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SUBJECT: Scripps Gateway. GENERAL PLAN/COMMUNITY PLAN AMENDMENT,
TENTATIVE MAP, REZONE, PLANNED RESIDENTIAL DEVELOPMENT
PERMIT, PLANNED COMMERCIAL DEVELOPMENT PERMIT,
PLANNED INDUSTRIAL DEVELOPMENT PERMIT, A HILLSIDE
REVIEW PERMIT, A STREET VACATION AND EASEMENT
ABANDONMENTS to amend open space areas identified on-site within
the Miramar Ranch North Community Plan, subdivide the 242.1 acre
property into 354 lots and a rezone including: 309 single-family lots
{rezoned-fromR1-8;006-and-R1-16,600-to-R+-5:600-and-R4-6;000); one
8-3 8.2 acre multi-family lot for 135 multi-family residences (zoned R-
1500); seven lots totaling 44-5 14.3 acres for commercial development
(zoned CA) including a 1.5 acre park and ride lot and a 4.5 acre parcel on
the southern side of Scripps Poway Parkway currently zoned M-IP; six
lots totaling 30.1 acres for industrial development (zoned M-IP) and 11
lots totaling 49-6 20.2 acres for brush management. Four lots totaling 86-4
85.9 acres are designated for open space while fifteen 16 additional lots
are provided for signage anrd open space and NPDES basins. An
overlook site is also provided. The project site is located at the northeast
and southeast corners of Scripps Poway Parkway and Interstate 15 (I-15)
(Portion of Section 29 and Section 20, Township 14 South, Range 2
West). Applicant: Shea Homes San Diego

Revised Update:

Subsequent to the release of the draft EIR, page 4 of the conclusions has been
revised to reflect the applicant’s decision to provice mitigation laiids within the
City of San Diego’s Multi-Habitat Planning Area (per Option 2 of the Biology
mitigations as described in Section 4-C of the EIR and the Mitigation, Monitoring
and Reporting Program). Providing lands for mitigation within the City of San
Diego reduces the previously identified significant unmitigated impacts to below
a lavel of significance. A summary of the revisions is provided in the Preface to
the Final EIR following these conclusions. Revisions that have occurred to the
project description, land use, biology, public services and traffic sections as a
result of comments and staff input received during the public review perioc are
identified in the conclusions, text of the EIR and the Mitigation, Monitoring and
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Reporting Program. The revisions are considered minor in scope and do not
effect the environmental analysis or conclusions of the Draft EIR as previously
presented. These revisions are shown as strikeetit/underline.

CONCLUSIONS:

This EIR analyzes environmental impacts of the proposed Scripps Gateway project,
which encompasses 242.1 acres within the Miramar Ranch North Community Plan.
Implementation of the proposed project, incorporating the proposed Mitigation
Monitoring and Reporting Program, would reduce some, but not all identified significant
impacts to below a level of significance.

This project may result in significant unmitigated impacts to land use (direct and
cumulative), landform alteration/visual quality (direct and cumulative), biology
(cumulative), hydrology (cumulative), traffic circulation (cumulative) and air quality
(cumulative). Potentially significant, but mitigated impacts have been identified for
biology (direct), noise (direct), archeological resources (direct), hydrology/water quality
(direct), public services (direct and cumulative), traffic circulation (direct) and
paleontological resources (direct and cumulative).

Unless mitigation measures or project alternatives are adopted, project approval will
require the decision-maker to make Findings, substantiated in the record, which state
that: a) individual mitigation measures or project alternatives are infeasible, and b) the
overall project is acceptable despite significant impacts because of specific overriding
considerations.

Multiple Species Conservation Program

In 1991, the City of San Diego and other land use jurisdictions in southwestern San
Diego County began development of the Multiple Species Conservation Program
(MSCP) to meet the Metropolitan Wastewater Departments’s need to mitigate for
growth accommodating impacts associated with their proposed project to upgrade tp
secondary sewage treatment . The MSCP effort was also directed toward mitigating the
secondary biological impacts associated with projected growth in the region.

The MSCP is designed to identify lands that would conserve habitat for federal and
state endangered, threatened, or sensitive species, including the federally listed
threatened California gnatcatcher. The MSCP is intended to be the equivalent of a
Natural Community Conservation Plan for the area, consistent with the federal
Endangered Species Act Section 4(d) rule for the coastal California gnatcatcher that
would define conditions under which a “take” of the species could occur without a
violation of the Endanger Species Act. That is, the MSCP is a plan and process for the
issuance of permits under the federal and state Endangered Species Acts and the
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state’s Natural Community Conservation Planning Act of 1991.

