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LIST OF ACRONYMS AND ABBREVIATIONS 
 

 
The Watermark List of Acronyms and Abbreviations 
Final Environmental Impact Report September 2013 

LIST OF ACRONYMS AND ABBREVIATIONS 
 
AB    Assembly Bill 
ac    acre 
ADD    Assistant Deputy Director  
ADT    Average Daily Traffic 
AEOZ    Airport Environs Overlay Zone 
AF    acre-feet 
AFY    acre-feet per year 
AHM    Acutely Hazardous Materials 
AIA    Airport Influence Area 
ALS    advanced life support 
ALUC    Airport Land Use Commission 
ALUC Plan/ALCUP  Airport Land Use Compatibility Plan 
AM/a.m.   morning 
AMSL    above mean sea level 
APCD    Air Pollution Control District 
ARB    Air Resources Board 
ASHRAE American Society of Heating, Refrigerating, and Air-Conditioning 

Engineers 
 
BAT    Best Available Technology Economically Achievable 
BAU    business as usual 
BCT    Best Conventional Pollutant Control Technology 
BEIGIS   Biogenic Emissions Inventory Geographic Information System 
BI    Building Inspector 
BMP(s)    Best Management Practice(s) 
 
CA    California 
CAA    Federal Clean Air Act 
CAAQS   California Ambient Air Quality Standards 
CAC    California Administrative Code 
CAFE    Federal Corporate Average Fuel Economy standard 
CalEEMod   California Emission Estimator Model 
CalEPA   California EPA 
Caltrans   California Department of Transportation 
CAPCOA   California Air Pollution Control Officers Association 
CBC    California Building Code 
CCAP    California Climate Action Plan 
CCR    California Code of Regulations 
CEC    California Energy Commission 
CEFS    California Emission Forecasting System 
CEFS    criteria pollutant forecast system 
CEIDARS   California Emission Inventory Development and Reporting System 
CEQA    California Environmental Quality Act 



LIST OF ACRONYMS AND ABBREVIATIONS 
 

 
The Watermark List of Acronyms and Abbreviations 
Final Environmental Impact Report September 2013 

CFC    chlorofluorocarbons 
CFS    cubic feet per second 
CGS    California Geologic Survey 
CH4    methane 
Class A Building Office building classification representing the highest quality building 

in their market. They are generally the best looking buildings with the 
best construction, and possess high quality building infrastructure. 
Class A buildings also are well-located, have good access, and are 
professionally managed. As a result of this, they attract the highest 
quality tenants and also command the highest rents. 

CMP    Congestion Management Plan 
CNEL    community noise equivalent level 
CO    carbon monoxide 
CO2    carbon dioxide 
CO2e    CO2 equivalent 
CR-2-1    City of San Diego Commercial – Regional zone 
CSVR    Consultant Site Visit Record 
CUP    Conditional Use Permit 
 
dB    decibel 
dB(A)    A-weighted decibel 
DEH    County Department of Environmental Health 
°    degrees, as in degrees Fahrenheit 
DIF    Development Impact Fee 
DSD    City of San Diego Development Services Department 
 
EAS    City of San Diego Environmental Analysis Section 
EDU    equivalent dwelling unit 
EIR    Environmental Impact Report 
EPA    Environmental Protection Agency 
ESD    Environmental Services Department 
et seq.    and the following 
 
FAA    Federal Aviation Administration 
FBA    Facilities Benefit Assessment 
FEMA    Federal Emergency Management Agency 
FHWA    Federal Highway Administration 
ft.    feet 
FSC    Forest Stewardship Council 
 
g/bhp-hr   grams of particulate matter per brake horsepower hour 
GCC    global climate change 
GCP    General Construction Permit 
GHG    greenhouse gas 
g/l    gram per liter 
GWP    global warming potential 
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The Watermark List of Acronyms and Abbreviations 
Final Environmental Impact Report September 2013 

 
HAPs    Hazardous Air Pollutants 
HCFC    hydrochlorofluorocarbons 
HCM    Highway Capacity Manual 
HFC    hydrofluorocarbon 
HFE    hydrofluorinated ethers 
HMMD   Hazardous Materials Management Division 
H2S    hydrogen sulfide 
H&SC    California Health and Safety Code 
HUD    Federal Department of Housing and Urban Development 
HVAC    heating, ventilation, and air conditioning 
HVAC&R   heating, ventilation, air conditioning, and refrigerating 
 
I-    Interstate, as in I-15 
IAQ    indoor air quality 
IEPR    Integrated Energy Policy Report 
Inc.    incorporated 
IPCC    United Nations Intergovernmental Panel on Climate Change 
IPM    Integrated Pest Management 
IP-2-1    City of San Diego Industrial Park zone 
ISO    California Independent System Operator 
IWRP    Integrated Water Resources Plan 
 
K    Kindergarten 
kg    kilogram 
“kit of parts” Term used to describe elements that are common amongst the 

buildings of a multiple building project that create a unified 
architectural character within the project.  Included in these elements 
can be various types of building massing and articulation, forms and 
materials of entries, windows, awnings and other architectural 
treatments.  The use of similar, but not identical, elements on 
multiple buildings creates a unified character within the project. 

kV    kilovolt 
kWh    kilowatt hour 
 
lb    pound 
LCFS    Low Carbon Fuel Standard 
LDC    City of San Diego Land Development Code 
LDR    Land Development Review 
LEED    Leadership in Energy and Environmental Design 
Leq    equivalent continuous sound level 
LID    Low Impact Development 
LOS    level of service 
 
MCAS Miramar  Marine Corps Air Station Miramar 
mgd    million gallons per day 
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Final Environmental Impact Report September 2013 

μg/m3    micrograms per cubic meter 
mg/m3    milligrams per cubic meter 
MHPA    Multi Habitat Planning Area 
M-IP    City of San Diego Manufacturing – Industrial Park zone 
MMC    Mitigation Monitoring Coordination 
MMT    million metric tons 
MMRP    Mitigation Monitoring and Reporting Program 
mph    miles per hour 
MSCP    Multiple Species Conservation Program 
MT    metric tons 
MMT    million metric tons 
MW    megawatt 
MWh    megawatt hour 
MWD    Metropolitan Water District of Southern California 
MWWD   Metropolitan Wastewater Department 
 
NAAQS   National Ambient Air Quality Standards 
NB/nb    northbound 
NF3    nitrogen trifluoride 
NOC    Notice of Completion 
NOI    Notice of Intent 
NOP    Notice of Preparation 
No.    number 
NO    nitrogen oxide 
NOx    oxides of nitrogen 
NO2    nitrogen dioxide 
NPDES   National Pollution Discharge Elimination System 
N2O    nitrous oxide 
 
O3    ozone 
OCA    off-site consequences analysis 
OHP    California Office of Historic Preservation 
OPR    The Governor’s Office of Planning and Research 
 
Pb    lead 
PDFs    Project Design Features 
PDP    Planned Development Permit 
PFC    perfluorocarbon 
PFFP    Public Facilities Financing Program 
PID    Planned Industrial Development 
PM/p.m.   afternoon 
PM2.5    particulate matter less than 2.5 microns in diameter 
PM10    particulate matter of 10 microns in diameter or smaller 
ppm    parts per million 
PRC    Public Resources Code 
PVC    polyvinyl chloride 
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RAQS Regional Air Quality Strategy 
RCP reinforced concrete pipe 
RE Resident Engineer 
RMPP Risk Management and Prevention Plan 
ROG Reactive Organic Gas 
RPS California’s Renewable Portfolio Standard 
RSA    Regionally Significant Arterial 
RTP    Regional Transportation Plan 
RUWMP   Regional Urban Water Management Plan 
RWQCB   Regional Water Quality Control Board 
 
SANDAG   San Diego Association of Governments 
SB    Senate Bill 
SB/sb    southbound 
SCAG    Southern California Association of Governments 
SCAQMD   South Coast Air Quality Management District 
SCH    State Clearinghouse 
SCS    Sustainable Communities Strategy 
SDAB    San Diego Air Basin 
SDAPCD   San Diego Air Pollution Control District 
SDCGHGI   San Diego County Greenhouse Gas Inventory 
SDCRAA   San Diego County Regional Airport Authority 
SDCWA   San Diego County Water Authority 
SDFD    San Diego Fire-Rescue Department 
SDG&E   San Diego Gas and Electric 
SDPD    San Diego Police Department 
sec.    second(s) 
SF6    sulfur hexafluoride 
SIP    State Implementation Plan 
SMACNA   Sheet Metal and Air Conditioning National Contractors Association 
SOx    sulfur monoxide 
SO2    sulfur dioxide 
SR    State Route, as in SR-76 
SRRE    Source Reduction and Recycling Element 
SWRCB   State Water Resources Control Board 
SWPPP   Storm Water Pollution Prevention Plan 
 
TAC(s)    Toxic Air Contaminant(s) 
Tc    time of concentration 
TIA    Traffic Impact Analysis 
TLV-STEL   Thresholds Limit Value – Short Term Exposure Limit 
TLV-TWA   Threshold Limit Value – Time Weighted Average 
TMDL    Total Maximum Daily Load 
TNM    Traffic Noise Model 
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UBC    Uniform Building Code 
UFC    Uniform Fire Code 
UNFCCC   United Nations Framework Convention on Climate Change 
U.S./US   United States 
USAI    Urban Systems Associates, Inc. 
UWMP    Urban Water Management Plan 
 
v/c    vehicle to capacity ratio 
VMT    vehicle miles traveled 
VOC    Volatile Organic Compounds 
VTM    Vesting Tentative Map 
 
WARM   Waste Reduction Model 
WMP    Waste Management Plan 
WSA    Water Supply Assessment 
WQTR    Water Quality Technical Report 
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EXECUTIVE SUMMARY 
This Environmental Impact Report (EIR) has been prepared for the Watermark project, a private 
development project located in the Miramar Ranch North Community Plan area.  This document 
analyzes the potential environmental effects associated with implementation of the project (including 
direct and indirect impacts, secondary impacts, and cumulative effects).  Prepared under the direction of 
the City of San Diego’s Environmental Analysis Section, this EIR reflects the independent judgment of 
the City of San Diego. 
 
PURPOSE AND SCOPE OF THE EIR 
This EIR has been prepared in accordance with, and complies with, all criteria, standards, and 
procedures of the California Environmental Quality Act (CEQA) of 1970 as amended (PRC 21000 et 
seq.), State CEQA Guidelines (CAC 15000 et seq.), and City of San Diego’s EIR Preparation Guidelines. 
Per Section 21067 of CEQA and Sections 15367 and 15050 through 15053 of the State CEQA 
Guidelines, the City of San Diego is the Lead Agency under whose authority this document has been 
prepared.  As an informational document, this EIR is intended for use by the City of San Diego 
decision-makers and members of the public in evaluating the potential environmental effects of the 
proposed Watermark project.   
 
This EIR provides decision-makers, public agencies, and the public in general with detailed information 
about the potential significant adverse environmental impacts of the proposed Watermark project. By 
recognizing the environmental impacts of the proposed project, decision-makers will have a better 
understanding of the physical and environmental changes that would accompany the project should it be 
approved.  The EIR includes recommended mitigation measures which, when implemented, would 
provide the Lead Agency with ways to substantially lessen or avoid significant effects of the project on 
the environment, whenever feasible. Alternatives to the proposed project are presented to evaluate 
alternative development scenarios that can further reduce or avoid significant impacts associated with 
the project. 
 
The Watermark project proposes a General Plan Amendment to remove the Prime Industrial Land 
identification from a portion of the project site, an Amendment to the Miramar Ranch North 
Community Plan to change the current land use designation from Industrial/Business Park to Regional 
Commercial for a portion of the site, a Rezone for a portion of the site from IP-2-1 to CR-2-1 
(residential prohibitedCommercial - Regional) for a portion of the site, Vesting Tentative Map (VTM), 
Planned Development Permit (PDP), Conditional Use Permit (CUP) to allow a movie theatre use, 
Vacation of a Public Utility Easement, and a Street Vacation to vacate Scripps Gateway Court.  It is 
intended that this EIR, once certified, serve as the primary environmental document for those actions.  
According to Section 15162 of the CEQA Guidelines, when an EIR has been certified for a project, no 
subsequent EIR shall be prepared for that project unless the Lead Agency determines, on the basis of 
substantial evidence in light of the whole record, one or more of the following: 

 
(1) Substantial changes are proposed in the project which will require major revisions of the 

previous EIR due to the involvement of new significant environmental effects or a substantial 
increase in the severity of previously identified significant effect; 
 

(2) Substantial changes occur with respect to the circumstances under which the project is 
undertaken which will require major revisions of the previous EIR due to the involvement of 
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new significant environmental effects or a substantial increase in the severity of previously 
identified significant effects; or 
 

(3) New information of substantial importance, which was not known and could not have been 
known with the exercise of reasonable diligence at the time the previous EIR was certified as 
complete, shows any of the following: 

 
(A) The project will have one or more significant effects not discussed in the previous EIR;  
(B) Significant effects previously examined will be substantially more severe than shown in 

the previous EIR; 
(C) Mitigation measures or alternatives previously found not to be feasible would in fact be 

feasible, and would substantially reduce one or more significant effects of the project, 
but the project proponents decline to adopt the mitigation measure or alternative; or 

(D) Mitigation measures or alternative which are considerably different from those analyzed 
in the previous EIR would substantially reduce one or more significant effects on the 
environment, but the project proponents decline to adopt the mitigation measure or 
alternative. 

 
In accordance with CEQA Guidelines Section 15082(a), a Notice of Preparation (NOP), dated 
September 24, 2010, has been prepared for the project and distributed to all Responsible and Trustee 
Agencies, as well as other agencies and members of the public who may have an interest in the project.  
The purpose of the NOP was to solicit comments on the scope and analysis to be included in the EIR 
for the proposed Watermark project.  A copy of the NOP and letters received during its review are 
included in Appendix A to this EIR.  In addition, comments were also gathered at a public scoping 
session held for the project on January 13, 2010.  A transcript of the public scoping meeting is included 
in Appendix B.   
 
Based on an initial review of the project and comments received, the City of San Diego determined that 
the EIR for the proposed project should address the following environmental issues: 
 
 

   Land Use 
   Transportation/Traffic 

Circulation/Parking 
   Visual Effects and Neighborhood 

Character 
   Air Quality 
   Global Climate Change 
   Energy 
   Noise 
   Biological Resources 

   Historical Resources (Archaeological 
Resources and Historic Resources) 

   Geologic Conditions 
   Paleontological Resources 
   Hydrology/Water Quality 
   Health and Safety 
   Public Services and Facilities 
   Public Utilities 
   Cumulative Impacts 
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Based on the analysis contained in Section 5.0, Environmental Analysis, of this EIR, the proposed project 
would result in significant impacts to: Transportation/Traffic Circulation/Parking (direct and 
cumulative), and Air Quality (direct relative to construction).  Mitigation measures have been identified 
which would reduce direct and cumulative impacts to below a level of significance for all significant 
impacts except: Transportation/Traffic Circulation/Parking (direct and cumulative). 
 
PROJECT LOCATION AND SETTING 
The regional and local setting of the project is discussed in Section 2.0, Environmental Setting, of this EIR. 
The proposed Watermark project is located in the Miramar Ranch North community of the City of San 
Diego, within San Diego County. The Watermark project site is located in the southeast quadrant of I-
15 and Scripps Poway Parkway.  Situated south of Scripps Poway Parkway, east of I-15, a distance north 
of Mira Mesa Boulevard, and west of Scripps Highlands Drive, the Watermark project site encompasses 
approximately 34.39 acres, with 22.42 acres developed as a mix of office and retail (Area A) and 11.97 
acres remaining as the MedImpact office complex (Area B).  (For a full description of Area A and B, 
please see Section 3.0, Project Description.) Single-family residential development within the Scripps 
Highlands neighborhood occurs east and south of the project site at elevations above the project site.  
Steep slopes vegetated in native habitat and preserved through an open space easement separate the 
Watermark site from the Scripps Highlands residential neighborhood on the south and east. North of 
the project is a small neighborhood commercial center (with hotels and restaurants) and office buildings 
are located to the northeast of the project site. (For a detailed discussion of the project setting, please see 
Section 2.0, Environmental Setting.) 
 
PROJECT BASELINE 
CEQA Guidelines Section 15125(a) guides the discussion of the environmental setting for the proposed 
project and advises in the establishment of the project baseline. According to CEQA, “[a]n EIR must 
include a description of the physical environmental conditions in the vicinity of the project, as they exist at the time the notice 
of preparation is published[...]. This environmental setting will normally constitute the baseline physical conditions by which 
a lead agency determines whether an impact is significant.”   The following discussion explains the baseline for 
the Watermark project. 
 
The proposed Watermark project site encompasses the entirety of the approved 2001 Scripps Gateway 
project amendment for the MedImpact corporate headquarters (see Section 2-3, Project History). Under 
that approved amendment, the MedImpact project site was divided into six lots. Lots 1 and 2 (referred 
to as Area B in this EIR) of that previous approval include the existing approximately 155,000 square 
feet of office space (Lot 1) and the yet-to-be constructed 195,743 square feet (Lot 2) of approved 
corporate office development for MedImpact development.  Lot 1 (4.16 acres) includes the recently 
completed office building and parking structure. Lot 2 (5.68 acres) is entitled as part of the previous 
approved MedImpact project to construct an office building, parking structure, and ancillary building. 
While no construction has occurred on Lot 2, building permits can be issued and construction can 
proceed in accordance with the existing, vested approvals.  When completed, Lots 1 and 2 will result in 
350,743 square feet of corporate office space.  The remainder of the project site (referred to as Area A 
in this EIR) encompasses 21.13 acres of previously graded but undeveloped pads and 3.42 acres of open 
space (Lot A).  For purposes of this EIR, the existing development on MedImpact Lot 1, the vested 
development for MedImpact Lot 2, and the remainder of the graded and undeveloped project site 
establish the existing conditions and baseline for the project.  (See Table ES-1, Baseline Conditions.) 
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Table ES-1. Baseline Conditions 
 Area Existing Conditions 
Area A 21.13 Acres Undeveloped/Graded Pads 

3.42 Acres Open Space Lot A 
Area B   

MedImpact Lot 1 4.16 Acres 155,000 square feet corporate office space 
MedImpact Lot 2 5.68 Acres 195,743 square feet corporate office space 

TOTAL 34.39 Acres • 21.13 acres - Undeveloped/Graded Pads 
• 3.42 acres - Open Space Lot A 
• 9.84 acres - 350,743 square feet corporate office 

space 

 
PROJECT HISTORY 
The Watermark project site was a part of the larger Scripps Gateway project site (LDR No. 92-0466). 
Approved in July 1998, the Scripps Gateway project resulted in the subdivision of the original 242.1-acre 
property and zoning the property for residential, commercial retail, and industrial park uses through the 
approval of a General Plan/Community Plan Amendment, Tentative Map, Planned Development 
Permits, and associated actions. Consistent with the original approvals, residential development has 
occurred east and south of the Watermark site, and retail commercial and office uses have occurred to 
the north.   
 
The Watermark portion of the Scripps Gateway project is identified as the location of the industrial park 
uses, originally approved as a Planned Industrial Development (PID) permit, and was zoned M-IP (now 
the IP-2-1 zone) as part of the original approvals.  A Final EIR for the Scripps Gateway project (dated 
July 16, 1998) was certified for the existing approvals/previous project (LDR No. 92-0466; SCH No. 
92101036).   
 
The PID portion of the Scripps Gateway project (i.e., the entire Watermark project site) was 
subsequently amended in 2001, granting approval for MedImpact to construct its corporate campus to 
be comprised of seven buildings for use as office, employee training, a cafeteria, exercise facility, and 
childcare facility (for employee use only) for a total of 658,456 square feet.  Public improvements and 
mass grading was completed at the MedImpact site in 2002.  In early 2008, construction began on 
previously approved Lot 1 of the MedImpact site.  Current project approvals included an approved 
CUP, PID Permit, PDP, and Extension of Time (CUP/PID No. 99-1027; CUP No. 174323/PDP No. 
174234 Extension of Time).  
 
