power case­
ment, and the median and entry areas of Street "A'. 

b , The maintenance district will maintain the street 
medians of Del Mar Heights Road and El Camino Real 
and the detention basin, if required. 

c. The Property Owners Association will maintain the 
parkway areas included in or adjacent to their 
property,• 

lO The con~fusion that the widening of the Del Hnr Heights Road 
bridge should be related to the composite traffic demands 
gencr~ ted by all developments in North City West plus the San 
olc1111lto l!:ntnton i,n-1 F'11lrl>n11kn 1111nr.h t'lcv,.lorm-,ntn In vnll,I 
and was incorporated ln t he formulation of the Tran,.oortation 
Phasing Plan for North City West, as statP.d in Gener~l Notes 
2, 3. and 4 of the phasing plan. The equivalent residential 
dwelling unit thresho lds apply to total development in North 
City West and the thresholds will be sub j ect to revision 
based on periodic reviews of future traffic conditions. 

' 

~ 
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• The Jcalcn capacity of the bridso at this time la 15,000 ADT. 
• ·rto cut-ront nctual ADT ls 9,000, The EIR estimates that 221' of the 

of the 701, of the cmployecn fot· thls Center coming from the south 
or 11, 576 ADT wi 11 use the briclr,e to re turn hoine to the south. Thia 

· EJR does r.ot the ar:tid1,at~d AUT of 22,000 from the rest of. NC\-/, 
San Dlc,ruito E:.;t:itell anti Fait·banks Ranch, The £IR for First 
Nclr,hborhoocl estimated that 707' of that traffice would uso the Del 
Mar Hcicht:.i bridc;c to r,o oouth on I-5, Thill increases the AUT for 
the bridge to over J0,000 ADT, a clearly unaccetable and preventable 
Bi tua tion. 

We propoue ·. that widening of the Del Mar Heighto bridge be 
tied to the r,DT r,enera tcd by NCI·/, regardless of the source of 
cencr::ition within the project. Thia would mean that when the bridge 
capacity of 15,000 ADT was beinc used, whether it comes from First 
or Third NelGhborhood or thg Employ~~nt Center, then expansion of the 
bridcc w,,uld be done. Of course it .would be even more efficient to 
do this now, knowine; that expansion will create even more chaos and 
waltln~ at 15,0GO ADT than it will with 9 , 000 ADT, 

T~e Carmel Valley Road interchange west of I-5 is currently 
carrying 7,000 ADT with a design capacity of 5,000 ADT (Table 4). 

11 The EIR anticipates that 4,992 AOT can be anticipated as generated 
from the Employment Center to the \'/est side of I-5 on Carmel Valley 
Road (Table 8). This gives a total ADT of almost 12,000 ADT, yet 
no plans are indicated to require improvements, as is the case on 
the east side of 1- 5, This is a clear discrepancy which must be 
resolved before the TM can be issued. 

Blologlcnl Resources - The proposed center by its current planned 
nature will destroy the wildlife and flora of this area. This is 

12lnconslstent with the 1975 Community Plan's theme of preserving the 
natural space in NC~I. The City of San Diego should insist on 
natural vegetation, minimum grading and emphasis on building to the 
land. 

Growth l nrluccmcnts • The 197 5 Communi•ty Plan stated that "Employment 
13 for approximately one-third of the North City West labor force is 

expcctnrt to be provided in the study area." (p. J4) It is clear that 
this is not c;oing to happen, since traffic projections show 1001' 
of the lobor forcu for this center coming from outside NCW, 

~lr unlit - There is no excuse for using CPO Serles IV Population 
14 pro ectiono in this section of the EIR. Series Vis considered 

more accurate, has been avail.able since 1980, and would result in 
hicher percentaeos in the pollution expected, 

Geolor;Y and Solla - Given the hleh erodability of Torrey Sandstone, 
Ttia very posaible that the site preparation will lead to extensive 15 probloms with crooion as siteo are bought and built on at different 
times, No mitiGations for this problem are suggested, 

r-··· ,-- -·-- r-·= ~ r- ,__.._ 

0 RESPONSES: 

11
Existing Carmel Valley Road in the immediate vicinity of the 
Interstate Route 5 Interchange is fully improved to a width 
of approximately 70 feet and is striped for only one traffic 
lane in each direction. Most of the future North City West 
traffic that will be on Carmel Valley Road west of the free­
way will be des tined to and from the interchange ramps, The 
increased traffic volumes will be accommodated by restriping 
and existing pavement to provide four traffic lanes plus left 
turn pockets at the ramp intersections. 

12 . 
The EIR indicates on pages 99 through 103 that virtually any 
feasible project would significantly alter the biological re­
sources of the project site. 

13 

The North City West Community Plan, pages 91-97, identifies 
three maJor areas that are cr1t1cal for biological preserva­
tion within the community: the north-facing bluff arP.as 
along the San Die9ulto River valley, Carmel Valley along the 
valley floor within the flood zone and along the north-f~cing 
slopes, and the major slope areas along Shaw Valley and trib­
utary canyons in the southern portion of the planning area. 

The Community Plan (page 97) shows an open space buffer strip 
between I-5 and the ~mployment Center. The proposed tenta­
tive map and Precise Plan (EOD 80-05-35:5-6) show the open 
space buffer along I-5 as well as an open space strip along 
the SDG&E power-line easement , 

The traffic analysis presented on pages 24-41 of the EIR 
assumes that 100 percent of the traffic will be from outside 
of North City West. This analysis is a "worst-case• analy­
sis, It is expected that concurrent with the development of 
the Employment Center, Precise Plan Units One and Three will 
be developed, These developments will provide housing for 
prospective employees and clients of the center. It is also 
expected that as the remainder of North Ci ty West continues 
to develop, a larger proportion of the traffic for the Em­
ployment Center will originate within the commu nity, 

,,.. ____ , 
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Thi? de::.ir,r. capaci t}' of tho britlgo at this time is 15,000 ADT. 
Its current actual ADT lo 9,000, The EIR eotimatos that 22- of the 
of the 70~ of the employee:; for thi:l Center coming from tho south 
or 4,576 ADT will u::;c the bridr:o to return hornc to the south. This 
Elli doeo root lhr, .,r:li1:i1,a1<,d ADT of 22,000 from tho rest of NCI'/, 
San OicrJito Ec:tatcll and fairbank::i Ranch, The EIR for Firllt 
llei,;hborhoorl e:,timated that ?Of. of that trafflce would use the Dol 
Mar Heir.ht:; bridcc to go !louth on 1-5. This increases the ADT for 
the \Jrid,:c to over J0,000 ADT, a clearly unaccctable and preventable 
ui t ua tlon. 

We 1,ropo:;c that widening of the Del Mar Height::; bridge be 
tl cd to the ADT r,cncra tcd by NC\'/, regard les::; of. the source of 
e;c11cration within the project. Thi::; would mean that when tho bridge 
capacity of 15,000 ADT was bcini; u::;cd, whether it come::i from Fin;t 
or Third Nci~hborhood or the Employment Center, then expan::;ion of the 
brldr,e woul d \Jc cl one . Of coiir::.e it would be even more efficient to 
do thl:.; now, knowini; that eXl)an!lion will create even more chaoo and 
waitin~ at 15,000 AOT than it will .with 9,000 AOT. 

· The Carmel Valley Road interchange west of I- 5 is current!:,, 
carrying 7,000 ADT with a design capacity of 5,000 AOT (Table 4), 

11 The EIR nnticipate::i that 4, 992 ADT can be anticipated as generated 
from the Employment Center to the West aide of I-5 on Carmel Valley 
Road (Table 8), Thi::i gives a total ADT of almost 12,000 AOT, yet 
no plan!! aro indicated to require improv.ements, as is the case on 
the east side of 1-5, This is a clear discrepancy which muet be 
resolved before the TM can be issued, 

filgloeical Resources - The proposed center by its current planned 
naturo will destroy tho wildlife and flora of this area. This is 

12inconsistent with the 1975 Community Plan's theme of preserving the 
natural space in NCI-I. The City of San Diego should insist on 
natural vegetation, minimum grading and emphasis on building to the 
land, 

Growth Inducements - The 197 5 Commun! ty Plan eta ted that "Employment 

13 for approxirna tely one- third of the North City Weet labor force le 
expected to be provided in the etudy area," (p, J4) It is clear that 
thls in not goin~ to happen, since traffic projeotione show 100-
of tho labo r forco for thls center coming from outside NCW, 

fli r · uali t - There le no excuse for using CPO Series IV Population 
14 pro ection::; in this section of the EIR, Series V ls considered 

more accurate, hao been available ::.i nce 1980 , and would result in 
hi,;her percenta~es in the pollution expected, 

r.colory anrl Soil::i - Given the high erodnbility of Torrey Sandstone , 
Ttls very possible that the site prepnration will lead to extensive 

15 prabl em~ with erocion a::i ::iitcu are boucht and built on at different 
time::;. No 1niticatio1m for thlo problem are sugeested. 

.. 

~ 

' 
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RESPONSES: 

The revised Regional ~ir Quality Strategies which incorporate 
the North City West community, are predicated upon the CPO 
series,IVb population forecast (EOD 80-05-35). The antic­
ipated 'population for the North City West community, pro­
jected by the series V forecast, has not changed. Therefore, 
any anticipated air quality impacts which are essentially 
population-based . have not been altered. The series V fore­
casts show increased population densities in surrounding 
areas (primarily the County of San Diego end the City of Sen 
Diego), which would lead to greater concentration of air pol­
lutants within the San Diego Basin. Therefore, it can be ex­
pected ' that if the series V forecasts are assumed, North City 
West will represent a smaller proportion of total emissions 
than previously expected. 

15 . 
. Leeds, Hill end Jewett, Inc,, prepared the North City West 

Drainage Study, which identifies specific measures and tech­
' n1qucs Efiat would reduce the rate of runoff and subsequent 
erosion on projects within North City West to predevelopment 
conditions, The study, in part, recommends : 

a. no grading between October 15 and March 15 
b, vegetating of exposed elopes 
c. sandbagging where appropriate 
d. development of low berms around graded pads 
e. bladed ditches across develope~ pads 
f, permanent underground drainage facilities 
g. development of e detention basin, 

The EIR , on pages 71-72 indicates that the measures proposed 
for the drainage improvements (the Leeds-Hill criteria) would 
ultimately reduce erosion nnd subsequent sedimentation im­
pacts to a level of insignificance. 

-----
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16 J!rban Suppor-t Ser-vices - Ene r-gy mitigations as suggested ar-e good 
• t;11Jt 'llre meanineless unless they ar-e made mandatory as a part of 
the aubdivision process. 

Solid wante - There is no section on solid waste. According to the 
cTiy's Notice of Pr-eparation of a Dr-aft EIR dated 7-7-80, 1,8 million 

17 ._ pounds o f solid waste would be generated dally by this pr-oject • 
This problem cannot be ignored. This EIH i s incomplete without this 
topic being covered, 

Thank you .for the opportunity to study this Elli. 

COALITION FOR RESPONSIBLE PLANNING by . \. . . -, ,, 
\ • l • •,• f • I'' I •' I 

Anne Omoted, Co-ordinator. 

. , 

c· 
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RESPONSES: 

16specific recommendati ons fo.r energy conservation have been 
i ncorporated i n to the Precise Plan. The application of these 
recommendations is dependent upon the speci f ic d~ve lopment 
proposa l for each lot. The development upon each lot will be 
r ev iewed in accordance with the M-IP process by the Ci ty of 
San Di ego . Th is process will ensure th at each deve lopment 
will incorporate, to the ext~nt feasible, the recommendations 
within the Prec ise Plan . In addit ion to this, a solar access 
letter assur ing mi nimum solar access standards for each of 
the lots has been signed • 

17 The Urban Support Services section of the EIR h11s been re­
vised to incl ude sol id was te. 
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SAN DIEGO CHAPTER 
IIOUSE 01' IIOSPJTALTTY 

1)◄9 EL PRADO, BALBOA PARK 
SAN DIEGO, CALIFORNIA 92101 

RECEIVED 

~•Li' 0 !) 1901 
September 8, 1981 

lNYIRONMlNIAL QUAJ,L_.-­
p:•:t~J~:t .. 

M,1ry 1.,.r 11.,lkl, 
City o( S,1n Uiq:,1 
t:uvi 1 nnmrnt:1 I Qu., l i ty Uivi i. t.in 
202 "t:'' St. 
$,111 Oirgo, C~. 92101 

Suhjrct: ruhlic Notice of Dr:1ft Environmcntnl lmpnct Report 
EQIJ flu, 80-0S-JS, Nnrth City West Eniployment Centrr. 

f,i .. n r M ~ • 0.:1 I k.o, 

lllonk yo11 for providing tl1e Sierra Club the opportunity to comnent 
on this Oraft Environmental Impact Report, 

In reviewing both the Environmental Impact Report nnd the Appendices 

w~ (i11d ~c l1nvc several concerns assbcioted with tl1ia proposed project. 

In the conclu~don one i, left with the impression that impecta cannot or 

wi) I not be mitig:itcd. Our concern, include but are not limited to the 

fol lowinr. , 

I. 11,e proposed rezoning o r 118 acre• Crom A-'1-10 to H-IP. 

10 2. Tho grnding o( 750,000 cu, yda. of earth. 

19 ). The proposed dc1truction of archaeolog ical rc1ourcea . ie, 
Sondstone (oce with petroglyph•. 

'.20 

'.21 

'.2:Z 

I 

~. 111c removal of lJ mature Torrey Pines and other 1en1it ive plant 
tipecir.11. 

5. The cli!'t11rbonc, nnct dr.etructlon of habitnt for auch nnimala 01 

the m,alc.- ,l1:cr, coyote, nnd ■r.ni.itive bird.fl. 

6. l 'hl'! of[-!litr. 11iltntion or the Loa Pcn.Jscp,itos lor.oon. 

7. The st .Jlt•mrnt in Appc.-mliccs PR ii, pn r.1r.r:1rh thrcr.- "no fully 
cmnrc-n~ :1tin,; mitig.,ti on mc:uurc cxi!'lt~ which i!! comp,,tiblc with 
d1•vclopm<'nt of the site, nnd no fully mltigating nttcnd:incc is 
con~ iclcr,~J l ikcly. '' 

Thi~ p3'1!1.lgf" Dn<l eimular ones m.Jke the Rcviev to sound as if 
mitii;otion "hich connot f!!.!!L_be done should not be done at oil, 

8. 1he concerns concerning water and especiol\y ,e.,age copocity •• 

---
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, RESPONSES: 

---, 
' 

The Eir on pages 60 and 61 identifies the grading that will 
be required and will result in an aesthetic and topographic 
modification impact. This impact is identified as signifi­
cant and cannot be mitigated to a level of insignificance. 

19 ~ · Pages 67 and 68 of the EIR indicate that a salvage program 

'.2 0 

has been completed and a report of the findinas is in orcpa­
ration. These measures will reduce the loss of any scien­
tific data to an insignificant level. 

The EIR on pages 47 through 49 identifies the removal of the 
natural habitat, and the loss of sensitive species including 
the loss of 13 mature Torrey Pines as a significant impact. 
Studies relating to the ecology of the habitat and the sensi­
tive species including the Torrey Pines could be undertaken. 
Additionally, a program of transplantation could be under­
taken for the sensitive species, However, neither of these 
options could substantially mitigate the anticipated impacts. 
A reduced project may reduce the impacts as described on 
Pages 101-102 of the EIR, but not to a level of 
'insignificance. 

21 The p~oposed mitigation measures identified within the 
Hydrolqgy and Water Quality section of the EIR, on pages 
70-72 would reduce the siltation potential to the Penasqultos 
Lagoon to an insignificant level. 

2'.2 . 
The quote from the biological report (Appendix C) should 
read: 

"Decause the value of the resource is based to a larqe 
degree on size and continuity, no fully compensatinq mitiga­
tion measure exists which is compatible with development of 
the site. Alternative land uses are discussed, and no fully 
mitigating alternative ls considered likely.• 

As explained under response 20, no mitigation measures are 
avail~ble which would substantially mitigate the impacts. 

.........__ 
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• addre .. ed in the letter fro01 lhe County Department of Sanitation and Floud 

Control. 

We •grt'e with the Department o( Fitth ,md Come thnt all mature, treea, 

espccinlly lhe Torrey Pinc should be placed in open spnce, Reconvnend that 

23 17 acres lc.icatrd in the northco~t rrccise rl:in area be placed in pcrm.1ncnt 

'.24 

'.25 

orrn 11r,'lcr.. The- rot l ow ing mcosurti 11houlcl .,1 l"C'I b(' t,,kcn: l. SDG&F. cni,cmcnt 

st,o,1ld be placed in open apace. 2. Rccloimation oC waste water tl1ro1Jcl1 n 

trr.1lmrnt fncility shou ld be built u proposed by the County IJepartmcnt o( 

S:'lnilo'ltion :11HJ flo(HI Control. J. Arch.ic\ottic3l rsourcea such ns the Sand-

ston•: (.ire w/prtrt">glyrh~ ahou lj be prc!lcryed. 4. A mo1p m;iJc 'iith clear 

26 plnl'lti c ovl!rlaya 11howing the biological, orchncological, e:n1emcnts, etc. 

could help to •e• if many of the•e areis overlap and preserving• number 

of tlw~c areas would thereby solve ecvera l problems, 5, For the rcason11 

~t•t~d on pg . 99 of the report n,e Sierra Club request• that •ither • 

reduced •rope or no project/building a t existing zoning be conaidered and 

lmpkmcnted. 

Sincerely. 

"t~efv 
Land -Use Subcommittee Chair. 

- -·-

~ 
( RESPONSES: 

:2 3 The 17 acres in the northeastern portion of the Preclse Plan 
area, outside of the proposed TM, is presently highly dis­
turbed with residential and agricultural uses. Page 2 o f the 
EIR notes: "The proposed site is currently undevP.loped, with 
thP. exception of several single family res inences, outbuild­
ings, and a horse corral, which lie along the northeastern 
perimeter". For this reason, an open space e,1sement over 
this area to preserve b iologlcal resources would be 
inappropriate. 

24 . The Precise Plan (F igure 3 of the EIR) show the proposed open 
space areas. The TM has been revi sed to show the open space 
easements (Figure 4) . It can be seen that the SoG, E: easement 
is clearly within the proposed open space. 

25 A reclamation plant for the Employment Center or for the 
No rth City West community is not practical in that the San 
Diego Metropolitan Sewer District serves the area and the es­
tablishment of such a district would only duplicate existing 
services. Additionally, the requirement for this project 
alone would require an inordinate expense . 

:2 6 The Biological Resource and Archaeological Resource sections 
adequately identify the resources on the property and the 
possible impacts. Therefore, a separate overlay at lhis time 
is considered unnecessary. 
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To: Y.nvlronn~ntnl Quality Dlvitlon D11ta1 f} -/7--8 / 