In August of 1996, the Draft MSCP Plan and related resource documents were
released for public review. A final joint federal environmental impact statement (EIS)
and state Environmental Impact Report was released in January 1997 on the MSCP
Plan and the MSCP was adopted by the City of San Diego in March 1997. The MSCP
includes the compilation of information related to vegetation, land use, and generalized
land ownership mapping and the preparation of biological standards and guidelines, a
habitat evaluation model, a population viability analysis for the coastal California
gnatcatcher and an analysis of the acreage necessary for a viable preserve system.
The area within which habitat conservation and limited development will occur are
referred to as the Multi-Habitat Planning Area (MHPA).

The Scripps Gateway project encompasses a total of 242.1 acres, of which a 7.3 acre
parcel located in the northwest portion of the project site is within the Multiple Habitat
Planning Area (MHPA). This parcel would be dedicated to the City of San Diego.
Under the Scripps Gateway proposal, the site would maintain an additional 86.4 acres
of open space.

The project would impact approximately 160.45 acres of sensitive biological habitat on-
site, but outside of the boundaries of the MHPA. Proposed biological mitigation would
include the use of mitigation bank credits outside the jurisdiction of the City of San
Diego (the proposed parcel is within the Daley Ranch property located in the City of
Escondido) which is inconsistent with the MSCP and the City's Biology Guidelines. The
City's Biology Guidelines state, “Impacts within the City of San Diego must be mitigated
within the City of San Diego’s jurisdiction, preferably in the MHPA.” Therefore the use of
these mitigation bank credits would result in a significant unmitigated land use impact.

If the applicant were to acquire mitigation parcels within the City of San Diego’s
jurisdiction (see Biology Section 4C Options 2 and 3 of the Mitigation, Monitoring and
Report Program) this land use impact would be reduced to below a level of significance.

The proposal would include measures to ensure that the MSCP Land Use Adjacency
guidelines and biological resource mitigation directives of the MSCP are integrated into
the project.

RECOMMENDED ALTERNATIVES FOR REDUCING SIGNIFICANT IMPACTS:

No Project

This alternative would allow the site to remain in its present undeveloped state.
Significant impacts identified for the project, including impacts to land use (direct and
cumulative), landform alteration/visual quality (direct and cumulative), biology (direct),



Page 4

noise (direct), archaeological resources (direct), hydrology/water quality (cumulative),
public services/facilities (cumulative), traffic (cumulative) and paleontological resources
(direct) would be avoided. Per the existing Development Agreement, the applicant
would provide contributions for roads, public facilities; schools and alternate
transportation facilities, however this would not occur with this alterative.

Reduced Landform Impact Alternative

This alternative would reduce the potentially unmitigable impacts related to landform
alteration and visual quality as well as land use, but not to a level that is less than
significant. By eliminating public access to the PRD from Scripps Poway Parkway
manufactured slope heights would be reduced. Impacts to biological resources,
geology, hydrology and noise would be reduced. Impacts to public services would be
increased due to the increased time it would take police to respond to incidents within
the PRD through the access to the south. Impacts related to archaeological resources,
traffic, air quality and paleontological resources would remain approximately the same.

The project would result in the following significant, unmitigated impacts:

Land Use (Direct an mulative

Gﬁyﬂef—SaﬁBlege— §Ll §gguen1 to pubhc review of the Draft EIR, the apghcam ha

aareed to mithate unland lmpapts W|th|n the City of San Diego’s MHPA Der Ootion 2 of

Monitoring and Reporting Prog[gm, By g[gg;gmg mitigation lands within the City of San

Diego’'s MHPA the significant unmitigated direct land use impact has been reduced to
below a level of significance. Impacts caused by the intrusion of the roadways and
residential lots into the natural open space would also result in significant and
unmitigated impacts. Despite measures incorporated into the project such as: building
setbacks; revegetation of slopes and rounding and contouring of manufactured slopes
significant visual quality impacts would also remain significant and unmitigated.

(See Sect:on 4C of the EIR 0pt|ons 2 and 3)

Landform Alteration/Visual Quality (Direct and Cumulative)

Project grading would result in significant landform alteration/visual quality impacts.
Mitigation measures are included which would reduce the significance of direct impacts
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through the use of slope rounding, variable slope ratios, contour grading on
manufactured slopes, building setbacks relative to the ridgeline and revegetation of
manufactured slopes however, not to below a level of significance. The combined
projects in the area would alter the existing landforms and visual setting from that of
open expanses of rolling hills, valleys and mesas to that of residential, commercial and
industrial development separated by open space and roads. The cumulative change in
the visual setting and existing landforms resulting from the proposed development
would be significant and unmitigated. (See Section 4B of the EIR).

Biological Resources (Cumulative)
As identified in Section 4-C of the EIR, implementation of this project would impact .15

acres of wetland habitat and 16.9 acres of non-native grasslands. This loss would result
in an unmitigated cumulative impact associated with the loss of wetlands and non-

native grassland habitats. when considered on a regional level.