PROJECT DESCRIPTION 
To implement the Watermark project, the project applicant is requesting approval of an Amendment to 
the Miramar Ranch North Community Plan and associated General Plan Amendment to change the 
land use designation from Industrial/Business Park to Regional Commercial, a General Plan 
Amendment to remove the Prime Industrial Lands identification from a portion of the project site, a 
Rezone for a portion of the project site from IP-2-1 (Industrial-Park) to CR-2-1 (Commercial-Regional), 
a Vesting Tentative Map, a PDP with Design Guidelines, a Street Vacation for Scripps Gateway Court, 
and a CUP for a movie theater.  The elements of these various project actions are described in detail in 
Section 3.0, Project Description, of this EIR. 
 
Development is occurring on Lots 1 and 2 of the project site in accordance with existing project 
approvals for the MedImpact development. Existing project approvals include an approved CUP, PID 
Permit, PDP, and Extension of Time (CUP/PID No. 99-1027; and CUP No. 174323/PDP No. 174234 
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Extension of Time).  An Addendum to an Environmental Impact Report No. 92-0466 was prepared for PID 
No. 99-1027. The existing approvals allow for the construction of two Class A office buildings, totaling 
350,743 square feet, and four additional buildings as the new corporate headquarters for MedImpact 
Healthcare Systems, Inc.  The first of the two buildings (approximately 155,000 square feet) and parking 
structure have been constructed on the site (Area B). Total development approved for MedImpact is 
658,456 square feet.  The proposed project includes changes to the approved MedImpact PID, which 
involves constructing a restaurant in the northeast corner of MedImpact Lot 1 and shared use of parking 
garages on MedImpact Lots 1 and 2. 
 
Table ES-2, Proposed Project Development Intensity, shows the proposed development for the Watermark 
project, including the existing approvals in effect on the site.  In order to allow flexibility in the mix of 
regional commercial office and/or retail uses in a manner that is reflective of market conditions for 
employment and retail serving uses, the Traffic Impact Analysis (TIA) is based on a “target development 
intensity.”  It is the target development intensity that forms the basis of analysis in this EIR.  Depending 
on the needs of the marketplace at the time development occurs, other mixes of office and retail 
development could occur and may result in more or less than the target development intensity, provided 
that the overall development remains consistent with the TIA for both total traffic generated and the 
amount of peak-hour directional trips and that the development complies with the Watermark 
Architectural Design Guidelines.  Therefore, the following table includes the target development 
intensity, as well as the minimum and maximum development intensity range, that could be developed 
subject to the limitations of the Traffic Impact Analysis. 
 

Table ES-2.  Proposed Project Development Intensity 

USE 

DEVELOPMENT INTENSITY 

APPROVED  
(Lots 1 and 2) 

PROPOSED 1 

Development Intensity 
Range 

Target Development 
Intensity 

Commercial Office  350,743 sq. ft.2 400,000 – 658,456 sq. ft. 502,112 sq. ft. 
Commercial Retail -- 0 – 500,000 sq. ft. 316,000 sq. ft. 

Entertainment (Theater) -- 0 – 45,000 sq. ft. 43,917 sq. ft. 
Hotel (130 rooms) -- 0 – 100,000 sq. ft. 90,540 sq. ft. 

TOTAL 953,566 sq. ft. 
1 Includes approved project of 350,743 square feet. 
2 Constructed on Lot 1 – 155,000 square feet. 

 
The proposed PDP includes the development square footage for the Watermark project and would 
supplant the existing vested approvals in effect on the project site (see discussion above). For the 
purposes of the EIR, the approved on-going development approved for Area B will be considered as 
part of the existing conditions, except where noted.  
 
SUMMARY OF ENVIRONMENTAL IMPACTS AND MITIGATION 
Section 5.0 of this EIR presents the Environmental Analysis of the proposed project.  Based on the 
analysis contained in Section 5.0 of this EIR, the proposed Watermark project would result in significant 
impacts to: Transportation/Traffic Circulation/Parking (direct and cumulative), and Air Quality (direct 
relative to construction). Mitigation measures have been identified which would reduce significant direct 
and cumulative impacts to below a level of significance for all impacts except: Transportation/Traffic 
Circulation/Parking (direct and cumulative).  The alternatives identified in this analysis are intended to 
further reduce or avoid significant environmental impacts associated with the proposed project.   
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Table ES-3, Summary of Environmental Impacts and Mitigation Measures, summarizes the potential 
environmental impacts of the Watermark project by issue area, as analyzed in Section 5.0, Environmental 
Analysis, of this EIR. The table also provides a summary of the mitigation measures proposed to avoid 
or reduce significant adverse impacts. The significance of environmental impacts after implementation 
of the recommended mitigation measures is provided in the last column of Table ES-1.  Responsibilities 
for monitoring compliance with each mitigation measure are provided in Section 11.0, Mitigation 
Monitoring and Reporting Program, of this EIR.  
 

Table ES-3. Summary of Environmental Impacts and Mitigation Measures 

Environmental Impacts Mitigation Measures 
Level of 

Significance After 
Mitigation 

Transportation/Traffic 
Circulation/Parking  
The project would result in 
significant direct and 
cumulative impacts to street 
segments, and intersections.  
Section 5.2, 
Transportation/Traffic 
Circulation/Parking, provides 
a summary of the project’s 
impacts before and after 
mitigation to roadways 
segments, arterials, 
intersections, metered 
freeway on-ramps, and 
freeway segments from 
project start through Horizon 
Year.   

 
MM 5.2-1 Prior to issuance of the first construction permit, 

owner/permittee shall assure by permit and 
bond the reconfiguration to shift the westbound 
through lanes on Scripps Poway Parkway to the 
north and provide additional queuing length for 
westbound traffic on Scripps Poway Parkway to 
the interchange.  The “back-to-back” left turn 
lanes will be eliminated and additional queuing 
for traffic turning left from Scripps Poway 
Parkway to southbound I-15 will be provided.  
Reduction in the width of raised median on 
Scripps Poway Parkway east of the interchange 
will be required.  All work to be done to the 
satisfaction of the City Engineer.     

 
MM 5.2-2 Prior to issuance of the first construction permit, 

owner/permittee shall assure by permit and 
bond the provision of a triple left-turn at Scripps 
Poway Parkway and Scripps Highlands Drive 
intersection by re-striping the northbound leg to 
take a thru-lane and make it a shared left-thru 
lane.  The pedestrian crossing on the west leg of 
the intersection will be removed.  Additionally, a 
northbound right-turn overlap will be provided.  
All work to be done to the satisfaction of the 
City Engineer. 

 
All intersection 
impacts would be 
mitigated to below 
a level of 
significance.   
 
Impacts to street 
segments would 
remain significant 
and unmitigated. 
 
The project would 
not result in 
impacts to 
metered freeway 
on-ramps and 
freeway segments. 

Air Quality 
Project construction emissions 
of PM10 are considered 
significant but temporary.   
 

 
MM 5.4-1. Standard dust control measures would be 

employed during construction.  These 
standard dust control measures include the 
following: 
 
• Watering active grading sites a minimum of 

three times daily 
• Apply soil stabilizers to inactive construction 

sites 
• Replace ground cover in disturbed areas as 

soon as possible 
• Control dust during equipment 

loading/unloading (load moist material, 
ensure at least 12 inches of freeboard in haul 
trucks 

• Reduce speeds on unpaved roads to 15 
mph or less 

• Water unpaved roads a minimum of three 

 
Mitigated to below 
a level of 
significance. 
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Environmental Impacts Mitigation Measures 
Level of 

Significance After 
Mitigation 

times daily 
 
These dust control measures would reduce the amount of 
fugitive dust generated during construction to below a 
level of significance.   

 
POTENTIAL AREAS OF CONTROVERSY 
Pursuant to CEQA Guidelines Section 15123(b)(2), an EIR shall identify areas of controversy known to 
the Lead Agency, including issues raised by the agencies and the public, and issues to be resolved, 
including the choice among alternatives and whether and how to mitigate for significant effects.  The 
NOP for the EIR was distributed on September 24, 2010, for a 30-day public review and comment 
period.  In addition, a Public Scoping Meeting was held on January 13, 2010.  Comments received in 
response to the NOP and at the public scoping session present issues to be address in the EIR.  No 
areas of controversy were raised in the comments received.   
 
Presented in Table ES-4, Summary of NOP Responses and Scoping Meeting Comments, is a summary of the 
comments received as part of the City scoping process.  (Please see Appendix A for a copy of the NOP 
and letters received during its review, and Appendix B for a transcript of the public scoping session.) 
 

Table ES-4. Summary of NOP Comments and Scoping Meeting Comments 
Issue Raised Response 

Department of Fish and Game – October 20, 2010 
This letter requests:  
1. the project address direct and/or indirect impacts to 

biological resources on or adjacent to the project site; and 
2. the environmental document describe why the proposed 

project, irrespective of other alternatives to the project, is 
consistent with and appropriate in the context of open 
space preservation and the City’s Subarea Plan and 
Implementing Agreement. 

The biological report prepared for the project is summarized in 
Section 5.8, Biological Resources, and includes a complete 
assessment of flora and fauna within and surrounding the 
project site, a discussion of the project’s impacts on biological 
resources, and mitigation measures to reduce those impacts.   
Section 5.2, Land Use, address the project’s consistency with 
the City’s open space preservation plans. 

Department of Toxic Substances Control – October 26, 2010 
This letter identifies the need for the DEIR to address hazardous 
wastes/substances at the project site and in the surrounding 
area, for any investigation to be summarized in the document, 
and for a regulatory agency to oversee investigations, 
samplings, and/or remedial actions.   

Potential project impacts relative to human health, public 
safety, and hazardous materials are discussed in Section 5.13, 
Health and Safety, and mitigation measures are identified.  

Department of Transportation – October 2, 2010 
This letter requests a traffic study be prepared for the proposed 
project that analyzes near- and long-term effects to State 
facilities and cumulative traffic impacts, and that mitigation 
measures are included.  The geographic area of the traffic 
study is requested to include as a minimum all regionally 
significant arterial system segments and intersections. Analysis 
should include all freeway entrance and exit ramps where the 
proposed project will add a significant number of peak-hour 
trips that may cause any traffic queues to exceed storage 
capacities, as well as a focused analysis for project trips 
assigned to a State highway facility that is experiencing 
significant delay. 

A traffic impact analysis was prepared for the proposed project 
and is summarized in Section 5.2, Transportation/Traffic 
Circulation/Parking, of the Draft EIR.  The analysis evaluates 
existing conditions, Near Term, and Horizon Year (2030).  
Cumulative impacts were also analyzed.  Impacts were 
identified for project area roadways, intersections, and freeway 
ramp meters.  Mitigation measures have been identified. 
 

San Diego County Archaeological Society – October 10, 2010 
This letter acknowledges receipt of the NOP and requests to be 
included on the distribution list of the DEIR, as well as to receive 
a copy of the cultural resources technical report. 

A copy of the EIR and all cultural reports will be sent to the San 
Diego County Archaeological Society, as requested. 
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Issue Raised Response 
 
San Diego Audubon Society – October 24, 2010 
This letter requests: 
1. a forward-looking issue question be added to the EIR to 

address if the project has implemented all reasonable 
measures to reduce the GHG emissions of our region and 
corresponding narrative detail; 

2. a new issue question to Biological Resources relative to the 
project’s tendency to degrade nearby and downstream 
habitat areas; and 

3. the EIR study urban runoff, identify measures that would 
delay runoff to a greater extent than natural to offset the 
impacts of prior developments, and prohibit release of any 
sediments with the runoff. 

The EIR analyses GHG emissions to the fullest extent possible in 
Section 5.5, Global Climate Change. Impacts to Biological 
Resources are addressed in Section 5.8, and project hydrology, 
including drainage and runoff, is addressed in Section 5.12, 
Hydrology and Water Quality. 

Briggs Law Corporation – October 15, 2010 
This letter requests inclusion of the Briggs Law Corporation – 
Inland Empire Office on the EIR distribution list. 

No environmental issues were raised in this letter. Brigs Law 
Corporation was included on the distribution list, as requested. 
 

 
SUMMARY OF PROJECT ALTERNATIVES 
 
Alternatives Considered But Rejected 
The Alternatives section (Section 10.0) of this EIR includes a discussion of alternatives which were 
considered early in the project design process but which have been rejected.  The Alternative Location 
alternative was determined to be Considered but Rejected. 
 
Alternative Location Alternative 
The proposed Watermark project is intended to serve as a regional commercial center and provide 
shopping opportunities that are not provided by local neighborhood and community retail, with Class A 
office buildings (MedImpact) designed as a corporate campus.  According the Watermark Fiscal Revenue 
Generation Study (The London Group, July 2012), the growth in the I-15 corridor has increased the 
demand for specialty retailers that is being served by the emergence of lifestyle retail centers.  The 
project’s unique nature allows for a site design on a much smaller footprint than the traditional regional 
center that includes multiple anchor tenants.  While the project’s strategic location takes advantage of 
the proximity to I-15 to provide employment and attract users from the I-15 corridor communities and 
the region at large, the site also provides an optimum location between two major regional centers to 
serve an emerging clientele and is well situated to serve an increased demand in high quality corporate 
office to reflect shifts in the economic structure of the region.   
 
There are no other sites areas within Miramar Ranch North or adjoining communities appropriately 
located and of sufficient size that could develop in a manner similar to that proposed by the Watermark 
project.  Additionally, there are no other sites under the applicant’s control along the I-15 corridor of 
sufficient size to allow development of a mixed-use commercial center that meets the project’s 
objectives. 
 
In accordance with CEQA Guidelines Section 15126.6(f)(2), alternative locations for the proposed 
project would be considered if “any of the significant effects of the project would be avoided or substantially lessened 
by putting the project in another location.  Only locations that would avoid or substantially lessens any of the significant 
effects of the project would need to be considered for inclusion in the EIR.”  Moving the Watermark project to an 
alternative site in the community or other areas of the City would not avoid or substantially lessen the 



EXECUTIVE SUMMARY

The Watermark Page ES-9
Final Environmental Impact Report September 2013

project’s impact and could result in greater environmental effects.  The project is proposed for a graded 
site that is slated for development in the Miramar Ranch North Community Plan.  The site has easy 
access to public streets and freeways. Given traffic congestion in the City and County, traffic generated
from any alternative site could have the potential to result in impacts on circulation segments, 
intersections, and freeways.  A similar level of intensity as the proposed project constructed at another 
site in the City or County would have the same level of impacts relative to air quality and GHG 
emissions.  However, the project site has a potential advantage over other sites from an environmental 
resources standpoint, as the project site does not possess sensitive biological or important cultural 
resources.  Other sites in the City or County may contain significant sensitive resources; and 
development on another site could result in impacts to biological resources and impacts to cultural 
resources, which would not occur at the proposed project site.  

For these reasons, there are no other feasible alternative locations for the Watermark project as 
proposed that would meet the project’s objectives.  Therefore, the Alternative Location alternative has 
been considered but rejected as infeasible. 

Alternatives Considered 
Alternatives considered for the Watermark project, including a discussion of the “No Project” 
alternative, are addressed in detail in Section 10.0, Alternatives.  Relative to the requirement to address a 
“No Project” alternative, CEQA Guidelines Section 15126.6(e)(2) states that: 

(2) The “no project” analysis shall discuss the exisitng ocnditions at the time the notice of preparario is 
published . . . as well as what would be reasonably expected to occur in the foreseeavle future if the 
project were not approved based on current plans and consistent with available infrastructure and 
community services. 

CEQA Guidelines Section 15126.6(e)(3) states that: 

(A) When the project is the revision of an existing land use or regulatory plan, policy or ongoing operation, 
the “no project” alternative will be the continuation of the existing plan, policy or operation into the 
future.   

(B) If the project is other than a land use or regulatory plan, for example a development project on 
identifiable property, the “no project” alternative is the circumstance under which the project does not 
proceed. 

In accordance with CEQA, a true No Project alternative would not include the approved MedImpact 
entitlements.  However, because the existing MedImpact approvals can proceed if the Watermark 
project is not approved, this EIR addresses the No Project Alternative as development that could occur 
under the existing approvals, as directed by Section 15126(e)(3) of CEQA.   

Alternatives to the Watermark project discussed in this EIR include the “No Project” alternative that is 
mandated by CEQA and other alternatives that were developed in the course of project planning and 
environmental review for the proposed project.  Specifically, the following project alternatives are 
addressed in this EIR: 

 Alternative 1 – No Project/Development Under Existing Approvals  
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 Alternative 2 – Light Industrial Park  
 Alternative 3 – Prime Industrial Lands 
 Alternative 4 – Reduced Intensity – 17 Percent Reduction in Trips 

Alternative 1 – No Project/Development Under Existing Approvals  
Under the No Project/Development Under Existing Approvals Alternative, the proposed project would 
not proceed.  Instead, the project site would develop under existing approvals consistent with the 
current Community Plan and General Plan and zoning for the project site.  This would , which involves
development of the 34.39-acre site as permitted under the approved CUP/PID No. 99-1027.  The 
approved CUP/PID No 99-1027 allows development of corporate office structures and ancillary 
buildings on the project site, including the construction of seven buildings for use as office, employee 
training, cafeteria, exercise facility, and child daycare facility for a total of 658,456 square feet. This 
alternative would not require also assumes that no additional grading, as the project site has been graded 
in accordance with the Vesting Tentative Map approved in concert with  would be required to construct 
the existing entitlements.  

When compared to the proposed project, the No Project/Development Under Existing Approvals
Alternative would result in less overall traffic volumes but the potential for increased trips to 
neighborhood services. This alternative would result in less vehicular emissions, resulting in less impacts 
associated with air quality and GHG emissions. Significant air quality impacts associated with 
construction would occur, similar to the proposed project.  Additionally, this alternative would generate 
less noise associated with less trips than would occur with the proposed project. This alternative would 
result in the same level of impacts as the proposed project relative to Land Use, Visual Quality and 
Neighborhood Character, Energy, Historic Resources, Geologic Conditions, Paleontological Resources, 
Hydrology/Water Quality, Health and Safety, Public Services and Facilities, and Public Utilities.  

The No Project/Development Under Existing Approvals Alternative would meet some of the project 
objectives.  Specifically, this alternative would create a coherent and signature design statement as a 
community gateway to Miramar Ranch North and would result in a project of high quality design and 
aesthetics, creating a landmark for the community.  This alternative would not provide quasi-public 
space for community use in the form of a pedestrian plaza as a focal point for the project, which would 
function as a lively gathering place for visitors, employees, and neighbors; and would not implement 
transportation (vehicular, bicycle, and pedestrian) improvements that would improve operations of the 
current roadway and bicycle network and would encourage pedestrian use.  Additionally, this alternative 
would not provide flexibility in the allocation of commercial office and retail development based on 
market demand and consistent with limitations established by the TIA prepared for the project and 
would not provide for retail uses currently unavailable in the surrounding market area. 

Alternative 2 – Light Industrial Park 
The project includes a proposed Community Plan Amendment to change the land use designation from 
Industrial to Regional Commercial and an amendment to the General Plan to remove the Prime 
Industrial Lands identification from the site.  While the EIR concludes that the proposed land use 
changes would not result in significant environmental impacts, the proposed project would not be in 
strict conformation with the Miramar Ranch North Community Plan and the City’s General Plan.  
Therefore, an alternative has been developed to evaluate development of the project site with light 
industrial land uses, which would be in compliance with the Community Plan’s recommendation for a 
range of light industrial and mini storage uses at this location.  land use documents and would not 
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require an amendment to the Community Plan. 
 
The Light Industrial Park Alternative would include the on-going development of the MedImpact 
facilities, including the constructed facilities on Lot 1 and the approved facilities for Lot 2, but would 
develop the remainder of the site with a mix of manufacturing, wholesale distribution, warehousing, and 
recreational vehicle storage area screened by mini-warehousing facilities as identified in the Miramar 
Ranch North Community Plan. Under this alternative, this mix of light industrial uses/mini storage uses 
would occur on the approximately 21 developable acres outside Area B (MedImpact Lots 1 and 2).  The 
Light Industrial Park alternative would include one- and two-story buildings that would be available for 
manufacturing, wholesale distribution, mini storage, and warehouse uses and would include an open and 
screened recreational vehicle storage area.  For this alternative, it is assumed that, similar to the proposed 
project, architectural design guidelines would be developed to ensure high quality design of structures 
within the project. 
 