rr.on1: Trnno11ortotl.on DcvclopfflCnt EQD No; b' 0-·0.)-_3S-

Subjcct: "11t-,lLcty, [U'1.Jt ~,7"t-.y,,u: .. ;,t (;,,,"li:;_ T.M. No. o ~~~37 

~~~1 2li:C -.- - - ~· --·--=-=== ·™ ---·-~ e: ==-

·CO / ~o ndvcrGC conrncnt 
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□ Corrmcnlt, • • {ollow1: 

Reviewed By: 

-, 

RECEIVED 

/\UG 20 l 'Jel 
UiVIAONll[NlAl QUAUIY, 

t •;:.··1 

f.f z CLcvL. /-1 , z,~<;~Q,o~c 

,,-.... 

RESPONSES: 

27 No response is neces5 at"y. 
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I. INTRODUCTION 

This environmental impact report (EIR), prepared accord­
ing to the most recent requirements of the California Envi­
ronmental Quality Act of 1970 and the City of San Diego 
guidelines, presents the relevant information available on 
the proposed North City West Employment Center precise 
development plan. The Precise Plan area, as shown in the 
North City West Community Plan (City of San Diego 1975a:map), 
is identified as Precise Plan Development Unit Number 2. It 
is bounded by Interstate 5 (I-5) on the west, Del Mar Heights 
Road on the north, and El Camino Real to the east. Discre­
tionary actions required for this project include the adop­
tion of a precise plan and planned district ordinance _ amend­
ment, rezone of the Precise Plan area - from A-1-5 to M-IP, and 
a tentative map (TM) for 103 of the 118 acres in the Precise 
Plan area. 

Land use, growth inducement, biology, water and air qual~ . 
ity, geology, archaeology, traffic, and oth~r aspects of th~ 
Precise Plan have been addressed. Each major topic under 
analysis includes a discussion of the existing conditions, 
the potential or probable impacts, the anticipated cumulative 
effects , and the proposed or possible mitigation measures. 
Significant or inevitable environmental effects which cannot 
be avoided if the Precise Plan is implemented are also id en­
tified within the mit igation portion under each topic. 

Technical supporting materials discussed and referenced 
within this text are located in appendices which are under 
a separate cover or are contained in separate technical 
documents. 
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II. PROJECT DESCRIPTION AND SETTING 

A. PROJECT DESCRIPTION 

The proposed North City West Employment Center site 
is a roughly triangular, 118-acre parcel of land located 
south of Del Mar Heights Road between I-5 and El Camino Real. 
The property is one mile east of the City of Del Mar and ap­
proximately 17 miles north of downtown San Diego. The prop-

, erty is separated from the Coastal Zone by I-5 on the west 
and by Carmel Valley Road to the south. Figures 1 and 2 
illustrate the location of the property. 

The subject property is characterized by a combina­
tion of landforms including low knolls, badland erosional 
features, sandstone terraces, arroyos, and gently sloping 
hillsides. The vegetative cover consists of a single major 
native plant community, coastal mixed chaparral, which is in 
several stages of development. The proposed site is cur­
rently undeveloped, with the exception of several single­
family residences, outbuildings, and a horse corral, which 
lie along the northeastern perimeter. Several dirt roads 
traverse the property and a 20-foot-wide north-south San 
Diego Gas & Electric Company (SDG&E) power line easement 
divides the eastern third of the parcel {Figures 3 and 4). 

The property is designated in the adopted North City 
West Community Plan (City of San Diego 1975a:map, incorpo­
rated herein by reference) as an employment center intended 
to be developed as an industrial office park (City of San 
Diego 1979b:87-90, incorporated herein by reference). The 
areas to the north and east are generally undeveloped, with 
the exception of a gas station and a Pacific Telephone build­
ing to the northwest, but are designated for residential ~nd 
commercial uses in the Community Plan. To the west of the 
property, across I-5, lies the existing residential community 
of Del Mar Heights. · 

The Commµnity Plan (City of Sah Diego 1975a:123) in­
dicates the area of the Employment Center is to be developed 
in accordance with an M-IP type of zone. The M-IP zone con­
trols the architecture, landscaping, building uses, lot di­
mensions and,building setbacks, off-street parking, and 
signs. In addition, it requires the visual screening of out­
door storage, loading areas, and mechanical equipment (i.e ., 
ducts, elevator enclosures, air conditioners, etc. ) 
(Municipal Code Section 101.0435.1). The Precise Plan , as 
proposed, will allow for the development of a business park 
consisting of 24 lots, 6 of which will be acce s sed <lirectly 
from El Camino Real; 5 lots will be accessed by a short 
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connector in the northeasterly corner of the Precise Plan; 
the remainder will be accessed from Street A connecting Del 
Mar Heights Road and El Camino Real through the central 
portion of the property. 

The proposed TM shows 19 lots ranging in size from 
3.2 to 10.0 acres each on 103 acres of land. An additional 
five lots are anticipated for the 15 acres of land in the 
northeastern corner of the Precise Plan (see Figure 3). Com­
parative statistics for the Precise Plan and TM are presented 
in Table 1. The lots are intended for light industrial, re­
search and development, corporate offices and headquarters, 
and similar uses. 

It is anticipated that full occupancy of th~ project 
will take approximately five years, as individual lots are 
sold and developed. Due to traffic constraints, the TM will 
be developed in at least two phases. The first phase will 
involve approximately 30 percent of the tota~ development, _ 
with the remainder of the development occurring as the capac­
ity of the street system and interchanges is increased. · 

A number of amendments to the North City West Planned 
District Ordinance are proposed as part of this project. The 
purpos~ of these amendments is to extend the applicability of 
the ordinance to the Employment Center in addition to the 
residential areas. Table 2 presents'the specific changes and 
additions to the ordinance. The predominant effects of the 
changes include the following: 

1. Signs on buildings and the premises will be 
regulated. 

2. The assessment fees will be assigned on a "per 
acre" basis rather than on dwelling units due to 
the nature of the project. 

3. An assessment district will not be formed since 
the required off-site municipal improvements will 
be constructed with the development of the TM and 
may be subject to reimbursement agreements with 
the City of San Diego. 

4. The Employment Center will be exempt from school 
• facility assessments, and the center will not be 
subject to the approval of a School Facilities 
Master Plan. 

5. Th e En p loyment Center will be subject to: 
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TABLE 1 
COMPARATIVE STATISTICS FOR THE PRECISE PLAN 

AND TENTATIVE SUBDIVISION MAP 

Statistic 

Acreage 
Maximum floor space 

( square feet) 1 
Estimated employees2 

, Average daily trips3 
Approximate number 

of parking spaces4 
Approximate grading 

(cubic yards) 

Precise Plan 

11 8 

1,542,000 
6,170 

20,800 

6,170 

750,000 

TM 

103 

1,346,000 
5,400 

17,200 

5,400 

635,000 

1Based upon maximum gross area of occupied building space 
being 30 percent of the gross acreage, a~ )imited by the 

·" precise plan • 

2sased on an estimated average of 4 employees per 1,000 
square feet of floor space (Precise Plan, page 42). 

3sased upon Do nald Frischer and Associates (1981) traffic 
report, Appendix E. 

4Assumes an estimated two-thirds of employees on one shift 
and 1.5 employees per parking space (Municipal Code Section 
101.0435.1). 



TABLE 2 
PROPOSED AMENDMENTS TO THE 

NORTH CITY WEST PLANNED DISTRICT ORDINANCE 

Section Number 

103.0602 

103.0603C.1.a 

103.0603C. 1 .b 

103.0603C. 1.c 

103.0603C.2 

103. 0603D:7 

Proposed Change 

Add: •The provisions of Chapter X, Arti­
cle 1, Division 11, (City-Wide On-Premises 
Sign Regulations for Commercial and Indus­
trial Zones) shall apply where not otherwise 
specified in this Division.• 

Add: •The amount of a ·ssessment with regard 
to the North City West Employment Center 
Planned District will be a cost per acre, or 
an equivalent thereof, based on an estimate 
of the cost of th~ facilities as approved by 
a Resolution of the City Council. Such fee 
shall be subject to an annual review and may 
be adjusted from time to time by the Council 
to reflect changes in the cost of the facil­
ities. The assessment will be paid prior to 
the issuance of a building permit for any 
structure to be constructed within said 
district . • 

Add: "An improvement district will not be 
created for installation of public facili­
ties within the Employment Center Planned 
District, but all public facilities will be 
installed pursuant to subsection d below.• 

Add: •with regard to the North City West 
Employment Center Planned District, the on­
site municipal facilities within individual 
neighborhoods and not provided by 'a' above, 
such as streets, storm drains, sewer, water, 
gas, power and telephone utilities , will be 
provided by the subdivider under the conven­
tional bonded subdivision agreement.• 

Add: •c. With regard to North City West 
Employment Center Planned District, this 
subdivision 2 regarding school facilities 
will have no application whatsoever.• 

Add: "The above provisions of this subsec­
tion D shall not apply to the North City 
West Employment Center Planned District; 
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Section Number 

103. 0603D.7 
(cont.) 

103.0606B 

TABLE 2 
PROPOSED AMENDMENTS TO THE 

CITY WEST PLANNED DISTRICT ORDINANCE 
(continued) 

Prooosed Chanoe 

with regard thereto , no development plan 
shall be . considered as complying with the 
tentative approval by the Planning Commis­
sion, or the City Council, on appeal, unless 
and until the Planning Director shall ad­
vise, and the Planning Commission shall con­
cur, the f ollowing had been accomplished: 

1. There has been establisbed· by 
ordinance a municipal facil°ity impacts fee 
applicable to the property covered by t he 
development plan, and the City Council has, 
by resolution, set the amount per acre for 
such fee. 

2. The City Council has established an 
open space maintenance district, including 
all land shown in Exhibit 'A,' pursuant to 
the "San Diego Maintenance District Proce­
dural Ordinance," for the purpose of main­
taining open space, the parking area of 
perimeter streets , the landscape i slands 
at the entrances to development areas, and 
drainage devices and retention basins." 

Add: "10. With r egard to the North City 
West Employment Center Planned District, 
procedures for grading plan review shall 
be as follows, and subsections 1 through 9 
above shall not be applicable: 

(a) Applications shall be made before any 
grading or excavation which requires a per­
mit. This section does not apply to the 
construction of a new building, remodeling, 
demolition of any existing building, or mov­
ing any build i ng into the Employment Center 
Planned District ·where a grading permit is 
not required. 

(b) A deposit equal to that charged for a 
conditional use permit under SEC. 101.0204 .1 
shall be paid when application for plan 
approval is made. 

,. 



TABLE 2 
PROPOSED AMENDMENTS TO THE 

NORTH CITY WEST PLANNED DISTRICT ORDINANCE 
(continued) 

Section Number Proposed Change 

103.0606B (c) Applications must be signed by the 
(cont.) record owner or owners of the property on 

which the development is proposed. 

(d) Application shall include the 
following: 

(i) Legal description. 
(ii) Adequate plans and specifications 

for the improvements as determined by the 
Planning Director. , 

(iii) A tabulation of all natural or 
landscaped open areas shown on the plot 
plan, indicating the sguare footage of each 
type. 

(iv) Location, name and width of exist­
ing and proposed streets, alleys, easements, 
pedestrian ways and bikeways, including all 
abutting streets and streets proposed to 
provide primary access to the proposed de­
velopment from a major street or freeway. 

{v) Grading plan showing proposed 
finished grades superimpos ed over the 
existing topogrpahy . 

(vi) Plan of proposed slope stabiliza­
tion landscaping and permanent water systems 
showing sizes and types of plant materials 
or hydroseed mix if proposed. 

(vii) Any other information deemed nec­
essary by the Planning Director to judge 
compliance with the regulations contained 
herein and other applicable laws, regula­
tions and standards. 

(e) Subdivision Map. The Subdivision 
Board shall act as an advisory body to the 
Planning Commission who shall take the ini­
tial action on all tentative subdivisions 
within the Planned District. The tentative 

· map and development proposals within the 
boundaries of the map shall be heard con­
currently by the Planning Commission. The 
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TABLE 2 
PROPOSED AMENDMENTS TO THE 

NORTH CITY WEST PLANNED DISTRI CT ORDINANCE 
(continued) 

Section Number 

103.0606B 
(cont.) 

Proposed Change 

decision of the Planning Commission may be 
appealed to the City Council with~n fifteen 
(15) days of the Commission ' s actions as 
permitted under SEC. 102.0308 of the 
Municipal Code. 

(fl The Planning Commission may approve, 
modify or disapprove any plan based on the 
regulations contained herein and , if appli­
cable, the architectural and design stan­
dards adopted by the City Council. 

(g) If the Planning Commission approved 
the plan and the Building Inspection Direc­
tor or City Engineer finds that the plan 
conforms to all other regulations and 
ordinances of the City of San Diego, the 
appropriate department shall then issue the 
permit for the work -except as provided in 
'10.h' below. 

(h) Building permits shall not be issued 
for any construction within the proposed de­
velopment unless · a final approved map has 
been recorded. A final map shall substan­
tially [conform to the tentative map]. 

(i) The Planning Commission may grant an 
extension of time up to two years on the 
time limit contained in a currently valid 
development plan by filing a written appli­
cation in the office of the Planning Depart­
ment. The Planning Commission may grant the 
extension of time if it finds that there has 
been no material change of circumstances 
since the approval was originally granted . 

11 . With regard to the North City West 
Employment Center Planned District, proce­
dures .for structure plan review shall be as 
follows, and subsections I through 9 shall 
not be applicable: 



TABLE 2 
PROPOSED AMENDMENTS TO THE 

NORTH CITY WEST PLANNED DISTRICT ORDINANCE 
(continued) 

Section Number Proposed Change 

103.0606B 
(cont . ) 

{a) Applications shall be made before 
constructing a new building, remodeling, 
demolition of any existing building or mov­
ing any building int9 the Employment Center 
Planned District. If grading or excavation 
that requires a grading permit is also being 
done in conjunction with any of the above, 
the provisions of paragraph 10 above shall 
be complied with, as well as_. the provisions 
of this paragraph 11. 

(bl A deposit equal to that charged for a 
conditional use permit under SEC; 101.0204.1 
shall be paid when application for plan is 
made. If grading that requires a permit is 
also being approved, only one fee under the 
Employment Center Planned District Ordinance 
need be paid that will cover both the struc­
tures and grading. · 

(c) Applications must be signed by the 
record owner or owners of the property on 
which the development is proposed. 

(i) Legal description. 
{ii) Location of existing and proposed 

buildings and structures. 
(iii) Adequate plans and specifications 

for the buildings and improvements as deter­
mined by the Planning Director. 

{iv) A tabulation of all natural or 
landscaped open areas shown on the . plot 
plan, indicating the square footage of each 
type. 

(v) Proposed off-street earking 
faciliti e s, including the location, number 
and dimens ions of private and public parking 
spaces, aisles and· drivea1ays. 

(vi) Adequate plans and specifications 
for any outbuildings, walls, courtyards, 
fences, setbacks, signs, lighting or traffic 
safety. 

J 

t 

r 
r 
L 

l . 

L 
l : 

I . 



f · 
r .. 

) 
, 

.! 

! 
; I 

\. 

; 
/. 

) 

) 

L 

TABLE 2 
PROPOSED AMENDMENTS TO THE 

NORTH CITY WEST PLANNED DISTRICT ORDINANCE 
(continued) 

Section Number Proposed Change 

103.0606B 
(cont.) 

(vii) Plan of proposed landscaping and 
permanent watering systems showing sizes and 
types of plant materials or hydroseed mix if 
proposed. 

(viii) Any other information deemed 
necessary by the Planning Director to judge 
compliance with the regulations contained 
herein and other ·applicable laws, regula­
tions and standards. 

(e) The Planning Commission may approve, 
modify or disapprove any plan based on the 
regulations contained herein and the archi­
tectural and design standards adopted by the 
City Council. 

(f) If the Planning Commission approves 
the plan and the Building Inspection Direc­
tor or City Engineer finds that the plan 
conforms to all other regulations and 
ordinances of the City of San Diego, the 
appropriate department shall then issue the 
permit for the work except as provided in 
'11.g' below. 

(g) Building permits shall not be issued 
for any construction within the propo sed de ­
velopment unless a final approved map has 
been recorded. 

(h) The Planning Commission may grant an 
extension of time up to two years on the 
time limit contained in a currently valid 
development plan by filing a written appli­
cation in the office of the Planning Depart­
-ment. The Planning Corrmission may grant the 
extension of time if it finds that there has 
been no material change of circumstances 
since the approval was originally granted. 



TABLE 2 
PROPOSED AMENDMENTS TO THE 

NORTH CITY WEST PLANNED DISTRICT ORDINANCE 
(continued) 

Section Number Proposed Change 

103.0607 Zoning of _Employment Center 

Zoning regulations contained within Section 
10 1 .0435.1 M-IP (manufacturing- industrial 
park) shall apply with the following 
exceptions: 

B. Permitted Uses 

No building, improvement or portion thereof 
shall be erected, constructed, converted, 
established, altered or enlarged, nor shall 
any l ot or premises be used except for one 
or more of the following purposes: 

1. Any use permitted in the SR (Science 
Research) Zone . 

2. Field and seed crops, truck crops, 
orchards and vineyards, paddocks, 
pasture, irrigated range land, hor­
ticultural specialties, landscape 
gardening, forest nurseries. 

3. Any use permitted in the CO (Commer­
cial Office) Zone on Lots 1, 8, 9, 
and 10 only as shown on the attached 
Precise Plan titles North City West 
Employment Center, Development Unit 
No . 2. 

4. Establishments engaged primarily in 
the design, development, manufactur­
ing , fabricating, .and/or assembly of 
manufactured products. 

5. The testing, repairing, servicing 
and processing of manufactured prod­
ucts when done in conjunction with 
the manufacturing, fabricating and 
assembly of those products by manu­
facturing establishments. 
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Section Number 

103 .0607 
(cont.) 

TABLE 2 
PROPOSED AMENDMENTS TO THE 

CITY WEST PLANNED DISTRICT ORDINANCE 
(continued) 

Proposed Change 

6. Storage or packaging of products 
only when a minimum of 50 percent of 
the gross floor area of the premises 
is devoted to the manufacturing pro­
cess of any such product. 

7. Offices of business, industry and 
governmental agencies. 

8. The following business and profes­
sional establishments: 

a. Accountants 
b. Architects 
c. Attorneys 
d. Contractors 
e. Engineers 
f. Financial insti tutions 
g. Insurance agencies 
h. Photographers 
i. Real estate brokers 
j. Surveys 
k. Graphic artists 
1. · Business machine sales, display 

and se;vice 
m. Drafting and blueprinting 
n. Electronic data processing 
o. Tabulating and record-keeping 

services 
p. Labor unions and trade associa­

tions 
q. Addressing and secretarial 

services 

9. Any other use which the Planning 
Director or Planning Commission may 
find to be similar in character to 
the uses, including accessory uses 
enumerated in this section and con­
sistent with the purpose and intent 
section of this zone. Decisions by 



TABLE 2 
PROPOSED AMENDMENTS TO TBE 

NORTH CITY WEST PLANNED DISTRICT ORDINANCE 
(continued) 

Section Number Prooosed Change 

103.0607 
(cont.) 

1 0. 

11 • 

12. 

the Planning Director may be ap­
pealed, in writing, to the Plann i ng 
Commission within 15 days after the 
action of the Planning Director. 

On-premises accessory uses for any 
of the foregoing uses including in­
plant food service facilities which 
are only intended to serve employees 

·and others affiliated with the pri­
mary use or uses of the premises . 

The following manufacturing uses 
only when secondary and supportive 
to the primary manufacturing use of 

· the premises: 

a. Acid manufacture 
b. Gas manufacture 
c. Smelting of metals . 

The following uses and classes of 
uses shall be prohibited from 
locating in the M-IP zone: 

a. Residential uses except for 
watchman's quarters, including 
trailers, when granted a condi­
tional use permit by the zoning 
administrator. 

b. All uses permitted in all com­
mercial zones except as may be 
specifically permitted in this 
section. 

c . Whol~saling operations. 

d. Churches . 

e. Schools, except for training 
faciliti es accessory to the pri­
mary manufacturing operations . 
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TABLE 2 
PROPOSED AMENDMENTS TO THE 

NORTH CITY WEST PLANNED DISTRICT ORDINANCE 
(continued) 

Section Number Proposed Change 

103.0607 
(cont.) 

f. Warehousing and storage opera­
tions except as permitted in 
paragraph wB.6". 

13. The following manufacturing uses 
shall be prohibited: 

a. Cement, lime , , gypsum, or plaster 
of paris manufacture. 

b. Distillation of bones. 

c. Explosives, manufacture or 
storage. 

d. Fat rendering. 

e. Fertilizer manufacture. 

f. Garbage offal or dead animal 
reduction . 

g. Glue manufacture. 

h. Stockyards or slaughter of 
animals. 



a. Municipal facilities impact fees. 
b. An open space maintenance district. 

6. Special procedures will be set up for the ap­
proval of grading plans and structure plan 
review. 

7 . The uses permftted within the Employment Center 
will be limited to the following businesses and 
professional establishments: 

a. Accountants 
b. Architects 
c. Attorneys 
d . Contractors 
e. Engineers 
f. Financial institutions 
g. Insurance agencies 
h. Photographers 
i. Real es~ate brok~rs 
j. Surveys 
k. Graphic artists 
1. Business machine sales, display, and service 
m. Drafting and blueprinting 
n. Electronic - data processing 
o. Tabulating and recordkeeping services 
p. Labor unions and trade associations 
q. Addressing and secretarial services. 

Future actions by the decision makers (i.e., planning 
commission and city council), subsequent to the adoption of 
the Precise Plan, will be subject to discretionary actions by 
the City of San Diego. These actions would include TMs and 
M-IP permits for the northeastern 17 acres not included in 
this project, M-IP permits for development of lots within the 
proposed TM, and conditional use permits for uses not 
included within the Planned District Ordinance but in 
substantial conformance with the Precise Plan. The 
northeastern 17 acres (five lots) have not been surveyed for 
resources, and - the Precise Plan states that no discretionary 
action other than the adoption of the Precise Plan will take 
place until the resources have been inventoried and their 
significance established. 

. . 

B. ANALYSIS OF CUMULATIVE EFFECTS 

The cumulative impact from several projects is "the 
change in the environme nt which results from the incremental 
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impact of the project when added to other closely related 
past, present, and reasonably foreseeable future projects" 
[California Administrative Code, Article A, Section 
15023.S(b)). Cumulative impacts can result from individually 
minor but collectively significant projects taking place over 
a period of time. 

Two basic methods of analysis could be undertaken. 
The first method would be to analyze impacts based upon the 
development of the nine precise plan units within the North 
City West community, as discussed within this and previous 
EIRs for North City West. The strength of this analysis lies 
in the identification and analysis of impacts within the com­
munity planning area, such as the urban service demands and 
the ·adequacy of proposed transportation facilities. · Analysis 
of the community-wide impacts have been addressed in the EIR 
and Supplemental EIR for Carmel Valiey (EQD 76-05-25P and 
76-05-25P, S-1). 

This impact analysis was predicated upon the full 
buildout of the nine precise plan areas w1thin the North City 
West community. Of the nine precise plan areas, only three 
have entered the planning stages. No time table has been es­
tablished for the development of the remaining precise plan­
ning areas. Therefore, the analysis may not represent the 
true cumulative effect picture that may be generated when the 
currently planned areas ?re completed. 

The second methoq would be to identify and analyze 
the projects in the vicinity of the Employment Center that 
are currently in the various stages -0f planning. While the 
developing areas within North City West are a significant 
portion of the total effect, they do not represent the total 
effect. A more regional analysis of known projects will re­
sult in a more precise identification of the total impacts 
that can be expected with the completion of the Employment 
Center. 

For the purposes of this report, the cumulative ef­
fects study area for the second method of analysis discussed 
contains portions of the City of San Diego, the City of Del 
Mar, and the County of San Diego (including Eden Gardens and 
Lomas Santa Fe) . ' The boundaries generally are Los Penas­
gui tos Canyon to the south; the westernmost portions of Mira 
Mesa and Los Penasguitos East along the eastern boundary; 
Eden Gardens, Lomas Santa Fe, and the San Dieguito River 
valley along the north; and the Pacific Ocean to the west 
(Figure 5). 
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The cumulative effects study area contains a wide 
variety of land uses at various stages of development. 
According to the Progress Guid e and General Plan (City of San 
Diego 1979b:map, incorporated herein by reference) major uses 
are anticipated as being residential, open space, and park 
area, with smaller portions being reserved for commercial and 
industrial uses. The east-central portion of the cumulative 
effects area is identified as being areas for future study, 
and no development is anticipated prior to 1995. The major­
ity of the areas in the County of San Diego have been devel­
oped with single-family residences with minor portions being 
reserved for commercial and industrial uses. The City of Del 
Mar, owing to the limited amount of land available and i ts 
development restrictions, is not expected to experience sig­
nifi cant growth. 

Sixteen current projects are included in this analy­
sis: five county projects, three projects in the City of Del 
Mar, and seven projects within the City of San Diego, in ad- . 
dition to the Employment Center. These projects are listed 
and identified in Table 3. The majority of these are still 
in their planning stages, although a s~all number are under 