Hydrology/Water Quality (Cumulative

The proposed project, along with the other projects in the in the Los Pefiasquitos Creek
watershed, have the potential to cumulatively impact Los Pefiasquitos Creek.
Implementation of the Mitigation, Monitoring and Reporting Program would reduce
direct impacts to below a level of significance, however, cumulative impacts would
remain significant and unmitigated (See Section 4G of the EIR).

Traffic Circulation (Cumulative)

Along with other projects in the area, the new development would contribute to
significant cumulative traffic impacts to I-15. Implementation of the traffic improvements
identified in the Mitigation, Monitoring and Reporting Program would reduce direct
impacts to below a level of significance, however, cumulative impacts would remain.
Congestion along |-15 and ramp queing at Scripps Poway Parkway/Mercy Road and I-
15 would be cumulatively significant and unmitigated. (See Section 4l of the EIR).

Air Quality (Cumulative)

Development of the proposed project, in conjunction with past, present and reasonably
foreseeable future projects would result in significant cumulative air quality reduction in
the region which would result in a significant, unmitigated cumulative impact (See
Section 4J of the EIR).
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MITIGATION, MONITORING AND REPORTING PROGRAM INCORPORATED INTO
THIS PROJECT:

Biology (Direct)

The proposed project would result in srgnlf cant d|rect Impacts relatwe to sensnwe
species; and habitats and 5
Approximately 52.6 acres of Coastal sage scrub 73.6 acres of Southern m|xed
chaparral, 0.15 acres of Southern willow scrub/Mule fat scrub and 16.9 acres of
grassland would be impacted under this proposal. Implementation of the Mitigation,
Monitoring and Reporting Program, which includes purchase of mitigation bank credits
or off-site acquisition of mitigation land, Southern willow scrub/Mule fat scrub restoration
and compliance with the MSCP Adjacency Guidelines, would reduce all significant
direct impacts to biological resources to a level that is less than significant. (See
Section 4C of the EIR). Subsequent to public review of the Draft EIR, the applicant has
agreed to mitigate upland impacts within the City of San Diego’s MHPA per Option 2 of
the Biological mitigations identified in Section 4-C of the EIR and in the Mitigation,
Monitoring and Reporting Program.

Noise (Direct)

Significant construction and traffic noise impacts are anticipated for the proposed
development. The acoustical analysis identified noise impacts from construction as well
as traffic noise impacts along Scripps Poway Parkway as being potentially significant.
Mitigation measures including the restriction of construction hours and the requirement
for interior and exterior acoustical analyses for the PRD and PCD would reduce impacts
to below a level of significance as outlined in Section 4D of the EIR.

Archaeological Resources (Direct)

Record searches, conducted in 1989, for the project identified 37 archaeological sites
on and within a one-mile radius of the project site. An on-site assessment of the project
site in 1989 relocated a previously recorded site and recorded two additional
archaeological resources (a site possessing two loci and one isolated handstone).
Subsurface testing was performed on the new site which produced no cultural
resources. Much of the site could not be surveyed due to the dense vegetation existing
on-site. Mitigation measures requiring the archaeologist to field inspect the site to
identify potentially significant areas to be brushed and surveyed prior to grading and
monitor all grading near the previously identified archaeological site would reduce
impacts to cultural resources to below a level of significance. (See Section 4F of the
EIR).
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Hydrology/Water Quality (Direct)

The proposed project would result in significant impacts relative to drainage, flooding
and water quality. Conformance with existing U.S. Environmental Protection Agency
National Pollutant Discharge Elimination System (NPDES) permits and Best
Management Practices would mitigate direct water quality impacts to below a level of
significance. Additional design and engineering mitigation measures have been
proposed to reduce off-site runoff and assist in reducing short- and long-term water
quality impacts to below a level of significance. (See Section 4G of the EIR).

Public Services/Facilities (Direct and Cumulative)

The proposed project would have significant short-term direct impacts to parks, libraries
and fire services and a significant cumulative impact on police services and schools.
Mitigation measures requiring payment of fees for parks, libraries and fire services
would reduce these impacts to below a level of significance. Impacts to police services
would be mitigated to below a level of significance through the existing development
agreement and the increased tax base. Cumulative impacts to schools would be
mitigated to below a level of significance through an agreement between the affected
public school district and the developer to ensure the provision of adequate public
elementary. junior high and senior high school facilities. (See Section 4H of the EIR).

Traffic Circulation (Direct)

Development of this project would have a significant impact on Traffic Circulation. The
project is estimated to generate approximately 25,960 Average Daily Traffic (ADT) with
2,005 a.m. peak-hour trips and 2,530 p.m. peak-hour trips. The implementation of the
project would require the applicant to provide improvements to Scripps Poway Parkway
/Scripps Gateway Drive, provide improvements at Mira Mesa Boulevard/Scripps Ranch
Boulevard, provide improvements at Scripps Poway Parkway and the multi-family
driveway. Implementation of the mitigation measures identified in Section I1V-J of the
EIR would reduce direct impacts to Traffic and Circulation to below a level of
significance.