The project site is currently zoned IP-2-1.  The IP-2-1 zone allows a range of light industrial uses but 
does not include moving and storage facilities (such as mini storage) and warehouses.  Therefore, this 
alternative would include a rezone from the IP-2-1 zone to the IL-2-1 zone to accommodate the range 
of light industrial/mini storage uses as outlined in the Community Plan and described for this 
alternative.   Additionally, because this alternative would include uses that are not considered Prime 
Industrial Lands uses, like the proposed project, an amendment to the General Plan would be required 
to remove the Prime Industrial Lands identification from the project site. 
 
Overall traffic volumes would be reduced under this alternative; however, this alternative would not 
provide the balancing of traffic that occurs with the proposed project. Because this alternative would not 
provide retail commercial and restaurant uses at the project site, neighborhood trips to those services 
could potentially occur outside the community.  Therefore, this alternative would result in less overall 
trips and could create increased trips to neighborhood services.   
 
While visual quality impacts would not be regarded as significant under this alternative, the gateway 
statement anticipated by the Community Plan for this area of Miramar Ranch North would not be 
provided.  The nature of types of light industrial, warehousing and mini storage uses associated with this 
alternative would contrast with the high quality office facilities developed for MedImpact.  This 
alternative would create mini storage facilities and open areas for storage of recreational vehicles.  The 
nature of these types of light industrial uses could create an inconsistent architectural style with the 
office facilities developed for MedImpact.  Additionally, large areas of open surface parking would occur 
under this alternative.  Because this alternative would include open storage facilities and a greater 
amount of surface parking, it could be regarded as less compatible with surrounding residential 
development to the north, east, and south, and the commercial retail development to the west and 
would not create the gateway statement anticipated in the community plan. Therefore, visual quality and 
neighborhood character impacts would be greater under this alternative.  
 
Relative to air quality and GHG emissions, this alternative has the potential to result in greater impacts. 
Air quality associated with operational impacts (vehicle trips) would be reduced under the Light 
Industrial Park Alternative. Relative to construction, impacts would be similar.  Warehousing and 
manufacturing uses which would occur under this alternative would involve a greater amount of diesel 
trucks accessing the site and would include diesel emissions above those that would occur with the 
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project.  Additionally, light industrial uses, and in particular research and development uses, use toxic 
substances and hazardous materials which would not occur with the proposed project.  
 
Noise impacts under this alternative would be greater than the proposed project. The Light Industrial 
Park Alternative could result in an increase in noise levels in the immediate environment due to an 
increase in truck traffic (in particular, heavy trucks) accessing the site.  While such increases in noise 
would be at a nuisance level and are not anticipated to be significant, this level of noise would not occur 
with the proposed project. 
 
Similar to the proposed project, the Light Industrial Park Alternative would also not result in significant 
impacts on site hydrology or drainage.  However, this alternative could result in increased impacts 
associated with water quality, due to the increase in impervious surfaces associated with open parking 
areas and the use of hazardous materials in manufacturing. While required adherence to State and 
County regulations would ensure that significant impacts are avoided.  These impacts would not occur 
under the proposed project.  
 
The potential for health and safety impacts could increase with the Light Industrial Park Alternative.  
Light industrial uses, particularly manufacturing and research and development, can employ hazardous 
materials.  Accidental spills and/or release of hazardous materials or the generation of toxic fumes 
would create a health and safety risk not associated with the proposed project. 
 
The Light Industrial Park Alternative would result in less cumulative impacts associated with traffic and 
vehicular emissions, but would result in greater impacts associated with cumulative air quality and GHG 
emissions, due to diesel truck emissions and emissions that could be generated by light industrial uses 
that use toxic substances and hazardous materials. For these reasons, cumulative air quality and GHG 
impacts would be considered greater under this alternative than the proposed project.  
 
This alternative would require similar mitigation as is required for the proposed project to reduce 
impacts associated with public services and facilities (solid waste generation) to below a level of 
significance.  The same level of impacts as the proposed project would result under this alternative 
relative to Energy, Historic Resources, Geologic Conditions, Paleontological Resources, and Public 
Utilities.  None of those issues areas were found to result in significant impacts with the proposed 
project. 
 
This alternative would not meet most of the project objectives.  Specifically, this alternative would not 
create a coherent and signature design statement at a community gateway to Miramar Ranch North.  It 
would not provide flexibility in the allocation of commercial office and retail development based on 
market demand and consistent with limitations established by the Traffic Impact Analysis prepared for 
the project and would not allow for retail uses currently unavailable in the surrounding market area.  
Although this alternative would implement a high quality design and aesthetics, it does not have the 
same potential to create a landmark statement for the community as would occur under the proposed 
project.  This alternative would not provide quasi-public space for community use in the form of a 
pedestrian plaza as a focal point for the project, which would function as a lively gathering place for 
visitors, employees, and neighbors.   
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Alternative 3 – Prime Industrial Lands 
The Prime Industrial Lands Alternative would include low-rise buildings that would be available for 
research and development, manufacturing, warehouse heavy or light industrial, and research and 
development uses consistent with the General Plan’s Prime Industrial Lands identification.  Under this 
alternative, the on-going development of the MedImpact facilities and Lots 1 and 2 (350,743 square feet 
of office uses) would occur; and 21 acres of light industrial uses (such as warehouse distribution, heavy 
or light manufacturing, and research and development) would occur on the project site, outside Lots 1 
and 2.  For this alternative, it is assumed that, similar to the proposed project, architectural design 
guidelines would be developed to ensure high quality design of structures within the project, and that 
light industrial buildings would be compatible with the existing MedImpact office building and parking 
structure. 
 
This alternative would not require a Community Plan Amendment or an amendment to the General 
Plan, as land uses described under this alternative would be consistent with the land uses allowed in the 
Community Plan and in Prime Industrial Lands.  This alternative would not require a rezone, as all uses 
described for this alternative would be permitted in the existing zones for the project site. However, the 
uses that would occur under this alternative could result in greater impacts associated with air quality, 
greenhouse gas emissions, noise, use of toxic substances, and hazardous materials.   
Overall traffic volumes would be reduced under this alternative; however, this alternative would not 
provide the balancing of traffic that occurs with the proposed project.  Instead, the project site would 
develop solely as an employment center, with traffic entering the site during AM peak hours and leaving 
the site during PM peak hours.  Because this alternative would not provide retail commercial and 
restaurant uses at the project site, neighborhood trips to those services could potentially occur outside 
the community.  Therefore, this alternative would result in less overall trips and the potential for 
increased trips to neighborhood services.   
 
While visual quality impacts would not be regarded as significant under this alternative, the gateway 
statement anticipated by the Community Plan for this area of Miramar Ranch North would not be 
provided.  This alternative would result in an active industrial park, with predominately low-rise 
structures, open surface parking, and truck bays for distributing products.  This alternative would be less 
compatible with surrounding development and would not create the gateway statement anticipated in 
the community plan. As such, the visual effect of this alternative would not be as desirable, and 
neighborhood character compatibility would be reduced.  
 
Relative to air quality and GHG emissions, this alternative has the potential to result in greater impacts. 
Air quality associated with operational impacts (vehicle trips) would be reduced under the Prime 
Industrial Lands Alternative. Relative to construction, impacts would be the same or slightly less.  
Manufacturing uses which would occur under this alternative would involve a greater amount of diesel 
trucks accessing the site and would include diesel emissions above those that would occur with the 
project.  Additionally, Prime Industrial Lands uses, and in particular research and development uses, use 
toxic substances and hazardous materials which would not occur with the proposed project.  For these 
reasons, air quality impacts and the project’s contribution to global climate change would be considered 
greater under this alternative than the proposed project 
 
Noise impacts under this alternative would be greater than the proposed project. The Prime Industrial 
Lands Alternative would result in an increase in noise levels in the immediate environment due to an 
increase in truck traffic (in particular, heavy trucks) accessing the site.  While such increases in noise 
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would be at a nuisance level and are not anticipated to be significant, this level of noise would not occur 
with the proposed project. 
 
Similar to the proposed project, the Prime Industrial Lands Alternative would also not result in 
significant impacts on site hydrology or drainage.  However, this alternative could result in increased 
impacts associated with water quality, due to the increase in impervious surfaces associated with open 
parking areas and the use of hazardous materials in manufacturing and research and development. While 
required adherence to State and County regulations would ensure that significant impacts are avoided, 
these impacts would not occur under the proposed project, and impacts associated with water quality 
would be increased under this alternative.   
 
The potential for health and safety impacts could increase with the Prime Industrial Lands Alternative.  
Light industrial uses, particularly manufacturing and research and development, can employ hazardous 
materials.  Accidental spills and/or release of hazardous materials or the generation of toxic fumes 
would create a health and safety risk not associated with the proposed project. 
 
The Prime Industrial Lands Alternative would result in less cumulative impacts associated with traffic 
and vehicular emissions, but would result in greater impacts associated with cumulative air quality and 
GHG emissions, due to diesel truck emissions and emissions that could be generated Prime Industrial 
Lands uses that use toxic substances and hazardous materials For these reasons, cumulative air quality 
and GHG impacts would be considered greater under this alternative than the proposed project.  
 
This alternative would require similar mitigation as is required for the proposed project to reduce 
impacts associated with public services and facilities (solid waste generation) to below a level of 
significance.  The same level of impacts as the proposed project would result under this alternative 
relative to Energy, Historic Resources, Geologic Conditions, Paleontological Resources, and Public 
Utilities.  None of those issues areas were found to result in significant impacts with the proposed 
project. 
 
This alternative would not meet most of the project objectives.  Specifically, this alternative would not 
create a coherent and signature design statement at a community gateway to Miramar Ranch North.  It 
would not provide flexibility in the allocation of commercial office and retail development based on 
market demand and consistent with limitations established by the Traffic Impact Analysis prepared for 
the project and would not allow for retail uses currently unavailable in the surrounding market area.  
Although this alternative would implement design guidelines that would ensure high quality design and 
aesthetics, it does not have the same potential to create a landmark statement for the community as 
would occur under the proposed project.  This alternative would not provide quasi-public space for 
community use in the form of a pedestrian plaza as a focal point for the project, which would function 
as a lively gathering place for visitors, employees, and neighbors.  This alternative would be required to 
implement transportation (vehicular, bicycle, and pedestrian) improvements that would improve 
operations of the current roadway and bicycle network and would encourage pedestrian use. 
 
Alternative 4 – Reduced Intensity – 17 Percent Reduction in Trips 
A reduced intensity alternative is addressed in the EIR to evaluate a project alternative that would attain 
most of the project’s goals but reduce project traffic to a point where there would be no unmitigated 
traffic impacts.  It was determined that a 17 percent reduction in trips would avoid unmitigated traffic 
impacts; all traffic impacts that would result under this alternative could be mitigated to below a level of 
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significance.  
 
The Reduced Intensity – 17 Percent Reduction in Trips Alternative would include the existing 
MedImpact facilities on previously approved Lot 1, the future approved development on Lot 2, and 
development of the remainder of the site in a manner similar to the proposed project but without 
development of the hotel (approximately 90,540 square feet) and the office building (approximately 
132,007 square feet).  (See Table 10.1, Alternative 4 – Reduced Intensity – 17 Percent Reduction in Trips 
Development Intensity.) The proposed Watermark Site Plan (see Figure 3-5) shows the hotel located in the 
southwest corner of the project site (Building L).  This alternative would eliminate the hotel and provide 
surface parking where the hotel would have occurred.  Under the proposed Site Plan, office uses would 
occur on floors two through 6 of Building M.  Because this alternative would eliminate office uses in 
Building M, Building M would change from a six-story retail/office building to a two-story retail 
building. Figure 10-1, Reduced Intensity – 17 Percent Reduction in Trips Alternative Site Plan, shows the Site 
Plan resulting from this alternative.  With the elimination of these elements, this alternative would result 
in approximately 17 percent less total trips than under the proposed project (15,341 with this alternative 
compared to 18,552 resulting from the proposed project).   
 
For the most part, the Reduced Intensity – 17 Percent Reduction in Trips Alternative would have similar 
impacts and require the same mitigation as the proposed project.  This alternative would result in similar 
uses as the proposed project, but at a reduced level.  An Amendment to the Miramar Ranch North 
Community Plan would still be required to change the land use designation from Industrial to Retail 
Commercial/Residential Prohibited.  Like the proposed project, the General Plan would be amended to 
remove the Prime Industrial Lands identification from the project site.  Like the proposed project, this 
alternative would create a coherent and signature design statement at this gateway to the Miramar Ranch 
North community and would maintain consistency with the architectural style established with the 
existing MedImpact campus by maintaining complementary architectural vocabulary for the mixed-use 
project.  Traffic would be reduced under this alternative, and there would be a concomitant reduction in 
emissions resulting in a slight reduction in impacts associated with air quality, GHG emissions, and 
noise.  While the Site Plan under this alternative would be modified to eliminate the hotel and the office 
component of a retail/office building, views of the site would not be substantially different than the 
proposed project, and impacts associated with Visual Quality and Neighborhood Character would be 
the same as the proposed project. Impacts relative to all other environmental issue areas would be the 
same as the proposed project. 
 
Environmentally Superior Alternative 
CEQA requires that the EIR identify the Environmentally Superior Alternative among all of the 
alternatives considered, including the proposed project. If the No Project Alternative is selected as 
environmentally superior, then the EIR shall also identify an Environmentally Superior Alternative 
among the other alternatives.  
 
Through a comparison of potential impacts from each of the proposed alternatives and the proposed 
project, the No Project/Development Under Existing Approvals alternative could be considered 
environmentally superior because it would result in the least amount of environmental impacts.  
 
When compared to the proposed project, the No Project/Development Under Existing Approvals 
Alternative would result in less overall traffic volumes, but could potentially create increased trips to 
neighborhood services located outside the community.  The No Project alternative would result in a less 
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vehicular emissions, resulting in less impacts associated with air quality and GHG emissions.  
Additionally, this alternative would generate less noise associated with the reduction in traffic.  Because 
the No Project alternative would result in less environmental impacts than the proposed project, it 
would be considered the environmentally superior alternative. 
 
Of the other alternatives evaluated in this EIR, either the Light Industrial Park or Prime Industrial 
Lands Alternative could be considered environmentally superior to the proposed project.  The Light 
Industrial Park and Prime Industrial Lands Alternatives result in similar impacts.  However, neither of 
these alternatives would accomplish the project’s main goals and objectives. When compared to the 
proposed project, the Light Industrial Park and Prime Industrial Lands Alternatives would result in 
greater overall impacts to the aesthetics of the Miramar Ranch North community and would not create a 
statement gateway for the community.  These alternatives would also not be in compliance with the 
Community Plan’s recommendation for a mix of land uses in this area and would not provide services 
and amenities to serve nearby residential neighborhoods.  Due to the nature of manufacturing and 
research and development uses that would occur with either of these alternatives, these alternatives 
could result in the use of hazardous materials that could create health and safety risks and impact to 
urban runoff; and greater impacts to Air Quality, Global Climate Change, Noise, Hydrology/Water 
Quality, and Health and Safety would occur. With regards to Transportation/Traffic 
Circulation/Parking, both the Light Industrial Park and Prime Industrial Lands Alternatives result in less 
overall traffic volumes than the proposed project; however, these alternatives would not provide for 
mixed-use development that could potentally reduce trips for the surrounding residential community. 
The Light Industrial Park and Prime Industrial Lands Alternatives would result in the same level of 
impacts as the proposed project relative to Energy, Historic Resources, Geologic Conditions, 
Paleontological Resources, Public Services and Facilities, and Public Utilities. 
 
The Reduced Intensity – 17 Percent Reduction in Trips Alternative would meet the project objectives 
but would not reduce traffic impacts to the degree that either the Light Industrial Park or Prime 
Industrial Lands Alternative would.  The Reduced Intensity – 17 Percent Reduction in Trips Alternative 
would be similar in design and uses as the proposed project but would not provide for the same amount 
of office space as the proposed project and does not include a hotel, which is included in the proposed 
project. 
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1.0 INTRODUCTION 
 
1.1 PURPOSE AND LEGAL AUTHORITY 
This Environmental Impact Report (EIR) is an informational document intended for use by the City 
of San Diego decision-makers and members of the general public in evaluating the potential 
environmental effects of the proposed Watermark project.  This document has been prepared in 
accordance with, and complies with, all criteria, standards, and procedures of the California 
Environmental Quality Act (CEQA) of 1970 as amended [Public Resources Code (PRC) 21000 et 
seq.], State CEQA Guidelines [California Administrative Code (CAC) 15000 et seq.], and the City of 
San Diego’s EIR Preparation Guidelines.  Per Section 21067 of CEQA and Sections 15367 and 
15050 through 15053 of the State CEQA Guidelines, the City of San Diego is the Lead Agency 
under whose authority this document has been prepared.  
 
In accordance with CEQA Guidelines Section 15161 and as determined by the City of San Diego, 
this document constitutes a “Project EIR” and has been focused “primarily on the changes in the 
environment that would result from the development project.” The Watermark project proposes a mixed-use 
development comprised of commercial office space, commercial retail space, and a hotel on 34.96 
gross acres [with 22.42 acres being rezoned and developed as a mix of office and retail (Area A), and 
the remaining 11.97 acres retaining the existing zone and being developed as the MedImpact office 
complex (Area B)].  (For a full description of Area A and Area B, please see Section 3.0, Project 
Description.) A Conditional Use Permit (CUP) to allow a movie theater use is also included in the 
project proposal, and Scripps Gateway Court would be vacated, requiring processing of a Street 
Vacation.  The project requires discretionary approvals including: a General Plan Amendment to 
remove the Prime Industrial Land identification from Area A of the project site, an Amendment to 
the Miramar Ranch North Community Plan to change the current land use designation from 
Industrial/Business Park to Regional Commercial/Residential Prohibited, Rezone a portion of the 
site (Area A) from IP-2-1 to CR-2-1 (residential prohibitedCommercial - Regional), Vesting 
Tentative Map (VTM), Planned Development Permit (PDP), CUP, and a Street Vacation to vacate 
Scripps Gateway Court.  
 
This EIR provides decision-makers, public agencies, and the general public with detailed 
information about the potential significant adverse environmental impacts of the proposed 
Watermark project. By recognizing the environmental impacts of the proposed project, decision-
makers will have a better understanding of the physical and environmental changes that would 
accompany approval of the project.  The EIR includes recommended mitigation measures which, 
when implemented, will lessen or avoid project impacts. The development of mitigation measures to 
lessen or avoid project impacts provides the Lead Agency with ways to substantially lessen or avoid 
significant effects of the project on the environment, whenever feasible. Alternatives to the 
proposed project are presented to evaluate feasible alternative development scenarios that can 
further reduce or avoid any significant impacts associated with the project. 
 
1.1.1 Authority and Intended Uses of the EIR 
Acting as the Lead Agency, the City of San Diego has determined that the Watermark project has 
the potential to create significant adverse environmental impacts.  The City of San Diego 
Development Services Department (DSD), Environmental Analysis Section (EAS), reviewed the 
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proposed development and has required that an EIR be prepared as part of the project’s 
environmental review process, in accordance with CEQA.  
 
The analysis and findings in this document reflect the independent conclusions of the City of San 
Diego.  Based on an environmental initial study conducted for the project, comments received at the 
public scoping session held on January 13, 2010 (see Appendix B), and the comments received in 
response to the Notice of Preparation (NOP) (see Appendix A), this EIR discusses the potential 
significant adverse effects of the project on a number of environmental issues.  Where 
environmental impacts have been determined to be potentially significant, this EIR presents 
mitigation measures directed at reducing those adverse environmental effects and makes a 
determination relative to the ability of the mitigation measures to reduce impacts to below a level of 
significance.  In the event that potentially significant impacts cannot be mitigated to below a level of 
significance, the EIR states that project approval would require that the decision-maker adopt 
Findings and a Statement of Overriding Considerations in accordance with Sections 15091 and 
15093 of the CEQA Guidelines.   
 