construction. Th e projects analyzed include nine residential 
developments, two industrial and science parks, a restaurant, 
and a city park. 

Quantif ication of the impacts obtained from the above 
jurisdictions is inconsistent and difficult to compare. As 
a result, RECON has derived some of the data using the basic 
demand figures presented in Appendix A of this report. Where 
possible, the original data is used from the environmental 
review statements for each of the projects. 

The Supplemental EIR for Carmel Valley (City of San 
Diego 1979c:53-75) presents an extensive discussion on the 
anticipated cumulative effects relative to land use and 
coastal access, growth inducement, agricultural potential, 
hydrology and water quality, traffic, and school facilities. 
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I. 
TABLE 3 

IDENTIFICATION OF PROJECTS WITHIN THE STUDY AREA 

Project 

Fairbanks Ranch 
Highland Estates 
Seawind-Del Mar Property 
Multi-purpose Transportation 

Facility 
Sea Grove Park and Del Mar Bluff 

Preserve 
San Dieguito Estates 
Rancho La Zanja Properties 
Sea Breeze Estates 
North City West Employment Center 
Carmel Va l ley Area Precise Plan 
Seabridge Restaurant 
Sierra Del Mar 
Torrey Pines Science Park #3 
Sorrento Valley Industrial Park 

· Unit 8 
Carmel Valley Precise Plan 
NCW--Third Precise Plan 

Development Unit 

Map 
Location Symbol 

County of San Diego A 
County of San Diego B 
County of San Diego C 

County of San Diego D 

City of Del Mar 
City of San Diego 
County of San Diego 
City of San Diego 
City of San Di ego 
City of Del Mar 
City of Del Mar 
City of San Diego 
City of San Diego 

City of San Diego 
City of San Diego 

City of San Diego 

E 
F 
G 
H 
I 
J 
K 
L 
M 

N···. 
o', .. 

p 

Size 
(acres) 

1,420 
28.04 
20.06 

5.85 

7 
418 
166 
127 
11 8 
2.2 

2. 29 
66.5 

93 

16.8 
378 

295 

Number of Dwelling Units 
or Size of Commercial or 

Industrial Facility 

620 units 
16 lots, presumes 16 units 
67 units 

6,000 square feet 

No structures · proposed 
39 units 
73 lots, presumes 73 units 
12 units 
1,500,000 square feet 
18 units 
10,011 square feet 
131 units 
400,000 1 · 

120,000 square feet 
1,936 units 

1,150 units 

1An approximation of square feet based on the environmental impact analysis ~: . 
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III. ENVIRONMENTAL ANALYSIS 

A. TRAFFIC CIRCULATION 

1. Existing Conditions. The Precise Plan area is 
bounded by I-5 to the west, Del Mar Heights Road to the 
north, and El Camino Real to the east. A major freeway in­
terchange is located at I-5 and _ Del Mar Heights Road, adja­
cent to the property; a second interchange is located approx­
imately 0.25 mile to the south of the site at Carmel Valley 
Road and I-5. Access to lots in the project will be from El 
Camino Real, Street A, or Street B which run through the pro­
perty from Del Mar Heights Road to El Camino Real. 

Del Mar Heights Road east of the freeway-has 44-
foot-wide pavement except along the frontages of an existing 
gasoline service station and telephone company facility, 
where the road is 82 feet from curb to curb. The road is 
striped for one lane of traffic in each direction. El Cami.no 
Real is a 20-foot-wide, paved, rural road. I-5, an eight--✓ 
lane freeway, has four lanes in each direction. At the in­
tersection of I-5 and Del Mar Heights Road, there is a "full­
service" interchange. The 32-foot-wide bridge over the free­
way is striped for one lane in each direction and has a five­
foot-wide raised sidewalk for pedestrian access across the 
freeway. Table 4 presents the existing average daily traffic 
(ADT) for each of t he roadways in the vicinity of the Employ­
ment Center along with the existing design capacity. 

2. Impacts. Total traffic generation by the precise 
plan area is estimated to be approximately 20,800 ADT, based 
upon 200 ADT per gross developable acre (Appendix E:3); the 
TM is expected to generate approximately 17,200 ADT. It is 
estimated that 2,600 trips will be generated during the 
morn ing peak hour, between 7:00 a.m. and 8:00 a.m., from the 
Precise Plan area. Approximately 2,900 trips are anticipated 
during the afternoon peak hour, between 4:00 p.m. and 5:00 
p.m. (Appendix E:Table 1). All of the ADT generated within 
the precise plan area are assumed to be external trips, 
having their origins and terminations outside of the North 
City West c·ommu!1ity. : Figure 6 presents the anticipated 
morning and afternoon peak-hour trips as well as the total 
ADT for the internal roadways. During the initial years of 
development, the majority of the external trips are expected 
to be oriented to and from the south. It is estimated that 
70 percent of the ADT will be to the south, 20 percent to the 

·north, 10 percent to the west, and no trips to the east 
(Appendix E:4) 
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Roadway SegmeQt 

Interstate 5 
North of Del Mar 

Heights Road 
South of Del Mar 

Heights Road 

El Camino Real 
North of Del Mar 

Heights Road 
South of Del Mar 

IJe ights Road 

Del Mar Heights Road 
West of I-5 
East of · I-5 

Carmel Valley Road 
West of I-5 
East of I-5 

TABLE 4 
TRAFFIC DATA FOR ROADWAYS IN THE VICINITY 

OF THE EMPLOYMENT CENTER 

Present ADT 
( 1980) 

100,ooob 

100,ooob 

soob 

2,soob 

12,ooob-1s,oood 
1,600 

7,000~ 
1,000 

Present Design 
Capacity (1980) 

120,000-180,000 

120,000-180,000 

s,oooc 

5,oooc 

10,ooo-2s,oooc 
s,oooc , 

s,oooc 
5,oooc 

Ultimate 
Antici.12.ated ADTa 

145,000 

185,000 

20,000-38,000 

31,000-39,000 

No data 
45,000-51,000 

No data 
32,000-56,000e 

Ultimate Design 
Capacitya 

120,000-180,000 

120,000-180,000 

30,000 

30,000 

10,000-25,000 
50,000 

No data 
50,000 

acity of San Diego 1975a:106-107, based upon the development of State Route 56. 

bcpo 1980 (map). 

ccity of San Diego 1979d:62. 

dDonald Frischer & Associates 1981. 

eProjected volumes based upon the improvement of Carmel Valley Road. 
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Figure 7. Anticipated traffic assignments from the 
Employment Center. 
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TABLE 5 
ANTICIPATED ADT FROM THE EMPLOYMENT CENTER 

TENTATIVE MAP AND PRECISE PLAN AREAS 

. 
Roadway Segment 

El Camino Real 
North of Del Mar Heights Road 
Between Del Mar Heights Road 

and Carmel Valley Road 

Del Mar Heights Road 
West of I-5 
East of I-5 1 

Carmel Valley Road 
West of I-5 
East of I-5 

--~ - r-- - r----

Approximate Trips 
from the Precise Plan 
Inbound Outbound 

0 0 

4,472 4,992 

1,040 1,040 
5,928 5,408 

0 4,992 
4,472 4,992 

' 1. 

--o ---, .----. 

Approximate Trips 
from the TM 

Inbound Outbouna 

0 

3,706 

862 
4,913 

0 
3,706 

---,-, 
•, 

0 

4,138 

862 
4,482 

4,138 
'1,138 

. . 
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TABLE 6 
TRAFFIC DATA FOR NORTH CITY WEST 

North City West 

Carmel Valley Precise_ Plan 

North City West Development #3 

North City West Employment Center 

ADT 

110,324 

16,800 

16,350 

20.Laoo 

.53,950 

Source: EQD 76-05-25P-S1:Appendix A. 

Trip 
Len_g_th 

1 0. 7 

11 

9 ~-a 

9.8 

Note: Calculation based upon the same criteria as Table 7. 

Total 
Miles 

--~ 

1,184,000 

184,800 

161,800 

203,840 

550,440 

- ..--, ----i 
, ,_ . 

.._,,, 

Gasoline 
Consum.e,tion 

66,000 

12,320 

10,780 

13r_590 

36,690 

--
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TABLE 7 
TRAFFIC DATA FOR THE PROJECT STUDY AREA 

ADT 1 Trip Length 2 

Gasoline 
Total Miles Consumption 3 

Project 

Fairban ks Ranch 
Highland Estates 
Seawind-Del · Mar Property 
Multi - purpose Transpqrtation 

Facility 
Sea Grove Park and Del Mar Bluff 

Preserve 
San Dieguito Estates -· 
Rancho la Zanja Properties 
Sea Breeze Estates 
Carmel Valley Area Precise Plan 

(City of Del Mar) 
Seabridge Restaurant 
Sierra Del Mar 
Torrey Pines Science,Park #3 
Sorrento Valley Industrial Park 

Unit 8 

SUBTOTAL 

North City West 

TOTAL 

(5,456) 
149 
557 

N/D 

N/D 
343 
730 

( 1 20) 

180 
1 , 004 
7,480 
2,200 

660 

18,879 

1 101.234 

1291.203 

(11.27) 
7.00 

(10.20) 

N/D 

N/D 
(10 . 00) 
(9.75) 
(9.80) 

8.33 
(9.00) 

(10.00) 
(8.00) 

(8.00) 

10.7 

(miles/day) 

(61,490) 
1,043 

(5,680) 

N/ D 

N/D 
(3,430) 
(6,260) 
(1,176) 

1,500 
(9,040) 

(74,800) 
(17,600) 

(5 , 280) 

187,299 

1,184,000 

1,371,299 

( .) - Approximations derive~ from known data within the area . 

(gal/day) 

(4,100) 
70 

(380) 

N/ D 

N/D 
(230) 
( 417) 

( 78) 

( 10 0) 
(600) 

(4,990) 
(1,170) 

352 

~ 4 87 

66,000 

]_!l_1. 487 

1Derived data based on 55 ADT per 10,000 square feet of floor space (Wright, City of 
San Diego, 1/21/80). 

2 Derived data based on San Diego Metropolitan Area Transportation Study (CPO 1975). 
3aased on 18 miles per gallon of gasoline. 
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TABLE 8 

ANTICIPATED ADDITIONAL ADT FOR CARMEL VALLEY ROAD 
IN THE VICINITY OF I-5 

Project 

Carmel Valley Area Prec ise Plan 
Sea Breeze Estates 
Seabridge Restaurant 
Rancho La Zanja 
Sierra Del Mar 
North City West Employment Center 
Carmel Valley Precise Plan 

(North City West) 

TOTAL 

ADT Split for 
Carmel Valley Road 

East of I-5 West of I-5 

10,029 

130a 

200C 

.3,740d 
4,992 

9,062 

asource: Carme l Valley Area Preci~e Plan (MSA, Inc. 
1980). 

b3_2 pe rcent of the total ADT 

csource: Seabridge Restaurant Environmental Impact 
Report (Environmental Analysis Systems, Inc. 1978). 

d50 percent of the total ADT anticipated for the project. 

esource: Applicat ion for Environmental Initial Study 
(City of San Diego 1980). 

fsource: Traffic Impact Study, North City West, Carmel 
Valley Tentative Map (Federhart & Associates 1980). 



TABLE 9 
ANTICIPATED ADDITIONAL ADT FOR DEL MAR HEIGHTS ROAD 

WEST OF INTERSTATE 5 

Project 

Carmel Valley Precise Plan (North 
City West) (including San Dieguito 
Estates and Fairbanks Ranch) 

North City West Employment Center 
Rancho La Zanja 
Sea Breeze Estates 
Third Precise Plan Development Unit 

TOTAL 

Anticipated ADT 

1,246a 
2,osob 

56c 
10c 

500 

3,892 

asource: Traffic Impact Study, North City West, Carmel 
Valley Tentative Map (Federhart and Associates 1980). ~ 

bsource: Appendix E. 

cBased on 7.7 percent of total ADT . 

dsource: Traffic Engineering Study: North City West 
Develo pment Unit 3 (Appendix to the draft EIR for North City 
West Development Unit 3, 1981 ). 
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impacts of projects within the cumulative effect study area 
upon Del Mar Heights Road. The Supplemental EIR for Carmel 
Valley (City of San Diego 1979c:63-67) identifies four major 
issues that are expected to accompany the development of the 
north city area: I-5 capacity, traffic flow into the City of 
Del Mar, the development of a major roadway through Carmel 
Valley, and potential expansion of Carmel Valley Road along 
Penasquitos Lagoon. 

In addition to the issues noted above, a fifth 
problem is anticipated at the interchange of Del Mar Heights 
Road and I-5. It is anticipated that the bridge will have to 
be widened in order to accommodate the road's anticipated 
volume. The traffic phasing plan prescribes that the Del Mar 
Heights bridge over I-5 is to be widened upon the development 
of 1,800 equivalent dwelling units .or 2,500 equivalent dwell­
ing units, depending upon how the circulation system is ex­
panded. 

It is anticipated that with detelopment of addi~ 
tional precise plan development units in North City West, and 
outlying communities, the number of vehicles using Del Mar 
Heights Road will approach the projected design capacity of 
the road. 

Without adequate mitigation the identified im­
pacts within the community and in surrounding areas are 
considered significant. 

3. Mitigation. A "Transportation Phasing Plan for 
North City West" has been developed jointly by the city staff 
and private consultants. The result is a seven-phase program 
for the improvements to the "backbone " street system in the 
North City West community. The development of the community­
wide road system in accordance with the phasing plan will 
ensure a level of service "C" or better (stable flow). 

Included within the plan is the expansion of the 
Del Mar Heights bridge over I-5. "Prior to the widening of 
the Del Mar Heights bridge, traffic conditions are expected 
to deteriorate ' to a 'D' level of.service [on the bridge). 
This situation is acceptable because traffic will stabilize 
at 'D' level of service and will improve to a service l evel 
of 'C' whe n the bridge is widened, (the Transpo rtation 
Phasing Plan ensures continuous street improvements as a 
condition of developments beyond the 2,500 dwelling units 
level)" (Rosenberg, City of San Diego , 6/23/81). A level of 
service "D" approaches unstable flow. 
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Equivalent dwelling units {EDU) will not apply to 
improvements relating to the Employment Center; these im­
provements will be conditions of the TM {Table 10). Sched­
uling of the r emainder of the improvements {in ·EDUs} will be 
revised to the satisfaction of the Engineering and Develop­
ment Department. The transportation phasing plan, although 
subject to further revision, will be kept on file by the 
Engineering and Development Department and used as a ~uide in 
establishing the requirements for future development projects 
within North City West. Table 11 presents a reproduction of 
this plan as of the date of publication of this -<lraft EIR 
{July 1981). 

In addition to the "backbone" road improvements 
described within the Transportation Phasing Plan, the Precise 
Plan and TM show the development of Street A which is to 
serve the major portion of the Precise Plan area. Street B 
as proposed within the Precise Plan will provide additional 
access to Del Mar Heights Road and El Camino Real from lots 
in the northeastern portion of ·the planning area. 

Street A will be 78 feet wide from curb to curb, 
with a 14-foot-wide median designed to accommodate left­
turning movements to each ~ubdivision lot. For approximately 
250 feet south of Del Mar Heights Road, Street A will be 88 
feet wide to accommodate dual left-turn lanes for northbound­
to-westbound traffic. Driveways will be located to allow 
nonconflicting left-turn lanes to be installed on Street A, 
and the driveway access points should be shown on the final 
tract map to insure that all future driveways will be compat­
ible. A minimum centerline curve radius of 500 £eet will be 
appropriate and desirable to establish the character of 
Street A as a curvilinear collector street providing local 
access to 13 business park lots. The width proposed will. be 
sufficient to allow bus stops to be placed at any point along 
Street A. 

The Precise Plan shows Street B which will give 
the lots in the northeastern portion of the Precise Plan 
area access to Del Mar Heights Road and El Camino Real. 
Street B will be a SO-foot-wide ·collector street on a 
70-foot-wide right-of-way. The street will be striped with 
one lane in each direction. The intersection of Street Band 
Del Mar Heights Road will be designed to accommodate only 
right-turning movements and be controlled by a stop sign for 
northbound traffic. The intersection will be too close to 
the intersection of El Camino Real and Del Mar Heights Road 
to allow a median opening on Del Mar Heights Road for left­
turning movements to and from Street B. Bike lan~s are pro­
posed alo ng Street A and pedestrian walkways are proposed 
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TABLE 10 
PROPOSED TRAFFIC-RELATED CONDITIONS 

TO THE NORTH CITY WEST EMPLOYMENT CENTER 
TENTATIVE SUBDIVISION MAP 

1. Del Mar Heights Road adjacent to the subdivision shall 
be dedicated and graded full-width as a 122-foot-wide 
primary arterial street and improved as follows: 

a . On the side adjacent to the subdivision, 
improvements shall consist of 44 feet of paving, 
curb, and 5-foot-wide sidewalk. 

b. On the opposite side, the subdivider shall 
main~ain the existing traveled way as required by 
the city engineer. 

c. Const ruct a fully improved, 14-foot-wide raised 
median. 

2 . Del Mar Heights Road off-site easterly of the subdivision 
through the intersection with the ne~ alignment of El 
Camino Real shall be dedicated and graded full-width as a 
primary arterial street within a 122-foot-wide right­
of-way and center four lanes and the median improved 
without the outside curbs and sidewalks. A 4-foot-wide 
temporary AC sidewalk shall be constructed on both sides 
of the roadway. 

3. El Cam ino Real from the southerly subdivision boundary 
through the proposed "T" intersection easterly of lot 16 
shall be dedicated and graded full width as a primary 
arterial street and improved as follows: 

a. On the side adjacent to the subdivision, improve­
ments shall consist of 32 feet of paving, curb, and 
5-foot -wid e sidewalk with a 10 feet curb to property 
line distance . 

b. An addi tional 12-foot-wide lane for a total of 
44 fee t of paving shall be constructed in a manner 
sati sfactory to the city engineer, adjacent to l ots 
8, 9, 16, 17, 18, and 19 to provide access to the 
lots . 

c. On the opposite side, improvements shall consist 
of 24 fee~ of paving with no curb. 

d. A fully improved, 14-foot- wide raised median. 



TABLE 10 
PROPOSED TRAFFIC-RELATED CONDITIONS 

TO THE NORTH CITY WEST EMPLO~ENT CENTER 
TENTATIVE SUBDIVISION MAP 

(cont inued) 

4. The proposed realignment of El Camino Real between the 
"T" intersection easterly of lot 16 and Del Mar Heights 
Road shall be dedicated and graded 49 feet wide and 
improved with curb and 39 feet of paving and a temporary 
AC sidewalk on the westerly side. 

5. El Camino Real from the southerly subdivision boundary 
offsite to the westerly intersection with Carmel Valley 
Road shall be dedicated and graded 49 feet wide and 
improved with curb and 39 feet of paving and sidewalk on 
the westerly side . 

6. The subdivider shall provide a temporary connection, 
satisfactory to the city engineer, between the new and 
the existing alignments of El Camino Real at the "T" 
intersection easterly of lot 16. 

7. Street A shall be dedicated and fully improved, as shown 
on the approved tentative map, as a collector street . 
The right-of-way and improvements shall transition from a 
78/98 street to an 88/lb8 street as it approaches Del Mar 
Heights Road in order to provide for two left-turn lanes. 
The centerline of Street A shall match the centerline of 
the collector street on the north side of Del Mar Heights 
Road in TM 02-063 in a manner satisfactory to the city 
engineer. 

8. The subdiv ider shall construct traffic signal systems, as 
r equired by the city engineer , at the intersection of Del 
Mar Heights Road with Street A and at the intersection of 
El Camino Real with Street A. 

9. The subdivider shall provide a street reservation in lot 
16, as shown on the approved tentative map, to provide 
for the revised alignment of a l ocal street between El 
Camino Real and Del Mar Heights Road. 

• 
• f 
' . r 

j 
f 
:[ 

r 

f 
1. 

[ 

l 
l 
L 



t 

r-:~_. 

[ 
') 

This phasing pl~n is for info~mation purposes only. The Employment 
Center-related improvements will be made as conditions of the TM 
and to the satisfaction of the city engineer. 

TABLE 11 

3/')J/6l 
Revisc,I J/25/81 

TJV,::Sl'O!:T,\Tl o:; l'll,\~T:-:G rt.,\:! FOR NORTH CITY \,~:ST 

HAJOR A!-:o;,;~, OF 
Dl:\'U.O!'~!t:;r ::OT 
TO DE txcr.:=:m:,,., 
EXl'l:ESSED 1X 
EQUlVALE:.."T 
RESIDtXT!AL tXITS 

0 

300 

400 

1800 

2500 

JOOO 

l,000 

TRAFFIC FAClLlTl~S REQUIRED AT 
Sl'ECIFlEU l.E\'i::LS OF OEVELO?MEN1' 

\.'idening of Del Har lleichts Road fror:, I-5 to the Torrey 
Pines Hi i;h School to four full l anes of an ultir:iate 
six lane facility. 

I~stallation of~ traffic signal at northbound I-5 off-rar:ip 
to Del Mar Heights Road. 

I rr.prove El C,mino Real to ,an initial two lane facilitv 
of ulti~ate four lanc · facility betveen Del Har Heights 
Road and the west leg of Carmel Valley Road. 

Realicn El Camino Real to the San Dieguito Valley with 
tvo lanes of an ultirr.ate four-lane facility. Widen the 
Del Mar Heights Road Bridce over I-5 or, in lieu of the 
Del }far Helghts Road wi~ening, perfcnn the folloi:ing: 
n) improve Green Valley Roail to tvo lanes "1ithin a 
four lan~ facility between Del Mar Hei~hts R~ad and 
Carmel Valley and b) improve Carmel Valley Road to 
n,o l«nes within a six lane facility betveen Green Valley 
Road and the 1-5 interchange vithout the existing offset 
along El Camino Real and including any required traffic 
signals. 

Widen Del Mar Heights Road Bridge over I-5. Also requires 
improvements to Carmel Valley Road .and Green Valley R0ad 
as described above. 

'1:iden Car:::el Valley Road to a f our lane facilit;· frcr.. 
1- 5 cas t to Gr~en Valley Road including all r eqcired traffi , 
,;ir,nals . 

Improve El Camino Real to a full f our lane facility fro~ 
Del Mar ttci~1ts Road to the vest lcR of Carne] Valley 
Road. Prov ide traffic signals at El Car:,ino Rcnl at 
Del nar lldghts Road and at Carr:,c l V.illcy Rend. 

Improve Del ~ar Heichts Road to a full six lane facility 
from 1-5 to H.C. Road. Extend Del Har Hei&hts Ro~d and 
Car::iel Vall~y Ro~d as four l .ine facilities to t~c ca~t~rn 
lir:,its of the cc>=unily plan bound~ry if dccned ncccss;i r•, 
by the City Enr,ir..?cr ~o pro·,idc scr-:icc to nc1.·ly ncvrln;,Jn ~. 
co:::-::u~itics to the c~s t. 



TABLE 11 (cont.) 
• TR.-\1'.SPOKT,\TI o;; l'll:\S11''; l'Lt\N ro,: NllllTll CITY Wt::ST 

HA.IOI: A.'IOU:,i or 
nr:vnol':if~:r :-oT 
·TO tE EXCEEDED, 
FXl'RESSEO IN 
EQUlVALt:::-.'T 
RESlllf:Xl'lAL UNlTS 

8'100 

GENERAL I\O'!ES: 

TRAFFIC FACILITIF.S REQUIRED AT 
'SPECTFll·:o 1.EVt::LS or Df'.VELOP~IE:;r 

linprove Corniel Valley Ro;,d to o full six lane f.icility 
from I-5 to El C.:,.niino Real. 

·Improve Green \'alley Road from Del Mar lleights Ro;,d to 
Carmel V'1llcy Road as complete four l3ne facility. 

Improve El · Camino Re:il north..-,:ird from Del Har lleights 
Road to the community pl3n boun<.lnry as a co~plete four 
lane facility. 

1. All referenced tran!'<portation facilities are· to be iu at\ "under construction" 
posture prior to 'the '1pproval of the final map containing the equivalent dwell i ng 
units cxcecdinc the limits sho= above. Under construction is defined herein as 
thot point in time at which a public improvement p~r111it is issued for the required 
transporatio~ facility. Final :::..ps for no more than 200 ~quivalent dvcllin& units 

• shall be approved beyond the numher of equivalen~ resid~ntial dwelling units 
shovn in the table for each level of development until the required street 
improvements are co~plete. 

2. The tr3nsportation facilities sho~'Il. represent the mini:::um circulati~n system 
improve~ent~ necessory to support land development throu~1out the North City 
West Community rcg3rJless of its location. It should be recognized that it 
c,.ay be necessary to provide more extensive or 3ddition=il circul3tion facilities 
3S conditions of specific developments irrespective of the number of equivale,,t 
residentlal units shown in the t'1blc. 

-3. lt r.hould be notec that this plan is intended to serve as a guideline for 
r.equcntiol development of street improvements. Bec3use the geocraphic order 
of dcvclop~en ls is not certain, it will be necessary to periodically review 
and revise this phasing plan in order to reflect current land development 
proposals . 

4. The d..-cllini: unit values sho= in this phosing pl.:n t:ible arc in addition to 
39 dwe]linc units in S;:in Dicguito Estotes 3nd 618 dwelling units in F:iirbanks 
Ranch .is discussed on Pogc 26 of the ElR. Any sii:nificant incrc3sc in 
residential lond developments in these area s not 3ccountcd for in the EIR 
~ay rc~uire adjustment s in the cqu iv=ilent residential dwelling unit thresholds 
shown in the North City West Tr'1nsportation Ph=ising Plan, 

.5. Equivolent Residential Unit values sholl· be detercinctl in connection with 
each tentative_ c=ip. 
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for both Street A and the open space area within the SDG&E 
easement. 

· Additional to the two lanes that are proposed for 
southbound through traffic on El Camino Real, an accelera­
tion-deceleration lane will be developed along the western 
side of El Camino Real to serve the traffic accessing the 
driveways of the lots fronting onto the road. 

El Camino Real will be constructed as a 78-foot­
wide ·, four-lane primary arterial street on a 98-foot right­
of-way with a revised alignment at the intersection with Del 
Mar Heights Road. The centerline alignment will be modified 
to provide an intersection ·angle of approximately 75 . to 80 
degrees at Del Mar Heights Road. A minimum number of drive­
ways with left-turn access will be provided on El Camino 
Real. If the final lot grades will accommodate them, single 
driveways providing common access to two lots are recommended 
by the traffic engineer at the common property lines betwe~n · 
lots 16 and 17 and lots 18 and 19. Additional pavement · 
width, as specified by the city engineer, will be provided on 
the west side ·of El Camino Real in the vicinity of the drive­
ways. 

Traffic signals will be required at the inter­
sections of El Camino Real and Street A and El Camino Real 
and Street B during the later phases of development of the 
Employment Center and North City West. Del Mar Heights Road 
will be a 102-foot-wide, six-lane primary arterial street on 
a 122-foot-wide right-of-way. A traffic signal will be in­
stalled at the intersection of Del Mar Heights Road and 
Street A during the initial phases of development of the 
Employment Center. The intersection and the traffic signal 
will be de s igned to accommodate the future construction of a 
fourth intersection leg on the north side of Del Mar Heights 
Road. 

Construction of the access improvements discussed 
above will provide a circulation system within and contiguous 
to the North - City West Employment Center that would have ade­
quate capacity for projected daily and peak-hour traffic de­
mands. The improvements could be constructed in stages that 
would be compatible with the total traffic demands generated 
by the incremental deve lopment of the North City West commu­
nity. 

Street A and Street B will be constructed when 
the lots that are contiguous to the streets are graded and 
prepared for development. Del Mar Heights Road and El Camino 
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·Real can be improved in stages, as defined in the Transporta­
tion Phasing Plan for North City West, previously approved by 
the City of San Diego in the Carmel Valley Precise Plan. 

--Compliance with the Transportation Phasing Plan will insure 
. that arterial access improvements will be implemented in a 
timely manner to provide adequate capacity for the combined 

. -traffic demands generated by all new developments within North 
City west. 

Caltrans has plans for two park and ride facili­
ties in North City West: one at the southeast corner of the 
intersection of Del Mar Heights Road and El Camino Real and 
the second at the northeast corner of the intersection of El 
Camino Real and Carmel Valley Road. Both locations are 
planned for 150 parking spaces. The predominant use is ex­
pected to be as a meeting place for · car and van parking, 
although they may also be used as a mass transit stop (Watt, 
Caltrans, 8/28/80 ) . 

Parking with in the Employment" ·center will be 
regulated by the M-IP zone, specifically "one parking space 
for each one and one-half employees on the shift having the 
greatest number of employees" (Municipal Code Section 
101.0435.1). This requirement should provide ample parking 