Paleontological Resources (Direct)

The proposed project would result in grading within areas which have a high potential
for paleontological resources. A paleontological Mitigation, Monitoring and Reporting
Program would be implemented to reduce impacts to below a level of significance (See
Section IV-G of the EIR).

The above mitigation and monitoring program will require an additional $7,000.00
deposit to be collected prior to the issuance of building permits, certificates of
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occupancy and/or final maps to ensure the successful completion of the monitoring
program.

/MM ¢ WMM May 20, 1998

Lawrence C. Monserrate Date of Draft Report
Environmental Review Manager
Development Services Department

July 16, 1998
Date of Final Report

Analyst: Scott Donaghe
PUBLIC REVIEW:

The following individuals, organizations and agencies received a copy or notice of the
draft EIR and were invited to comment on its accuracy and sufficiency:

Federal Government

U.S. Army Corps of Engineers
U.S. Department of the Interior, Fish and Wildlife Service, Ecological Service

State of California

California Air Resources Board

California Department of Fish and Game, Region 5
California State Water Resources Control Board
Department of Transportation, District 11

Department of Transportation, Division of Aeronautics
Department of Water Resources

Native American Heritage Commission

Office of Planning and Research

Parks and Recreation Department, San Diego Coast District
Regional Water Quality Control Board, Region 9
Resources Agency

State Clearinghouse

County of San Diego

Supervisor Jacob, District 2
Supervisor Slater, District 3
Air Pollution Control District
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County Water Authority
Department of Planning and Land Use
Department of Environmental Health, Hazardous Materials Management Division

City of San Diego

Councilmember Warden, District 5

Development Services, Transportation Development
Development Services, Noise Abatement Officer
Carmel Mountain Ranch Library

Community and Neighborhood Services, Chris Jacobs
Community and Neighborhood Services, MSCP

Fire Department

Historical Site Board

Library Department

Mira Mesa Branch Library

Police Department

Public Works, Engineering and Capital Improvements
Public Works, Environmental Services

Public Works, Metropolitan Wastewater

Park & Recreation Board

Rancho Pefasquitos Library

Scripps-Miramar Ranch Library

Wetlands Advisory Board

Other Agencies, Organizations and Individuals

Barona Indian Reservation (Public Notice Only)
Clarence R. Brown Sr.

California Indian Legal Services

California Native Plant Society

Campo Indian Reservation (Public Notice Only)
Ron Christman

Citizens Coordinate for Century Il

Cuyapaipe Indian Reservation (Public Notice Only)
Bob Dingeman

EC Allison Research Center

Jerry Elder

Endangered Habitats League

Friends of the Los Pefiasquitos Canyon Preserve, Inc.
Patricia Gerrodette

Steve Goyete

Louie Guassac
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Inaja Indian Reservation (Public Notice Only)
Jamul Indian Reservation (Public Notice Only)
Kaufman & Broad, Elysa Gordon

La Jolla Indian Reservation (Public Notice Only)
LLa Posta Indian Reservation (Public Notice Only)
Los Coyotes Indian Reservation (Public Notice Only)
Los Penasquitos Canyon Preserve Citizens Advisory Committee
Los Penasquitos Lagoon Foundation

Manzanita Indian Reservation (Public Notice Only)
McMillin Company

Metropolitan Transit Development Board

Miramar Ranch North Planning Committee

Pala Indian Reservation (Public Notice Only)

Pauma Indian Reservation (Public Notice Only)

City of Poway

Poway Unified School District

Rincon Indian Reservation (Public Notice Only)

San Diego Association of Governments

San Diego Audubon Society

San Diego County Archaeological Society, Inc.

San Diego Gas and Electric Company

San Diego Historical Society

San Diego Museum of Man

San Diego Natural History Museum

San Diego State University, South Coastal Information Center
San Diego Unified School District

San Pasqual Indian Reservation (Public Notice Only)

San Ysabel Indian Reservation (Public Notice Only)

Sam Satino

Save Our Heritage Organization

Dr. Florence Shipek

Sierra Club, San Diego Chapter

The Southwest Center for Biological Diversity

Sycuan Indian Reservation (Public Notice Only)

Claudia Unhold

Viejas Indian Reservation (Public Notice Only)

Copies of the draft EIR, the Mitigation, Monitoring and Reporting Program and any
technical appendices may be reviewed in the office of the Land Development Review

Division for review, or for purchase at the cost of reproduction.
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RESULTS OF PUBLIC REVIEW:

()
()

&

No comments were received during the public input period.