In addition, feasible alternatives to the proposed project have been developed - including the No 
Project/Development Under Existing Approvals alternative, the Light Industrial Park alternative, Prime 
Industrial Lands alternative, Reduced Density – 17 Percent Reduction in Trips alternative.  An analysis of the 
impacts of those project alternatives compared to that of the proposed project provide a basis for 
consideration by decision-makers. 
 
1.1.2 Availability and Review of the Draft EIR 
After completion of the Draft EIR, a Notice of Completion (NOC) is published to inform the 
public and interested and affected agencies of the availability of the Draft EIR for review and 
comment.  In addition, the Draft EIR is distributed directly to affected public agencies and to 
interested organizations for review and comment.   
 
The EIR and all related technical studies are available for review or can be purchased for the cost of 
reproduction at the offices of the City of San Diego, Development Services Department, Land 
Development Review Division, located at 1222 First Avenue, Fifth Floor, San Diego, California 
92101.  Copies of the Draft EIR are also available at the following public libraries: 

 
San Diego Public Library Scripps Miramar Ranch Library 
Central Library 10301 Scripps Lake Drive 
820 E Street San Diego, California 92131-1026 
San Diego, California 92101 
 

The EIR can also be reviewed on the City’s web site through the following link:  
 

http://clerkdoc.sannet.gov/Website/publicnotice/pubnotceqa.html 
 
Agencies, organizations, and individuals have been invited to comment on the information 
presented in the Draft EIR during a 45-day public review period.  Specifically, comments addressing 
the scope and adequacy of the environmental analysis have been solicited.  Respondents have also 
been asked to provide or identify additional environmental information and/or other feasible 
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alternatives that are germane to the project, but which they feel may not have been addressed in the 
analysis.  Following the public review period, responses to the public review comments relevant to 
the adequacy and completeness of the EIR are prepared and compiled into the Final EIR. The City 
of San Diego City Council, prior to any final decision on the project, will consider the Final EIR for 
certification. 
 
1.2 SCOPE AND CONTENT OF EIR 
 
1.2.1 Scope of EIR 
An NOP, dated September 24, 2010, was prepared for the project and distributed to all Responsible 
and Trustee Agencies, as well as other agencies and members of the public who may have an interest 
in the project.  The purpose of the NOP was to solicit comments on the scope and analysis to be 
included in the EIR for the proposed Watermark project.  A copy of the NOP and letters received 
during its review are included in Appendix A to this EIR.  In addition, comments were also gathered 
at a public scoping session held for the project on January 13, 2010.  A transcript of the public 
scoping meeting is included in Appendix B.   
 
Based on an initial review of the project and comments received, the City of San Diego determined 
that the EIR for the proposed project should address the following environmental issues: 
 

   Land Use 
   Transportation/Traffic 

Circulation/Parking 
   Visual Effects and Neighborhood 

Character 
   Air Quality 
   Global Climate Change 
   Energy 
   Noise 
   Biological Resources 

   Historical Resources (Archaeological 
Resources and Historic Resources) 

   Geologic Conditions 
   Paleontological Resources 
   Hydrology/Water Quality 
   Health and Safety 
   Public Services and Facilities 
   Public Utilities 
   Cumulative Impacts 

 
Based on the analysis contained in Section 5.0 of this EIR, the proposed project would result in 
significant impacts to: Transportation/Traffic Circulation/Parking (direct and cumulative) and Air 
Quality (direct during construction). Mitigation measures have been identified which would reduce 
direct, and cumulative impacts to below a level of significance for all significant impacts except: 
Transportation/Traffic Circulation/Parking (direct and cumulative). 
 
1.2.2 Format of EIR 
Under each issue area presented above, Section 5.0, Environmental Analysis, of this EIR includes a 
description of the existing conditions relevant to each environmental topic; presents the threshold(s) 
of significance, based on the City of San Diego’s CEQA Significance Determination Thresholds, for 
the particular issue area under evaluation; identifies an issue statement or issue statements; assesses 
any impacts associated with implementation of the project; provides a summary of the significance 
of any project impacts; and presents recommended mitigation measures and mitigation monitoring 
and reporting, as appropriate, for each significant issue area.  Cumulative Impacts are presented under a 
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separate discussion section (Section 6.0) based on issues that were found to be potentially 
cumulatively significant.  Section 7.0, Effects Not Found to be Significant, presents a brief discussion of 
the environmental effects of the project that were evaluated as part of the Initial Study process and 
were found not to be potentially significant.  The EIR also includes mandatory CEQA discussion 
areas (Sections 8.0 and 9.0), which present a discussion of Growth Inducement and Significant Irreversible 
Environmental Changes, respectively, as well as a discussion of project Alternatives (Section 10.0) which 
could avoid or reduce potentially significant environmental impacts associated with implementation 
of the project.  Based on this general format, the following presents an outline of the various 
sections of the EIR for the Watermark project: 
 
   Executive Summary.  An overview of the EIR, a description of the proposed project, and a 

summary of impacts and mitigation measures are provided in this section. Areas of controversy, 
as well as any issues to be resolved, are also presented. 
 

   Section 1.0: Introduction.  The purpose of the EIR and a discussion of the public review 
process are provided in this section. This section also includes the scope and format of the EIR. 

 
   Section 2.0: Environmental Setting.  This section provides a description of the project 

location and the environment of the project site, as well as the vicinity of the project site, as it 
exists before implementation of the proposed project. The existing environmental setting and 
conditions as presented in Section 2.0 form the baseline upon which the analysis of potential 
environmental impacts associated with the project is based.  A summary of the project’s 
relationship to the City’s General Plan and the Miramar Ranch North Community Plan and 
existing zoning is also included as part of the Environmental Setting.  This section also provides 
a general discussion of public services and facilities serving the project area. 

 
   Section 3.0: Project Description.  This section details the physical and operational 

characteristics of the project.  
 

   Section 4.0: History of Project Changes.  This section chronicles any physical changes that 
have been made to the project in response to environmental concerns raised during the City’s 
review of the project. 

 
   Section 5.0: Environmental Analysis.  The existing environmental setting, potential 

environmental impacts, and recommended mitigation measures are discussed in this section.  
Unavoidable significant adverse impacts that remain after mitigation, if any, are also identified in 
this section.  

 
   Section 6.0: Cumulative Effects.  This section describes a list of past, present, and reasonably 

anticipated future projects in the surrounding area, which, in concert with build-out of the 
proposed project, may potentially contribute to significant cumulative impacts in the area. The 
impacts of these related projects in conjunction with the proposed project are analyzed in this 
section. 

 
   Section 7.0: Effects Not Found to be Significant.  This section identifies the issues where 

potential impacts were considered to be less than significant during the Initial Study process and 
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describes the reasons why these possible significant environmental effects were deemed not to 
be significant. For the Watermark project, four environmental issue areas – Agricultural and 
Forestry Resources, Mineral Resources, Recreation, and Population and Housing – were determined during 
the Initial Study not to be potentially significant and, therefore, are not analyzed in Section 5.0 of 
this EIR.  A brief discussion of those environmental issues and why each was determined not to 
be potentially significant is presented in this section. 

 
   Section 8.0: Growth Inducement.  This section discusses the project’s potential to foster 

economic or population growth in the adjacent areas or in the City, either directly or indirectly. 
 
   Section 9.0: Significant Irreversible Environmental Changes.  This section describes 

potentially significant irreversible environmental changes that may be expected with the 
development of the proposed project. 

 
   Section 10.0: Alternatives.  Projects or development scenarios, which may occur on the site 

and meet most of the project’s objectives, were developed as alternatives to the proposed project 
and are described in this section. Alternative sites where the proposed project may be feasibly 
constructed are also discussed.  Specifically, the Alternatives section of this EIR addresses the 
following project alternatives: 

 
Alternatives Considered but Rejected: 

   Alternative Location for the Project 
 

Alternatives Considered: 
   No Project/Development Under Existing Approvals Alternative 
   Industrial Park Alternative 
   Prime Industrial Lands Alternative 
   Reduced Intensity – 17 Percent Reduction in Trips Alternative 

 
   Section 11.0: Mitigation Monitoring and Reporting Program.  This section documents the 

various mitigation measures required as part of the project. 
 

   Section 12.0: References.  A list of the reference materials consulted in the course of the EIR’s 
preparation is included in this section. 

 
   Section 13.0: Individuals and Agencies Consulted.  Agencies and individuals contacted 

during preparation of the EIR are identified in this section. 
 
   Section 14.0: Certification Page.  Persons and agencies responsible for the preparation of the 

EIR are identified in this section. 
 



1.0 INTRODUCTION 
 

 
The Watermark Page 1-6 
Final Environmental Impact Report  September 2013 

The Technical Appendices are printed under separate cover as an accompaniment to this EIR. The 
appendices contain the various supporting documents used in preparing the EIR, including: 
 

   Appendix A - Notice of Preparation and Comment Letters 
The Notice of Preparation and Comment Letters pertain to the entire Watermark 
site (Areas A and B). 

   Appendix B - Public Scoping Meeting Comments and Transcript 
The Public Scoping Meeting Comments and Transcripts pertain to the entire 
Watermark site (Areas A and B). 

   Appendix C – Traffic Impact Analysis for Watermark  
The Traffic Impact Analysis for Watermark evaluates traffic from Area A. This study 
includes the MedImpact traffic (Area B) in the analysis of other projects. As a result, 
the Traffic Impact Analysis evaluates traffic impacts of the entire project site, Areas 
A and B. 

   Appendix D - Air Quality Technical Report  
The Air Quality Technical Report analyzes the construction impacts of Area A and 
the operational impacts of Area A and Area B (with Area B being analyzed as an 
existing condition). As a result, this report evaluates the entire project site, Areas A 
and B. 

   Appendix E – Greenhouse Gas Evaluation 
By nature, greenhouse gas and global climate change evaluations are a cumulative 
study, taking into account the entirety of the immediately surrounding area. As such, 
the Greenhouse Gas Evaluation analyzes the impacts of the entire project site, Areas 
A and B. 

   Appendix F – Noise Study 
The Noise Study determines the noise impacts associated with daily operations of 
the mixed-use project proposed for Area A. Noise impacts associated with the 
MedImpact facilities (Area B) have already been fully analyzed in the Scripps 
Gateway EIR. As a result, this study evaluates noise impacts for Area A only.  

   Appendix G – Watermark Biological Resources Report  
The Biological Resources Report address the entire project site, Areas A and B. 

   Appendix H – Drainage Study  
The Drainage Study is an update to the drainage study previously conducted and 
approved for the Scripps Gateway project. As such, the report analyzes drainage for 
the entire project site, Areas A and B. 

   Appendix I - Preliminary Geotechnical Investigation Report 
Because Lot 1 of Area B is constructed with approved MedImpact facilities and Lot 
2 can develop in accordance with existing approvals for MedImpact, the Preliminary 
Geotechnical Investigation Report provides geotechnical recommendations for Area 
A only. 

   Appendix J - Sewer Study Amendment 
Because Lot 1 is constructed with the MedImpact facilities and sewer facilities are in 
place for Lot 2, the Sewer Study Amendment presents the preliminary design of on-
site sewer facilities for Area A only.  
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   Appendix K – Preliminary Water Quality Technical Report  
Because Lot 1 of Area B is constructed with approved MedImpact facilities and Lot 
2 can develop in accordance with existing approvals for MedImpact, the Preliminary 
Water Quality Technical Report addresses water quality impacts relative to Area A 
only. 

   Appendix L - Water Supply Assessment Report 
The Water Supply Assessment Report pertains to the entire Watermark site (Areas A 
and B). 

   Appendix M - Letters/Responses to Service Providers 
The Letters/Responses to Service Providers pertain to the entire Watermark site 
(Areas A and B). 

   Appendix N - Federal Aviation Regulations Part 77 Letters on Non-Obstruction and 
ALUCP Consistency Letter 

The Federal Aviation Regulations Part 77 Letters on Non-Obstruction and ALUCP 
Consistency Letter pertain to the entire Watermark site (Areas A and B). 

   Appendix O – Prime Industrial Lands Criteria Analysis 
The Prime Industrial Lands Criteria Analysis pertains to the entire Watermark site 
(Areas A and B). 

   Appendix P – Collocation/Conversion Suitability Analysis 
The Collocation/Conversion Suitability Analysis pertains to the entire Watermark 
site (Areas A and B). 

   Appendix Q – Preliminary Waste Management Plan 
The Preliminary Waste Management Plan pertains to the entire Watermark site 
(Areas A and B). 

   Appendix R – Preliminary Hydromodification Management Study. 
The Preliminary Hydromodification Management Study assumes the approvals in 
place for Lots 1 and 2 (Area B) and the proposed development of the Watermark 
project in Area A. Therefore, this study pertains to the entire Watermark site (Areas 
A and B). 

   Appendix S – Final Paleontological Mitigation Report – Scripps Gateway 
The Scripps Gateway Final Paleontological Mitigation Report pertains to the entire 
Watermark project site (Areas A and B).. 

 
1.2.3 Incorporation by Reference 
As permitted by Section 15150 of the CEQA Guidelines, this EIR has referenced several technical 
studies, analyses, and reports. Information from the documents, which has been incorporated by 
reference into this EIR, has been briefly summarized; the relationship between the incorporated part 
of the referenced document and the EIR is described. The documents and other sources, which 
have been used in the preparation of this EIR, are identified in Section 12.0, References. In accordance 
with Section 15150(b) of the CEQA Guidelines, the location where the public may obtain and 
review these referenced documents and other sources used in the preparation of the EIR is also 
identified (see Section 1.1.2). 
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1.3 EVALUATION OF ENVIRONMENTAL EFFECTS 
The environmental analysis contained in this EIR has been developed to adequately address the 
environmental issues identified as needing further analysis.  Additionally, this EIR addresses 
concerns raised by comments on the NOP and those received at the January 13, 2010, public 
scoping session, as presented under Potential Areas of Controversy in the Executive Summary.   
 
The environmental impact analysis seeks to determine the significance of potential impacts and to 
develop appropriate mitigation for impacts that have been determined to be significant. In order to 
facilitate the analysis of each issue, a standard format was developed to analyze each issue 
thoroughly.  This format is presented below, with a brief discussion of the information included 
within each topic. 
 
1.3.1 Existing Conditions 
This introductory discussion of each issue section describes the existing environmental conditions 
related to the specific issue being analyzed. In accordance with Section 15125 of the CEQA 
Guidelines, both the existing local and regional settings are discussed as appropriate and as they exist 
prior to implementation of the proposed project and during the preparation of this EIR. This 
section provides the baseline conditions with which environmental changes created by the project 
are compared and analyzed. The existing environmental conditions section is the baseline setting for 
documenting the nature and extent of environmental changes or impacts anticipated to result from 
project implementation. 
 
1.3.2 Impact Analysis 
This section presents an evaluation of the impacts that would result from implementation of the 
proposed project. The analysis is comprised of four subsections described below, specifically: 
Threshold(s) of Significance, Impact Analysis, Significance of Impacts, Mitigation Measures, and Significance of 
Impacts following Implementation of Mitigation Measures (as necessary).  
 
Thresholds of Significance 
Pursuant to Section 15064.7 of the CEQA Guidelines, a threshold of significance is an identifiable 
quantitative, qualitative, or performance level criterion or criteria. Non-compliance with the 
threshold(s) would normally mean the effect would be determined to be significant, and compliance 
with the threshold(s) would normally mean the effect would be determined to be less than 
significant.   
 
The City of San Diego Development Services Department has developed significance thresholds, 
referred to as California Environmental Quality Act Significance Determination Thresholds – Development 
Services Department (January 2011), which provide the basis for distinguishing between impacts which 
are determined to be significant (i.e., impact exceeds the threshold of significance) and those which 
are typically less than significant.  This EIR uses the Development Services Department’s 
Thresholds of Significance to determine significance of potential impacts for each issue area 
evaluated in this document, with the exception of Global Climate Change.   
 
The City is of San Diego is utilizing the California Air Pollution Control Officers Association 
(CAPCOA) report “CEQA & Climate Change” (CAPCOA 2009) to determine whether a GHG 
analysis would be required for submitted projects. The CAPCOA report references a 900 metric ton 
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guideline as a conservative threshold for requiring further analysis and possible mitigation. This 
emission level is based on the amount of vehicle trips, the typical energy and water use associated 
with projects, and other factors.  
 
CAPCOA identifies project types that are estimated to emit approximately 900 metric tons of 
GHG’s annually.  This 900 metric ton threshold is roughly equivalent to 35,000 square feet of office 
space, 11,000 square feet of retail, 50 single-family residential units, 70 multi-family residential units, 
and 6,300 square feet of supermarkets. Because the Watermark project proposes greater than 35,000 
square feet of office space and greater than 11,000 square feet of retail space, the proposed project 
exceeds the CAPCOA threshold, requiring CEQA review of GHG emissions. 
 
Impact Analysis 
The impact analysis presented in this EIR begins with a specific “issue question” intended to clearly 
focus the discussion of the specific environmental issue. The analysis then identifies specific project-
related direct and indirect, short-term and long-term, and unavoidable impacts associated with 
implementation of the Watermark project.  A discussion of cumulative impacts is presented in a 
separate section titled Cumulative Impacts (Section 6.0).   
 
Section 15126.2 of the CEQA Guidelines requires that an EIR “identify and focus on the significant 
environmental effects of the proposed project.” “Effects” and “impacts” have the same meaning under 
CEQA and are used interchangeably within this EIR. A “significant effect” or “significant impact” 
on the environment means “a substantial, or potentially substantial, adverse change in any of the physical 
conditions within the area affected by the project” (Section 15382 of the CEQA Guidelines). With respect to 
each potential effect, an analysis has been conducted in this EIR to determine if and to what extent: 
 

   The project causes the identified “impact;”  
   The impact produces a substantial, or potentially substantial, change in the physical 

conditions within the area affected by the project (i.e., “significant”); and  
   The changed conditions are “adverse.” 

 
In accordance with Section 15145 of the CEQA Guidelines, if, after thorough investigation, a Lead 
Agency finds that a particular impact is too speculative, the agency should so note its conclusion and 
terminate discussion of the impact.  Therefore, impacts found to be speculative in nature are not 
evaluated in this EIR.  
 
Significance of Impacts 
The Significance of Impacts subsection provides a concise and brief statement as to whether or not a 
project impact would constitute a significant environmental effect.  
 
Mitigation Measures 
This section identifies those mitigation measures that are required to reduce potentially significant 
environmental impacts and indicates whether those measures would reduce impacts to below a level 
of significance.  As applicable, mitigation measures are discussed in the following terms: 
 

   The specific technical requirements and details for all mitigation measures are described. 
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   The effectiveness of each measure; i.e., the extent to which the magnitude of impact will be 
reduced is addressed. 

   If the proposed mitigation could result in a significant impact, the potential impact is 
disclosed and mitigation is provided. 

 
Significance of Impacts following Implementation of Mitigation Measures 
This conclusion statement addresses the level of significance following implementation of any 
recommended mitigation measures, as applicable. 
 
1.4 RESPONSIBLE AND TRUSTEE AGENCIES 
State law requires that all EIRs be reviewed by trustee and responsible agencies. A Trustee Agency is 
defined in Section 15386 of the State CEQA Guidelines as “a state agency having jurisdiction by law over 
natural resources affected by a project that is held in trust for the people of the State of California.” Per Section 
15381 of the CEQA Guidelines, “the term ‘Responsible Agency’ includes all public agencies other than the Lead 
Agency which have discretionary approval power over the project.” For the Watermark project, one State 
agency would be regarded as a Responsible Agency: the California Department of Transportation – 
District 11 (Caltrans). 
 
1.4.1 California Department of Transportation 
The proposed project would result in impacts to State freeways under the control of Caltrans.  
Project mitigation measures may require contributions to freeway improvements and/or access 
rights for improvements within Caltrans’ rights-of-way.  The project applicant would be required to 
coordinate with Caltrans for these improvements.  
 