for each of the developments within the center. 

The mitigation measures identified within this 
section and the Transportation Phasing Plan will mitigate 
traffic impacts within the North City West community, in­
cluding the Employment Center, to a level of insignificance. 
The development of the North City West community will be an 
on-going process and the Transportation Phasing Plan will be 
revised to reflect the needs as they become evident during 
~he development process. Traffic impacts which may occur 
outside the community will not be mitigated by the Phasing 
Plan. The mitigation measures proposed for the internal 
circulation system and those proposed for the community 
_through .the phasing plan .will not mitigate any potential 
impacts outside of .the Community Plan area. 

B. BIOLOGICAL RESOURCES 

1. Existing Conditions. Only the 103-acre TM area 
has been surveyed for biological resources. Although some of 
the remaining +15 acres in the Precise Plan area are dis­
turbed,· the Precise Plan states that no discretionary action 
other than the adoption of the Precise Plan will take place on 
unsurveyed property until the resources have been identified 
and their significance established. 
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The North City West Employment Center site 
supports approximately 87 acres of coastal mixed chaparral 
habitat (County of San Diego 1979; Thorne 1976). The 
remaining portion of the 103-acre TM site is characterized by 
weedy vegetation which is associated with disturbed soils and 
old agricultural areas. The effects of a fire which burned 
across the central portion of the site about six years ago 
can still be seen in the structure and composition of the 
native chaparral. 

The dominant shrub species which characterize 
the mixed chaparral of the site include Chamise (Adenostoma 
fasciculatum), Del Mar Manzanita (Arctostaphylos glandulosa 
ssp. crassifolia), Coast White Lilac (Ceanothus verrucosus), 
and Scrub Oak (Quercus dumosa). The spatial distribution of 
the plant communities observed on the site are illustrated in 
Figure 8. Severa l eucalyptus trees are located at the south­
ern tip of the property. 

Two other features of the site's vegetation may 
be described. A minor riparian feature has developed along 
the drainage which traverses the site Trom the central- · 
western border to El Camino Real. This vegetation is best 
described as riparian scrub . It is characterized by scat­
tered stands of Willow (Salix spp.), Giant Reed Grass (Arundo 
donax), and other plants which inhabit mesic sandy washes. 
This vegetation does not possess sufficient arboreal devel­
opment to be termed "riparian woodland." 

Secondly, the site may fall within the natural 
distribution of Torrey Pine (Pinus torreyana) , represented on 
the site by a population of 13 mature (reproducing) trees and 
a number of immature trees of all age classes. Their occur­
rence appears to be natural, being part of a population now 
divided by I-5 and urban development from the Torrey Pine 
woodlands of the coastal bluffs bordering the inlet of Los 
Penasquitos Lagoon and extending north through Del Mar and 
Crest Canyon. The Torrey Pines on the site may represent the 
easternmost range of the species. 

Five plarit species observed on the site are 
listed in the California Native Plant Society's (CNPS) rare 
plant listing (Smith, Cole, and Sawyer 1980). These include 
Del Mar Manzanita, Del Mar Mesa Sand Aster, Torrey Pine, 
Coast White'Lilac, and Mesa Clubmoss. Short-leaved Dudleya, 
while not observed, is considered to have moderate potential 
for habitation of the site. These, and a number of other 
species known from the vicinity of the study area, are listed 
in Table 12. 

The diversity of wildlife on the property is 
relatively high for the habitats present, with 50 bird 

42 



,- I 

' / ~-f 
ROs..___ 

@ Dirt road 

LEGEND 

@ Disturbed ,____; Sampling transect 

© Coastal mixed chaparral--rnature 

0 Coastal mixed chaparral--1973 burn 

Figure 8. Vegetation map for the subject property. 
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Scientific Name 

. 
Acanthomintha ilicifolia · 

Arctostaphylos ~ndulosa 
ssp. crassifolia 

Ceanothus verrucosus 

Chorizanthe orcuttiana 

Coreo£sis maritima 

Corethrogyne filaginifolia 
var. linifolia 

Dudleya blochmaniae 
ssp. brevifolia 

Erysimum ammophilum 

Ferocactus viridescens 

TABLE 12 
SENSITIVE PLANT SPEX:IES 

OBSERVED, EXPECTED, AND KNOWN 
FROM THE VICINITY OF TUE SI'rE 

---------. -----, .-------i 

...__,, 

Habitat R-E-V-D* Potential for Occurrence on the Site 

Clay soils in coastal 
sage scrub 

Coastal mixed chaparral, 
Carlsbad to La Jolla 

Mixed chaparral 

Sandy places, coastal 
mesas , and coastal sage 
scrub openings 

3-3-2-2 LOW: Minimal suitable habitat 

Non et PRESENT 

1-2-1-1 '·PRESENT 

3-3-3-3 LOW: Would probably have been seen in 
April 

~ 
' 

Coastal bluffs and dunes 

Coastal .bluffs and slopes 
near Del Mar 

2-2-1-1 

2-1-1-3 

LOW: Usually easily discernible all year 

PRESENT 

Dry sandstone bluffs, 
coastal mixed chaparral 

Sandy soils near the coast 

Dry slopes in coastal sage 
scrub 

3-3-3-3 

1-2-2-3 

1-2-2-1 

MODERATE: Ideal habitat; obscure and 
difficult to observe 

LOW: Marginal habitat 

LOW: Would have been observed 

,,... 



---r--

Scientific Name 

Pinus torreyana 

Sela~inella cinerascens 

*See Table 13. 

TI\BLE 12 
SENSITIVE PLANT SP&::IES 

OBSERVED, EXPECTED, AND KNOWN 
FROM THE VICINITY OF THE SITE 

(continued) 

Habitat 

Coastal bluffs and canyons 
near Del Mar 

Openings in chaparral 

R-E-V-D* Potential for Occurrence on the Site 

3-2-2-3 PRESENT 

1-2-1-1 PRESENT 

tNot listed in Smith, Cole, and Sawyer (1980). See biology technical report. 
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THE 
RARITY-ENDANGERMENT-VIGOR-DISTRIBUTION 

CODE 

R (Rarity) 

1- rare , but found in sufficient numbers and distributed widely enough 
that the po1ential for extinction or extirpation is low at this time. 

2- occurrence confined to several populations or to one-' extended pop-
ulation. · 

3- occurrence limited to one or a few highly restricted populations, or 
present in such small numbers that it is seldom reported. 

E (Endangerment) 

1- not endangered 
2- endangered in a portion of its range 
3- endangered throughout its range 

V (Vigor) 

1- increasing or stable in number 
2- declining in number 
3- approaching extinction or extirpation 

D (Distribution) 

1- more or less widespread ou··1side California 
2- rare outside California 
3- endemic to c;alifornia , 

Source: Smith, Cole, and Sawyer 1980. 
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species and 8 mammal species observed . California Quail, 
Brown Towhee, Bushtit, and House Finch are common birds and 
Coyote, Mule Deer, Cal i 'fornia Ground Squirrel, and Rabbit are 
common mammals. 

Red-shouldered Hawk, Willow Flycatcher, and Yel­
low Warbler are species observed on the site whose local 
breeding populations have been experiencing long-term de­
clines, primarily due to reduction of grassland and riparian 
habitats in the region. 

Coastal mixed chaparral is an identifiable habi­
tat type which has become rare in relation to its original 
extent. It is easily recognized by its species composition 
and is unique to the sandstone terrace soils of coastal San 
Diego County from Carlsbad to La Jolla. Although all of the 
plant species on the site occur elsewhere in the immediate 
area, the site's size, diversity of slope, soil subtypes, and 
concentration of sensitive plant species impart significance 
to the on-site resource~ 

No species listed as rare and/ or endangered by 
federal or state agencies were encountered or expected to 
occur on the property . 

Complete species lists and a detailed discussion 
of the biological resources on the Employment Center site are 
included in the biological technical report, on file with the 
City of San Diego, Environmental Quality Division. 

2. Impacts. Implementation of the proposed plan 
would result in the conversion of the entire 118-acre site to 
Employment Center use. Grading would take place over the en­
tire site, resulting _in the removal of all existing biota. 

Significant biological resources present on the 
site, as described in the Resource Evaluation section of the 
biological technical report, include 87.4 acres of coastal 
mixed chapar ral, a large population of Del Mar Manzanita, and 
possible signiticant , scientific and ecological values. The 
loss of these resources would represent a significant, direct 
adverse impact. 

, Incremental off-site siltation impacts to the 
biota of Los Penasquitos Lagoon resulting from postgrading 
erosion from the site may also be anticipated. 

3. Cumulative Effects . The North City West Employ­
ment Center is part of a regional cumulative effects study 
area including 16 curre nt proj e cts. The names, locations, 
and respective sizes of these projects are given in Table 3 
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and Figure 5. Totaling about 2,855 acres, these projects 
will impact more than 1,700 acres of natural biological habi­
tat, including mixed chaparral, chamise chaparral, riparian 
woodland, coastal sage scrub, and annual grasslands. Approx­
imately 103 acres of the North City West Employment Center 
study areas contain native habitat. Thus, six percent of 
the impacts of currently planned projects to native habitat 
within the cumulative impact study area can be attributed to 
the North City West Employment Center project. 

Populations of five regionally sensitive plant 
species, Mesa Clubmoss, Del Mar Manzanita, Del Mar Sand As­
ter, Torrey Pine, and Coast White Lilac, and possibly three 
sensitive bird species, Yellow Warbler, Willow FlycatcDer, 
and Warbling Vireo, will be affected by implementation of the 
North City West Employment Center project. In addition, 8 7 
acres of coastal mixed chaparral, a habitat that has under­
gone a dramatic reduction in distribution in the last 25 
years, will be lost. 

The loss of the populations of sensitive species 
from the site are not considered to be ~ignificant if the 
project is considered alone. However, this impact is signif­
icantly adverse on a cumulative basis. 

The cumulative effect of the 16 current projects 
in the study area must be considered to be significant, be­
cause the loss of +1,700 acres of natural habitat on the 
coastal plain of San Diego County represents a measurable re­
duction in the populations of a number of unique species and 
habitat types, such as coastal mixed chaparral, and an incre­
mental reduction in the overall extent of natural habitat in 
coastal San Diego County. This impact becomes increasingly 
critical as development occurs within the study area. 

When considered in the context of the summed im­
pacts of the 16 proposed projects within the cumulative ef­
fect study area, the impacts on regional sensitive resources 
resulting from implementation of the North City West Employ­
ment Center will . constitute an increment of this significant 
impact. To d~te, natural habitat areas larger than a few 
acres have been ~sijentially eliminated from the San Diego 
metropolitan area, which covers much of the coastal plain 
from the Int~rnational Border to La Jolla. 

ii. 

" The isolation of small areas of habitat consid-
ered sensitive in themselves or containing populations of 
sensitive species constitutes a further, less easily defined 
cumulative impact. Patches of habitat isolated from one 
another invariably tend to lose diversity in both flora and 
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fauna. The species most likely to disappear as a result of 
isolation are those that are already considered sensitive. 
The formation of isolated open spaces where portions of known 
populations exist may, in fact, only delay the eventual ex­
tirpation of the population from the sites. The continued 
advance of urban development onto natural lands and habitat 
fragmentation is most rapid in the coastal areas, consisting 
of several thousand acres per year. This urban expansion 
represents a significant adverse impact to regional biota 
that is not mitigable within the context of current general 
planning and growth trends in the San Diego metropolitan 
area. 

The development of the land surrounding ~os 
Penasquitos Lagoon will result in increased urban pollutants 
entering the lagoon, predominantly petrolum products from 
surfaced areas, with lesser amounts of fertilizers and pesti­
cides. These dissolved materials could generally result in 
increased concentrations within the lagoon area and subse­
quent increases in biol·og ical oxygen demand. The proposed 
project would contribute to this impact. 

4. Mitigation. No measure is available, given the 
nature and scope of the proposed land use, which would fully 
mitigate anticipated project impacts. The use of open space 
easement mitigation was considered and rejected because such 
an easement could not realistically be proposed over an area 
large enough to preserve the biological value of the site. 
Project alternatives which could accommodate the existing 
biological resource without significant impact are limited. 
They include (1) public acquisition and preservation in a 
natural state of the entire parcel, (2) limited parcelization 
of the disturbed areas along El Camino Real for development 
with the interior bulk of the site left as natural open 
space, or (3) acquisition of the parcel by a private resource 
stewardship, such as the Nature Conservancy. 

Potential off-site impacts consisting of an in­
cremental increase in siltation rates in Los Penasquitos La­
goon can be mitigated to a level of insignificance. Such 
mitigation would requ~re the preparation of an erosion con­
trol and landscape plan to be implemented during construction 
of the project. tuch a plan is described in the Water Qual­
ity section of this EIR. However, the increase in dissolved 
pollutants in the runoff could not be controlled entirely by 
the erosion control measures. Regular street cleaning and 
existing controls on industrial waste would reduce the bio­
logical impacts caused by dissolved pollutants. 
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C. GROWTH INDUCEMENT 

1. Existing Conditions. The City of San Diego 
recognizes that growth within the region will occur and has 
adopted the planned development as a major strategy to accom-

. modate the anticipated growth (City ot San Diego 1979b:16) 
and the strategic placement of employment centers "to provide 
residents with a realistic alternative to the typical commut­
ing . . • " (City of San Diego 1 979b: 23-24). This strategy 
most recently has been exemplified by the development of the 
communities within the I-15 corridor, which are expected to 
be generally completed by 1995. The city also recognizes the 
growth pressures along the I-5 corridor and has begun to im­
plement its strategy by the approval of the North City West 
Community Plan (City of San Diego 1975a) . 

. 2. Impacts. The approval of this PDU will continue 
the implementation of the Community Plan. This PDU and TM 
will make available, through the M-IP process, lots which 
can be used for activities which· will stimulate employment 
opportunities. 

-
With respect to the planning and provision of 

facilities to accommodate urban development, the direct 
growth-inducing effects of. the proposed PDU and TM are not 
expected to be adverse. The planning that has occurred for 
the North City West community, the implementation of the 
city's facilities benefit assessment program, and the pro­
posed project-related improvements will ensure the orderly 
prov ision of necessary services to support any anticipated 
growth. 

3. Cumulative Effects. Development pressure is oc­
curring not only in the north city area but also within the 
entire north county area. Both the City of San Diego and the 
County of San Diego accept that growth will occur and have 
indicated, through the general plans, an acceptance of 
planned growth as the most reasonable strategy for the 
anticipated growth. The City of Del Mar is not expected to 
experience the rates of growth that are anticipated for sur­
rounding juri_sd_ictions due to the. policies of the city. 

The.ref ore, development of the identified project 
s hould be a part of the regional planning goals for the area. 
Consistency ~nd cooperation between the jurisdictions should 
be maintained in order to maximize the orderliness of devel­
opment and avoid isolated, or leapfrog, developments. The 
Empl o yment Center will be a primary employment area within 
the north city area, and as such, it is an integral part of 
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the Industrial Element of the City of San Diego's Progress 
Guide and General Plan (1979b:71-80). 

The development of the Employment Center will add 
to the available jobs within San Diego and will encourage the 
more intensive settling of the north city area. Therefore, 
the development of this project will contribute a significant 
stimulus to the cumulative growth of the general area. - Since 
the Precise Plan and TM will continue development in North 
City West, and since it will contribute towards the cumula­
tive effects, the growth inducement impact from this project, 
in this respect, is significant. 

4. Mitigation. The North City West Planned District 
Ordinance, as amended, the proposed Precise Plan, and the 
Community Plan each impose constraints upon the growth­
inducing impacts of the proposed development. The proposed 
Precise Plan and amended Planned District Ordinance, as well 
as the Community Plan, would restrict the ~ethod and extent_ -
of growth within the North City West community. The control 
and provision of services provided by the implementation of 
financing mechanisms of the facilities.benefit assessment 
program and the facilities that will be developed in con­
junction with the TM will reduce growth inducement effects. 
The development in the proposed TH area will be phased to 
ensure that related traffic facilities are available. 

The cumulative effects associated with the Em­
ployment Center, the North City West community, and the north 
county region cannot be reduced to an insignificant level 
given the present governmental and economic conditions. The 
timing or placement of growth may be redirected, but the ex­
pansion of urban development into vacant land and the con­
comitant reduction of biological habitat and increases in air 
and water emissions cannot be avoided. Thus, the growth in­
ducement related to the proposed Precise Plan and TM, and its 
contribution toward cumulatively significant impacts, cannot 
be mitigated. 

D. CLIMATE AND AIR QUALITY 

1. Existing Conditions 

a. Climate. The San Diego County area is domi­
nated by the California Mediterranean climate. A distin­
guishing characteristic of this climate is that maximum rain­
fall occurs during winter, usually between the months of De­
cember and March. In addition, summers are hot and dry, 
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winters are mild, and there is a high percentage of sunshine 
throughout the year. 

The average high temperature at the project 
site in the summer is approximately 75°F, and the average low 
temperature in winter is approximately 45°F. The average an­
nual precipitation for the area is approximately ten inches 
(Close et al. 1970). 

The prevailing winds for the entire county 
are westerly to northwesterly due to the predominant climatic 
influence, which is the offshore Pacific High. The other in­
fluential wind pattern which periodically predominates in the 
county is the easterly Santa Ana condition, which produces 
two- to three-day periods of hot, dry winds. · 

The afternoon temperature inversion height, 
the altitude at which pollution is trapped, for the San Diego 
Air Basin varies between 1,500 and 2,500 feet above mean se~ . 
level (MSL). The morning inversion height ~in the winter i5 
approximately 800 feet MSL, or approximately 500 feet above 
ground level at the project site. The·mixing depth in the 
winter, therefore, changes approximately 1,200 feet on the 
average. In the summer, it changes from approximately 1,100 
feet MSL in the morning to an approximate average of 2,000 
feet MSL in the afternoon, or about 900 feet. The greater 
change between the morning and afternoon mixing depth in­
creases the ability of the atmosphere to disperse pollutants 
(Brown, Air Pollution Control District (APCD), 3/24/77). 

b. Air Quality. The San Diego APCD has air 
quality monitoring stations located around the county. The 
station closest to the North City West Employment Center 
property is the Kearny Mesa station, located approximately 
ten miles to the southeast. The nearest coastal station to 
the north is situated in Solana Beach; however, this station 
began operations in 1978 and does not yet have sufficient 
data for environmental analysis as it currently monitors only 
ozone levels. Another coastal air pollution monitoring 
station is in Oceans~de, approximately 18 miles north of the 
project site. "Like the Oceanside station, the project site 
is near the coast and adjacent to I-5. Therefore, though the 
data is probably higher than that which is expected at the 
project site, it is felt that data from the Oceanside station 
would most closely represent the air quality at the project 
site. The linear interpolation procedure accepted by APCD 
for estimating air quality at a point between two stations 
would be of limited value in this case because of the cli­
matic differences between the project site and the Kearny 
Mesa station. Table 14 shows the number of days that 
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Pollutant 

Oxidant (Ozone, 03) 

Carbon Monoxide (CO) 

Sulfur Dioxide (S02) 

Reactive 
Hyd~ocarbons ·(RHC) 

Nitrogen 
Dioxide (N02) 

Particulates 

TABLE 14 
EXISTING AIR QUALITY FOR 1978 

Maximum 
Value 

Hr Avg 
200 micro­
.9.~c3ms/m3 

12 Hr Avg 
11 micro­
grams/m3 

24 Hr Avg 
105 micro­
gratns/rn3 

no standard 

1 Hr Avg 
470 micro­
grams/rn3 

24 Hr Avg 
100 mic'§o­
grams/rn 

State 
D~ys Over Standard 

Oceanside 

51* 

0 

0 

2 

40 

Maximum 
Value 

Hr Avg 
160 micro­
grams/m3 

8 Hr Avg 
10 micro­
.9.ra.ms/m3 

·24 Hr Avg 
365 micro-
hms/m3 

Hr Avg 
(6-9 a.m.) 
160 micro-
rarns/m3 

Annual Avg 
100 rnicro­
grams/m3 
standard 

24 Hr Avg 
260 micro­
grams{m3 

Source: Air Pollution Control District 1979. 

Federal. . 
Days Over Standard 

Oceanside 

' 20 

0 

0 

211 

0 

*The ozone level at the Solana Beach monitoring station, which opened in 1978, was 
over standard 62 days. 
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pollution has exceeded state and federal standards at the 
Oceanside station for a one-year period. 

In general, it is anticipated that the pro­
ject area, like much of the region, probably experienced sig­
nificant air pollution from oxidants on an estimated 51 days 
in 1978. Reactive hydrocarbon pollution was experienced on 
an estimated 211. Nitrogen dioxide levels exceeded standards 
on an estimated two days, while carbon monoxide and sulfur 
dioxide did not exceed state or federal standards at the 
project site during 1978 (APCD 1979). 

The most influential local source of air pol­
lution is the traffic on I-5, which runs immediately west of 
the property. Sources outside the San Diego Air Basin also 
influence San Diego County's air quality at times. Santa Ana 
winds can blow pollution from the South Coast Air Basin (Los 
Angeles) out to sea where it drifts south and is blown ashore 
again into San Diego County. 

Air quality management in San Diego County 
is the responsibility of APCD and the ~omprehensive Planning 
Organization (CPO). These organizations have prepared an air 
quality management plan in compliance with the federal Clean 
Air Act, adopted in 1978. In 1976, the San Diego Air Quality 
Planning Team (AQPT) published Regional Air Quality Strate­
gies for the San Diego Air Basin (RAQS) (revised 1978). The 
RAQS strategies are integral to the air quality management 
plan. 

2. Impacts. Base d on existing data, project­
related emissions were calculated and the results presented 
in Table 15. Generally, the emissions associated with the 
project would be a result of vehicle emissions, power genera­
tion, and space heating. Such impacts would not be site­
specific but would result anywhere that similar industrial 
development takes place. 

Although industrial areas often have site­
specific emissions, it is virtually impossible to forecast 
such impacts _in advance without ~nowing the types of industry 
to be built on the site. Because the project is intended to 
be developed as a corporate headquarter type of employment 
center, it is unlikely that associated manufacturing pro­
cesses will,take place on-site. In fact, the uses wil l prob­
ably more closely parallel commercial office areas. 

As shown in Tables 15 and 16, the reactive hydro­
carbon emissions that would be generated by the Precise Plan 
represent approximately 0. 1 percent of the reactive hydro­
carbon emissions in the San Diego Air Basin in 1985, as 
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TABLE 15 
SUMMARY OF EMISSIONS RELATED TO THE PRECISE PLAN 

AND THE TENTATIVE MAP 
(kilograms per day) 

React i ve Carbon Oxides of 
Hydrocarbon~ Monoxide Nitrogen Sulfur Dioxide 

Emission Source - PP 1 TM pp TM pp TM pp TM -- --
Vehicles3 346 286 3 , 085 2,556 443 367 
Power generation --- --- 43 35 216 1 79 5 3 
Heating ----- --- 1. 6 1. 3 0.8 0.6 0.004 0.003 

TOTAL 346 286 3,129.6 2,592.3 659.8 546.6 5.004 3.003 

1PP = Precise Plan 

2 TM = Tentative Map I 

3sased on traffic figures presented in Appendix E~ 

,·-- ,-- .--- r- -- · ,._ 
~- ---i ---i - -·--,.' 

Particulates 
pp TM 

65 54 
0.08 0 . 07 

65.8 54 . 07 

,, 
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TABLE 16 
SUMMARY OF EMISSIONS RELATED TO THE PRECISE PLAN 

AND TENTATIVE MAP AREAS AND BASINWIDE EMISSIONS, 1985 
(1977 control levels) 

Basinwide 
(kg/day) 

Project Area 
( k_<U9av) 

ppi: - ' . ™3 

Reactive hydrocarbons 
Carbon monoxide 
Nitrogen oxides 
Particulates 

322,500 
1,452,000 

226,500 
360,600 

346 
3,130 

660 
65 

286 
2,590 

550 
50 

1No basinwide totals are available for sulfur dioxide. 

2PP = Precise Plari 

3 TM = Tentati;e Map 

----: ---, 

--· 

Percentage of · 
Basin Total 

pp TM 

0. 1 
0.2 
0.27 
0.02 

0.09 
0. 1 8 
0.23 
0.01 



forecast from existing population trends (APCD 1978). Carbon 
monoxide emissions would represent 0.2 percent; nitrogen ox­
ide emissions, 0.27 percent; and particulates, 0.02 percent. 
The emissions from the TM area would represent 0.09 percent 
of the reactive hydrocarbon emissions, 0.18 percent of the 
carbon monoxide, 0.23 percent of the nitrous oxide emissions, 
and 0.01 percent of the particulate emissions. 

Local and regional air pollution will be in­
crementally increased if the project is approved and imple­
mented. This direct impact is not significant. Although 
this represents significantly less than one percent of each 
of the identified emissions, the pollution production will be 
a part of a cumulative impact of the growth process within 
the air basin. Although the anticipated impacts to ~ir qual­
ity are considered to be normal for a project of this size, 
the location of the project away from other population cen­
ters, other than North City West, may result in longer aver­
age trip lengths than~- more ce~trally located project. 

Local concentrations of carbon monoxide (CO) may 
occur where there are prolonged emissiun sources, predomi­
nantly automobiles and trucks. These sources become signifi­
cant where vehicles are stationary for extended periods of 