Comments were received but did not address the draft Negative Declaration
finding or the  accuracy/completeness of the Initial Study. No response is
necessary. The letters are attached.

Comments addressing the findings of the draft Negative Declaration and/or
accuracy or completeness of the Initial Study were received during the public
input period. The letters and responses follow.



Preface to the Final EIR

Changes have been made to the EIR following release of the draft on May 20, 1998 to
reflect comments received to the draft EIR for clarification and to provide updated
information that was unavailable at the time. None of these changes result in new
significant adverse impacts or substantive new information; however, they have been
added for completeness and clarity or to correct minor errors in the draft EIR. These
changes are summarized below. Where the text of the EIR has been revised, the
revisions are marked in strike-out for deletions and underline for insertions.

Biological Mitigation

The draft EIR contained three options for mitigation of impacts to biological habitat. At
the time of the release of the draft EIR, the applicant had an existing conservation
agreement with the U.S. Fish and Wildlife Service and California Department of Fish and
Game for lands in Daley Ranch in Escondido that could be used to mitigate project
impacts to habitat. The City of San Diego has a policy of requiring mitigation lands to be
located within the City’s jurisdiction, and although the Daley Ranch conservation bank
would have been suitable from a biological standpoint, it would not be consistent with the
City’s Biology Guidelines mitigation policy.

The applicant has subsequently acquired a 200-acre parcel of undeveloped land around
Black Mountain (Figure 1). This parcel has approximately 100 acres of Diegan sage
scrub and 100 acres of southern mixed chaparral and is within the Multiple Habitat
Planning Area (MHPA) of the Multiple Species Conservation Program. It is located
adjacent to Black Mountain Park and is adjacent (north) of the Montana Mirador project,
which the City has an option to acquire for the MHPA (APN Nos. 312-01-03,13,19 and
312-03-03). The parcel is also designated for acquisition in the Black Mountain Park
Concept Plan. The parcel contains suitable habitat to mitigate for project impacts to
uplands (52.6 acres of Tier II Diegan sage scrub, at a ratio of 1:1; 73.7 acres of Tier IIIA
southern mixed chaparral, at a ratio of 0.5:1; and 16.2 acres Tier IIIB non-native
grasslands, at a ratio of 0.5:1) and provides suitable habitat for the California gnatcatcher,
which has been previously observed along the parcels southern boundary in biological
surveys conducted for the Montana Mirador project. Larval host plants for quino
checkerspot and Hermes copper butterfly occur on the property although a suitability
assessment of the property for these species has not been conducted. The City has agreed
in concept to developing a mitigation bank over the entire parcel and habitat not required
to mitigate for the project will be used to mitigate impacts from other projects in the city.
The mitigation lands will be offered for dedication to the City of San Diego, and
managed as MHPA.

Preface-1
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Quino Checkerspot Survey Report

Field surveys for the quino checkerspot butterfly were conducted under U.S. Fish and
Wildlife protocols on the project site during the 1998 flight season. As noted in the draft
EIR, no quino checkerspot butterflies were observed on-site. The survey report is now
available and is attached by reference to the final EIR. Also in response to comments
from the U.S. Fish and Wildlife Service, a one-day directed search for Hermes copper
butterfly was conducted on the project site. The Hermes copper butterfly had been
observed on-site in 1992 and its larval host plant occurs on-site. One solitary individual
was observed, at the end of this species flight season.

Changes to the Final EIR

The following changes or clarifications have been made to the final EIR:

e The project description has been revised to make minor changes to acreage figures, to
clarify that the Community Plan Amendment also amends the Progress Guide and
General Plan and the Circulation Element, that a street vacation and road easement
abandonment is proposed.

e The applicant has acquired mitigation lands in the City’s MHPA. Providing lands for
mitigation within the city of San Diego reduces the previously identified significant
unmitigated land use impact below a level of significance. The mitigation is now
consistent with the City’s Biology Guidelines.

e The Biological Resources section has clarified that the Landscape Plan for the PRD,
PID, and PCD shall include the use of native species adjacent to the MHPA and that
the salvaging and relocation of sensitive plant species to open space locations on-site,
as directed by a qualified biologist. These requirements will be included in the
Landscape Plans to the satisfaction of the City Manager and monitored by the City as
part of the monitoring required for the landscape plans.

e The Public Services/Facilities section has been revised to update information on solid
waste and to add the range of student generation for middle schools in the area.

e The traffic mitigation for Scripps Ranch Boulevard/Mira Mesa Boulevard has been
revised following comments from the Miramar Ranch North Planning Group and the
City of San Diego.

e The cumulative impacts section has been revised to reflect the conclusion that school
capacity is a cumulatively significant effect and that the project provides mitigation.
Also, a list of projects that were considered in the cumulative impacts analysis has
been provided.