1.4.2 Regional Water Quality Control Board 
Pursuant to Section 401 of the Clean Water Act, the local Regional Water Quality Control Board 
(RWQCB) (Region 9) would be responsible for issuing a waiver or certification for any project 
actions resulting in the discharge of runoff from the site.  Conformance with the Clean Water Act is 
established through compliance with the requirements of the National Pollution Discharge 
Elimination System (NPDES) for discharge of storm water runoff associated with construction 
activity.  Compliance also requires conformance with applicable Best Management Practices (BMPs) 
and development of a Storm Water Pollution Prevention Plan (SWPPP) and monitoring program 
plan. A Water Quality Technical Report (WQTR) has been completed for the project, which addesses 
BMPs and the SWPPP (See Appendix K of this EIR.) (Water Quality is addressed in Section 5.12, 
Hydrology/Water Quality, of this EIR.) 
 
1.4.3 Federal Aviation Administration 
The project’s proximity to MCAS – Miramar requires notification to the Federal Aviation 
Administration (FAA) in order to conduct an Obstruction Evaluation/Airport Airspace analysis 
under Title 14 code of Federal Regulations, Part 77. The project has completed an initial request for 
the aeronautical study and has received Determination of No Hazard to Air Navigation for the 
project (see Appendix N). Individual structures would be required to file subsequent notification to 
the FAA at least 30 days before the earlier of a) the date proposed construction or alteration is to 
begin, or b) the date the application for a construction permit would be filed. (The project’s 
relationship to MCAS Miramar is addressed in Section 5.1, Land Use, of this EIR.) 
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Additionally, the Watermark project was reviewed for consistency with the MCAS Airport Land Use 
Compatibility Plan (ALUCP) by the San Diego County Regional Airport Authority Land Use 
Commission (ALUC).  The project site is located within Review Area 2 of the Airport Influence 
Area (AIA) for the MCAS Miramar ALUCP.  Based on its letter dated August 9, 2010, the ALUC 
staff determined that a determination of consistency with the ALUC is not required pursuant to 
Policies 2.6.1(a)(2) and 2.6.1(b)(2) of the MCAS Miramar ALUCP.  A subsequent e-mail 
correspondence from MCAS Miramar to City staff dated May 3, 2013, further documents that no 
review is needed, as MCAS Miramar found no issues with noise, accident potential, or height 
guidelines in the ALUCP. 
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2.0 ENVIRONMENTAL SETTING 
 

2.1 REGIONAL SETTING  
This EIR addresses potential environmental impacts associated with the proposed Watermark 
project, which is located in the Miramar Ranch North community of the City of San Diego, within 
San Diego County (see Figure 2-1, Regional Map).  The City of San Diego covers approximately 
206,989 acres in the southwestern section of San Diego County, in southern California.  The City is 
located approximately 17 miles north of the United States-Mexico border and is bordered on the 
north by the City of Del Mar, the City of Poway, and unincorporated San Diego County land.  On 
the east, the City of San Diego is bordered by the cities of Santee, El Cajon, La Mesa, and Lemon 
Grove, as well as unincorporated County of San Diego land.  To the south, San Diego is bordered 
by the cities of Coronado, Chula Vista, and National City, as well as the United States-Mexico 
border. The Pacific Ocean is the City of San Diego’s western border. 
 
The Miramar Ranch North community is located in the north-central portion of the San Diego 
Metropolitan area, predominantly within the northeast limits of the City of San Diego.  The 
community is located approximately 16 miles north of downtown San Diego and 13 miles south of 
the City of Escondido.  The City of Poway is located immediately to the north of Miramar Ranch 
North, and Interstate 15 (I-15) forms the community’s western border.  Beyond I-15 to the west lie 
the Rancho Penasquitos and Mira Mesa communities within the City of San Diego.  The Scripps 
Miramar Ranch Community Plan area is adjacent to Miramar Ranch North on the south.  As shown 
in Figure 2-2, Vicinity Map, the Watermark project site is located in the northernmost portion of the 
Miramar Ranch North Community. 
 
2.2 PROJECT LOCATION  
As shown in Figure 2-3, Project Location Map, the Watermark project site is located in the southeast 
quadrant of I-15 and Scripps Poway Parkway.  Situated south of Scripps Poway Parkway, east of I-
15, a distance north of Mira Mesa Boulevard, and west of Scripps Highlands Drive, the Watermark 
project site encompasses approximately 34.39 acres, with 22.42 acres being rezoned and developed 
as a mix of office and retail (Area A), 11.97 acres remaining as the MedImpact office complex (Area 
B), and 0.57 acre of off-site improvement area associated with road improvements along Scripps 
Poway Parkway.  (For a full description of Area A and B, please see Section 3.0, Project Description.) 
Single-family residential development within the Scripps Highlands neighborhood occurs east and 
south of the project site at elevations above the project site.  Steep slopes vegetated in native habitat 
and preserved through an open space easement separate the Watermark site from the Scripps 
Highlands residential neighborhood on the south and east.  North of the project is a small 
neighborhood commercial center (with hotels and restaurants) and office buildings are located to the 
northeast of the project site.   
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Figure 2-1. Regional Map 



2.0 ENVIRONMENTAL SETTING 
 

 
The Watermark Page 2-3 
Final Environmental Impact Report September 2013 

 
 

Figure 2-2. Vicinity Map 
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Figure 2-3. Project Location Map 

 
Access to the project site is provided off Scripps Ranch Parkway.  I-15 freeway ramps occur at 
Scripps Poway Parkway providing north- and south-bound access to the interstate. 
 
Marine Corps Air Station Miramar (MCAS Miramar) is located approximately 4.5 miles southwest of 
the project site.  The project site is within the MCAS Miramar Airport Influence Area (AIA).  (See 
Section 5.1, Land Use, for a discussion of the proposed project’s relationship to MCAS Miramar’s 
Air Compatibility Land Use Plan.)   
 
2.3 PROJECT HISTORY 
The Watermark project site was a part of the larger Scripps Gateway project site (LDR No. 92-
0466). Approved in July 1998, the Scripps Gateway project resulted in the subdivision of the original 
242.1-acre property and zoning the property for residential, commercial retail, and industrial park 
uses through the approval of a General Plan/Community Plan Amendment, Tentative Map, 
Planned Industrial Development Permits, and associated actions. Consistent with the original 
approvals, residential development has occurred east and south of the Watermark site, and retail 
commercial and office uses have occurred to the north.   
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The Watermark portion of the Scripps Gateway project is identified as the location of the industrial 
park uses, originally approved as a Planned Industrial Development (PID) permit, and was zoned 
M-IP (now the IP-2-1 zone) as part of the original approvals.  A Final EIR for the Scripps Gateway 
project (dated July 16, 1998) was certified for the existing approvals/previous project (LDR No. 92-
0466; SCH No. 92101036).   
 
The PID portion of the Scripps Gateway project (i.e., the entire Watermark project site) was 
subsequently amended in 2001 (LDR 99-1027), granting approval for MedImpact to construct its 
corporate campus to be comprised of seven buildings for use as office, employee training, a 
cafeteria, exercise facility, and childcare facility (for employee use only). Total development 
approved for MedImpact under the existing approvals is 658,456 square feet. Public improvements 
and mass grading were completed at the MedImpact site in 2002.  In early 2008, construction began 
on previously approved Lot 1 of the MedImpact site.  Current project approvals include an 
approved CUP, PID Permit, and Extension of Time (CUP/PID No. 99-1027; CUP No. 
174323/PDP No. 174234 Extension of Time).  The existing approvals in part allow for the 
construction of two Class A office buildings, totaling 350,743 square feet (Area B), as the new 
corporate headquarters for MedImpact Healthcare Systems, Inc.  The first of the two buildings 
(approximately 155,000 square feet) and parking structure have been constructed on Lot 1 of the 
project site and are currently occupied.  
 
The Watermark project proposes development of a portion of the previously approved PID portion 
of Scripps Gateway with a mix of retail commercial, movie theater, hotel, office buildings, and 
parking (both surface and structured). A detailed description of the proposed project is provided in 
Section 3.0, Project Description, of this EIR.  
 
2.4 EXISTING SITE CONDITIONS 
The Watermark project site encompasses approximately 34.96 acres (Areas A and B plus off-site 
improvement) and has been graded in accordance with existing approvals. Approximately 11.97 
acres of the project site (Area B) are being developed as the MedImpact office complex, with the 
remaining 22.42 acres (Area A) proposed to be rezoned and developed as a mix of office and retail 
uses. The remaining 0.57-acre encompasses an off-site area associated with proposed improvements 
along Scripps Poway Parkway. (A detailed discussion of the proposed project and MedImpact office 
complex is included in Section 3.0, Project Description.) Figure 2-4, Existing Site Conditions, depicts the 
current lotting and the graded conditions for the project site. 
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Figure 2-4. Existing Site Conditions 
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One MedImpact building and parking structure have been constructed on approximately 4.16 acres 
in the eastern portion of the site (previously approved Lot 1).  The office building is six stories in 
height, and the parking structure provides four levels of parking.  Previously approved Lot 2 (5.68 
acres), located immediately southwest of the existing MedImpact office building, has been graded 
for development of additional facilities to serve MedImpact.  Other areas of the site planned for 
development in accordance with the original project approvals are graded and void of vegetation.  
Steep slopes vegetated in native habitat rim the project site on the south and west.  Landscaped 
manufactured slopes occur along the west, north, and east perimeters of the site and around the 
graded pad in the northeast portion of the site.  Scripps Poway Parkway forms the project site’s 
northern border, and Scripps Highlands Drive forms the site’s eastern border.  Scripps Gateway 
Court extends west off Scripps Highlands Drive to the east, providing access to the existing 
MedImpact facilities. An open space area exists immediately south of the project site (Lot A). 
 
2.4.1 Topography 
The Watermark project site is comprised of graded lots with internal perimeter slopes on previously 
approved Lots 1 and 6. Additionally, previously approved open space Lot A contains perimeter 
slopes. Elevations of the graded pads range from approximately 500 feet above mean sea level 
(AMSL) in the northwest portion of the site to approximately 585 AMSL in the southeast portion of 
the site.  Due to site topography, drainage occurs to the northwest, away from open space areas. 
 
2.4.2 Biological Resources 
As previously stated, the project site has been graded in accordance with existing project approvals, 
leaving the site as large graded pads essentially void of vegetation.  Within Area B, previously 
approved Lot 1 has been developed as the first phase of the MedImpact campus, and previously 
approved Lot 2 is awaiting construction of other buildings approved as part of the MedImpact 
facilities.  As such, the proposed project site consists of an existing paved cul-de-sac road (Scripps 
Gateway Court), graded pads, manufactured slopes and construction trailers, as well as an office 
building and parking structure existing on previously approved Lot 1.  Since the site has been 
previously graded in accordance with existing approvals, a majority of the on-site conditions consist 
of non-native habitat, landscaped slopes, disturbed/ruderal areas, and developed lands. Within the 
southern portion of the property (Lot A), seeded coastal sage scrub slopes and undisturbed coastal 
sage scrub/chaparral habitat exists. Wildlife use of the property is limited as would be expected from 
a previously graded parcel.  Little diversity, shelter, or food is available for use by wildlife. Species 
observed are typical of urbanized or ruderal areas and lack the typical diversity observed in native 
habitats or non-native grasslands.  Biological Resources are addressed in Section 5.8 of this EIR. 
 
2.4.3 Cultural Resources 
The Watermark project site has been graded in accordance with the approved Scripps Gateway 
project.  The Final EIR prepared for the Scripps Gateway project identified the potential for two 
archaeological sites (CA-SDI-10,780 and CA-SDI-13,186) near the Watermark project site 
boundaries.  CA-SDI-10,780 lies under Scripps Poway Parkway and has been fully mitigated.  CA-
SDI-13,186 was tested as part of the Scripps Gateway project and determined not to be significant 
under CEQA.  Cultural resources are addressed in Section 5.9, Historical Resources (Archaeological 
Resources), of this EIR.   
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2.4.4 Geologic Conditions 
Compacted fill and Santiago Peak Volcanics (metavolcanic-type rock) underlie the project site.  
According to the City of San Diego Seismic Safety Study, Geologic Hazards and Faults, the project site is 
categorized as Zone 53: level or sloping terrain, unfavorable geologic structure, and low to moderate risk.  There 
are no active faults crossing the site.  Previous grading of the project site in accordance with existing 
approvals has alleviated any unfavorable geologic conditions.  Based on the geotechnical 
investigation performed for the proposed project, the site has suitable conditions for the 
construction and support of the proposed Watermark development.  Geological Conditions are 
addressed in Section 5.10 of this EIR. 
 
2.4.5 Paleontological Resources 
The project site is underlain by compacted fill and Santiago Peak Volcanics composed of 
metavolcanic-type rock.  Neither of these geologic units have the potential for paleontological 
resources per the Final Paleontological Mitigation Report prepared for the Scripps Gateway EIR 
(Appendix S of this EIR). No resources were located during the previous mass grading over this site 
associated with the Scripps Gateway project and none are expected for the proposed Watermark 
project. Paleontological Resources are addressed in Section 5.11, Paleontological Resources, of this EIR. 
 
2.4.6 Visual Resources 
The Watermark project site is situated on approximately 34.96 acres, with 22.42 acres being rezoned 
and developed as a mix of office and retail, 11.97 acres entitled as the MedImpact office complex, 
and 0.57 acre associated with off-site improvements along Scripps Poway Parkway, in the Miramar 
Ranch North community.  The project site has been graded in accordance with previous approvals 
resulting in the creation of flat development pads.  Steep slopes vegetated in native habitat that 
occur along the southern and southeastern portions of the site are preserved in open space 
easements (Lot A).  Landscaped manufactured slopes occur along the west, north, and east 
perimeters of the graded pad in the northeast portion of the site. 
 
Development has occurred on Area B of the project site in accordance with existing approvals.  
Specifically, the MedImpact building and parking structure have been constructed on approximately 
4.16 acres in the eastern portion of the site (previously approved Lot 1).  This office building is six 
stories in height, and the parking structure provides four levels of parking.  Scripps Gateway Court 
has been constructed and extends off Scripps Highlands Drive, providing access to the existing 
MedImpact facilities. 
 
Visual resources are addressed in Section 5.3, Visual Effects/Neighborhood Character, of this EIR.  
 
2.5 SURROUNDING LAND USES 
The Watermark project site is situated just east of the I-15 freeway and south of Scripps Poway 
Parkway.  To the east and southeast are the Scripps Highlands residential neighborhoods.  North of 
the Watermark project site, across Scripps Poway Parkway, is a retail commercial site (Scripps 
Gateway), providing hotel, retail, financial, and restaurant uses.  Beyond that is an office building 
site, identified in the Miramar Ranch North Community Plan as the North Ridge Site, at an elevation 
higher than the adjacent commercial center. Figure 2-5, Surrounding Land Uses, shows the land uses 
surrounding the project site. 
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2.6 PUBLIC INFRASTRUCTURE AND SERVICES 
Public services are those amenities that serve residents on a community-wide basis. These services 
include fire protection, police protection, emergency medical, libraries, schools, and parks, as well as 
their maintenance. Future employees of and visitors to the Watermark project may require use of 
these services. 
 
The following is a general discussion of the public services and facilities which would be required for 
the Watermark project based on correspondence and telephone conversations with service providers 
(see Appendix M, Letters/Responses to Service Providers), in addition to information obtained 
from the City of San Diego General Plan.  (See Section 5.14, Public Services and Facilities, for an 
evaluation of the proposed project’s possible impacts on public services and facilities. Figure 5.14-1, 
Location of Public Services, shows the location of public services and facilities that serve the project site 
and surrounding area.)  This discussion does not include a description of parks, public schools, or 
libraries.  Such services are residentially-driven.  While employees of and visitors to uses within the 
Watermark could use these services, they would likely use them in the communities in which they 
reside.   

 
2.6.1 Police 
Police protection for the Watermark would be provided by the San Diego Police Department. The 
goals of police service within San Diego are to provide for safe, peaceful, and orderly communities; 
and to respond to community needs, respect individuals, develop partnerships, manage emergencies, 
and apprehend criminals with the highest quality of service. Until the 1980s, the City provided its 
police services citywide, primarily from a single centralized facility.  Several in-house and consultant 
studies were conducted during the 1970s to evaluate the benefits of decentralizing police functions.  
As a result of these studies, it was determined that several area stations were to be established 
throughout the City to better serve individual communities.  To accomplish this, a twenty-year plan 
was developed to establish four new area police stations (Southeastern, Western, Eastern, and 
Northeastern), replace the existing Southern Division station, construct a new Administrative and 
Technical Center to replace the existing police headquarters, and relocate the Central Division.  
Developing needs also led to the construction of a Mid-City Division facility and a centralized 
Traffic Division facility.  
 
To better serve local communities, the San Diego Police Department has established Community 
Relations Storefront locations throughout the City.  The Miramar Ranch North community is served 
by the Northeastern Division police facility, on beat 233, located at 13396 Salmon River Road. The 
Northeastern Division provides police services to the communities of San Pasqual, Rancho 
Bernardo, Carmel Mountain, Rancho Peñasquitos, Sabre Springs, Mira Mesa, Miramar Ranch North, 
Rancho Encantada, Scripps Ranch, and Miramar. 
 
According to May 17, 2012, correspondence with Police Lieutenant Ken Hubbs of the SDPD (see 
Appendix M), the Northeastern Division is currently staffed with 96 sworn personnel and one 
civilian employee. The current patrol strength is 73 uniformed patrol officers. Officers work ten-
hour shifts. Staffing is comprised of three shifts which operate from 6:00 a.m. to 4:00 p.m. (First 
Watch), 2:00 p.m. to midnight (Second Watch), and from 9:00 p.m. to 7:00 a.m. (Third Watch). 
Using the Department’s recommended staffing guidelines, Northeastern Division currently deploys 
a minimum of nine patrol officers on First Watch, 11 patrol officers on Second Watch, and seven 
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patrol officers on Third Watch. The goal citywide is to maintain 1.45 officers per 1,000 population 
ratio. 
 
The San Diego Police Department has mutual aid agreements with all other Law Enforcement 
Agencies in San Diego County. Additionally, in order to best manage emergencies as development 
and population growth occurs, the City of San Diego has established the average response time 
guidelines. The calls are prioritized by the phone dispatcher and routed to the radio operator for 
dispatch to the field units. The priority system is designed as a guide, allowing the phone dispatcher 
and the radio dispatcher discretion to raise or lower the call priority as necessary based on the 
information received. Priority E and Priority 1 calls involve serious crimes in progress or those with 
a potential for injury. Priority 2 calls include vandalism, disturbances, and property crimes. Priority 3 
includes calls after a crime has been committed, such as cold burglaries and loud music. Priority 4 
include calls regarding parking complaints or lost and found reports. 
 
The project site is located in the City of San Diego within the boundaries of police beat 246. The 
2011 average response times for beat 246 are 7.7 minutes for Priority E calls, 15.2 minutes for 
Priority 1 calls, 21.2 minutes for Priority 2 calls, 44.8 minutes for Priority 3 calls, and 51.7 minutes 
for Priority 4 calls. The department’s response time goals are: 
 

 Priority E Calls (imminent threat to life) within seven minutes. 
 Priority 1 Calls (serious crimes in progress) within 14 minutes.  
 Priority 2 Calls (less serious crimes with no threat to life) within 27 minutes.  
 Priority 3 Calls (minor crimes/requests that are not urgent) within 70 minutes.  
 Priority 4 Calls (minor requests for police service) within 70 minutes. 

 
The citywide average response times, for the same period, were 6.3 minutes for Priority calls, 11.1 
minutes for Priority 1 calls, 22.8 minutes for Priority 2 calls, 62 minutes for Priority 3 calls, and 67.8 
minutes for Priority 4 calls – all within the Department’s response time goals. The Department 
strives to maintain the response time goals as one of various other measures used to assess the level 
of service to the community. 
 
The department is currently reaching its targeted staffing ratio of 1.45 per 1,000 residents based on 
2011 estimated residential population of 1,311,882. The ratio is calculated using the Department’s 
total to take into account the support and investigative positions within the department. This ratio 
does not include the significant population increase resulting from persons who commute to work 
from outside the city of San Diego or those visiting. There are no current plans for additional police 
sub-stations in the immediate project area. Police response times in this community will continue to 
increase with the build-out of community plans and the increase of traffic generated by new growth. 
A Crime Prevention through Environmental Design Review (CPTED) is recommended by the 
police department to address general safety concerns. 
 