time. This condition could potentially occur at the inter­
section of I-5 and Del Mar Heights Road during the morning 
and afternoon peak travel hours. 

3. Cumulative Effects. The largest single source of 
local pollutants is expected to be from automobile starts, 
stops, and operations. The San Diego Air Basin is a non­
attainment area for both the California air quality standards 
and federal air quality standards in each category except 
sulfur dioxide. The RAQS (AQPT 1976) sets forth strategies 
for the air quality standards' attainment. These strategies 
are based upon the CPO's Series IVB population forecasts. 
These forecasts were based upon specific planning documents 
submitted by the various jurisdictions within the San Diego 
area. Projects, if included in this forecast, were consid­
ered within the RAQS program. In that North City West has 
been included_ in the Series IVB forecasts, it was considered 
within the RAQs · and development within this area does not 
constitute a significant impact on the strategy set forth. 

4. ~itigation. The Air Quality Planning Team, 
which consisted of members of APCD, CPO, and others, produced 
strategies for an air quality management plan in the RAQS 
publication. These strategies reinforce CPO's Comprehensive 
Regional Plan by encouraging master planning for self­
contained communities, which include shopping facilities, 
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employment centers, carpool coordination, bicycle lane sys­
tems, and maximum utilization of public transportation (AQPT 
1976, incorporated herein by reference) (Tactic T10). 

By implication, the Employment Center development 
should be located within short distances to residential de­
velopment bo th to the north and to the east. Existing 
residential developments in Del Mar, Del Mar Heights, and the 
beach communities to the north have convenient access to the 
proposed Employment Center. Proposed residential development 
under the adopted community plan surrounding the Employment 
Center will provide a labor source. The closest residential 
development to the south is approximately six miles away; 
little additional residential development will occur within 
three miles south of the proposeq Employment Center site 
because of the adverse noise impacts from Naval Air Station, 
Miramar, which lies seven miles soritheast of the subject 
property (Tactic T9). 

RAQS recommend that employers provide incentives 
to employees to ride in carpools, in vanpools, or on bicycles 
to reduce emissions generated on work trips. These incen­
tives include preferential parking for carpools and lockers 
with shower facilities for bicyclists. These mitigation mea­
sures are strict l y voluntary but would reduce vehicle emis­
sions if implemented and provide partial mitigation of the 
air quality impacts. The Employment Center, in conformance 
with the North City West Community Plan, will include bicycle 
paths along El Camino Real, Del Mar Heights Road, and Street 
A, thus helping to implement the recommendations of RAQS. 

With the buildout of the surrounding community, 
San Diego Transit will very like l y initiate additional bus 
routes, including a possible express route linking the pro­
posed Employment Center with other areas of the city. The 
unnamed street through the central portion of the project 
will be broad enough to accommodate bus stops at any point 
along i ts length. The act ual location of these stops should 

- be determined by San Diego Transit in response to ridership 
demand ( Tactic T6). 

Bicycle and pedestrian ways are proposed for the 
Precise Plan area: A bicycle route is to be adjacent to the 
unnamed street through the central portion of the project. 
The pedestrian pa th will follow the open space easement in 
the vicinity of the electrical transmission lines. These 
measures, however, would not reduce the cumulative air qual­
ity impacts associated with the project to an insignificant 
level. Traffic congestion is expected to occur along I-5 and 
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at the intersection of I-5 and Del Mar Heights Road during 
the peak hours; this would increase local concentrations of 
carbon monoxide. The phasing of planned street improvements 
and projected traffic levels are discussed in the traffic 
section. 

E. VISUAL AESTHETICS AND TOPOGRAPHIC MODIFICATION 

1. Existing Conditions. The topography of the Pre­
cise Plan area is typical of the eroded mesas and canyons of 
westernmost San Diego County. The property has elevations 
ranging from 279 feet MSL in the north-central portion of the 
site to about 100 feet MSL in the southernmost portion, giv­
ing a topographic relief of about 179 feet. Generally, the 
topography is characterized as a series of small bluffs less 
than ten feet in height with a deeply eroded drainage channel 
dividing the property approximately in half. A number of 
smaller drainage cours~~ occur oh the property and empty into 
a valley area along El Camino Real on the eastern border of 
the plan area. Slopes on the plan site range from about 25 
percent to less than 5 percent with the average being between 
10 and 15 percent. 

The western edge of the plan area is visible from 
adjacent northbound and southbound lanes of I - 5. More of the 
property is visible from the residential development which 
lies west of the site across I-5 and from largely undeveloped 
areas to the east of the property . From Del Mar Heights 
Road, a majority of the property is vi s ible from both lanes, 
while there is low visibility from El Camino Real along the 
eastern boundary. 

2. Impacts. The development of the Precise Plan 
will result in approximately 750,000 cubic yards of grading, 
which would be balanced on-site. The maximum height of manu­
factured slopes will be 45 feet, and the maximum slope ratio 
will be 1.5:1. The proposed grading will significantly alter 
existing landforms and necessitate the removal of native 
vegetation . · Thirteen mature Torrey Pines and three large 
eucalyptus trees will be removed. The topographic changes 
and vegetation r~moval will represent an irreversible, sig­
nificant i~pact . 

. The project will replace natural topography and 
vegetation with buildings as high as 50 feet, stree ts and 
parking areas, and landscape vegetation. 

59 

. . ·-l 

/2 
! 

: 

· \ 
- I 

r 

l 
r 

l 

l 
l 
l 



j 
i 

I' 
l 

1 

C 

L 
L 
L 

) 

j 

··-----·- -

Visual impacts will occur on the views of the 
property from the Del Mar Heights area, I-5, and the pre­
sently vacant land east of the project site. In accordance 
with the Community Plan ·the land east and north of the 
Employment Center is to be developed as the town center and a 
residential area. The proposed development will be in a 
"prominent and highly visible location." The Community Plan 
further states that "particular attention should be paid to 
the appearance of the facility, its scale, and the needs of 
its employees" (City of San Diego 1975a:89). 

3. Mitigation. No mitigation measures are available 
that would totally reduce the visual and topographic impacts 
to an insignificant level. As in most developments, grading 
procedures necessary for the development of any employment 
center concept would result in a significant alteration of 
the character of the natural landform. However, several 
concepts have been incorporated into the Precise Plan that 
would minimize the overall grading required ?nd partially 
mitigate the visual impact of the project .~n surrounding 
areas. 

Incorporated into the Precise Plan is the prin­
ciple of "contour-related terracing." This breaks the major­
ity of the lots into two terraces at different elevations. 
These t erraces will g enerally follow the natural contours of 
the property. This has the effect of reducing the height re­
quired for cut slopes and it reduces the overall requirement 
for grading. For the most part, the terraces will increase 
in elevation to the west. If the buildings are constructed 
on the lower terraces, the result will be the appearance of 
a lower-lying structure than normally would be expected. 

The Precise Plan controls the height and scale of 
buildings beyond the regulations in the M-IP zone. The total 
gross area of occupied building shall not exceed 30 percent 
of the gross site area, total site coverage of enclosed 
structures shall no t exceed 40 percent of the gross site 
area, and total height shall not exceed 50 feet. Further­
more, the Precise Plan contains guidelines for the appearance 
and site pl·anning of each development within the Employment 
Center. Interpretation of these guidelines will be made by a 
design review committee, in addition to the City approvals 
required by the M-IP zone. However, the guidelines are gen­
eral in nature and · enforcement will be a result of a "mutu­
ally cooperative approach" (page 42). 

Two open space strips are planned, totaling 15 
acres. The open space area along the western border will be 
between 30 and 100 fe et wide. A second open space .strip will 
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be along the power line easement, which divides the eastern 
third of the site. 

Open space areas would be planted with trees, 
shrubs, _and other vegetation in accordance with approved 
species lists. The proper alignment of trees and shrubs 
along I-5 could permit visibility from· the freeway yet shield 
the view of the center from the residential areas in Del Mar 
Heights (Figures 9 and 10). However, the landscaping of each 
lot, including the open space areas, and the maintenance of 
the landscaping would be the responsibility of each individ­
ual owner, with proposed landscape plans subject to review 
under the M-IP permit process. 

Open space identified within the Precise Plan 
will be maintained by three mechanisms: 

a. The property owners association will maintain 
the open space adjacent to I-5, the SDG&E 
power easement, and the l!le.¢1ian and entry ar:ea 
of Street "A". · · ·"' 

b. The maintenance district will maintain the 
street medians of Del Mar Heights Road, El 
Camino Real, and the detention basin, if 
required. 

c. The property owners will maintain the parkway 
areas included in or aligned to their 
property. 

F. LAND USE 

1. · Existing Conditions. Currently, most of the land 
within the proposed Precise Plan area is vacant and unused. 
The exception occurs in the 15 acres in the northeastern cor­
ner of the Precise Plan area. Several -dwelling units and 
associated outbuildings are located in this area. A small 
amount of land within •the Precise .Plan area is used for agri­
cultural purposes. The crops that have been grown here are 
used by the growers themselves. The current zoning for the 

. Precise Plan area ·is A-1-5. This zoning allows small-lot 
agriculture with a minimum five-acre lot size. 

A 20-foot-wide north-south SDG&E easement occurs 
in the eastern portion of the PDU with a 69 kV electric 
transmission line (Figures 3 and 4). SDG&E has plans to 
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Figure 9. Screenino effect of the landscaping on the 
west side of the project. 
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replace the present circuitry with 138 kV circuitry. No 
dates have been determined, and SDG&E indicates that load de­
mands will dictate the timing for the construction (Norman, 
SDG&E, 7/18/80). 

The Precise Plan area is surrounded by predomi­
nantly vacant land. The exception is Del Mar Heights west of 
I-5. Proposed land uses of other adjacent areas, as identi­
fied within the Community Plan (City of San Diego 1975a:map), 
include low and very low density residential uses to the 
north and northeast and a commercial town center and low­
medium density residential to the west. 

In a regional context, the proposed industrial 
park is located within six miles of the north county communi­
ties of Del Mar, Del Mar Heights, Solana Beach, Rancho Santa 
Fe, Cardiff, and Encinitas. Within eight miles to the south 
are the City of San Diego communities of La Jolla and Univer­
sity City. It is very likely that the labor force for the 
business park will draw heavily from those _ ... nearby communities 
along the I-5 corridor, particularly tho~e· to the north which 
have no other nearby industrial development. While there is 
additional industrial land to the south in the City of San 
Diego (Sorrento Valley and western Mira Mesa), those areas 
are already substantially developed or are generally applying 
other development concepts and will therefore contain indus­
trial development of a different nature than the "corporate 
headquarters" approach of the North City West Employment 
Center, as prescribed by the Precise Pian . 

Guide and General Plan (City of San 
Diego 1979b:73-7 inc u est e area o t e proposed Precise 
Plan within its inventory of industrial land. The North City 
West Communit~ Plan (City of San Diego 1975a:87-90, map) 
designates this area as an industrial-office park. The plan 
estimated that an industrial-office park of approximately 100 
acres in size would be needed in the community and that ap­
proximately 2,500 employee positions would be created. The 
Community Plan designates the strip of land adjacent to I-5 
as open space. 

' The Community Plan further indicates the area 
should be developed in accordance with the city's M-IP zone 
(City of San Diego 1975a:123). Development in accordance 
with the M-lP zone would allow the uses identified within the 
text of the zoning requirements (Municipal Code Section 
101.0435.1B). Generally, this would include uses permitted 
in the Scientific Research (SR) zone, field crops and 
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orchards, manufacturing and servicing of specified indus­
tries, and professional office type of uses. 

The Community Plan (City of San Diego 1975a:130) 
shows the Employment Ceriter and town center areas being 
formed through development phases I through III; the text of 
the plan says, nincluded within Phase I are both the town 
center and industrial-office park complexes. While it is not 
anticipated that these facilities will be complete by the end 
of Phase I, it is proposed that initial development be under 
way.n Development Phase I has begun with approval of the 
First Precise Plan Development Unit (PDU), Carmel Valley, and 
the processing of the first TM within that PDU. A second 
residential unit, the Pardee Third PDU, is currently being 
planned. 

2. Impacts. The project proposes a precise plan 
over 118 acres that would ultimately be developed in light 
~ndustrial, office, and some commercial uses. The area of 
the Precise Plan would be developed in accqrdance with the 
M-IP zone, which would be a change from the existing A-1-5 ,· 
zone. This zone requires that a subsequent M-IP permit be 
used for each development within the zone. The proposed 
amendment to the Planned District Ordinance concerning the 
Employment Center restricts the types of uses beyond the 
restrictions in the M-IP zone. The list of permitted uses 
(Section 103.0607) prohibits wholesaling operations and re­
stricts the extent of warehousing and storage operations and 
generally encourages a ncorporate headquarters" type of de­
velopment in the Precise Plan area. If uses are to occur 
that are not listed within either the M-IP zone or the 
Planned District Ordinance for the Precise Plan, the Planning 
Department could issue a conditional use permit (CUP). 

Approximately 15 acres of developed open space 
is proposed for the Precise Plan area. An open space strip 
would occur along the western boundary adjacent to I-5 and 
with a minimum width of 30 feet will provide a buffer between 
the freeway and structures. Additional open space is pro­
posed along the SDG&E easement and will provide access for 
maintenance crews. The proposed ~pen space is in substantial 
conformance with the open space shown in the Community Plan. 

Areas adjacent to the property are expected to be 
developed for a variety of uses. To the north and northeast, 
plans call for the development of residential neighborhoods 
of varying densities; to the east of the northern half of the 
property, the town center is planned; and east of the 
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southern portion of the property, a residential neighborhood 
with densities up to 20 dwelling units per acre is proposed. 

Because of traffic constraints (discussed in Sec­
tion A of this report), the Employment Center will be devel­
oped in a minimum of two phases. The first phase will con­
sist of the development of a maximum of 30 percent of the 
Precise Plan area. The remainder of the Precise Plan will be 
developed over approximately five years, or as the traffic 
circulation system will allow. 

The development of the proposed project will 
result in a significant irreversible impact on the existing 
nature and use of the land. However, the City of San Diego, 
through its various planning documents described above, a~­
ticipates the eventual development of this project. · In that 
this project is in conformance with the specific planning for 
the subject property and is reasonably compatible with the 
anticipated surrounding land uses, this projeot is not ex­
pected to result in any significant impacts to the planning 
process that has proceeded this project., Eo~ever, the change 
in use from those associated with rural areas to the uses 
associated with urbanized areas is con~idered to be 
significant. 

3. Cumulatiye Effects. Development of the proposed 
Precise Plan and TM will be a major step toward the ultimate 
development of the North City West community. The direct ef­
fect of the final development will be to change the ultimate 
character of the area from undeveloped rural and agricultural 
acreage to urban uses. With the change in land use in the 
North City West community, specific effects on surrounding 
areas can be anticipated. Employees can be expected to make 
use of the various recreational areas, including Torrey Pines 
State Beach, Del Mar Beach Park, Del Mar Shores, Solana Beach 
Park, and the Del Mar Fair Grounds. Shopping areas in adja­
cent communities and, consequently, the traffic circulation 
system can also be expected to be used. 

Of the 16 projects included in the cumulative 
effect study, 10 are residential and involve the development 
of 2,912 dwelling un1ts. The three science and industrial 
developments will result in approximately 2,200,000 square 
feet of science ahd industrial floor space, including the 
Employment Center. 

4. Mitigation. No mitigation is proposed for land 
use since the proposed project is in full conformance with 
the Industrial Element of the Progress Guide and General Plan 
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(City of San Diego 1979b:73-79) and the North City West Com­
munity Plan (City of San Diego 1975a:map). 

G. ARCHAEOLOGICAL RESOURCES 

1. Existing Conditions. In conformance with the 
California Environmental Quality Act of 1970, as amended, and 
the City of San Diego guidelines, an archaeological investi­
gation was performed for the 103-acre TM area. This investi­
gation involved on-foot examination of the property and check 
of the records for previously recorded cultural resources in 
the vicinity. The goal of the investigation was to locate, 
record, and evaluate any cultural resources within the bounds 
of the TM property. An archaeological investigation will be 
required on the remaining property prior to further discre­
tionary actions pertaining to the unsurveyed portion. 

As a result of the investigation, two archaeolog~ 
ical sites and five isolated finds were re6orded. SDM-W-1290 
is a site which consists of a sandstone face with petroglyphs 
carved upon it. SDM-W-1291 consists Gf a shell midden de­
posit containing a variety of cultural material. The iso­
lated finds are light-density shell and flake scatters and 
an isolated mano fragment. All cultural materials found and 
recorded are described in further detail and evaluated in the 
technical report on file with the City of San Diego, Environ­
mental Quality Division. 

It should be noted that there have been repeated 
rumors of a historic site within the project site. On 
June 12, 1980, an attendee at a public hearing concerning 
the project restated this assertation to two RECON staff mem­
bers. Subsequent field resurvey of the indicated location, 
combined with analyses of aerial photographs and research at 
the Sierra Museum/San Diego Historical Society library, has 
not revealed any evidence of any historical sites. Barring 
additional and more detailed information, it is thought that 
no such -site exists on the project . 

2. Impacts. ' Due to the - nature of the proposed 
project, all of the finds would be subject to direct impact 
during construction activities. This impact would be signif­
icant without mitigation. 

3. Mitigation. The following salvage program has 
been completed. These measures will reduce any impacts to a 
level of insignificance. 
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a. SDM-W-1290. The sandstone face containing 
petroglyph elements will be comprehensively photodocumented 
and recorded, and a latex cast will be made of the face it­
self. A technical report will be prepared discussing the 
results. 

b . SDM-W-1291. This midden site will be surface 
collected and evaluated through a rectilinear posthole test. 
This test will be followed by excavation of a series of 
hand-excavated test units in sufficient quantity to reveal 
the variation represented at the site. A report will be 
prepared discussing the results. 

. c. Isolated Finds. These finds do not have any 
significant scientific or social value. Mitigation has been 
achieved through the recording of these finds with the San 
Diego Museum of Man and San Diego State University, ~ultural 
Resource Management Center. 

H. HYDROLOGY AND WATER QUALITY 

1. Existing Conditions. The prqject area lies , 
within the Soleaaa Hydrologic Subunit of the Penasquitos 
Hydrologic Unit. The Soledad subunit is rectangular in shape 
and covers an area of approximately ss· square miles extending 
from Interstate 15 to the Pacific Ocean. Groundwater quality 
in the area is described by Coate (1973, incorporated herein 
by reference) as having a high sodium chloride content due to 
the release of connate brine . Agricultural and urban runoff 
and recent sewage eff luent disposal practices in the area 
have also contributed to the degradat ion of groundwater 
quality in the Penasquitos unit. 

Although there are no naturally occurring streams 
on-site, runoff from I-5 and areas immediately to the west is 
directed through the property. The combination of increased 
runoff from I-5 and the past disturbances in and around the 
property which have modified the ground cover and drainage 
patterns has resulted in· the erosion of gullies up to 25 feet 
in depth and 30 feet in width in some portions of the 
property. 

A ridge extends through the north-central portion 
of the North .City West Employmeni Center site, and drainage 
from this area is generally to the southeast and southwest. 
Drainage in the southerly portion of the site flows toward 
the east anQ southeast, eventually joining Carmel Valley run­
off, which flows into Los Penasquitos Lagoon approximately 
0.7 mile downstream. 
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Los Penasquitos Lagoon, a valuable wildlife habi­
tat and preserve, has been affected by the increased deposi­
tion of sediment which has occurred since the lagoon water­
shed has undergone agricultural and suburban development and 
the development of the coast highway and railroad causeway. 
Primary effects have included the infilling of the lagoon and 
reduction of its total volume and the introduction of various 
pollutants and nutrients which contribute to periodic algal 
blooms. The impact of increased sedimentation and pollution 
has been intensified by the existence of a sandbar which is 
deposited by ocean currents in the mouth of the lagoon. This 
blockage prevents tidal flushing of the lagoon which would 
otherwise help to reduce sediment deposition and dilute and 
remove pollutants. A program to periodically remove the 
material blocking the lagoon mouth was in operation between 
1966 and 1970 and served to restore the ecological balance in 
the lagoon during this time. More -recently, however, the 
lagoon mouth has remained blocked and the lagoon has been 
affected adversely by increased sedimentation (Mudie 1974). 

A recent study authorized by ··the California _,. 
Coastal Commission has indicated that jn the last few years 
the rate of sediment deposition in the lagoon may be decreas-
ing, possibly due to a decrease in construction activities 
immediately adjacent to the lagoon (Prestegaard 1979). 
Nevertheless, the ecological balance of the lagoon has been 
and will remain threatened until a program to restore tidal 
flushing is initiated. 

2. Impacts. Any development which replaces natural 
topography and vegetation with an urbanized community will 
alter drainage basin hydrology and, consequently, lead to 
unavoidable changes. During grading and construction opera­
tions, soil is exposed to erosive forces, and the potential 
for sediment production from the construction sites is 
greatly increased. 

In February 1980, Leeds, Hill, and Jewett, Inc., 
(Leeds-Hill) completed the North City West Drainage Study for 
the Pardee Construction Company, which is on file with the 
City of San Di~go Environmental Quality Division. This study 
concluded, in part, that the volume of rainfall runoff would 
increase upon development of North City West over that which 
exists under existing land use conditions. Additionally, the 
rate of run0ff would increase due to impervious surfaces of 
pavement and buildings. If left uncontrolled, the increases 
in the rate of runoff would result in a significant increase 
in erosion and sediment production downstream from the devel­
opment, depending upon the channel morphology at runoff dis­
charge points, soil type, and the amount of vegetative cover. 
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3. Cumulative Effects. Under ultimate buildout, 
pollutants in runoff will increase, resulting in a greater 
biological oxygen demand and in heavier concentrations of 
phosphates and coliform counts. Concentrations of petroleum 
products, pesticides, and fertilizers in runoff will also 
increase. Incremental impacts on the drainage basin and 
lagoon are anticipated principally in · the soluble, urban­
related compounds and subsequently the biological oxygen 
demand. The impact of these pollutants on the lagoon would 
be significant on a cumulative basis. 

Leeds-Hill has completed a major hydrologic 
study for the North City West area (1980). This study has 
concluded that with appropriate improvements, such as the 
lirni tat ion of earthwork to -the dry months and the development 
of several detention basins, runoff rates during and · after 
construction could be reduced to preconstruction rates, 
thereby significantly reducing erosion and subsequent deposi­
tion into lagoon areas. However, this study has not proposed 
mitigation for projects mentioned above thijt · are out of the.· 
North City West area. Similar requiremerit~ as those that ~ 
have been proposed by the drainage study or other mitigation 
measures could be imposed by the cities of San Diego and Del 
Mar and the County of San Diego to mitigate the hydrology and 
water quality impacts. 

4. Mitigation. The Leeds-Hill drainage plan (1 980) 
describes methods by which storm water runoff would be con­
trolled both under ultimate development of the North City 