Preface-3



e The discussion of alternatives has been revised to delete references to the applicant’s
consideration that economic factors render the alternative infeasible, as no supporting
cost information is available.

Preface-4



Preface to the Final EIR

Changes have been made to the EIR following release of the draft on May 20, 1998 to
reflect comments received to the draft EIR for clarification and to provide updated
information that was unavailable at the time. None of these changes result in new
significant adverse impacts or substantive new information; however, they have been
added for completeness and clarity or to correct minor errors in the draft EIR. These
changes are summarized below. Where the text of the EIR has been revised, the
revisions are marked in strike-out for deletions and underline for insertions.
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impacts to habitat. The City of San Diego has a policy of requiring mitigation lands to be
located within the City’s jurisdiction, and although the Daley Ranch conservation bank
would have been suitable from a biological standpoint, it would not be consistent with the
City’s Biology Guidelines mitigation policy.

The applicant has subsequently acquired a 200-acre parcel of undeveloped land around
Black Mountain (Figure 1). This parcel has approximately 100 acres of Diegan sage
scrub and 100 acres of southern mixed chaparral and is within the Multiple Habitat
Planning Area (MHPA) of the Multiple Species Conservation Program. It is located
adjacent to Black Mountain Park and is adjacent (north) of the Montana Mirador project,
which the City has an option to acquire for the MHPA (APN Nos. 312-01-03,13,19 and
312-03-03). The parcel is also designated for acquisition in the Black Mountain Park
Concept Plan. The parcel contains suitable habitat to mitigate for project impacts to
uplands (52.6 acres of Tier II Diegan sage scrub, at a ratio of 1:1; 73.7 acres of Tier IIIA
southern mixed chaparral, at a ratio of 0.5:1; and 16.2 acres Tier IIIB non-native
grasslands, at a ratio of 0.5:1) and provides suitable habitat for the California gnatcatcher,
which has been previously observed along the parcels southern boundary in biological
surveys conducted for the Montana Mirador project. Larval host plants for quino
checkerspot and Hermes copper butterfly occur on the property although a suitability
assessment of the property for these species has not been conducted. The City has agreed
in concept to developing a mitigation bank over the entire parcel and habitat not required
to mitigate for the project will be used to mitigate impacts from other projects in the city.
The mitigation lands will be offered for dedication to the City of San Diego, and
managed as MHPA.
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Wildlife protocols on the project site during the 1998 flight season. As noted in the draft
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General Plan and the Circulation Element, that a street vacation and road easement
abandonment is proposed.
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PID, and PCD shall include the use of native species adjacent to the MHPA and that
the salvaging and relocation of sensitive plant species to open space locations on-site,
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e The Public Services/Facilities section has been revised to update information on solid
waste and to add the range of student generation for middle schools in the area.

e The traffic mitigation for Scripps Ranch Boulevard/Mira Mesa Boulevard has been
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capacity is a cumulatively significant effect and that the project provides mitigation.
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¢ The discussion of alternatives has been revised to delete references to the applicant’s
consideration that economic factors render the alternative infeasible, as no supporting
cost information is available.
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SCRIPPS GATEWAY EIR
LETTERS OF COMMENT AND RESPONSES

Letters of comment to the draft EIR were received from the following agencies, groups,
and individuals. Several comment letters received during the EIR public review period
contained accepted revisions that resulted in changes to the final EIR text. These changes
to the text are indicated by strike-out (deleted) and underline (inserted) markings. The
letters of comment and responses follow.

State of California Governor’s Office of Planning and Research PR-1
U.S. Fish and Wildlife Service PR-2
California Department of Fish and Game PR-5
Caltrans PR-9
County of San Diego, Department of Public Works PR-12
San Diego City Schools PR-15
Miramar Ranch North Planning Committee with attachments PR-17
Friends of Los Pefiasquitos Canyon Preserve PR-40
Scripps Ranch Planning Group PR-41

Cheryl Edwards Tannenberg PR-55
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Executive Summary

Executive Summary

A. Introduction and Project Background

The Scripps Gateway project site occupies the northeast and southeast corner of the
intersection of Scripps Poway Parkway and Interstate 15 (I-15) in the Miramar Ranch
North community of the city of San Diego. The project site is vacant and undeveloped
except for grading and improvements associated with the construction of Scripps Poway
Parkway that occurred in 1992.

The site is designated for commercial, industrial/business, a public park and ride center,
medium-high density residential, low density residential, and open space in the Miramar
Ranch North Community Plan and zoned M-IP, CA, R1-8000, R1-10000, and HR.

Surrounding land uses are vacant land approved for development as single-family
residential or under construction to the south; a potable water reservoir near the southeast
corner of the site; existing residential development, open space, the Scripps Ranch
Village Commercial Center (under construction) along the east and vacant land
designated for Multiple Habitat Planning Area (MHPA) open space along the northern
boundary and I-15 to the west.