2.6.2 Fire Safety 
The goal of Fire-Rescue service within San Diego is to protect life, property, and the environment 
by delivering the highest level of emergency and fire-rescue services, hazard prevention, and safety 
education. The San Diego Fire-Rescue Department is responsible for the preparation, maintenance, 
and execution of Fire Preparedness and Management Plans and participates in multi-jurisdictional 
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disaster preparedness efforts. In the event of a large wildfire within or threatening City limits, the 
City’s Fire-Rescue Department can be assisted by the California Department of Forestry, Federal 
Fire Department, or other local fire department jurisdictions.  
 
A policy of San Diego Fire-Rescue is to locate, staff, and equip fire stations to meet established 
response times.  There are two fire stations located near the Miramar Ranch North community in 
order to facilitate expeditious response times: Station Number 37 located at 10750 Scripps Lake 
Drive, and Station Number 44 located at 10011 Black Mountain Road.  
 
In order to best serve the community, San Diego Fire-Rescue has established the following 
guideline. Response time objectives are based on national standards. 
 

 Total response time for deployment and arrival of the first-in engine company for fire 
suppression incidents should be within four minutes 90 percent of the time.  

 Total response time for deployment and arrival of the full first alarm assignment for fire 
suppression incidents should be within eight minutes 90 percent of the time.  

 Total response time for the deployment and arrival of first responder or higher-level 
capability at emergency medical incidents should be within four minutes 90 percent of 
the time.  

 Total response time for deployment and arrival of a unit with advanced life support 
(ALS) capability at emergency medical incidents, where this service is provided by the 
City, should be within eight minutes 90 percent of the time. 

 
According to May 31, 2012, correspondence with Assistant Fire Marshal Lawrence Trame (see 
Appendix M), to treat medical patients and control small fires, the first-due unit should arrive within 
7.5 minutes, 90 percent of the time from the receipt of the 911-call in fire dispatch.  This equates to 
one-minute dispatch time, 1.5 minutes company turnout time, and five minutes drive time in the 
most populated areas. To confine fires near the room of origin, to stop wildland fires to under three 
acres when noticed promptly, and to treat up to five medical patients at once, a multiple-unit 
response of at least 17 personnel should arrive within 10.5 minutes from the time of 911-call receipt 
in fire dispatch, 90 percent of the time.  This equates to one-minute dispatch time, 1.5 minutes 
company turnout time, and eight minutes drive time spacing for multiple units in the most 
populated areas. 
 
To direct fire station location timing and crew size planning as the community grows, the adopted 
fire unit deployment performance measures based on population density (per square mile) zones are 
listed in the table below:  
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Structure Fire 
Urban Area 

Structure Fire 
Rural Area 

Structure Fire 
Remote Area 

Wildfires 
Populated 

Areas 
>1,000-

people/sq. 
mi. 

1,000 to 500 
people/sq. 

mi. 

500 to 50 
people/sq. 

mi. 

Permanent 
open space 

areas 
1st Due Travel Time 5 12 20 10 
Total Reflex Time 7.5 14.5 22.5 12.5 
1st Alarm Travel Time 8 16 24 15 
1st Alarm Total Reflex 10.5 18.5 26.5 17.5 

 
Where more than one square mile is not populated at similar densities, and/or a contiguous area 
with different zoning types aggregates into a population “cluster,” the following measures guide the 
determination of response time measures and the need for fire stations: 
 

Area Aggregate Population First-Due Unit Travel Time Goal 
Metropolitan > 200,000 people 4 minutes 
Urban-Suburban < 200,000 people 5 minutes 
Rural 500 - 1,000 people 12 minutes 
Remote < 500 > 15 minutes 

 
Brush management is considered an integral, key component of an overall Fire Preparedness and 
Management Plan. For the Watermark project, brush management is addressed in Section 5.13, 
Health and Safety. 
 
2.7 PLANNING CONTEXT 
Development projects within the City of San Diego are guided by the City’s General Plan.  More 
specifically, however, development proposals are reviewed in accordance with the community plan 
for the community in which they are located.  The project site encompasses approximately 34.96 
acres within the Miramar Ranch North Community Plan Area, with 22.42 acres being rezoned and 
developed as a mix of office and retail,  11.97 acres remaining as the MedImpact office complex, and 
0.57 acre associated with improvements along Scripps Poway Parkway.  In addition to the General 
Plan, for the Watermark project, the Miramar Ranch North Community Plan applies. (See Section 
5.1, Land Use, of this EIR for a detailed discussion of the planning documents and policies affecting 
development of the project site.) 
 
2.7.1 City of San Diego General Plan 
The City’s General Plan sets forth a comprehensive, long-term plan for development within the City 
of San Diego. As such, the plan and development guidelines it identifies pertain to the project site. 
Elements of the General Plan address the following issue areas: Land Use and Community Planning; 
Mobility; Urban Design; Economic Prosperity; Public Facilities, Services, and Safety; Recreation; 
Conservation; Noise; and Historic Preservation. The General Plan identifies the project site as 
Industrial Employment (Figure 2-6, City of San Diego General Plan Land Use Map). Land use is 
addressed in Section 5.1, Land Use, of this EIR. 
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The project site is identified as Prime Industrial Land in the City of San Diego General Plan. The 
project proposes to remove the Prime Industrial Land identification from a portion of the project 
site (Area A) and change the land use designation for that area from Industrial to Regional 
Commercial. Impacts to local and regional Prime Industrial Lands due to proposed land use 
designation and zoning changes are discussed in Section 5.1. 
 
2.7.2 Miramar Ranch North Community Plan 
The project site is governed by the Miramar Ranch North Community Plan, which was first adopted 
by the San Diego City Council in 1980.  Several amendments have occurred since its adoption, with 
the most recent amendment occurring in 1998.   
 
According to the adopted Miramar Ranch North Community Plan, the project site is designated for 
Industrial/Business Park uses (see Figure 2-7, Miramar Ranch North Community Plan Land Use Map).  
The project proposes an amendment to the Community Plan to change the existing land use 
designation for a portion of the site to Regional Commercial/Residential Prohibited.  Section 3.0, 
Project Description, describes the proposed Community Plan Amendment, and Section 5.1, Land Use, 
addresses the environmental effects that would result from the proposed change in land use. 
 
2.8 ZONING 
Zoning for the Watermark project site is governed by the City’s Land Development Code (LDC).  
Within the Miramar Ranch North community, the project site is currently zoned IP-2-1 (Industrial-
Park).  (See Figure 2-8, Existing Zoning.)  The purpose of the City’s IP zones is to provide for high 
quality science and business park development.  The property development standards of this zone 
are intended to create a campus-like environment characterized by comprehensive site design and 
substantial landscaping.  Restrictions on permitted uses and signs in this zone are provided to 
minimize commercial influence.  The IP-2-1 zone allows a mix of light industrial and office uses. 
 
The project proposes to rezone a portion of the project from the existing IP-2-1 zone to CR-2-1 
(Commercial-Regional). Area B (where the MedImpact facilities are located), consisting of 11.97 
acres, would remain zoned IP-2-1.  The remainder of the project site (Area A), 22.42 acres, would be 
rezoned to CR-2-1. The purpose of the CR-2-1 zone is to provide for a broad mix of 
business/professional office, commercial service, retail, wholesale, and limited manufacturing uses. 
Specifically, the CR-2-1 zone allows regional-serving commercial and limited industrial uses with an 
auto orientation but no residential uses. Proposed Zoning for the project is presented in Section 3.3.2. 
 
2.9 MCAS MIRAMAR ALUCP 
As shown in Figure 2-9, MCAS Miramar – Airport Influence Area Map, the Watermark project area is 
located within the AIA identified in the Airport Land Use Compatibility Plan (ALUCP) for MCAS 
Miramar. The basic function of the ALUCP is to promote compatibility between airports and the 
land uses that surround them to the extent that these areas are not already devoted to incompatible 
land uses. The ALUCP safeguards the general welfare of the inhabitants within the vicinity of MCAS 
Miramar and the public in general. (See Section 5.1, Land Use, for a discussion of the project site’s 
relationship with the MCAS Miramar ALUCP.)  
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Figure 2-6. City of San Diego General Plan Land Use Map
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There are two Review Areas for MCAS Miramar. Review Area 1 consists of locations where noise 
and/or safety concerns may necessitate limitations on the types of land uses. Specifically, Review 
Area 1 encompasses locations exposed to noise levels of CNEL 60 dB or greater together with all of 
the safety zones depicted on the associated maps in the ALUCP. Within Review Area 1, all types of 
land use actions are to be submitted to the ALUC for review to the extent review is required by law. 
Review Area 2 consists of locations beyond Review Area 1 but within the airspace protection 
and/or overflight areas depicted on the associated maps in the ALUCP. Limits on the heights of 
structures, particularly in areas of high terrain, are the only restrictions on land uses within Review 
Area 2. The additional function of this area is to define where various mechanisms to alert 
prospective property owners about the nearby airport are appropriate. Within Review Area 2, only 
land use actions for which the height of objects is an issue are subject to ALUC review. 
 
The project site is within Review Area 2. The project’s proximity to MCAS Miramar requires 
notification to the Federal Aviation Administration (FAA) in order to conduct an Obstruction 
Evaluation/Airport Airspace analysis under Title 14 code of Federal Regulations, Part 77. The 
project has completed an initial request for the aeronautical study and has received Determination of 
No Hazard to Air Navigation for the project (see Appendix N). Individual structures would be 
required to file subsequent notification to the FAA at least 30 days before the earlier of a) the date 
proposed construction or alteration is to begin, or b) the date the application for a construction 
permit would be filed. (The project’s relationship to MCAS Miramar is addressed in Section 5.1, 
Land Use, of this EIR.) 
 
The MCAS Miramar ALUCP addresses four types of airport land use compatibility concerns: noise, 
safety, airspace protection, and overflight.  Noise contours have been established for the purpose of 
evaluating the noise compatibility of land use development in the AIA of MCAS Miramar. The 
Watermark project site is well outside any impacting noise contours for MCAS Miramar.  (See 
Section 5.7, Noise, for a discussion on noise impacts, including those from aircraft activity at MCAS 
Miramar.)  Safety zones for the MCAS Miramar ALUCP have been established for the purpose of 
evaluating the safety compatibility of land use development in the AIA. The Watermark project site 
is not located within a safety zone. Airport protection zones have been established to evaluate the 
airspace compatibility of land use development within the AIA.  The Watermark project is not 
within the conical surface Airspace Protection Compatibility Area.  The project site is within an 
overflight zone. Impacts relative to the overflight zone are discussed in Section 5.1, Land Use. 
 
2.10 PROJECT BASELINE 
CEQA Guidelines Section 15125(a) guides the discussion of the environmental setting for the 
proposed project and advises in the establishment of the project baseline. According to CEQA, 
“[a]n EIR must include a description of the physical environmental conditions in the vicinity of the project, as they 
exist at the time the notice of preparation is published[...]. This environmental setting will normally constitute the 
baseline physical conditions by which a lead agency determines whether an impact is significant.”   The following 
discussion explains the baseline for the Watermark project. 
 
The proposed Watermark project site encompasses the entirety of the approved 2001 Scripps 
Gateway project amendment for the MedImpact corporate headquarters, including the existing 
development on Lot 1 and the approved entitlements for Lot 2 (see Section 2-3, Project History), and 
the currently undeveloped portion of the MedImpact project (Lots 3 – 6). Under that approved 
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amendment, the MedImpact project site was divided into six lots. Lots 1 and 2 (referred to as Area 
B in this EIR) of that previous approval include the existing approximately 155,000 square feet of 
office space (Lot 1) and the yet-to-be constructed 195,743 square feet (Lot 2) of approved corporate 
office development for MedImpact development.  Lot 1 (4.16 acres) includes the recently completed 
office building and parking structure. Lot 2 (5.68 acres) is entitled as part of the previous approved 
MedImpact project to construct an office building, parking structure, and ancillary building. While 
no construction has occurred on Lot 2, building permits can be issued and construction can proceed 
in accordance with the existing, vested approvals.  When completed, Lots 1 and 2 will result in 
350,743 square feet of corporate office space.  The remainder of the project site (referred to as Area 
A in this EIR) encompasses 21.13 acres of previously graded but undeveloped pads for MedImpact 
and 3.42 acres of open space (Lot A).  For purposes of this EIR, the existing development on 
MedImpact Lot 1, the vested development for MedImpact Lot 2, and the remainder of the graded 
and undeveloped project site establish the existing conditions and baseline for the project.  (See 
Table 2-1, Baseline Conditions.) 
 

Table 2-1. Baseline Conditions 
 Area Existing Conditions 
Area A 21.13 Acres Undeveloped/Graded Pads 

3.42 Acres Open Space Lot A 
Area B   

MedImpact Lot 1 4.16 Acres 155,000 square feet corporate office space 
MedImpact Lot 2 5.68 Acres 195,743 square feet corporate office space 

Off-Site Area 0.57 acre Off-Site Improvement Area 
TOTAL 34.96 Acres • 21.13 acres - Undeveloped/Graded Pads 

• 3.42 acres - Open Space Lot A 
• 9.84 acres - 350,743 square feet corporate office 

space 
• 0.57 acre – Off-Site Improvement Area 
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3.0 PROJECT DESCRIPTION 
 

3.1 PROJECT BACKGROUND 
This EIR analyzes potential environmental effects associated with the proposed Watermark project, 
located on approximately 34.96 acres in the Miramar Ranch North community, San Diego, 
California, with 22.42 acres (Area A) being rezoned and developed as a mix of office and retail, 
11.97 (Area B) acres remaining as the MedImpact office complex, and 0.57 acre associated with 
improvements along Scripps Poway Parkway.  As described in Section 2.3, Project History, the 
Watermark project site was a part of the larger Scripps Gateway project, approved in 1998.  
Industrial park land uses were originally approved for the Watermark project site as a PID permit, 
and the project site was zoned M-IP (now the IP-2-1 zone) as part of the original approvals.   
 
The Watermark project site is the location of previous approvals associated with the larger Scripps 
Gateway project approved in 1998 (LDR No. 92-0466). The Scripps Gateway project was 
subsequently amended in 2001, granting approval for MedImpact to construct its corporate campus 
on the project site (LDR No. 99-1027).  Under the approved 2001 amendment, the MedImpact 
facilities were to be comprised of seven buildings for use as offices, employee training, a cafeteria, 
exercise facility, and childcare facility (for employee use only) for a total of 658,456 square feet. (See 
Figure 2-4, Existing Site Conditions.) Public improvements and mass grading were completed at the 
site in 2002.  Under the proposed project, two of the seven buildings approved with the MedImpact 
project have been (previously approved Lot 1) or will be constructed (previously approved Lot 2). 
 
Development has occurred on the project site under the existing entitlements for the construction 
of the first of two Class A office buildings, totaling 350,743 square feet, as the new corporate 
headquarters for MedImpact Healthcare Systems, Inc.  In 2008, construction for MedImpact began 
on previously approved Lot 1 of the project site, and the first of the two buildings (approximately 
155,000 square feet) and parking structure have been constructed on the project site.  The second 
office building and accessory facilities are approved and will be developed on previously approved 
Lot 2. The Watermark project encompasses the previously approved Lots 1 and 2 (Area B) and the 
proposed development of the remainder of the project site (Area A) as a mixed-use commercial 
retail and office development.  The proposed project includes changes to the approved MedImpact 
PID, which involve constructing a restaurant in the northeast corner of MedImpact Lot 1 and 
shared use of parking garages on MedImpact Lots 1 and 2. 
 
Figure 2-3, Project Location Map, shows development that has occurred on the project site to-date, 
including the MedImpact building and parking structure that exist on previously approved Lot 1 of 
the Watermark project site, as well as graded areas for Lot 2 and all of Area A that has not yet 
developed.  Development of previously approved Lot 2 has been approved and can move forward 
with or without approval of the Watermark project. The Watermark project proposes development 
on Area A with a mix of retail commercial, movie theater, hotel, office buildings, and parking (both 
surface and structured), as described in detail below.  Approved development of Area B is included 
within the Watermark project site boundary, except where noted for certain environmental impact 
analysis. (See Section 1.2.2, Format of the EIR, for a discussion of what areas each technical study 
addresses.) 



3.0 PROJECT DESCRIPTION 
 

 
The Watermark Page 3-2 
Final Environmental Impact Report September 2013 

The MedImpact corporate headquarters will ultimately be comprised of an 88-foot-tall, five-story 
and 112-foot-tall six-story LEED® Gold-rated office buildings with high visibility to the I-15 
corridor.  An ancillary structure of 26,469 square feet to serve as an employee cafeteria and fitness 
center will be located between the two office buildings.  These first two phases of the project have 
already received City approval. 
 
To implement the goal to create a coherent and signature design statement at this community 
gateway to Miramar Ranch North, these Class A office buildings draw from the same palette of 
colors and materials, including the use of natural stone, to achieve compatibility in the 
implementation of the office campus.  The modern design is achieved through an extensive use of 
glass with metal and accents.  Building articulation employs the subtle use of offsets and curves to 
provide relief to rectangular building design.  The buildings are oriented to provide an offset view 
from the freeway and the primary drive from Scripps Highland Drive, as well as shield the view to 
the parking structures that serve each building. 
 
3.2 PURPOSE AND OBJECTIVES OF THE PROPOSED PROJECT 
CEQA Guidelines require that the Project Description include a statement of the objectives sought 
by the proposed project. A clearly defined written statement of the objectives would help the Lead 
Agency develop a reasonable range of alternatives to evaluate in the EIR and would aid decision-
makers in preparing findings and overriding considerations, if necessary.  The statement of 
objectives also needs to include the underlying purpose of the project [CEQA Guidelines Section 
15124(b)].  
 
Actions associated with the proposed project include a VTM, a PDP with Design Guidelines, a 
Street Vacation for Scripps Gateway Court, and a CUP for a movie theater.  To implement the 
Watermark project, the project also rerquires an Amendment to the Miramar Ranch North 
Community Plan to change the land use designation from Industrial/Business Park to Regional 
Commercial and associated General Plan Amendment to change the General Plan land use 
designation from industrial to Regional Commercial, a General Plan Amendment to remove the 
Prime Industrial Lands identification from Area A of the project site, and a Rezone for a portion of 
the project site from IP-2-1 (Industrial-Park) to CR-2-1 (Commercial-Regional). 
 
Project Purpose 
The purpose of the Watermark project is to create a viable mix of commercial retail, visitor 
commercial, office, and entertainment uses that would serve the adjacent residential neighborhoods, 
the Miramar Ranch North community, and adjacent communities.  The project’s location and 
proposed uses would serve to reduce trips to outlying areas for similar retail services while also 
expanding employment uses proximate to residential development.  
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Project Objectives 
The project objectives associated with the Watermark project are as follows: 
 

 Create a coherent and signature design statement at a community gateway to Miramar Ranch 
North. 

 Provide flexibility in the allocation of commercial office and retail development based on 
market demand and consistent with limitations established by the Traffic Impact Analysis 
prepared for the project. 

 Allow for retail uses currently unavailable in the surrounding market area. 
 Implement design guidelines that would ensure high quality design and aesthetics, creating a 

landmark for the community. 
 Provide quasi-public space for community use in the form of a pedestrian plaza as a focal 

point for the project, which would function as a lively gathering place for visitors, 
employees, and neighbors. 

 Implement transportation (vehicular, bicycle, and pedestrian) improvements that would 
improve operations of the current roadway and bicycle network and would encourage 
pedestrian use. 

 
3.3 PROJECT CHARACTERISTICS 
To implement the Watermark project, the project applicant is requesting approval of an Amendment 
to the Miramar Ranch North Community Plan to change the land use designation from 
Industrial/Business Park to Regional Commercial and associated General Plan Amendment to 
change the General Plan land use designation from industrial to Regional Commercial, a General 
Plan Amendment to remove the Prime Industrial Lands identification from Area A of the project 
site, a Rezone for a portion of the project site from IP-2-1 (Industrial-Park) to CR-2-1 (Commercial-
Regional), a Vesting Tentative Map, a PDP with Design Guidelines, Vacation of a Public Utility 
Easement, a Street Vacation for Scripps Gateway Court, and a CUP for a movie theater.  The 
elements of these various project actions are described below. 
 