West community and with the development of individual precise 
plan units. Generally, the drainage plan provides a deten­
tion basin in each precise plan development unit to allow 
independent development of each unit. The detention basins 
and outlets are sized to meet the state Coastal Commission's 
requirement to reduce the rate of storm water runoff having 
a 1 0-year frequency or 25-year frequency ·under ul tirnate de­
velopment conditions to the rate of runoff that exists under 
present conditions with the same storm events. 

: The detention basin indicated on the proposed 
Precise Plan map wilL have a capacity between 14 and 16 
acre-feet and an outlet size of rs inches. In addition to 
the on-site surface runoff, this basin will accommodate 
runoff from approximately 120 acres of watershed west of I-5 
which flows.onto the Employment Center site through culverts 
located beneath the freeway. Runoff will flow out of the 
detention basin through a sized outlet pipe beneath El Camino 
Real. This flow, which will be discharged into the natural 
drainage course through a system of ene rgy dissipaters just 
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east of El Camino Real, will result in lower downstream ero­
sion levels than those that will be experienced with a 10- or 
25-year frequency storm under existing conditions. Emergency 
spillways will be provided to safely pass 100-year peak 
inflow. 

The maximum exposure of soils to erosive forces 
will exist during the period of time after initial grading 
and prior to ultimate de velopment of the site with the usual 
paved parking, buildings, and landscaping. The potential for 
erosion and sediment transport from exposed soils will be 
short-term and the effects will be a function of the speci­
fic drainage control strategies used during and immediately 
after construction . In conformance with the recommendations 
of the Leeds-Hill report, adherence to the following measures 
will significantly lessen th~ potential for soil ero~ion 
impacts; 

a. To avoid the rainy season, no grading will 
occur during the five-month period between 
October 15 and March 15 each year. r 

b. All exposed, graded sl0pes would be condi­
tioned and planted before November 1 using 
procedures outlined in the County Special 
Condition R-23, "Specifications for Natural 
Slope Restoration for Land Development," or 
the equivalent. 

c. Graded roadbeds would be sandbagged, where 
necessary, to minimize erosion and prevent 
sediment transport. This measure would be 
maintained until the roadbe ds are paved. 

d. Sediment production from graded building pads 
would be controlled with low perimeter berms, 
jute matting, sandbags, or other appropriate 
methods, where necessary. 

e. A system of bladed ditches at flat gradients 
would be constructed across the larger graded 
pads in order to retard sediment transport . 

. This system of ditches would be maintained 
until the actual paving and construction 
operations occur. 

f. Perma nent underground drainage facilities 
would be constructed on-site concurrently 
with grading operations. 
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In addition to the above measures, the detention 
basin will be in place during the initial construction phase. 
The detention basin, fitted with a temporary perforated 
riser, will provide backup control of sediment in runoff by 
acting as a desilting basin. It is usually necessary to 
periodically remove the accumulated stlt from such basins. 
The responsibility for this maintenance would be provided for 
in an assessment district (Planned District Ordinance 
amendment, Section 103.0603D.7). · 

Implementation of these measures under ultimate 
development of the project will reduce sediment production 
from the site to a level at or below that which presently 
occurs. Despite the fact that sediment production from the 
property will not increase -above existing levels, the primary 
mitigation which will reduce the cumulative effect of sedi­
ment and pollution from this project, and others in the 
Penasquitos Lagoon watershed, would be the establishment of a 
maintenance program for the lagoon mouth. 

. , 

The State of California owns ···m·uch of the lagoon 
including the lagoon mouth, and it is managed by the Depart­
ment of Parks and Recreation. It is unknown at this time 
when or if a program to restore tidal flushing of the lagoon 
will be initiated. A number of other studies by CPO, the 
Regional Water Quality Control Board, and private consultants 
are under way for the Penasquitos Lagoon watershed and may 
lead to a coherent management program and a fuller under­
standing and better control of surface runoff impacts. 

I. GEOLOGY AND SOILS 

1. Existing Conditions. Four geologic units under­
lie the subject property. Torrey Sandstone, an Eocene forma­
tion, outcrops in the northern 80 percent of the property; 
the Bay Point Formation and terrace deposits and dissected 
alluvium, Pleistocene and Holoce ne formations, respectively, 
occur on the southern portion of the property (Kennedy 1975: 
Plate 2A, incorporated herein by _reference). 

Torrey Sandstone is gene rally characterized as 
"white to light-brown, medium to coarse grained sandstone 
•.. moderately well indurated (hardened)." The sandstone 
is predominantly compose d of quartz (85 to 90 percent) with 
minor inclusions of various minerals (Kennedy 1975:16). The 
basal component of Torrey Sandstone is composed of clay and 
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mudstone, possibly due to its transition into the clay-rich 
Delmar Formation (Nobel, Palomar College, 8/17/79). 

The Bay Point Formation is "composed Irostly of 
marine and nonmarine, poorly consolidated, fine- and medium­
grained, pale brown, fossiliferous sandstone" (Kennedy 
1975:29). The fossiliferous material is generally found 
between O and 30 meters above mean high tide. ~his _portion 
of the formation interfingers with an unfossiliferous sand­
stone that generally occurs 30 to 60 meters above mean high 
tide . This portion of the formation is considered to be 
nonmarine slope wash. 

On April 25, 1980, a paleontological -walkover 
was conducted. During this walkover, the range and extent of 
the Torrey Sandstone and Bay Point Formation were determined. 
Examination of exposed bluff areas in the northern and cen­
tral portions of the property resulted in failure to identify 
any existing or potential fossil localities in the Torrey 
Sandstone. The Bay Point Formation occurrtng on the south- . 
ernmost portion of the property is characterized by poorly/ 
differentiated conglomerate material similar to that which 
would be associated with nonmarine deposits. A subsequent 
locality search by the Natural History Museum indicates that 
they have no recorded localities on the property, either in 
the Torrey Sandstone or the Bay Point Formation. 

Three faults occur near the property within a 
one-mile radius, but none appear to have shown any activity 
within the last 10,000 years. No landslides have been iden­
tified on the site. A low liquefaction potential exists in a 
small area on the extreme edge of the property bordering El 
Camino Real (City of San Diego 1974:Map Number 274-1689, 
incorporated herein by reference). 

The Rose Canyon fault lies approximately five 
miles west of the project site. No recent records of move­
ment occur along this fault; however, there are indications 
of movement within the past 10,000 years, and therefore, the 
fault must be considered active (City of San Diego 1974: 
Figure 5). 

The Elsinore fault occurs approximately 35 miles 
northeast of the project. A number of recent earthquake 
epicenters have been l ocated in this area, ranging from 
approximateiy 2.0 to 5.1 on the Richter scale of intensity 
(City of San Diego 1974:Figure 5). 
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According to the USDA (1973:Map Number 43, incor­
porated herein by reference), three major soil types occur on 
the property. The approximate extent of distribution of the 
soil types is summarized in Table 17 and Figure 11. Corrali­
tos loamy sand (CsC), five to nine percent slopes, has a 
Storie Index rating of 61, indicating that it is suitable for 
most crops with minor limitations. The capability group, 
III, indicates the soil may require special conservation 
practices. The Corralitos loamy sand (CsD), nine to fifteen 
percent slopes, has a Storie Index rating of 52, indicating 
that the soil is suited for a few or special crops. The 
capability group, IV, indicates the soil will require special 
management. The loamy alluvial land-Huerhuero complex (LvF3) 
has a Storie Index rating of 23. This indicates the soil is 
not suited to cultivated crops but may be used as pasture. 
The capability group, VIII, indicates that "the soils and 
landforms have limitations that preclude their use for com­
mercial crop production" (USDA 1973: 155-179). 

The combination of increased runoff from I-5 
along the western project boundary and the ... altered drainage 
from the freeway, the installation of underground utilities, 
and past disturbances on the property have resulted in deep 
channel erosion and sediment production from several areas of 
the property. 

A preliminary soil investigation of the site was 
conducted by Benton Engineering, Inc. (Appendix D), and is on 
file with the Environmental Quality Division of the City of 
San Diego. That report noted that the soils on the property 
are generally loose and compressible but are nonexpansive 
with respect to volumetric change when moisture is added. 

2. Imoacts. The development of the Precise Plan 
will require an estimated 750,000 cubic yards of grading, 
which will be balanced on-site. As shown in the Precise 
Plan, the maximum height of cut and fill banks will be ap­
proximately 45 feet with a maximum slope ratio of 1.5:1. The 
proposed grading will significantly alter existing landforms 
and necessitate the removal of native vegetation. All rough 
contouring will be completed in a single process. 

Based on the results of preliminary studies, the 
major geotechnical · concern is the high erodibility of the 
Torrey Sandstone. A severe erosion potential will exist dur­
ing the period after initial vegetation clearance and grading 
prior to the development of individual lots. Soils on the 

74 



,---

Soil 

LvF3 

CsD 

CsC 

r-

TABLE 17 
SOIL TYPES AND DISTRIBUTION 

Descr i_et ion ·· 

Loamy•alluvial land-Huerhuero, 
nine .to 15 percent slopes, 
severely eroded 

Corralitos loamy sand, 
nine to 15 p~rcent slopes 

Corralitos loamy sand, 
five to nine percent slopes 

,,.,.___.. r- ..-- ,---

Estimated Percentage 
of Site Covera~e 

45 

35 

20 

-·--C ,___ ---- ~ 

Capability 
Grou.12. 

VIII 

IV 

III 

,,.__ r;-'--'-i 

Storie 
Index 

23 

52 

61 
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Loamy alluvial land-Huerhuero 
(9 to 15 percent slopes) 

Corralitos loamy sand 
(5 to 9 percent slopes) 

Corralitos loamy sand 
(9 to 15 percent slopes) 

Figure 11. Distribution of soil in the Precise Plan area. 



subject property may be subject to settlement; however, com­
mon engineering practices incorporated into the grading plan 
will reduce this potential impact to insignificance. 

Though no paleontological resources were observed 
in the walkover of the subject property, the potential for 
significant finds exists primarily within the Bay ~oint For~ 
mation on the southern portion of the property. If during 
the course of development significant finds occur, the San 
Diego Museum of Natural History shorild be notified. 

The development of the site will preclude any 
agricultural use of the site and would contribute to the in­
cremental loss of potential agricultural land in San Diego 
County. 

3. Mitiqation. The results of the soils tests indi­
cated that prior to placing filled ground, loose soils will 
need to be removed, the exposed surface scarified and com­
pacted, and then the filled ground compacted. Cut areas may 
also require recompaction to provide adequate foundation 
support. 

Ultimately, the drainage improvements and land­
scaping planned for the project would significantly reduce 
erosion and sediment production from the property subsequent 
to the full development of the project. A drainage system 
has been designed into the project to collect runoff accumu­
lated on individual lots and route the flow to a retention 
basin at Street A and El Camino Real. The drainage system 
and erosion control measures are described further in the 
Hydrology and Water Quality section of this report. 

J. URBAN SUPPORT SERVICES 

As calculated in Appendix A, the proposed Employment 
Center would place the following maximum estimated demands 
upon public services and utilities, as shown in Tables 18 and 
19. 

1. Water and Sewer 

a. Existing Conditions. 
West community is to be supplied from 
along Del Mar Heights Road. The line 
accommodate an anticipated population 
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the northern portions of San Diego. Most of North City West 
can be served from this single pipeline, except areas south 
of Carmel Valley Road (City of San Diego 1979a:23-26). 

Water to the City of Del Mar is supplied 
through the same pipelines as North City West, although Del 
Mar, as a chartered city, has its own water agency which con­
tracts for its supply. Even with this shared water supply, 
the North City West community would not preempt any supply 
from the City of Del Mar. 

Sewage service to the Precise Plan area would 
occur by the El Camino Real Trunk Line, which intersects the 
Carmel Valley Trunk Line at approximately the intersection of 
El Camino Real and Carmel Valley Road. 

Sewage in the City of San Diego and a number 
of other areas, including Del Mar, is processed by the San 
Diego Metropolitan Sewerage System, which operates the Point 
Loma Treatment Facility. This facility has recently come 
under some criticism for its ability to treat the increasing 
volumes of sewage resulting from newly developing areas. On 
February 25, 1980, the Regional Water Quality Control Board 
(RWQCB) reviewed the capabilities of the Point Loma facility 
and found that with the measures that have recently been 
implemented and with the ongoing upgrading and expansion 
programs, the facility should be able to meet anticipated 
demands. However, if for some reason funds are not available 
and the scheduled expansion program is not implemented, the 
plant may not be able to handle anticipated volumes. 

b. Impacts. Development within the Precise Plan 
area will require approximately 545,000 gallons of water per 
day. This dema nd is not considered unusual and is within the 
capacity of the water district. 

Employees within the Precise Plan area devel­
opment are expected to produce approximately 190,000 gallons 
of sewage per day. This impact is· not considered significant 
or unusual in that the volumes fall within the expected range 
for projects of this ,magnitude and no exotic or heavy metal 
compounds are e·xpected to be emptied into the system. 

Concern recently has been expressed at a 
public meeting over the ability of the Point Lorna facility 
to treat the .sewage that is expected to be generated by ne w 
development in th e San Diego metropolitan area and, more spe­
cifically, the north city area. As noted above, on Febru­
ary 25, 1980, the RWQCB found that the recent efforts to 
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upgrade the facility and the plans of the sewer district for 
the expansion of the treatment plant will provjde adequate 
service. 

Concern also has been expressed over the ade­
quacy of the pump station in Los Penasquitos Lagoon. It has 
been noted that the pump station has had a tendency to back 
up and overflow, especially during the rainy season. How­
ever, the municipal sewer district has plans to add two pumps 
to the station which would adequately serve the existing de­
mand and anticipated demand (Stanley, City of San Diego Water 
and Sewer Services, 7/25/80). 

c. Cumulative Effects. Development of projects 
within the study area will have a cumulative effect on water 
and sewer services. The cumulative demand for water.will be 
approximately 8,000,000 gallons per _ d~y, while the cumulative 
sewage generation is expected t be 5,000,000 gallons per day 
upon the completion of the North City West community (see 
Tables 18 and 19). 

The projects identified within the City of 
Del Mar, the North City West Employment Center, the Carmel 
Valley Precise Plan area, and the North City West Third Pre­
cise Plan Development Unit are expected to be served by a 
30-inch water main located within the right-of-way of Del Mar 
Heights Road. The projects identified within the County of 
San Diego would be served by either the San Dieguito 
Irrigation District or the Santa Fe Irrigation District 
through separate pipelines from the San Diego Aqueduct. 

Currently, approximately 85 percent of the 
water used in the San Diego region is imported . The remain­
ing 15 percent is from local groundwater. Intrastate and 
interstate decisions pertaining to water rights and availa­
bility will significantly affect regional water supplies, 
which in turn will affect individual projects. 

Development in the north city area has been 
anticipated by the completion of two sewer trunk lines: the 
El Camino Real Trunk Line and the Carmel Valley Trunk Line. 
These facilities will be adequate to transmit sewage gener­
ated by a population of from 60,000 to 80,000, or their 
equivalent . 

Recently, the ability of the Point Loma 
Treatment Facility of the San Diego Metropolitan Sewerage 
System to handle the volume of sewage from the metropolitan 
area has been questioned. However, the RWQCB, on 
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February 24, 1979, found the Point Loma facility in substan­
tial conformance with the identified problems. 

The City of San Diego has initiated an up­
grading program for the Point Loma Treatment .Facility that 
is scheduled for completion in 1983. On completion, this 
program will accommodate demand anticipated from communities 
identified in the General Plan for development prior to 1995 
(King, San Diego Metropolitan Sewerage System, 2/25/80). 

d. Mitigation. Although the impacts of this 
project and North City West on sewer a~d water services are 
not unusual or significant in a regional context, the follow­
ing measures should receive consideration for inclusion into 
the project: 

1) Low-flush toilets, pressure-reducing de­
vices, and restricted-flow shower heads 

2) Automated sprinkling systems and/or drip · 
irrigation where appropriate ~ 

3) The use of drought~resistant vegetation. 

2. Fire · and · Police · Protection 

a. Existing Conditions. As discussed within the 
Carm·e1 Valley EIR (City of San Diego 1979a:20), there is a 
need for adequate fire protection in urbanizing areas where 
small fires can quickly spread. Presently, fire protection 
service is provided to the area from a fire station located 
near Mercado Road and Del Mar Heights Road, approximately one 
mile west of the project. The response time to the project 
site is approximately five minutes. 

Police protection is provided by the City of 
San Diego through its facility in University City, located 
at Eastgate Mall and Genesee Avenue. The actual protection 
would be determined by several criteria: 

1) Number of calls for service 
2) Crime rate 

' 3) Number of officers available. 

There is some precedent for cooperation between the City of 
San Diego ana other law enforcement agencies (Hikel, San 
Diego Police Department, 7/25/80). 
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b. Impacts. The development o~ the proposed 
project would add to the cumulative demands for fire and 
police protection. The establishment of need would be based 
upon the criteria listed above. The exact amount of protec­
tion required by the project cannot been determined at this 
time. However, it is not expected that this project will 
result in a significant impact on these services. 

c. Mitigation. Land has already been purchased 
for a new fire station on Black Mountain Road east of El Ca­
mino Real, approximately one-third mile east of the project 
site. No special measures related to police protection are 
anticipated for this project. An increase in the number of 
patrol units is expected with the continued development of 
the area. No mitigation measures are recommended to the 
developer. 

3. Energy 

a. Existing Conditions. Currently, a major por­
tion of the North City West area is undeveloped. This area 
has been designated for mixed residential, commercial, and 
employment center uses, with development spanning at least 
20 years. 

b. Impacts. Energy use is expected to parallel 
the development of the community as a whole. Within this 
context, the Employment Center will have an incremental im­
pact that will be a part of the cumulative impact of North 
City West, as well as the cumulative impact of growth in the 
greater San Diego region. The cumulative effect of this 
project and of population growth in general on nonrenewable 
energy resources represents an unavoidable significant 
impact. 

As indicated in Tables 18 and 19, the Precise 
Plan is expected to use 150 therms of natural gas per day and 
189,000 kilowatt-hours (kwh) of electricity per day. Trans­
portation that is related to the activities within the 
Employment Center is expected to consume 8,600 galLons of 
gasoline per month. 

The cumulative effect of the development of 
th~ identified piojects, including the development of North 
City West, is expected to be a demand for 24,000 therms of 
natural gas' per day, 548,000 kilowatt-hours of electricity 
per day, and 78,000 gallons of gasoline per day. 
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c. Mitigation. Energy conservation measures 
should be considered for incorporation into the proposed 
project. These could include: 

1) Heating, ventilation, and air condition­
ing systems designed for specific activ­
ity levels with controls for sections or 
zones based on actual requirements 

2) Fluorescent lighting designed for 
brighter "task lighting" and dimmer 
general lighting 

3) Openable windows, permitting natural ven­
tilation and lighting systems that pro­
vide minimum muted lighting at night as 
well as curtailment of all interior 
lighting when facilities are closed 

4) Installation of insulation with an R 
factor of 19 _or higher 

5) Building orientation which will utilize 
exposure and natura~ air circulation pat­
terns for heating and cooling effects 

6) Solar energy for space and water heating. 

4. Solid Waste 

a. Existing Conditions. The city-operated Mira­
mar landfill could serve the North City West community. The 
City of San Diego intends to utilize the Miramar landfill at 
least until the year 2000. Should the life of the Miramar 
landfill be shorter than expected, the North City West solid 
waste would probably be transported to the new facility at 
Palomar Airport Road and El Camino Real--the Palomar Airport 
Transfer Station--and subsequently transported to a county 
landfill (City of San Diego 1979 : 16-17). 

_b. Im:eact. Generally, the TM and Precise Plan 
areas wi 11 resu 1 t 1n fncremental increases in the reg ion al 
waste generation· of approximately 29,200 pounds per day and 
33,500 pounds per day, respectively. This is not considered 
to be a sign ificant impact. 

c. Mitigation. Though the generation of the - an­
ticipated solid waste is not considered to be a significant 
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impact, efforts should be made to reduce the · amount of solid 
waste generated as much as is practical. The only realistic 
mechanism for the reduction of the volume of solid waste is 
through the process of recycling reusable materials, such as 
paper products, metals, glass, and plastic. 

K. OTHER CONSIDERATIONS 

1. Noise. The existing day-night average noise 
level (Lan) calculations are presented in Table 20, with 
the existing noise contours in Figure 12. With the full 
buildout of North City West, a significant increase in noise 
levels is anticipated (Table 21 and Figure 13). The existing 
noise levels and the anticipated noise levels on the subject 
property are compatible with the proposed uses of the Employ-
ment Center (Table 22). · 

A noise level of 75 dBA or less is considered to 
be "compatible" for commercial and industrial sites by the 
Transportation Element of the Progress Guide and General Plan 
(City of San Diego 1979b:63). The Lan at the site of the 
proposed pad nearest I-5 is expected to be 74 dBA by 1995, 
with I-5 being the greatest noise source. 

2. Coastal Zone. The project site lies directly 
east and south of and adjacent to the San Diego Coastal Zone. 
Although none of the property is situated within the Coastal 
Zone itself, the activities associated with street widening 
and the extension of utility lines are expected to interface 
with the coastal jurisdiction. 

The project itself will not affect access to or 
from the coast. However, drainage from the property ulti­
mately flows to Los Penasquitos Lagoon, which is within the 
Coastal Zone. Measures have been incorporated into the proj­
ect, however, which mitigate the potential for siltation 
downstream from the project. These measures are discussed in 
the Hydrology and Water Quality section of this report. 
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z Ref. Segment ADT 
(103) n 

1 Interstate 5 I/ South of Del Mar 102 
Heights Road 

1 Del Mar Heights I/ Road between I-5 1. 6 
A.nd El Camino 
Real 

1 El Camino Real I/ south of Del Mar 0.5 
Heights Road 

/ 

,. _ _, .-- ... ---- ... 

-._/ 

TABLE 20 
EXISTING NOISE LEVELS 

AT THE SUBJECT PROPERTY 

Average Hourly % 
Speed Flow Trucks 

Day Night 

55 6,000 1,500 8 

35 100 23 2 

35 29 10 ' 2 

C 
'0-1-l 

>-.'.I QJ 
QJ 

..--1 lµ 

L dB co 
eq, ·.-i 0 .w lf) 

·r-1 
i:: .w Day Night H CO 

78 72 80 

58 54 63 

* * -

1Average Daily Traffic Volumes: San Diego Metropoli tan Area. Map (CPO 1980). 

* Negligible. 

-- :-:--Y 
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.__) 

.w 
(iJ 
QJ 
lµ 0 
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C: co C QJ 0 'O 
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.w QJ .w µ .w C: '-0 QJ 
(/) ~ (/) c., co CO II QJ 
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'O 0 'O 0 'O ·r-1 'O 
~4-l ~ 4-l ...:I a....:i 
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- - 63 -
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· ~ Ref. Segment 
edian 

. x( 
2 I-5 south of Del 

Mar Heights Road 

3 Del Mar Heights 1/4 Road east of I-5 

3 El Camino Real I/ south of Del Mar 
Heights Road 

I/ 
1swing 1973. 

2
city of San Diego 1979. 

3city of San Diego 1975. 

r- r-- .,..._...,,. r-

TABLE 21 
ANTICIPATED NOISE LEVELS 

FULL BUILDOUT OF NORTH CITY WESTl 

, 
c:: 

ro-w 
,_:i OJ 

QJ 
.-I ~ 

Average Hourly % L dB rtl 

ADT Speed Flow Trucks eq, ·rl 0 
.w ln 

( 103 ) ·rl 

Day Night Day Night C: .w 
H r1l 

196 55 11,400 2,800 8 80 74 82 

51 45 3,000 740 2 . 74 68 76 

39 35 2,300 560 ' 2 69 63 71 

!' .--- ----w ~ ----. .--, ---,_ 

.w 
QJ 
QJ 
~ 0 

.w c:: .w .w co 
c:: ru C: QJ 0 'd 
QJ ·rl QJ 'd ln QJ ....... 
E 'd E ru 0 ln .W 
.w (1) .w ~ .w C: \0 (JJ 
Ul ~ Ul CJ ru r1l II QJ 
;:::l ::, .w ~ 

·n ~ ·n ~ s::: rn c:--
'd 0 'd 0 'd ·rl 'd 
i<t: ~ i<t: ~ ,..:.i o,..:.i 

.. 

- - 82 720 .. 

- - 76 650 I ,, 
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F igure 1 3 . Anticipated n oise contours f o r the proposed 
Employment Center. 
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TABLE 22 
LAND USE COMPATIBILITY_WITH ANNUAL COMMUNITY NOISE EQUIVALENT LEyrLS ' . 