The Miramar Ranch North Community Plan was originally adopted on March 4, 1980,
received comprehensive revision in 1987, and was last amended on June 6, 1995. A
Public Facilities Financing Plan, No. R-271792 dated September 8, 1988, was also
adopted. The community plan designated the following uses for the project site: a 7-acre
commercial area, a park-and-ride lot, and a medium-high density (12-24 dwelling units
per acre [du/ac]) residential development north of Scripps Poway Parkway; and a 44-acre
industrial business park development and development of low (3-6 du/ac) density
residential development south of Scripps Poway Parkway. As defined by a Development
Agreement total residential dwellings are not to exceed 444 dwelling units.

On January 22, 1991, the project applicant entered into a Development Agreement with
the City of San Diego. The Development Agreement specifies that the following
permitted uses of land, and density and intensity of use vest with the agreement: 42
industrial acres, 7 commercial acres, and a total of 444 residential units with a mix of 318
single-family units and 126 multi-family units. The mix of single-family to multi-family
could be adjusted, but a minimum of 266 single-family units and a total of no more than
444 units could be developed under the agreement. As the development would occur, in
part, on prominent ridges visible from I-15, the agreement stipulates that sensitive site
design, grading, and architectural and landscape techniques be employed. The applicant
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was obligated to provide the City with extraordinary and significant benefits, including
$147,420 contribution to construction of the Scripps Ranch Library, $316,260 for a fire
station, $693,000 for a community recreation building, $315,000 contribution for general
park purposes, and an additional $750,000 for park purposes. These contributions are in
addition to the fair-share contributions for public facilities specified in the 1988 Public
Facilities and Financing Plan.

While the Development Agreement vests the permitted uses, intensity and density of use,
and conceptual locations consistent with the community plan, discretionary approvals are
still required. The sensitive design, grading, and architectural and landscape techniques
to be employed are to be included in these discretionary approvals. In addition, the
project is subject to rules, regulations, and policies adopted subsequent to the
Development Agreement provided they are of general application to all development
within the city of San Diego, are not imposed solely with respect to the property, and
would not prevent, unreasonably hinder, or make substantially more expensive
development of the project.

B. Goals and Objectives

The goal of the project is to develop a commercial site, industrial site, single-family
residences, and multi-family residences on the project site consistent with the Miramar
Ranch North Community Plan and Development Agreement with the City of San Diego.

Residential —A mixed development of single-family residences on the ridgetops would
be consistent with surrounding development to the south and east and would provide
homes with view amenities. Multi-family residential along Scripps Poway Parkway
would provide a mix of housing types in a range of affordability with access to future
public transportation. Multi-family residential development requires a subsequent discre-
tionary permit and environmental review prior to development of this site.

Commercial—The project site is at the intersection of Scripps Poway Parkway and I-15,
the “gateway” to the Miramar Ranch North community. Commercial/retail development
at this location could serve both freeway travelers and community residents. Subsequent
discretionary permit and environmental review is required prior to development of this
site.

Industrial—As the site is readily accessible by freeway and has a high concentration of
residential development in the surrounding area, an industrial office park would be well
located and provide an employment center, promoting jobs/housing balance and
potentially reducing commuter traffic. Subsequent discretionary permit and environ-
mental review is required prior to development of this site.
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Park and Ride—A park-and-ride lot at this road and freeway intersection would promote
car pools, further reducing commuter peak-hour traffic.

C. Project Characteristics

1) Land Use Summary

The project is the development of a mixed-use planned community comprising commer-
cial, industrial, and single- and multi-family residential within a 242.1-acre vacant site at
the northeast and southeast corner of the intersection of I-15 and Scripps Poway Parkway.
Discretionary approvals include a tentative map (TM), General Plan/Community Plan
Amendment (CPA), a Rezone_a street vacation and easement abandonment. The
residential, commercial, and industrial development would also require Planned
Residential Development (PRD) Permit, a Planned Commercial Development (PCD)
Permit, a Planned Industrial Development (PID) Permit, and a Hillside Review (HR)
Permit for development in the portion of the site that contains steep slopes in excess of 25
percent and 50 feet in height. Of these, 309 lots (83 acres) are proposed for single-family
residences (one hundred ninety-nine 5,000-square-foot lots and one hundred ten 6,000-
square-foot lots), one 8.2-acre (7.5-acre net) lot is for 135 multi-family residences (zoned
R-1500), and seven lots totaling 14.3 acres (12.6-acre net) zoned CA for commercial
development, including a 1.5-acre, 120-space park-and-ride lot. Six lots totaling 30.1
acres (25.9 acres net) are zoned M-IP for industrial/business/professional development,
and four lots totaling 85.9 acres are designated for open space. Eleven lots totaling 20.2
acres are provided for brush management zones 2 and 3. Other lots are provided for
signage and open space.