In addition to new development, the proposed project includes development that is occurring on the 
project site in accordance with existing project approvals.  Existing project approvals include an 
approved CUP, PID Permit, PDP, and Extension of Time (CUP/PID No. 99-1027; and CUP No. 
174323/PDP No. 174234 Extension of Time).  The existing approvals allow for the construction of 
two Class A office buildings, totaling 350,743 square feet, and four additional buildings as the new 
corporate headquarters for MedImpact Healthcare Systems, Inc.  The first of the two buildings 
(approximately 155,000 square feet) and parking structure have been constructed on the site.  
 
Table 3-1, Proposed Project Development Intensity, shows the proposed development for the Watermark 
project, including the existing approvals in effect on the site.  In order to allow flexibility in the mix 
of regional commercial office and/or retail uses in a manner that is reflective of market conditions 
for employment and retail serving uses, the Traffic Impact Analysis is based on a “target 
development intensity.”  It is the target development intensity that forms the basis of analysis in this 
EIR.  Depending on the needs of the marketplace at the time development occurs, other mixes of 
office and retail development could occur and may result in more or less than the target 
development intensity, provided that the overall development remains consistent with the Traffic 
Impact Analysis for both total traffic generated and the amount of peak-hour trips and that the 
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development complies with the Watermark Architectural Design Guidelines.  Therefore, the 
following table includes the target development intensity, as well as the minimum and maximum 
development intensity range, that could be developed subject to the limitations of the Traffic Impact 
Analysis. 

 
Table 3-1.  Proposed Project Development Intensity 

USE 

DEVELOPMENT INTENSITY 

APPROVED 
(Lots 1 and 2) 

PROPOSED 1 

Development Intensity 
Range 

Target Development 
Intensity 

Commercial Office  350,743 sq. ft.2 400,000 – 658,456 sq. ft. 502,112 sq. ft. 
Commercial Retail -- 0 – 500,000 sq. ft. 316,000 sq. ft. 

Entertainment (Theater) -- 0 – 45,000 sq. ft. 43,917 sq. ft. 
Hotel (130 rooms) -- 0 – 100,000 sq. ft. 90,540 sq. ft. 

TOTAL 953,566 sq. ft. 
1 Includes approved project of 350,743 square feet. 
2 Constructed Lot 1 – 155,000 square feet. 

 
The proposed PDP includes the development square footage for the Watermark project (both Area 
A and B) and would supplant the existing vested approvals.  For the purposes of the EIR, the 
development of Area B (Lots 1 and 2) will be considered as part of the existing conditions, except 
where noted.  
 
3.3.1 Miramar Ranch North Community Plan/General Plan Amendment 
The project site is identified as the Mercy Site in the Miramar Ranch North Community Plan and 
shown for industrial park uses.  (See Figure 2-7, Miramar Ranch North Community Plan – Existing Land 
Use Designations.)  The project is proposing an amendment to the Miramar Ranch North Community 
Plan to change the land use designation from Industrial to Regional Commercial (see Figure 3-1, 
Miramar Ranch North Community Plan – Proposed Land Use Designations). Specific elements of the 
Community Plan that are affected by this proposed change include the Industrial and Commercial 
elements.  Additional minor changes are proposed to the Miramar Ranch North Community Plan 
text and graphics to ensure consistency with the proposed amendment for the Watermark 
throughout.  The proposed revisions to the Miramar Ranch North Community Plan are detailed 
below. 
 

 Figure 4, Miramar Ranch North Community Plan:  Land Use Plan:  Proposed change in 
Land Use Plan to identify the Watermark project site as Regional Commercial (see Figure 3-
1). 
 

 Various tables and exhibits:  Change the land use on the project site from Industrial to 
Regional Commercial and adjust area acreages, as applicable, throughout the Community 
Plan. 

 
 Transportation Element:  Update text to reflect current and on-going improvements to I-

15; expand discussion of the Mercy Road Interchange to reflect change in land uses on the 
Watermark site. 
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 Industrial Element:  Adjust area acreages and revise text and exhibits to remove the Mercy 
Site (the Watermark project site) from discussion as a location for industrial development. 
 

 Commercial Element:  In addressing the Community Commercial Needs (Section 6.1 of the 
Community Plan’s Commercial Element Chapter), the proposed amendment expands 
discussion to include the Watermark project as a regional commercial center to provide 
“shopping opportunities currently served by North County Fair in Escondido that are not provided by local 
neighborhood and community retail”, with Class A office buildings (MedImpact) designed as a 
corporate campus.  Additional text is proposed for the Community Plan’s Commercial 
Element that defines the purpose of the change in land uses for the project site, stating: 

 
The growth in the I-15 corridor has increased the demand for specialty retailers that is being served by the 
emergence of lifestyle retail centers.  The unique nature of this type of center allows for a site design on a 
much smaller footprint than the traditional regional center that includes multiple anchor tenants.  The 
Mercy Interchange site provides an optimum location between two major regional centers to serve an 
emerging clientele.  This site is also well located to serve an increased demand in high quality corporate 
office to reflect shifts in the economic structure of the region.  The General Plan designation of Regional 
Commercial provides flexibility to meet the needs of any combination of regional commercial office and/or 
retail. 

 
Proposed revisions to Section 6.2 – Location of Commercial Development – of the Community 
Plan’s Commercial Element addresses the types of uses that can occur at the project site, 
stating: 
 

Regional commercial development is proposed for the southeast corner of the Mercy Interchange site, with 
access provided from Scripps Poway Parkway and Scripps Highlands Road.  As should in Figure 17 
[of the Community Plan], this location takes advantage of the proximity to I-15 to provide 
employment and attract users from the I-15 corridor communities and the region at large.  This 
designation allows a flexible range of commercial service, civic, retail, office, and limited industrial uses; 
residential is prohibited at this location.  The larger size of this site (almost 30 acres) provides greater 
opportunities for an integrated design of commercial office and/or retail uses that would not typically 
compete with the community serving retail identified in the Plan.  The following uses are appropriate: 
 

• Commercial recreation, such as sports club, hotel, restaurant and/or movie theater. 
• Corporate and business offices and commercial support services. 
• Financial institutions. 
• Retailing establishments. 
• Service station and/or automobile repair. 
• Food store and/or drugstore. 
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Additionally, the proposed amendment inserts the following text into Section 6.3 – 
Commercial Element Guidelines – of the Community Plan’s Commercial Element: 

 
The regional commercial center should be developed under appropriate commercial and industrial zoning 
that prohibits residential uses and provides flexibility by allowing for corporate and multi-tenant office 
uses and community and regional serving retail establishments. 
 
In addition, it is recommended that the regional commercial be undertaken as a planned development 
permit (PDP).  The PDP should be utilized to implement the proposals in regard to uses outlined in 
Section 6.2 [of the Community Plan], while providing the flexibility to adjust the combination of 
commercial office and retail subject to the limitations of the final traffic impact study.  The use of design 
guidelines in conjunction with the PDP would ensure development would be aesthetically pleasing and 
visually compatible within the site. 
 

3.3.2 Proposed Zoning 
As stated in Section 2.8, Existing Zoning, and shown in Figure 2-8, the project site is currently zoned 
IP-2-1 (Industrial-Park).  The purpose of the City’s IP zones is to provide for high quality science 
and business park development.  The property development standards of this zone are intended to 
create a campus-like environment characterized by comprehensive site design and substantial 
landscaping.  Restrictions on permitted uses and signs in this zone are provided to minimize 
commercial influence.  The IP-2-1 zone allows a mix of light industrial and office uses. 
 
The project proposes to rezone a portion of the project from the existing IP-2-1 zone to CR-2-1 
(Commercial-Regional).  Specifically, Lots 1 and 2 of Area B (where the MedImpact facilities are 
located), 11.97 acres, would remain zoned IP-2-1.  The remainder of the project site, 22.42 acres, 
would be rezoned to CR-2-1 (see Figure 3-2, Proposed Zoning).   
 
The CR zones provide areas for a broad mix of business/professional office, commercial service, 
retail, wholesale, and limited manufacturing uses.  The CR zones are intended to accommodate 
large-scale, high intensity developments.  According to the City’s Land Development Code, property 
within the CR zones would be primarily located along major streets, primary arterials, and major 
public transportation lines.  The CR-2-1 zone allows for regional-serving commercial and limited 
industrial uses with an auto orientation but no residential use. 
 
3.3.3 Vesting Tentative Map 
In order to facilitate development of the Watermark project, a Vesting Tentative Map (VTM) is 
proposed.  The Watermark VTM details grading required for the project and final elevations, as well 
as necessary infrastructure, and has been prepared in accordance with the State Subdivision Map Act 
and City requirements (see Figure 3-3, Watermark Vesting Tentative Map). The VTM also subdivides 
the property for financing and ownership purposes. The Proposed Lotting for the project is shown in 
Figure 3-4 (see Figure 2-4, Existing Site Conditions, for existing approved lotting). 
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Figure 3-2. Proposed Zoning
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Of the approximately 34.96-acre project site, roughly 18.9 acres would be re-graded for the 
Watermark project.  As the project site has been previously graded in accordance with original and 
existing project approvals, for the most part, the proposed Watermark project would require only 
finish grading to accommodate development. Primary changes to the existing graded site involve 
grading for the proposed driveway access off Scripps Poway Parkway. At this location, previously 
graded slopes along Scripps Poway Parkway would be re-graded to allow for construction of the 
driveway entrance. Grading would also occur for a basement level below the proposed theater, 
where retail shops would be located. Earthwork for the project would require approximately 140,000 
cubic yards of cut and approximately 75,000 cubic yards of fill.  Approximately 65,000 cubic yards of 
material would be exported.  Cut slopes would range up to 25 feet in height, and fill slopes would 
reach 17 feet in height.  All manufactured slopes would have a gradient of 2:1. 
 
Retaining walls are proposed at the edge of the graded pads in various locations on the site.  A 
retaining wall would occur along the southern portion of the site, ranging in heights of three feet to 
six feet for a length of approximately 360 feet.  A smaller section of retaining wall, approximately 
150 feet in length and reaching a height of 15 feet, would occur in the western portion of the site.  
Retaining walls, ranging from three feet to six feet, would also be used along Scripps Poway 
Parkway.  Smaller walls would be used at the project entry and internally in conjunction with 
buildings. 
 
3.3.4 Planned Development Permit 
A PDP is proposed for the Watermark project.  According to the City’s Land Development Code, 
the purpose of a PDP is “. . . to provide flexibility in the application of development regulations for projects where 
strict application of the base zone development regulations would restrict design options and result in a less desirable 
project. The intent of the Planned Development Permit regulations is to accommodate, to the greatest extent possible, 
an equitable balance of development types, intensities, styles, site constraints, project amenities, public improvements, 
and community and City benefits. . .”  A PDP is proposed for the Watermark project to allow for 
flexibility in buildings heights and wall heights, and to allow shade structure on the roof of the 
parking garage as described below under Proposed Deviations.  The Watermark PDP would apply to 
22.42 acres of the project site where a mixed-use development comporised of commercial office 
space, commercial retail space, a movie theater, and 130-room hotel are proposed.  The remaining 
11.97 acres of the project site would retain the approved MedImpact corporate headquarters 
CUP/PID 99-1027. 
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Figure 3-4. Proposed Lotting 
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Proposed Site Plan and Development Intensity 
The project proposes numerous buildings to accommodate a variety of retail stores, restaurants, 
hotel, movie theater, and offices.  Anchor tenants would be located in the northeast and northwest 
corners of the site.  A movie theater is proposed in the northwest portion of the site, wrapped with 
retail stores at the base.  A hotel is planned in the southwest corner of the site.  Free-standing/sit-
down restaurant(s) and smaller scale shops and eateries are planned throughout the site.  A retail use 
could also occur on top ofadjacent to the proposed parking garage, located in the western portion of 
the site.  Buildings would range in heights of one story to six stories.  (See Figure 3-5, Watermark Site 
Plan.) 
 
The Site Plan includes pedestrian areas and gathering places, with smaller gathering areas and seating 
nodes contrasted by open lawn areas designed to accommodate large events and community 
interaction.  Proposed as the central focal point for the Watermark project is a grand lawn and 
oversized water feature.  The change in elevation through the project is addressed with decorative 
stairs intended to reflect the grand stairways of Europe. (See Figure 3-6, Watermark Pedestrian Plan.) 

 
The project would provide a total of 2,191 parking spaces to serve the range of uses that could occur 
on the site.  A parking structure, located in the southwest portion of the site, would provide 1,727 
parking spaces in five levels.  Other surface parking lots located throughout the site would provide 
an additional 246 parking spaces, and 218 parking spaces would be provided in an adjacent existing 
off-site parking garage. The proposed on-site parking structure would be four feet above the height 
limit of 60 feet allowed in the CR-2-1 zone.  The additional height of the canopy/shade structures 
on the top level of the parking garage results in a structure height of 74 100 feet.  To articulate the 
parking structure, a corner feature may be included, which would be accommodated within the 103 
feet structure height. 
 
The Watermark Design Guidelines address form, colors and materials for the future commercial 
office and retail components of the project in a manner which, while they may not be the same, is 
compatible with the architecture of the existing commercial office campus.  Comprehensive 
landscape, internal streetscape, and lighting plans are also of significant importance in creating a 
unified project and would also be reviewed by the developer to ensure conformance with the 
established design aesthetic. 
 
The architectural guidelines utilize a Kit of Parts1 that has been developed to be used in whole or in 
combination to achieve the intended ambiance and character of the project.  Based on the proposed 
Design Guidelines, each new building should incorporate a sufficient number of architectural 
elements so as to reflect the Watermark design character.  Buildings are to employ staggered 
setbacks, varied building heights, widths, shapes, orientations, colors, and materials. A variety of 
architectural elements have been identified in the Kit of Parts to achieve the project’s goal of a 
lasting and high quality design.  To provide visual interest to the roofline, building heights would be 
varied with roof materials that include metal and clay tile as examples of a high quality finish.  

                                                

1 “Kit of Parts” refers to Term used to describe elements that are common amongst the buildings of a multiple building 
project that create a unified architectural character within the project.  Included in these elements can be various types of 
building massing and articulation, forms and materials of entries, windows, awnings and other architectural treatments.  
The use of similar, but not identical, elements on multiple buildings creates a unified character within the project. 
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Horizontal rooflines should be further detailed with cornices and molding that embellishes the top 
of the building.  All roof mounted equipment, apparatus and vents would be architecturally screened 
from view and painted for compatibility with the roof color. 
 
The proposed Design Guidelines call for metal and fabric canopies and wood trellises to provide 
additional building articulation, as well as shade and opportunities for enhanced landscaping.  Stucco 
siding is to be enhanced by the use of a variety of accent materials, including metal, wood, brick and 
stone veneer.  Precast concrete elements for base and vertical building elements are to provide relief 
from the building wall. 
 
As shown in Table 3-2, Watermark – Maximum Structure Height, the project includes design elements 
and structure heights that exceed the height requirements of the CR-2-1 zone.  The allowable 
maximum structure height in the CR-2-1 zone is 60 feet.  In order to allow for the architectural 
design elements and building height of the proposed parking structure, a deviation to the height 
requirements of the CR-2-1 zone is proposed.   
 
As shown in Figures 3-7a – 3-7c, Project Elevations, the Watermark project would feature architectural 
elements that are to be complimentary to the project’s design, as well as the architecture of the 
MedImpact office buildings.  The project’s architectural elements are intended to provide interesting 
and identifiable features, which would allow pedestrians and the motoring public to easily find their 
destinations. Architectural features would be located on the hotel, the market, the theater, in the 
plaza gathering space, and at the project entry.  The architectural features are to follow the 
architectural theme set for the project and may include a clock tower or bell tower in the plaza open 
area to function as a way-finder for community events.  Other architectural features would provide 
vertical relief to the façades and would create focal points around the project for both pedestrians 
and passing vehicles. 
 
Project access is taken from a primary entry off Scripps Highlands Drive and a secondary right-
in/right-out driveway from Scripps Poway Parkway. The entry from Scripps Highlands Drive 
continues into the project site along a private drive that runs between the IP-2-1 and proposed CR-
2-1 portions of the project site. This private drive continues to the western perimeter of the project 
site, where access is available to the parking structure; the valet parking and surface lots may be 
accessed from the private drive as it enters the project site in the east. The driveway off Scripps 
Poway Parkway allows access to the surface lots in the northeast or the parking structure in the 
western portion of the project site. 
 
Design Guidelines 
The project includes Design Guidelines which present the overall site development, architectural 
character, and controls for the projectArea A of the proposed project. Area B would remain subject 
to the approved MedImpact corporate headquarters CUP/PID 99-1027.  An objective of the 
Watermark project is to create a coherent and signature design statement as a community gateway to 
Miramar Ranch North. According to the proposed Design Guidelines, the purpose of the 
Architectural Design Guidelines is “to maintain the high level of architectural quality established with the 
existing MedImpact campus by maintaining a complimentary architectural vocabulary for the retail project in order to 
unify the multiple buildings on the site, to maintain a level of design quality in making the project aesthetically 
pleasing, and to enhance the area in which the project is located.”  
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The Design Guidelines address form, colors, and materials for the future commercial office, retail, 
and entertainment components of the project in a manner that is compatible with the architecture of 
the existing MedImpact commercial office campus. 
 
The approach to implementing development of the Watermark project in a manner that is 
compatible with the architecture of the existing MedImpact commercial office campus is by utilizing 
a kit of parts that has been developed to be used in whole or in combination to achieve the intended 
ambiance and character of the project.  Each new building within the Watermark project would 
incorporate a sufficient number of architectural elements to reflect the Watermark design character, 
employing staggered setbacks, and varied building heights, widths, shapes, orientations, colors, and 
materials.   
 
A variety of architectural elements have been identified in the kit of parts.  To provide visual interest 
to the roof line, the Design Guidelines require that building heights be varied with roof materials 
that include metal and clay tile as examples of a high quality finish.  Horizontal rooflines should be 
further detailed with cornices and molding that embellishes the top of the building.  All roof 
mounted equipment, apparatus, and vents shall be architecturally screened from view and painted 
for compatibility with the roof color. Metal and fabric canopies and wood trellises are recommended 
to provide additional building articulation as well as shade and opportunities for enhanced 
landscaping.  Stucco siding is to be enhanced by the use of a variety of accent materials, including 
metal, wood, brick, and stone veneer.  Precast concrete elements may be used for base and vertical 
building elements to represent durable and long-lasting construction materials while providing relief 
from the building wall. 
 
The Design Guidelines require that light fixtures for major tenants, shops, and individual buildings 
be of matching and/or complimentary design.  Additionally, landscaping and architectural features 
shall be illuminated and accented with appropriate lighting.  Parking structure and lot lighting shall 
match the site lighting theme; building mounted flood lighting shall not be used to illuminate 
parking areas.  All lighting shall be screened to respect the residential area located to the east of the 
Watermark.  Signage for the Watermark project would conform to the City of San Diego Land 
Development Code Sign Regulations.   
 
Proposed Deviations 
Approval of the PDP for the Watermark project would require adoption of deviations that are 
proposed in order to create “a more desirable project than would be achieved if designed in strict 
conformance with the development regulations of the applicable zone” [LDC Section 126.0604 (5)].  
Specifically, the Watermark project proposes a deviation from the 60 foot maximum structure height 
of the CR-2-1 zone to allow for design and architectural elements, and to accommodate the parking 
garage.  
 
A deviation request from the 60 foot maximum structure height of the CR-2-1 would allow 
Watermark to proceed with development of additional Class A office space as envisioned in the 
existing planned industrial development permit (CUP/PID No. 1027).  This deviation is necessary 
to maintain the existing vested development rights under that approval.  Should the feasibility of 
developing commercial retail uses be unachievable under future market conditions, the Watermark 
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projecywould be completed as a corporate office park as envisioned under the existing entitlement.  
The structure height deviation for office buildings would apply to proposed Lots 3, 4 and 5. 
 