Annual Community Noise Equivalent level in Decibels 

Land Use 

' Outdoor Amphitheaters (may not 
be suitable for certain types of 
music. 

Schools, Libraries 

Nature Preserves, Wildlife Preserves 

Residential-Single Family, Multiple 
Family, Mobile Homes, Transient 
Housing 

Retirement Home, Intermediate 
Care Facilities, Convalescent Homes 

Hospitals 

Parks, Playgrounds 

Office Buildings, Business and 
Professional 

Auditoriums, Concert Halls, Indoor 
Arenas, Churches 

Riding Stables, Water Recreation 
Facilities 

Outdoor Spectator Sports, Golf 
Courses 

Livestock Farming, Animal 8 reeding 

Commercial-Retail, Shopping Cen­
ters, Restaurants . Movie Theaters 

Commercial-Wholesale, Industrial 
Manufacturing, Utilities 

Agriculture (except Livestock), Ex­
tractive Industry, Farming 

Cemeteries 

50 55 60 65 70 75 

COMPATIBLE 
The average noise level 
is such that indoor 
and outdoor activi ties 
associated with the 
land use may be car­
ried out with essenti­
ally no interference 
from noise. 

INCOMPATIBLE 
The ave rage noise level 
is so severe that con• 
struction costs to 
make the indoor en• 
vironment acceptable 
for performance of 
activities would prob­
ably be prohibitive. 
The outdoor environ­
ment would be intol­
erable for outdoor ac­
tivities associated with 
the land use. 
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Source: Progress Guide and General Plan (City of San Diego 1979:63). 1. 
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IV. SUMMARY OF ENVIRONMENTAL FACTORS 

A. MITIGATION MEASURES PROPOSED TO MINIMIZE THE SIGNIFI­
CANT EFFECTS 

The Env ironmental Analysis section of this report 
contains recommendations for measures to minimize the effects 
of the proposed development. The recommendations are summa­
rized below. 

1. Traffic. The following measures have been recom­
mended by the traffic consultant and will be incorporated 
into the project: 

a. Street A will be constructed as a four-lane 
collector street, 78 feet wide from curb to 
curb, with a 14-fo6t-wide median des.igned to 
accommodate left-t~rning movements. 

b. Street _B will be_ constructed as a 5 0- foot­
wide local industrial street on a 70-foot 
right-of-way. The intersection of Street B 
with Del Mar Heights Road will be designed 
for right turns only. 

c. El Camino Real will be constructed as a 78-· 
foot-wide, f our-lane, primary arterial street 
on a 98-foot right-of-way. The centerline 
alignment should be modified to provide an 
intersection angle of approximately 75 to 80 
degrees at Del Mar Heights Road. Additional 
pavement width, as specified by the city 
engineer, will be provided on the west side 
of El Camino Real to accommodate traffic that 
would access any driveways from El Camino 
Real adjacent to the Employment Center. 

d. Traffic signals will be required at the in­
tersections of El Camino Real and Street A, 
El Camino Real and Street Band Del Mar 
Heig~ts Road and Street A. 

e. Del Mar Heights Road will be a 102-foot-wide, 
six-lane, primary arterial street on a 122-
foot right-of-way • 

2. Growth Inducement. The proposed Precise Plan and 
amendments to the Planned District Ordinance contain develop­
ment restraints that will control growth-inducing effects by 
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Figure 12. Existing noise c o n tours for the proposed 
Employ~ent Center. 
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the limitation of the physical development and the uses of 
the ultimate development. 

The provision for services for the project will 
be accomplished by the implementation of financing mechanisms 
of the facilities benefit assessment program. Furthermore, 
the services that are to be developed ·with the TM should 
eliminate the need for any other financial assistance for 
mitigation to accommodate anticipated growth. These measures 
would not mitigate the growth inducement impacts to an insig­
nificant level. 

3. Archaeology. A cultural resource recovery and 
documentation program has been completed. The sandstone 
face containing petroglyph elements ( SDM-W-1290) has been 
photodocumented and recorded, and a latex cast has been made. 
SDM-W-1291 has been collected and test units made to deter­
mine the significance of the site. · Additionally, reports on 
these investigations are presently being prepared. 

4. 
tures will 
posed in a 
which will 
permits. 

Geology and Soils. The development of the strtlc­
conform to the recommendations that will be pro­
comprehensive soils and geology technical report 
be required prior to the issuance of any grading 

5. Climate and Air Quality. The location of the 
Employment Center adjacent to I-5, other urban centers in the 
north city area, the proposed town center, and the proposed 
park-and-ride facilities will encourage the efficient use of 
automobiles and public transportation services (Tactics T9 
and T10). Street A, which li es within the central portion of 
the project site, will be broad enough to accommodate bus 
stops at any point. Bus stops at convenient locations should 
encourage the use of mass transit and subsequently reduce 
vehicular emissions. A bicycle route is planned along the 

_major internal street, and pedestrian paths are proposed 
along the major street and within the open space easement 
(Tactics T6 and T7). 

6. Hydrology_ and Water Quality. A master drainage 
study has been _completed for the northern portion of North 
City West by Leeds-Hill. Under this plan, methods are 
described by which the rate of storm water runoff would be 
controlled under both ultimate development conditions and 
the independent development of each precise plan unit. The 
drainage plan provides a detention basin in each development 
unit to allow independent development of each unit. The 
detention bas ins and outlets would be sized to meet the state 
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Coastal Commission's requirement to reduce the rate of storm 
water runoff having a 10-year frequency or 25-year frequency 
under ultimate development conditions to the rate of runoff 
that would exist under p~esent conditions with the same storm 
events. 

The following constraints will be adhered to, to 
reduce the interim effects during the development phases: 

a. To avoid the rainy season, no grading will 
occur during the five-month period between 
October 15 and March 15 each year. 

b. All €xposed, graded slop€s would be condi­
tioned and planted before November 1 using 
procedures outlined in the County Special 
Condition R-23, "Specifications for Natural 
Slope Restoration for Land Development," or 
the equivalent. · 

c. Graded roadbeds would be sapdbagged, where 
necessary, to minimize erosion and prevent ' 
sediment transport. Tqis measure would be 
maintained until the roadbeds are paved. 

d. Sediment production from graded building pads 
would be controlled with low perimeter berms, 
jute matting, sandbags, or other appropriate 
methods, where necessary. 

e. A system of bladed ditches at flat gradients 
would be constructed across the larger graded 
pads in order to retard sediment transport. 
This system of ditches would be maintained 
until the actual paving and construction 
operations occur. 

f. Permanent underground drainage facilities 
would be constructed on-site concurrently 
with grading operations. 

7 . · Topography and Visual Aesthetics. Incorporated 
into the Precise Plan is the principle of "contour-related 
terracing." This -breaks the majority of the lots into two 
terraces at different elevations. These terraces will gener­
ally follow ~he natural contours of the property. This has 
the effect of reducing the height required for cut slopes and 
it reduces the overall requirement for grading. For the most 
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part, the terraces will increase in elevation to the west. 
If the buildings are constructed on the lower terraces, the 
result is the appearance of a lower-lying structure than is 
expected. The second feature designed to reduce the total 
visual impact of the project is the planting of trees so that 
the alignment will permit visibility from the freeway yet 
form a visual barrier from the residential areas in Del Mar 
Heights. Open space designated in the Precise Plan will be 
maintained as follows: 

a. The property owners association will maintain 
the open space adjacent to I-5, the SDG&E 
power easement, and the median and entry 
areas of Street "A". 

b. The maintenance district will maintain the 
street medians of Del Mar Heights Road, El 
Camino Real, and the detention basin, if 
required. 

c. The property owners will ' m~intain the parkway 
areas included in or adjacent to their 
property. 

8. Urban ·Support ·Services. The following measures 
should be incorporated into the project to reduce the impacts 
of the project on water and sewer service: 

a. Low-flush toilets, pressure-reducing devices, 
and restricted-flow shower heads 

b. Automated sprinkling systems and/or drip 
irrigation where appropriate 

c. The use of drought-resistant vegetati@n. 

With respect to energy consumption, the follow­
ing measures should be considered for incorporation into the 
project to reduce the anticipated energy demand: 

a. Heating, ventilation, . and air conditioning 
syste~s designed for specific activity levels 
with controls for ·sections or zones based on 

: ac~ual requirements 

b. Fluorescent lighting designed for brighter 
"task lighting" and dimmer general lighting 
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c. .Openable windows, perrni tting natural venti-
.. lation and lighting systems that provide 

minimum muted lighting at night as well as 
curtailment of all interior lighting when 
·facilities are closed 

a. Installation of insulation with an R factor 
.of 19 or higher . 

e. Building orientation which will utilize expo­
sure and natural air circulation patterns for 
heating and cooling effects 

f. Solar energy for supplementary water heating. 
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B. SIGNIFICANT UNMITIGABLE ENVIRONMENTAL EFFECTS WHICH 

CANNOT BE AVOIDED IF THE PROPOSED DEVELOPMENT IS 
IMPLEMENTED 

The Environmental Analysis section of this report 
contains documentation of unavoidable environmental impacts. 
These impacts are as follows: 

1. Landform and Visual Quality. · The project ·will 
result in topographic modification, which is not mitigable. 
The project would replace native vegetation with buildings, 
streets, parking lots, and landscaped vegetation. 

2. Biological Resources. The development of the 
Employment Center will result in the loss of 87.4 acres of 
coastal mixed chaparral. Development will- have an incremen­
tal impact on five sensitive plant species. 

The following are significant cumulative impacts: 

3. Growth Ind~cement • . The development of the proj­
ect will result in the opening of new jobs, which will en­
courage the growth of surrounding areas. 

4. Traffic Circulation. 
ployment Center will result in an 
traffic on I-5 and areas adjacent 
community. 

The development of the Em­
increase in the vehicular 
to the North City West 

5. Water Quality. The project will incrementally 
add to the total dissolved pollutants in Los Penasquitos 
Lagoon. 
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C. ANY SIGNIFICANT IRREVERSIBLE ENVIRONMENTAL CHANGES 
WHICH WOULD B.E INVOLVED IN THE PROPOSED ACTION SHOULD 
IT BE IMPLEMENTED 

Impacts and irreversible environmental changes asso­
ciated with the project are addressed under each subsection 
of the Environmental Analysis section of this and the origi­
nal report. In summary, the significant irreversible effect 
of the project are as follows: 

1. Land Use. Approval of the proposed Precise Plan 
and TM further represents the commitment to changing the use 
of the subject property from vacant land to industrial. This 
commitment was initiated with approval of the North City West 
Community Plan (City of San Diego 1975a) and the Carmel Val­
lev Preclse Plan (City of San Diego 1979d). Once completed, 
this transition will be irreversible. 

2. Landform . The project will result in direct 
topographic modification in the area of the proposed Precise 
Plan and TM. 

3. Visual Quality. The proje~t will replace natural 
topography and native vegetation with buildings, manufactured 
slopes and pads, and paved parking areas and streets. 

4. Biological Resources. The project results in 
an irreversible removal of native vegetation and wildlife 
habitat. 

The following are significant cumulative impacts: 

5. Growth Inducement . Development of the project 
will encourage the growth of the surrounding areas. 

6. Traffic Circulation. In addition to local 
streets, the proJect will increase traffic in this and neigh­
boring areas . 
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Figure 12. Existing noise contours for the proposed 
Employment Center. 



D. THE RELATIONSHIP BETWEEN LOCAL SHORT-TERM USES OF 
MAN'S ENVIRONMENT AND THE MAINTENANCE OF LONG-TERM 
PRODUCTIVITY 

The project results in cumulatively significant con­
versions of vacant land and elimination of potential agricul­
tural land. However, . the City of San Diego's Progress Guide 
and General Plan has, since 1967, designated the project area 
for urbanization prior to 1995. Implicit in this designation 
is the recognition of the long-term loss of ~otential agri­
cultural and vacant land to urban use. The City of San Diego 
Progress Guide and General Plan supports these conclusions in 
calling for the development of the North City West Community 
Plan area. 

The other significant long-term cumulative impact in­
cludes the elimination of biological resources. The impact 
is specifically addressed in the subsection of the Biological 
Resources section of this report. 
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l l V. PROJECT ALTERNATIVES 

As directed within Section 14143(d) of the California Ad­
ministrative Code, "the discussion of alternatives shall fo­
cus on alternatives capable of eliminating any significant, 
adverse environmental effects or reducing them to a level of 
insignificance, even if these alternatives substantially im­
pede the attainment of the project objectives, and are more 
costly." 

A. NO PROJECT/BUILDING AT EXISTING ZONING 

A no project alternative for the North City West Em­
ployment Center would retain the current agricultural · zoning, 
A-1-5. It does not guarantee that no development would occur 
or that the site would remain undisturbed or that no environ­
mental impact would occur. Instead, a no project alternative 
would simply avoid the fmpacts as·sociated with the more dense 
development proposed for the site. 

Under the existing zoning, several types of devel­
opment could occur. More intensive agricultural uses could 
take place in the area, which would then have a different set 
of associated impacts from those identified under the exist­
ing plan. Archaeological and biological resources would be 
impacted by agricultural development. Of particular concern 
would be the impact on Penasquitos Lagoon from pesticide and 
fertilizer runoff. More intensive agricultural use of the 
property would require a Land Development Permit and environ­
mental review, provided that the land was not previously used 
for agriculture (Municipal Code 62.0405C). The feasibility 
of agriculture in North City West, however, is questionable 
given the preceding discussion in the Geology and Soils sec­
tion of this report, which indicates approximately half of 
the area is suitable for crops. The badland-type topography 
of the project area effectively precludes many large-scale 
agricultural uses. 

Were the Empldyment Center alone reserved for agri­
cultural uses under the existing zoning, an agricultural 
island would be created, requiring modifications to the com­
munity plan. While this option would reduce overall service 
demand (polite, fire, water, sewer) , population, and energy 
use, it would result in essentially conflicting land uses as 
a major commercial center and residential areas would be jux­
taposed with farming. Since the best agricultural land in 
the total community is not concentrated in any one precise 
plan area, the preservation of only the best lands would 
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result in fairly sporadic, small-lot agricultural parcels 
interspersed with residences and commercial development. 

The agricultural development of the area that might 
take place under a no project scenario for the entire commu­
nity or just the Employment Center might be much more frag­
mented and would not necessarily occur in the same 20-year 
time frame as the proposed North City West project. 

Another development pattern possible under the exist­
ing zoning (A-1-5) is that of large-lot residential uses. If 
the entire Community Plan area were developed in such a man­
ner, approximately 430 residences could be accommodated in 
the North City West area, with about 24 dwellings in the Em­
ployment Center alone. Continuing residential development 
would result in incremental increases in traffic, demand for 
schools, sewer and water hookups, fire and police protection, 
and other capital facilities. Those demands and impacts, 
however, would be significantly- less than those anticipated 
for the existing planned project~ 

In general, the no project alternative would very 
likely result in the same impacts to archaeological and bio­
logical resources as would a large-scale residential develop­
ment; that is, archaeological resources would still be lost 
in the absence of any mitigation measures, and there would be 
a decrease in native vegetation and wildlife habitat. The 
exact nature and extent of the impact could not be determined 
in the absence of specific development plans. 

The environmental impacts in terms of visual quality 
and landform modification with a no project alternative would 
be substantially different; the potential would exist for 
less concentrated and less massive grading and development 
disturbances. Any development, however, even under the no 
project alternative, would change the topography and visual 
character of the area from its current natural state. 

Population-associated impacts, water quality, and 
traffic, would generally be reduced under a no project 
alternative. 

The adopted Progress Guide and General Plan (City of 
San Diego 1979b) indicates that North City West 1s considered 
a Planned Urbanizing area, available for development prior to 
1995. With1n the Progress Guide and General Plan (City of 
San Diego 1979b:75) and the North City West Community Plan 
(City of San Diego 1975a:map), the subject property is iden­
tified as an industrial site. If the development were to 
take place within the existing zoning (i.e., a no project 
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alternative), the North City West Community Plan would need 
to be reconsidered, sinc·e it contains development plans for 
an employment center under the M-IP zone. 

B. DELAYED PROJECT 

All potential environmental impacts of the project 
would be deferred. However, as noted above under the no 
project alternative, agricultural or large-lot residential 
development and their associated impacts could still occur 
in the interim, with the appropriate permits. 

The North City West area has been designated in the 
Proqress Guide and General Plan (City of San Diego 1979b) as 
a Planned Urbanizing area, available for development before 
1995. While a delay in the project would not be inconsistent 
with the General Plan since development is only designated 
"prior to 1995," it may require a modification in the Commu­
nity Plan in that it in.dicates the Employment Center should 
be included in Phase I of the development of North City West 
(City of San Diego 1975a:78). 

Delays in the project would not m1n1mize the demand 
for job opportunities and employment centers. Delays are 
likely to cause the demand to surface elsewhere in existing · 
industrial areas. 

The Community Plan indicates that in order to have a 
balanced community, employment opportunities and commercial 
centers need to be developed concurrently with the develop­
ment of the residential communities. Presently, both the 
Carmel Valley Precise Plan and the Third PDU are either in 
the final planning stages or are entering the final stages. 
Therefore, in order to provide employment opportunities for 
potential residents, it is reasonable that no significant 
delay in the development of the Employment Center should 
occur . 

C. REDUCED SCOPE 

A variety of reduced project alternatives are avail­
able. A reduced project could reduce the anticipated impacts 
on topographic modification, visual quality, and traffic cir­
culation. The reduction of these impacts could be substan­
tial depending on the extent of project reduction. The need 
for such urban support services as water and sewer facilities 
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would also be incrementally reduced. Significant adverse im­
pacts, however, would not necessarily be reduced to a level 
of insignificance. 

One reduced project alternative would be the limited 
parcelization and development of the disturbed land along Del 
Mar Heights Road and El Camino Real, with the interior of the 
site and land along I-5 left as natural open space. Some of 
the site's natural topographic features could be left un­
changed. Such biological resources as the Torrey Pines, Del 
Mar Manzanita, and coastal mixed chaparral could be partially 
preserved, although impact$ would not be reduced to insigni­
ficance and the biological value of such an isolated patch of 
habitat would be questionable. The visual quality impacts to 
residents west of I-5 would be reduced with this alternative. 
Traffic congestion impacts associated with traffic generation 
and congestion would also be reduced. Corporate offices 
would not be highly visible from r~s, which is considered 
economically desirable for this type of development. 

A second reduce·a project· alternative would be further 
restrictions on the maximum coverage 9nd gross floor area al­
lowed per gross-acre of land. This alternative could reduce 
visual quality impacts by requiring more buffer areas between 
the project and surrounding development and could also incre­
mentally reduce traffic impacts. 

D. NONINDUSTRIAL ZONING 

Two basic alternatives to an industrial zone are com­
mercial or residential. A commercial development on the site 
would tend to have the same or greater impacts than the pro­
posed project and would result in an overabundance of commer-

- cial development in the North City West community • 

. The number of units in a residential alternative 
would be dependent upon the specific zoning of the property. 
A range of 600 to 4,800 dwelling units on the site would re­
sult in between 6,000 and 38,400 ADT, based on 10 ADT for 
single-family units and 8 ADT for attached units. Only a 
relatively low or moderate density residential project would 
have fewer or less severe impacts than the proposed project. 
Topographi~ alteration and impacts to biological resources 
could be reduced if residences were clustered, but the im­
pacts would probably not be reduced to an insignificant lev­
el. Traffic and air quality impacts would be reduced if the 
number of dwelling units and generated ADT were below the 
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· VI. CERTIFICATION 

This report presents a full disclosure and an independent 
analysis of all available information pertinent to the 
proposed action. 

ED BRUNJES 
Environmental Consultant 

The following persons participated in the preparation of 
this report. 

Cindy Bechtel-Groat, Production . Typist 

Joan z. Bonin, B.S. Biology; Technical Illustrator 
. . 

Ed Brunjes, B. S. Biology; M~Ed. Educational Foundations; 
Environmental Consultant 

Charles S. Bull, B.A. Sociology; M.A. Anthropology; 
Vice President, Archaeology 

Loretta L. Cornwell, Production Specialist 

Christopher DeCerbo, B.A. Environmental Studies; Research 
Assistant 

Andrew T. Fagan, B.S. Conservation of Natural Resources; 
Environmental Consultant 

Pauls. Framer, Jr., B.S. Zoology; M.S. Biology; 
Ph.D. Zoology (in progress}; Consulting Zoologist 

David C. Hanna, B.A. Anthropology-Sociology; M.A. Anthro­
pology (in progress}; Associate Archaeologist 

Melvin Jay Hatley, Senior Arcpaeologist; Cartographer 

Nancy J. Hatley, B.S. Consumer and Family Studies; 
Production Supervisor 

Kim B. Howlett, B.A. Urban Studies and Business and 
Economics; Environmental Consultant 

Cynthia A. Kreke, Senior Editor/Production Supervisor 

John P. Larson, B.S. Chemistry; Vice President, Environ­
mental Analysis 
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David Lawhead, B.S. Biology; M.S. Wildlife Ecology; 
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Senior Environmental Consultant 

Denise A. Palazzolo-Swink, Project Coordinator 

Cameron Patterson, B.S. Biology; Environmental Consultant 
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Jack Reveal, B.S. Forestry; Registered Professional 
Forester; Consulting Botanist 

Royce B. Riggan, Jr., B.S. Biology; President 
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Federhart & Associates 
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Palomar College 
Dick Nobel 

Pardee Construction Company 
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Leonard Frank, Vice President 

Rick Engineering 
Houshmand Aftahi, Project Engineer 

San Diego, City of 
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Jim Fisk, Community Planning 
Mike Stang, General Planning 
Tim O'Connell, Local Coastal Program 
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Hal Rosenberg, Traffic Engineer 
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San Diego, City of (cont.) 
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Bob Sawyer, Senior Environmental Analyst 
Mary Lee Balko, Environmental Analyst 
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George Hickel, Patrol Administration 

Water and Sewer Services 
Bill Stanley 
Mr. Hogue 
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Harry Hom, Planner 

San Diego, County of 
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Bill Davis . 
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Mr. Gleason, Planner 

San Diego Metropolitan Sewerage System 
Dick King, Director 

Southwest Biological Services 
R. Mitchel Beauchamp, Consulting Botanist 

107 

_,. 

l 
l 

f 

l 
L 
l 
l 

L 

L 



[_ 

{ -

I 

) 
\ 

, 
l 
I 
\ I 

I 

) 
' . 

l 
l. 
l 
l 

) 

VIII. REFERENCES CITED 

Air Pollution Control District 
1978 Regional Emission Trends Projections for the San 

Diego AQMP/Non-Attainment Plan. County of San Diego. 

1979 Air Quality in San Diego County, Annual Air 
Monitoring Report, 1978. 

Arbib, R. 
1976 The Blue List for 1977. American Birds 30(6): 

1031-1039. 

Caltrans 
1975 San Diego Metropolitan Area Transportation Study. 

Close, 
1970 

Danie 1, et al. 
Climates of San Diego County, Agricultural Relation­
ships. University of California Agr~cultural 
Extension Service, San Diego. / _. / 

Coate, L. Edwin 
1973 Natural Resource Inventory of San Diego County, 

Section 6: Hydrology. San Diego County Env iron­
mental Development Agency, San Diego. 

Co mprehensive Planning Org a nization 
1979 San Diego Traffic Ge nerators . San Diego. May. 

1980 Average Daily Traffic Volumes: San Diego Metropo li­
tan Area (map). 

Dekema, J. 
1976 Fourth Progress Report on Traffic Generato rs. Cali­

fornia Departme nt of Transportation, District 11, 
Transportation Planning, San Diego. 

Donald Frischer & Associates 