A deviation for structure height on proposed Lot 9 for the plaza would enable the development of a 
landmark architectural feature, such as a clock tower, bell tower, or other architectural features to 
designate the gateway to the community.  This would assist in achieving an objective of the 
Community Plan to develop the Mercy Interchange area as an attractive gateway to the community.  
Such a feature would provide a visible landmark to I-15 travelers, as well as persons entering 
Miramar Ranch North.  The project proposes a deviation in height for landmark architectural 
features from 60 feet allowed in the CR-2-1 zone to 103 feet. 
 
A deviation for height would also allow for the construction of a parking garage to accommodate 
parking needs for the project.  This would reduce land required for surface parking, providing for 
more public amenity open space. The project proposes a deviation for the parking structure from 60 
feet to a maximum of 103 feet. 
 
A summary of the deviations for maximum allowable height are listed below in Table 3-2, Watermark 
– Maximum Structure Height. 
 

Table 3-2. Watermark – Maximum Structure Height 
LDC Zone CR-2-1 

 Allowed Proposed 
Hotel (Lot 3) 60 feet 90 feet 
Parking 
Structure (Lot 4) 

60 feet 74 -103 feet 

Theater/Plaza 
(Lot 6V and 9) 

60 feet 103 feet 

Market (Lot 9) 60 feet 75 - 85 feet 
Justification An increased height on proposed Lots 3, 4, and 5 enables the flexibility to implement the 

previously approved Planned Industrial Development permit in a vertical and/or 
horizontal mixed-use project of commercial office and retail uses.  Allowing taller office 
buildings provides greater flexibility in the final site design for the location of both office 
and parking structures, increasing the available open space for employee amenities 
and landscaping.  An increase in structure height on proposed Lot 9 shall be for the 
development of an architectural feature, such as a clock tower,  bell tower, or 
architectural features to designate the gateway to the community. 

 
Landscape Concept Plan 
The proposed Landscape Concept Plan (see Figure 3-8, Watermark Landscape Plan) includes the use 
of indigenous and/or drought tolerant plant material, whenever possible.  No invasive or potentially 
invasive species shall would be allowed. Planting is intended to be a connecting device linking the 
various pieces of the project and design style.  The Landscape Concept Plan emphasizes a garden 
setting, where plant material would be used to help define spaces, screen objectionable views, 
encourage circulation paths, highlight entry points, and provide softness and scale to the 
architecture.  Evergreen, deciduous, and flowering material are proposed throughout the project.  
Located adjacent to open space slopes, the perimeter planting is proposed as a blend of native 
material and native friendly (i.e. non-invasive) fire safe planting. (See Table 3-3, Landscaping Materials, 
below.) 
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Circulation throughout the project is accentuated with a hierarchy of landscape treatments.  
Enhanced paving at major intersections and nodes is proposed to signify pedestrian/vehicle 
interaction areas.  Vehicle nodes with small medians are proposed to help slow the traffic flow, as 
well as break up long linear drives. Street trees are proposed to define vehicle/pedestrian spaces and 
to provide shade and scale to the street scene.  Entry points would be highlighted with decorative 
trellis work and enhanced plantings. 
 
Landscaping throughout the Watermark site is characterized by accent planting; foreground, 
midground, and background planting; and trees and palms. Around parking areas, evergreen trees 
and shrubs would screen parking from adjacent uses and, where applicable, canopy trees would be 
provided with permeable paving border. Plantings along primary roadways, such as Scripps Poway 
Parkway and Scripps Highlands Road, would seek to maintain the existing street tree program.  
Enhanced plantings would be present at project entries and other primary focal points. Areas of 
special interest would have customized planting schemes, described below. Locations of areas of 
special interest are shown on Figure 3-8, Watermark Landscape Plan. 
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AA – Entry from Scr ipps Highlands Road 
Landscaping at the intersection of Scripps Highlands Road and the private internal street (Figure 3-
9, Entry from Scripps Highlands Road Landscape Design) would offer an opportunity for dual purpose 
landscaping that both accents this entry point as well as screens interior parking from the roadway. 
A shrub hedge, as well as a retaining wall and background planting, would be used to screen parking 
from the roadway. At the intersection, accent planting and a signage/monument opportunity area 
would announce the entrance to the Watermark. Within the parking area, where applicable, a 
permeable paving band would maximize planting area; and parking lot landscaping would include 
foreground, midground, and accent planting. 

 

 
Conceptual design for illustrative purposes only. 

 
Figure 3-9. Entry from Scripps Highlands Road Landscape Design 
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BB – First  Projec t  Driveway from Private  Drive  
Accent landscaping, enhanced paving, and architectural embellishments would denote the primary 
site entry off the interior private drive (Figure 3-10, First Project Driveway from Private Drive Landscape 
Design). Palm and other trees in grate planters would line the drive aisle, as well as decorative pots 
with planting and enhanced pedestrian paving opportunities. Off the east side of the drive aisle, a 
pedestrian plaza would invite pedestrian access to the project site. Within this connector plaza, a 
water feature or other focal element would be present within view of the entry aisle, with access 
terracing into the project site via grand steps. Raised planters and decorative light poles or other 
focal elements would accent the enhanced paving and other hardscape elements. Roadway plantings 
would include low foreground planting, midground planting, and background/screening planting. 
 

 
Conceptual design for illustrative purposes only. 

 
Figure 3-10. First Project Driveway from Private Drive Landscape Design 
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CC – Primary Publ i c  Plaza 
Central to the Watermark project is a large plaza space designed to accommodate community 
gatherings and events. For this purpose, this space encompasses a grand lawn/event area, edged 
with paving and background planting (Figure 3-11, Primary Public Plaza Landscape Design). Seating 
opportunities, as well as a children’s play area, water feature, focal elements, and thematic elements, 
would be located surrounding the grand lawn/event area. Opportunities for enhanced vehicular 
paving are present at points where pedestrian crosswalks intersect interior drive aisle. Landscaping 
would include accent planting along the drive aisle, and foreground, midground, and background 
planting surrounding the grand lawn/event area. 

 

 
Conceptual design for illustrative purposes only. 

 
Figure 3-11. Primary Public Plaza Landscape Design 
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DD – Secondary Driveway from Private  Drive 
Secondary access from the private street would have a less formal approach to its architectural 
elements and landscaping than the entry at Scripps Highlands Road (Figure 3-12, Secondary Driveway 
from Private Drive Landscape Design). Background planting and enhanced paving for both pedestrian 
and vehicular circulation would denote this entry. Removable themed bollards could restrict 
vehicular access to the focal element at the center of a roundabout with decorative paving, accent 
planting, and foreground and midground planting. Seating opportunities would exist along the 
private street with decorative planting in pots. Trees in grates surrounding a thematic element would 
be located to the west of the roundabout.  
 

 
Conceptual design for illustrative purposes only. 

 
Figure 3-12. Secondary Driveway from Private Drive Landscape Design 
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EE – Off -ramp Frontage 
An interior vehicular circulation roadway would run parallel to the I-15 northbound off-ramp in the 
northwest portion of the project site. This roadway would have access walkways and screening 
landscaping on the east side where the roadway meets with interior project elements (Figure 3-13, 
Off-ramp Frontage Landscape Design). On the west side, where the roadway is adjacent to the off-ramp, 
enhanced landscaping with accent planting, as well as foreground, midground, and background 
planting would create a pleasant aesthetic/landscape screening from the freeway. 
 

 
Conceptual design for illustrative purposes only. 

 
Figure 3-13. Off-ramp Frontage Landscape Design 
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FF – Entry o f f  Scr ipps Poway Parkway 
The project entry off Scripps Poway Parkway would be lined with foreground, midground, and 
background plantings which also screen retaining walls necessary for lot development (Figure 3-14, 
Entry off Scripps Poway Parkway Landscape Design). A T-intersection would be accentuated with 
enhanced vehicular paving and bollards directing traffic. Enhanced paving with seating opportunities 
for pedestrians would occur at the corners of this intersection, accented with decorative pottery with 
plantings, as well as taller planters. Thematic light/pole elements would tie in with the overall project 
aesthetic. 

 

 
Conceptual design for illustrative purposes only. 

 
Figure 3-14. Entry off Scripps Poway Parkway Landscape Design 
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Provided in Table 3-3, Landscaping Materials, is the proposed landscaping materials that would be 
used at the Watermark project. 
 

Table 3-3. Landscaping Materials 
Accent Shrubs 

Botanical Name Common Name 
Agave species Agave 
Clystoma callistegiodes Violet trumpet vine 
Cycas revoluta Sago palm 
Distictis buccinatoria Blood red trumpet vine 
Ficus pumila Creeping fig 
Mandevillea species Mandevillea 
Passiflora species Passion vine 
Parthenocissus tricuspidata Boston ivy 
Phormium species New Zealand flax 
Strelitzia species Bird of paradise 
Yucca species Yucca 

 
Foreground Shrubs and Groundcovers 

Botanical Name Common Name 
Aeonium species Aeonium 
Agapanthus species Lily of the Nile 
Baccharis species Coyote bush 
Bougainvillea species Bougainvillea 
Carissa species Natal plum 
Cistus hybridus Rockrose 
Coprosma species Mirror plant 
Cuphea hyssopifolia Mexican false heather 
Geranium species Geranium 
Hemerocallis species Daylily 
Liriope species Lily turf 
Myoporum species Myoporum 
Rosmarinus species Rosemary 
Trachelospermum jasminoides Star jasmine 

 
Midground Shrubs 

Botanical Name Common Name 
Anigozanthos species Kangaroo paw 
Buxus species Boxwood 
Hebe species Hebe 
Lantana species Lantana 
Lavandula species Lavender 
Salvia species Sage 
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Background Shrubs 

Botanical Name Common Name 
Azalea species Azalea 
Euonymus species Euonymus 
Ceanothus species Wild lilac 
Ligustrum species Japanese privet 
Nandina species Heavenly bamboo 
Photinia species Photinia 
Plumbago species Cape plumbago 
Rhaphiolepis species Indian hawthorn 
Rosa species Rose 
Viburnum species Viburnum 
Xylosma species Xylosma 

 
Trees and Palms 

Botanical Name Common Name 
Agonis flexuosa Australian willow myrtle 
Arbutus species Strawberry tree 
Archontophoenix cunninghamiana King palm 
Bambusa species Bamboo 
Bauhinia species Orchid tree 
Butia capitata Pindo palm 
Brahia armata Mexican blue palm 
Cercis occidentalis Western redbud 
Cinnamomium camphora Camphor tree 
Citrus species Citrus 
Cupaniopsis anacardiodes Carrotwood 
Eribotrya deflexa Bronze loquat 
Erythrina species Coral tree 
Eucalyptus species Eucalyptus 
Jacaranda species Jacaranda 
Juniper species Juniper (topiary) 
Koelreuteria bipinnata Chinese lantern 
Ligustrum species Privet 
Liquidambar styraciflua Sweet gum 
Liriodendron tulipifera Tulip tree 
Magnolia species Magnolia 
Olea species (fruitless varieties) Fruitless olive 
Phoenix dactylifera Date palm 
Pinus species Pine 
Platanus species Sycamore 
Podocarpus macrophyllus Yew pine 
Prunus caroliana Carolina cherry 
Prunus cerasifera Purple leaf palm 
Pyrus species Pear 
Quercus agrifolia Coast live oak 
Quercus ilex Holly oak 
Quercus virginiana Southern live oak 
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Rhaphiolepis species Majestic beauty/Indian hawthorn 
Rhus lancea African sumac 
Robina species Locust 
Syagrus romanzoffiana Queen palm 
Tabebuia species Pink trumpet tree 
Tipuana tipu Tipu tree 
Tristania conferta Brisbane box 

 
3.3.5 Street Vacation 
The project proposes the vacation of Scripps Gateway Court.  Currently, Scripps Gateway Court is a 
public street that begins at Scripps Highlands Drive on the east and ends internal to the project site 
as a cul-de-sac.  This street provides access to the recently constructed MedImpact office building.  
The proposed Street Vacation would allow for integration of this area into the overall project design.  
A private drive would be provided to maintain necessary traffic flow, provide for efficient access and 
movement of people and vehicles through the project, and would connect with proposed uses and 
the proposed parking structure and other surface parking areas.   
 
3.3.6 Conditional Use Permit 
According to the City’s Land Development Code (Chapter 12, Article 6, Division 3: Conditional Use 
Permit Procedures), the purpose of a Conditional Use Permit is to allow “uses that may be desirable under 
appropriate circumstances, but are not permitted by right in the applicable zone.”  Uses are reviewed “on a case-by-
case basis to whether and under what conditions the use may be approved at a given site”, and “conditions may be 
applied to address potential adverse effects associated with the proposed use.”   
 
As part of the Watermark project and consistent with recommendations in the Miramar Ranch 
North Community Plan, a movie theater is proposed and would be located in the CR-2-1 zone. 
According Section 126.0303(b) of the City’s Land Development Code, a Conditional Use Permit 
(CUP) is required for theaters that are outdoor or over 5,000 square feet in size.  The size of the movie 
theater at the Watermark project could range up to 45,000 square feet.  Therefore, the proposed 
movie theater would be permitted in the CR-2-1 zone, with application of a CUP.  
 
3.4 DISCRETIONARY ACTIONS 
A discretionary action is an action taken by an agency that calls for the exercise of judgment in 
deciding whether to approve or how to carry out a project. For the Watermark project, the following 
discretionary actions would be considered by the San Diego City Council:  
 

 General Plan Amendment and Community Plan Amendment – The approximately 
34.96-acre project site is located within the Miramar Ranch North Community Plan Area 
and is designated for Industrial/Business Park uses. The project proposes to change the land 
use designation to Regional Commercial.  Because the Community Plan would be amended, 
this would result in an amendment to the City’s General Plan as the Community Plan 
functions as the land use plan for the Miramar Ranch North community of the City.   
 
The project site is identified as a location for Prime Industrial Lands in the City.  Prime 
Industrial Lands are defined in the Economic Prosperity Element of the City’s General Plan 
as “areas that support export-oriented base sector activities such as warehouse distribution, heavy or light 
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manufacturing, research and development uses. These areas are part of even larger areas that provide a 
significant benefit to the regional economy and meet General Plan goals and objectives to encourage a strong 
economic base.”  In order to develop the site with the proposed mix of commercial and office 
uses, the project would remove the Prime Industrial Lands identification from Area A of the 
project site and would change the General Plan land use designation from Industrial to 
Regional Commercial for Area A. The General Plan would need to be amended to reflect 
these changes. 
 

 Rezone – A rezone is proposed for a portion of the site to change the existing IP-2-1 zone 
to CR-2-1. 
 

 Vesting Tentative Map – In order to facilitate development of the Watermark project, a 
VTM is processed.  The Watermark VTM details proposed grading for the project, as well as 
necessary infrastructure, and has been prepared in accordance with the guidelines of the 
State Subdivision Map Act and City of San Diego requirements.  
 

 Planned Development Permit – The PDP approval would establish the Design Guidelines 
and development intensity ranges for the project and allows for minor variations deviations 
to the regulations of the proposed CR-2-1 zones through proposed deviations.  The 
deviations would provideare proposed to provide for a superior project than could occur 
with a strict interpretation of the CR-2-1 zone regulations. 
 

 Conditional Use Permit – A CUP is required for the proposed movie theater. 
 

 Street Vacation – The Street Vacation is required to vacate a Scripps Gateway Court.  In its 
place, a private drive would provide vehicular, bicycle, and pedestrian access for the project 
to efficiently serve existing (MedImpact facilities on Area B) and proposed developments. 
  

 Public Utility Easement Vacation – Vacation of a Public Utility Easement containing 
storm drain, water, and sewer is proposed.   

 
 Environmental Impact Report – Concurrent with the Watermark discretionary actions, an 

EIR has been prepared in accordance with the provisions of the CEQA.  The EIR (SCH 
No. 2010091079) evaluates the land use, circulation, and infrastructure improvements 
resulting from implementation of the Watermark project and the potential environmental 
impacts that would result from their implementation.  Review and certification of this EIR 
by the decision maker would complete the environmental review for the project in 
accordance with CEQA and City regulations. 

 
As described in Section 1.4, Responsible and Trustee Agencies, of this EIR, review by Caltrans, a State 
agency, would be required for the proposed project. 
 
Caltrans - Project features which necessitate encroachment into freeway easements and access 

rights for improvements within Caltrans’ rights-of-way would require coordination with Caltrans 
for those improvements.  Caltrans approval would be required for any work within its rights-of-
way. 
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Additionally, the project requires review by the Regional Water Quality Control Board (RWQCB) 
and the Federal Aviation Administration (FAA).  
 

 NPDES Permit – The project would comply with National Pollutant Discharge 
Elimination System (NPDES) requirements for discharge of storm water runoff associated 
with construction activity. Compliance also requires conformance with applicable Best 
Management Practices (BMPs) and development of a Storm Water Pollution Prevention 
Plan (SWPPP) and monitoring program plan.  (Water quality is addressed in Section 5.12, 
Hydrology/Water Quality, of this EIR.) 

 
 Obstruction Evaluation/Airport Airspace Analysis, Part 77 Determination (Federal 

Aviation Administration) – The project’s proximity to MCAS – Miramar requires 
notification to the Federal Aviation Administration (FAA) in order to conduct an 
Obstruction Evaluation/Airport Airspace analysis under Title 14 code of Federal 
Regulations, Part 77. The project has completed an initial request for the aeronautical study 
and has received Determination of No Hazard to Air Navigation for the project (see 
Appendix N). Individual structures would be required to file subsequent notification to the 
FAA at least 30 days before the earlier of a) the date proposed construction or alteration is 
to begin, or b) the date the application for a construction permit would be filed.  

 
Additionally, the Watermark project was reviewed for consistency with the MCAS Miramar 
ALUCP. A letter from MCAS Miramar determined that the proposed project is contained 
within the MCAS Miramar AICUZ Study Area and is: within the adopted AIA; 2) outside 
the 60+ dB community noise equivalent level noise contours; 3) outside all Accident 
Potential Zones; 4) beneath the Outer Horizontal Surface of MCAS Miramar (Federal 
Aviation Regulation part 77); and beneath and/or near established fixed- and rotary-wing 
flight corridors for aircraft transiting to and from MCAS Miramar. It was determined that 
the propose project is consistent with the AICUZ noise and safety compatibility guidelines.  
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4.0 HISTORY OF PROJECT CHANGES 
 
The section chronicles the physical changes that have been made to the project in response to 
environmental concerns raised during the City’s review of the project.   
 
Changes to Bicycle Circulation 
In the initial development of the proposed Watermark project, staff identified a potentially 
significant issue associated with bicycle circulation.  Currently, a bicycle path parallels the east side of 
I-15, connecting the Scripps Miramar Ranch and the Miramar Ranch North communities.  The bike 
path is constructed as a separated bike path outside the I-15 right-of-way that begins at Erma Road 
in Scripps Miramar Ranch and ends at Scripps Poway Parkway in Miramar Ranch North.  The bike 
path joins with bike lanes on Erma Road at the south and Scripps Poway Parkway on the north.  
Because the project proposes the addition of a right-in/right-out driveway along Scripps Poway 
Parkway, staff raised concern that bicyclists traveling on the bike lane along Scripps Poway Parkway 
could cross into vehicles accessing the project site at the new driveway off Scripps Poway Parkway. 
 
In order to eliminate the potential for bicycle/motorist conflicts, the applicant re-designed the 
project to include a separated bike lane.  The project proposes that the existing bike lane on the 
south side of Scripps Poway Parkway be relocated and constructed as a multi-use path adjacent to 
the project site.  This would require a limited dedication from the Watermark project site in order to 
be achieved.  Figure 4-1, Proposed Multi-Use Path, shows a preliminary layout of the right in/out 
driveway with the proposed dedication for the bike path highlighted.  Figure 4-2, Multi-Use Path 
Cross-Section, shows this facility in cross-section. 
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Figure 4-1.  Proposed Multi-Use Path

Figure 4-2.  Multi-Use Path Cross-Section