1981 North City West Employment Center, Draft Environme n­

tal Impact Report, Traffic Section. January 15. 

Environmental Analysis Systems, Inc. 
1978. Seabridge Restaurant Env ironmental Impact Report. 

Manuscript on file with the Department of Planning 
and.Community Develo pment, City of Del Mar. 

Federhart & Associates. 
1980. Traffic Impact Study, North City West, Carmel Valley 

Tentative Map. 

108 

--------------- -----· . --



Kennedy, Michael P. 
1975 Geology of the San Diego Metropolitan Area, Califor­

nia. Bulletin 200, California Division of Mines and 
Geology, Sacramento. 

Leeds, Hill, and Jewett, Inc. 
1980 North City West Drainage Study. 

MSA, Inc. 1980. Carmel Valley Area Precise Plan and Re­
subdivision Environmental Impact Report. Manuscript 
on file with the Department of Planning and Community 
Development, City of Del Mar. 

Peta J. Mudie, 
1974 The Natural Resources of Penasquitos Lagoon, _report 

#7 in the Coastal Wetlands Series published by the 
California Department of Fish and Game, April. 

Prestegaard, Karen L. 
1979 Hydrology and Sedimentation Study -bf the Los Penas~­

quitos Lagoon and Drainage Basin. California Coast 
Regional Commission, San Diego.~ August. 

Rener, R. C. 
1969 Preliminary Soil Investigation. Benton Engineering, 

San ·Diego. October. 

San Diego, City of 
1974 Seismic Safety Study. 

1975a North City We st Community Plan. Adopted by the City 
Council, February 27. 

1979a Environmental Impact Report, Carmel Valley--The First 
Neighborhood of North City West. Prepared by the 
Environmental Quality Division, EQD No. 76-05-25P. 

1979b Progress Guide and General Plan. 

1979c Supplemental Environmental Impact Report for Carmel 
Valley--The Fi•rst Neighbor.hood of North City West. 
EQD No. ·76-05-25P, S-1. 

1979d Carmel Valley Precise Plan. San Diego. 

1980 Application for Environmental Initial Study. 

San Diego, County of 
1979 Biological Survey Guidelines. September. 

· · 109 

r 
f 

1 

l 
L 
) 

t 
l 



,f !. ' 

T -" 

r ) 

f . 
I 

r . 

l 

J 

I ' 

J ) 

San Diego Air Quality Planning Team 
1976 Regional Air Quality Strategies for the San Diego Air 

Basin. April. 

1978 

Sloop, 
1976 

Smith, 
1980 

Stazer, 
1977 

Revised Regional Air Quality Strategy. 

Mike 
Air Quality Assessment for Environmental Impact 
Reports. County of San Diego Air Pollution Control 
District (APCD), San Diego. 

J. P., R. J. Cole, and J. O. Sawyer 
Inventory of Rare and Endangered Vascular Plants of 
California. Califqrnia Native Plant Society Special 
Publication No. 1, 2nd edition. 

Alan K. 
Air Quality Handbook for Environmental Impact 
Reports. South Coast Air Quality ~anagement 
District, El Monte, California. -- _,~ 

Thorne, R. F. 
1976 The Vascular Plant Communities- of California. The 

Symposium Proceedings: Plant Communities of Southern 
California, May 4, 1974. California Native Plant 
Society Special Publication No. 2. Pp. 1-31. 
Berkeley. 

U.S. Deoartment of Agriculture 
1973 Soil Survey, San Diego Area, California. Soil Con­

servation Service and Forest Service. December. 

l 110 

1------- ----- - - - . ---. 



• 

( 



., . 
' 

' -

1 
I 

y 

) , . 
. --

., 

,, J ' 

improvements. This contribution will be made on a pro rata basis as determined by the 
City Manager and assured through a development agreement. A phasing plan for neces­
sary improvements will be provided to the satisfaction of the City Engineer, and con­
struction will be assured in a manner satisfactory to the City Engineer when required by 
the phasing plan. 

WATER QUALITY 

Impact 

Grading of the project site could result in potentially significant sedimentation 
effects on Los Penasquitos Creek and Lagoon while soils are exposed to rainfall. 

Finding 

Erosion control measures, including sediment basins during the construction phase 
of the project will be implemented to control sediment in runoff leaving the site. Long­
term effects of increased runoff from the site will be mitigated by the detention basin 
in Lopez Canyon upstream from the project site. 

CULTURAL RESOURCES 

Impact 

Grading of the project site as proposed would destroy significant archaeological 
resources on the property. 

Finding 

As a condition of the PID, a comprehensive surface and subsurface data recovery 
program is required prior to grading for archaeological sites W-1440/A-1. This program 
will mitigate potential impacts on archaeological resources to an acceptable level. 

BIOLOGICAL RESOURCES 

Impact 

Development of the Circulation Element road and business park uses south of Mira 
Mesa Boulevard as proposed will result in cumulatively significant biological impacts. 
This impact is due to the loss of Coastal Sage Scrub habitat, which is locally and 
regionally declining and supports four sensitive plant species, including approximately 
500 coast barrel cactus. 

Finding 

Measures have been incorporated into the project to mitigate biological impacts 
to the extent feasible. These measures include the revegetation of manufactured slopes 
with native species, as detailed on the landscape plan and retention of approximately 
7 percent of the project site in natural open space. In addition, large acreage of 
Coastal Sage Scrub habitat, including the four sensitive species found onsite, is pre­
served in open space as part of the adjacent City-owned Los Penasquitos Canyon 
Regional Preserve. Significant impacts associated with biological resources cannot be 
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mitigated to insignificance due to the proposed extension of nA" Street between Carrchi 
Canyon Road and Mira Mesa Boulevard as required by the City and shown in the Mira 
Mesa Community Plan. The elimination of building pads adjacent to the road could 
reduce the grading in this area, but construction of this Circulation Element roadway 
would necessitate substantial grading that would still have cumulatively significant 
impacts to biological resources. 

STATEMENT OF OVERRIDING CONSIDERATIONS 

The City Council and Planning Commission, having reviewed and considered the 
information contained in the final EIR and the record, make the following statement of 
overriding considerations. 

Although the project would have significant unavoidable impacts on biological 
resources and air quality, there are specific overriding considerations that balance the 
benefits of the proposed project against the unavoidable environmental effects, as 
detailed below. 

The Pacific Corporate Genter project will provide a large area of needed indus­
trial development in the City of San Diego, including substantial acreage of M-LI zoned 
land . . The PID for the project will assure that the project is sensitive to environmental 
concerns to the extent practical. Development of business park uses is consistent with 
the Mira Mesa Community Plan and will· include construction of a circulation element 
road as identified in that plan. There are economic and other benefits to the City i!S a 
whole resulting from the development of industrial uses. 

Therefore, the City of San Diego finds ·that the benefits associated with this 
project override the biological and air quality impacts. · 
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TABLE 18 
URBAN SUPPORT DEMANDS 

OF THE NORTH CITY WEST COMMUNITY 

Natural Gas 1 Electricity 1 Water Sewage Ge neration Solid Waste Gasoline 
DeveloEmen~ Area (therms/day) (kwh/day) (g:al/day) (g:al/day) (tons/day) (g:al/day) 

North City West community_2 21, 100 504 I 500 7,500,000 4,500,000 91 65,700 

Carmel Valley Precise Plan 3 I 100 48,500 915,000 407,000 16 12,300 
Employment Center 170 214, 800 621, 000 212,000 16.8 8,600 
Third Precise Plan Development Unit 1,740 27,100 599,000 240,000 9.4 10,900 

Total of Precise Plan Areas 5,010 290, 4 00 2,135,000 859,000 42.2 31,800 

1
Based on 13,970 dwelling units and.1,542,000 square feet of structures within the Employment Center. 

2
The natural gas and electricity consumption estimates reflect updated estimates of 700 kwh/mo and 45 therms/mo 

for the average dwelling unit (Gleason, SDG&E, 11/20 / 80). 
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TABLE 19 
UTILITY DEMAND DATA 

FOR THE PROJECTS WITHIN THE STUDY AREA 

Project 

Seawind-Del Mar Property 
Multi-purpose Transportation Facility 1 

Highland Estates 
Rancho La Zanja Properties 
Carmel Valley Area Precise Plan 

and Resubdivision 
Seabridge Restaurant 
Seagrove Park and Del Mar 

Bluff Preserve 
San Dieguito Estates 
Sea Breeze Estates 
Sorrento Valley Industrial Park Unit B 
Torrey Pines Science Park #3 2 

Fairbanks Ranch 
Sierra Del Mar 

Cumulative study area total 

North City West community3
1 

TOTAL DEMAND I 

Natural Gas 
(therms/da1_) 

( 1 79) 
( 1 0) 
37 

170 

48 
14 

N/D 
(91) 
(28) 

(200) 
(670) 

(1,500) 
300 

3,247 

21L_100 

24,341 

Electricity 
(kwh/da1_) 

(1,117) 
( 2 00) 
267 

1,217 

360 
273 

N/O 
( 650) 
( 2 00) 

(4,080) 
(13,000) 
(10,300) 

2,200 

33,864 

5_1~_5_9()_ 

548,36_'! 

Water 
(gal/day) 

(37,980) 
(420) 

7,500 
33,000 

9,315 
573 

N/D 
(17,550) 

(5,400) 
(8,400) 

(28,000) 
(280;000) 

59,000 

·,, 487,138 
',. 
7,500,000 

] _,_287, 138 

Sewage Generation 
(gal/ day) 

(18,760) 
( 340) 

4,250 
14,600 

7,397 
459 

N/D 
(7,800) 
(2,400) 
(6,720) 

(22,400) 
(125,000) 

26,200 

236,326 

4,500,000 

4,736,326 

() - Derived data using generation factors presented in Appendix A of this 

1Assumes the same generation factors as commercial and office facilities. 

report, 

2 Generation factors based on Appendix A, 

3source: Supplemental EIR for Carmel Valley (EQD 76- 05-25P, S-1). 

•·' -

So lid Wast e 
(tons/ da1_) 

( 0. 53) 
N/ O 
0.12 
0.06 

0. 14 
0.12 

N/D 
(0.03) 
( 0 . 09) 
(0.07) 
( 2. 04) 
(4 . 09) 
1.00 

8,29· 

91.00 

99.2~ 
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SUMMARY OF THE ADDENDUM TO THE 
ENVIRONMENTAL IMPACT REPORT 

FOR THE 
NORTH CITY WEST EMPLOYMENT CENTER 

(EOD No. 80-05-35) 

I. INTRODUCTION 

This addendum hi3s been prepared in accordance with Section 15164 of the 
amended CEQA Guidelines to provide supplemental information on the pro­
posed amendment to the North City West Employment Center Precise Plan. 
Since the proposed precise plan amendment would not result in any sig­
nificant environmental impacts which were not already addressed in the 
certified environmental impact report for the Employment Center, Section 
15162 of the amended CEQA Guidelines states that the preparation of an 
additional EI R is not necessary. 

II. PROJECT DESCRIPTION 

The proposed project consists of several amendments to the North City 
West Employment Center Precise Plan and the North City West Planned 
District Ordinance. The major features of the project include amending 
the boundaries of the Employment Center Precise Plan to include two 
"islands, 11 (totalling 47 .9 acres), which will be created by the proposed 
realignment of El Camino Real and Carmel Valley Road; designating this 
area for development with employment center and visitor-commercial uses; 
revising the property development regulations for the Employment Center 
(EC) zone (which includes increasing the floor area ratio (FAR) from o. 3 
to 0. 5); and amending the Planned District Ordinance to change the zoning 
from A-1-5 and A-1-1 to EC and Visitor-Commerical (VC). 

Ill. ENVIRONMENTAL ISSUE ANALYSIS 

Traffic. The proposed changes in land use would result in an overall 
net increase of 480 ADT. Since this represents a change of only one 
percent,_ the proposed changes in land use would not result in a signif­
icant increase in traffic generation nor in significant traffic impacts 
which were previously unidentified. 

All of the previous traffic studies prepared for developments within 
North City West utilized a trip generation rate of 200 trips per acre for 
the Employment Center. This rate of 200 trips per acre was intended to 
be a conservative trip generation rate that would accommodate a range of 
intensities of industrial development and was not based on a maximum 
floor area ratio of 0. 3. The EC zone for North City . West is essentially 
a more restrictive version of the city's M-IP zone which allows a maxi ­
mum floor area ratio of 2. 0. The city's accepted trip generation rate 
for the M-IP zone is 200 trips per acre. Since the proposed increase in 
floor area ratio from 0. 3 to 0. 5 is well below the maximum floor area 
ratio of 2.0 for the M-IP zone, then the "actual" increase in trips re­
sulting from the increase in floor area ratio falls within· the range of 
intensities of development anticipated for the trip generation rate of 
200 trips per acre. 



; 

. ' ' 
' . ' l f 

() 

CJ 

1) 



·•• l 

\ 

) 

) 

Urban Systems Associates ( 1983) performed an additional analysis of 
traffic generation assuming that there was a relationship between the 200 
trips per acre used in previous studies and the original floor area ratio 
of 0.3. This analysis confirmed that the proposed change in floor area 
ratio from p.3 to 0.5 would not alter trip generation projections. The 
USA ( 1983) analysis was reviewed by the city Engineering and Development 
Department who prepared a memo confirming that the proposed increase in 
floor area ratio would not, by itself, have a significant impact on trip 
generation for the employment center. 

Archaeology. Impacts to all archaeological sites within the project 
area, except SDM-W-19, were mitigated prior to January 1, 1983. In ac­
cordance with Section 21083 of the CEQA Guidelines, an excavation program 
was undertaken at SDM-W-19 to determine if the site was a unique re­
source. This site was found to be non-unique and no further considera­
tion of the site is required per CEQA Section 21083.2(h). 
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ADDENDUM TO THE 
ENVIRONMENTAL IMPACT REPORT 

FOR THE 
NORTH CITY WEST EMPLOYMENT CENTER 

PRECISE PLAN DEVELOPMENT UNIT NUMBER 2 
(EQD No. 80-05-35) 

INTRODUCTION 

This addendum has been prepared to provide supplemental information on 
the proposed amendment to the North City West Employment Center Precise 
Plan. Environmental impacts resulting from development of the project 
area have been addressed in three previous environmental impact reports 
(EI Rs). These are the E IR for the North City West Employment Center 
(EQD No. 80-05-35), the EIR for Carmel Valley - The First Neighbor­
hood of North City West (EQD No. 76-05-2SP), and the supplemental EIR 
for Carmel Val!ey - The First Neighborhood of North City West (EQD No. 
76-05-25P-S 1). 

Section 15162. of the amended CEQA guidelines states that where an EIR or 
negative declaration has been prepared, no additional EIR need be pre­
pared unless the proposed changes in the project or new information 
related to the project would result in new significant environmental 
impacts not considered in a previous EIR on the project. As discussed in 
this addendum, the proposed amendment to the Employment Center Precise 
Plan would not result in any significant environmental impacts which were 
previously unidentified. Consequently, the preparation of a subsequent 
EIR is not necessary. This addendum has been prepared in accordance with 
Section 15164 of the amended CEQA guidelines, which states that the lead 
agency or responsible agency shall prepare an addendum to an EIR if: 

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

2. Only minor technical changes or additions are necessary to make the 
EIR under consideration adequate under CEQA; and 

3. The changes to the EI R made by the addendum do not raise important 
new issues about the significant effects on the environment. 

This addendum provides a description of the proposed project and supple­
mental information related to the issues of traffic and archaeology. 
Since none of the other issues addressed in the previous EIRs would be 
affected by the proposed project, the discussion in this addendum is 
limited to only two issues. • 

11. PROJECT DESCRIPTION 

The proposed project consists of several amendments to the North City 
West Employment Center Precise Plan and the North City- West Planned 
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District Ordinance. As part of the proposed project, the boundaries 
of the Employment Center Precise Plan would be revised to include two 
"islands, 11 which will be created by the proposed realignment of El Camino 
Real and Carmel Valley Road. As shown in Figure 1, this boundary adjust­
ment would add a total of 47 .9 acres (including streets) to the Employ­
ment Center Precise Plan, so that all of the property west of the pro­
posed realignment of El Camino Real and north of the proposed realignment 
of Carmel Valley Road would be included in the Employment Center Precise 
Plan. The northerly island which is located adjacent to the south side 
of Del Mar Heights Road between the existing and proposed realignment of 
El Camino Real consists of eight acres, and the southerly island which Is 
located north of the proposed realignment of El Camino Real between the 
existing and proposed realignment of El Camino Real consists of 29.9 
acres. The proposed land uses include designating 15. 1 acres as visitor­
commercial in conformance with the North City West Community Plan, 
18.3 acres as employment center, 4.5 acres as open space, and 10 acres as 
street rights-of-:way. The easterly realignment of El Camino Real south 
of Del Mar Heights Road and north of Carmel Valley Road is being proposed 
to provide intersections which satisfy the city's intersection design 
criteria. The realignment of Carmel Valley Road is a condition of 
approval of Baldwin's Carmel Valley Neighborhood 6 tentative map. 

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

Amending the Planned District Ordinance to change the zoning from 
A-1-5 and A-1-1 to Employment Center (EC) and from A-1-1 to Visitor­
Commercial (VC) for the two "island" areas being added to the Employ­
ment Center Precise Plan. 

Amending the Planned District Ordinance to allow restaurants and 
travel bureaus on up to 25 percent of the total floor area for lots 
1, 8, 9, 10, 28, and 29. 

Deleting the height and area development regulations from the text of 
the Employment Center Precise Plan and adding revised property devel­
opment regulations in the North City West Planned District Ordinance . 
The revisions to the property development regulations include: 

increasing the maximum floor area ratio from 0.3 to 0.5. 

increasing the maximum site coverage from 40 percent to 50 
percent on interior lots and to 60 percent on corner lots. 

eliminating the height restriction for .·the EC zone areas 
located west of El Camino Real. 

allowing lots to be resubdivided to a minimum size of 20,000 
square feet, after approval of a development plan. 
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111. ISSUE ANALYSIS 

A. TRAFFIC 

Issue: Would the changes in land use associated with the amend­
ment to the Employment Center Precise Plan result in 
traffic impacts which were not identified in the previous 
EIR? 

Response.: Table 1 which was prepared by Urban Systems Associates 
( 1983) provides a comparison of the land uses, trip generation rates, and 
ADT resulting from development of the project area under the approved 
and proposed land use designations . As indicated in Table 1, land use 
changes are proposed for only three of the five areas shown in Figure 2, 
which indicates the adopted Employment Center Precise Plan area along 
with the areas proposed for inclusion in the Employment Center Precise 
Plan. No changes are proposed within Area 1 (the adopted Employment 
Center Precise Plan) or Area 4 (the v isitor-commercial site), so the 
trip generation would remain the same for these areas. The proposed 
change in la11d use from town center to employment center for the eight 
acres included within Area 2 would result in a net decrease of 4,800 
trips. Conversion of the 12 acres within Area 3 and the 32 acres within 
Area 5 from low-medium density residential ( 10 dwelling units per acre) 
to employment center would result in a net increase of 3,840 trips. 
These changes in land use result in an overall increase of 480 ADT. 
Since the proposed changes in land use would result in only a one percent 
increase in trip generation, these land use changes would not result in 
traffic impacts which were not identified in previous traffic studies for 
the area . Mitigation of the previously identified traffic impacts has 
been provided in the Transportation Phasing Plan for North City West. 

Issue : Would the proposed increase in the floor area ratio (FAR) 
from 0.3 to 0.5 result in traffic impacts not previously 
·identified? 

Response : All of the previous traffic studies prepared for 
developments within North City West utilized a trip generation rate of 
200 trips per acre for the employment center. The rate of 200 t rip s per 
acre was intended to be a conservative trip generation rate that would 
accommodate a range of intensities of_industrial development and was not 
based on a maximum floor area ratio of o. 3. The employment center zone 
that was adopted for North City West is defined in the Planned District 
Ordinance as a modified M-IP zone . The EC zone allows more restrictive 
uses than does the M-IP zone which allows a maximu!Jl floor area ratio of 
2.0. The city's accepted trip generation rate for" the M-IP zone, as 
defined in the "Typical Trip Generation Rate by Zone" -(City of San Diego 
Engineering and Development Department, 7 I 1 / 1983) , is 200 trips per acre. 
Since the proposed increase in floor area ratio from 0.3 to 0.5 is well 
below the maximum floor area ratio of 2 . 0 for the M-IP zone, then the 
11actual 11 increase in trips resulting from the increase in floor area 
ratio falls within the range of intensities of development anticipated 
for the trip generation rate of 200 trips per acre. 
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TABLE 1 
TRIP GENERATION COMPARISON 

BETWEEN THE APPROVED AND PROPOSED LAND USES 

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

Area* ( gross developable) Land Use (trips/ acre) ADT Land Use (trips/acre) ADT Change 

-
1 107 Employment 200 21,400 

J 
Employment 200 21,400 0 

Center Center 

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

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

Residential 

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

5*** 32 Low-Medium 80** 2,560 Employment 200 6,400 +3,8140 
•. Density Center 

Residential 
.._J 

TOTAL 40,320 40,800 +480 

*Refer to Figure 2. 
**Based on density of 10 du/ gross area and trip rate of 8 trips per du. 

***Traffic impacts from this change in land use were addressed inthe certified EIR prepared for the North City 
West Precise Plan Development Units 4, 5, and 6 (EQD No. 81-1212). 
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Urban Systems Associates ( 1983) performed an additional analysis of 
traffic generation, assuming that there was a relationship between the 
200 trips/acre used in prior studies and the original 0.3 FAR. This 
analysis confirmed that the proposed changed in FAR from 0.3 t 0.5 would 
not alter trip generation projections. Table 2 (Urban Systems Asso­
ciates, 1983) illustrates that if the trip generation r-ate of 200 trips 
per acre is to maintain constant and If it is assumed that .the factor of 
200 trips per acre was based on a floor area ratio of 0.3, then a trip 
rate (per 1,000 square feet of floor space) ·can be calculated for dif­
ferent floor area. ratios. It is Important to note that Table 2 does not 
imply any cause-effect relation between the floor area ratio and the trip 
generation rate, but rather it Indicates the necessary trip generation 
for different floor area ratios if the understood generation rate of 200 
trips per acre is to remain constant. 

Table 2 indicates that · the trip rate necessary to maintain the 200 trips/ 
acre assumption . for a floor area of 0. 5, which is proposed for the Em­
ployment Center, is 14 trips per l, 000 square feet. -The question then 
becomes whether or not a trip generation rate of 14 trips per 1,000 
square feet is a reasonable rate to use for the employment center zone. 
Table 3 illuslrates the trip generation rates (per · 1,000 square feet) 
utilized by the City of San Diego Engineering and Development Department 
for various Industrial zones. Examination of Table 3 indicates that the 
rate of 14 trips per 1,000 square feet falls within the accepted range of 
trip rates for industrial zones. Since the trip rate of 14 trips per 
1,000 square feet for a floor area of 0.5 does fall within the accepted 
range trips rate of .the city's industrial zone, it appears that this is 
an appropriate rate to use for the Employment Center. 

The analysis by Urban Systems Associates was reviewed by the Engineer­
ing and Development Department, which responded in a memo from William 
Schempers to Tom Murphy dated June 24, 1983. This memo states that it is 
the opinion of the City of San Diego Engineering and Development Depart­
ment that an increase in floor area ratio from 0. 3 to 0. 5 will not, by 
itself, have a significant impact on the trip generation rate for the 
Employment Center. However, the memo also notes that because the trans­
portation_phasing plan only addresses a maximum Employment Center size of 
104 acres, building permits for more than 104 acres of the Employment 
Center cannot be approved before a new phasing plan is adopted. 

Issue: Would allowing lots to be resubdivided to a minimum size 
of 20,000 square feet after approval of a development 
plan have a significant effect on traffic generation? 

Response: Since a minimum lot size of 20,000 square feet would 
only be permissible after a development plan has been. approved for lots 
conforming with the 40 ,000-square-foot minimum lot size regulation, the 
resubdivision of a lot to 20,000 square feet would not result in any 
changes in trip generation. 
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TABLE 2 
CORRELATION OF TRIP RATE AND FLOOR AREA RATIOS 

(assuming a constant of 200 trips per acre) 

Trip Rate Trip Rate 
(per 1,000 sq ft) Bui I ding Area* FAR Per Acre 

20 1,000,000 0.34 200 

16 1,250,000 0.43 200 

14 1, 430,000 o.so 200 

12 1,667,000 0. 57 200 

8 2,500,000 0.86 200 

*Based on a theoretical subdivision of 100 acres and other 
assumptions out I ined by Urban Systems Associates (1983). 
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TABLE 3 
TRIP GENERATION RATES 

BY ZONE CLASSIFICATION 

Trip Rate 
(per 1,000 sq 

8-14 

12-18 

8-20 

12 

ft) 

. SOURCE: Typical Trip Generation By 
Zoning, City of San Diego Engineering 
and Development Department, 7/1/81 
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B. ARCHAEOLOGY 

Issue: Would the proposed project result in impacts to any 
unique archaeological resources? 

Response: Figure 3 shows t he location of archaeological sites 
recorded during surveys of the p roject site and surrounding area . As a 
result of previous archaeological investigations, impacts to all sites 
shown in Figure 3, except SDM-W-19, were mitigated prior to January 1, 
1983. Site SDM:-W-19 was located in an area excluded from previous 
studies. Implemented on January 1, 1983, CEQA Section 21083 requires 
impact mitigation for unique cultural resources. To determine whether 
site SDM-W-19 constituted a unique resource, an excavation program was 
undertaken at the site. As a result of the investigation, the site was 
found to be non-unique, and no further consideration of the site is re­
quired per CEQA Section 21083. 2(h}. A report describing the excavation 
program for SDM-W-19 is on file at the Environmental Quality Division of 
the City of San Diego. 
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