As stipulated in the Development Agreement, the project is not subject to the Resource
Protection Ordinance (RPO). The project also proposes to vacate the existing County
Road Survey 944 and easement abandonments, and would convey by boundary
adjustment or other means a small remainder parcel in the northeast corner of the
property. The project would be subject to the adopted Subarea Plan of the Multiple
Species Conservation Plan (MSCP) which implements the state Natural Community
Conservation Plan (NCCP) and federal Endangered Species Act 4(d) Rule and the City’s
proposed Environmentally Sensitive Lands Ordinance.

2) Community Plan Amendment

Based upon the proposed project, an amendment to the Miramar Ranch North
Community Plan consisting of changes to the text, tables, and graphics is being processed
with the TM/PRD/PID/PCD/Rezone/Street Vacation and Easement Abandonment. The
amendment documents (1) changes to the physical configuration, size, and density of the
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three residential parcels (19, 20, and 28) that comprise the Scripps Gateway PRD and
multi-family portion of the PCD; (2) physical configuration of the commercial and park-
and-ride parcels; (3) adds a two-lane collector road where a local road was previously
anticipated; and (4) changes the designation of Parcel 4D from industrial to commercial.
These changes are shown in Figure 3-7 of the EIR (compare to Figure 3-1 of the EIR).

Overall, the modifications affect total buildout and the amount of residential, commercial,
industrial, and open space acreage, and a series of secondary changes such as
employment and landscaping. In addition, some minor errors in the existing plan have
been corrected.

The original grading plan in the 1987 Miramar Ranch North Community Plan was
conceptual in nature. As a result of detailed grading studies for the project, the size and
shape of the three residential areas are proposed to be altered with an increase in the
graded envelope of 25 acres (approximately 19-percent increase from the original parcel
sizes). Of this increase, eight acres are for residential lots and 17 acres are for slopes and
grade separations.

Regarding density, the adopted community plan shows a total of 444 dwelling units (318
single-family residential and 126 multi-family residential) within those portions of the
three development areas that comprise Scripps Gateway. The Development Agreement
sets a maximum of 444, of which 309 are currently proposed as single-family and 135
multi-family. The amendment proposes to incorporate language from the Development
Agreement regarding minimum square footage for commercial and industrial uses and
residential mix. It also results in a net reduction in industrial development of 17 acres
within the Miramar Ranch North Community Plan (from 43 acres to 26 acres).

Industrial density has been reduced due to existing topographic constraints on-site. One
lot (Parcel 4D) is shown on the existing land use map as industrial. However, the
adopted Community Plan states for this parcel:

. in the case of Parcel 4D only, community commercial uses are
acceptable. This is because Parcel 4D covers a small area and is
immediately adjacent to the Ranch Center commercial area (City of San
Diego 1987:40).

Because it is anticipated that Parcel 4D will develop commercially, the amendment
proposes to change the land use designations to conform to this use.

A proposed two-lane collector road (Streets A and X on the TM) will extend southerly
from Scripps Poway Parkway along the east edge of the PID area and then continue
northeasterly up the ridge to the PRD area. This road was not shown in the 1987
community plan as it was assumed to be a local street. It is necessary to provide access to
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the residential areas and as a utility corridor access for drainage improvements associated
with the PRD development. As a result, 8 acres of road surface and 16.5 acres of
associated grading would be necessary.

The increased development envelopes for the collector road, residential area, and
associated slopes would result in a net decrease in open space of 40 acres. As the open
space is not within the MHPA, this reduction is in non-usable amenity open space.

3) Planned Residential Development

The upland areas in the southern portion of the project site would be developed with
single-family residences on one hundred ten 6,000-square-foot lots and one hundred
ninety-nine 5,000-square-foot lots. In accordance with requirements of the PRD permit, a
site plan has been prepared for the proposed TM that displays building pad locations, a
typical lot layout, and open space areas. The site plan includes cul-de-sacs, stub-out
streets, and building setbacks across the ridgeline to create a variety of rear yard and side
yard alignments fronting the viewshed from I-15. The larger 6,000-square-foot lots are
arrayed along the southwestern portions of the PRD development, while the 5,000-
square-foot lots are along the north/south-trending ridge of the project site. These lot
sizes are compatible with proposed adjacent development to the south.

A landscape plan has been developed in accordance with the City’s Land Development
Ordinance, Landscape Technical Manual, Hillside Review Ordinance, and the Miramar
Ranch North Community Plan. The overall goals of the landscape plan are to restore
natural vegetation on manufactured slopes; screen views of proposed development on-
site; provide vegetative enhancement at entries and along streets; and provide a buffer
from potential fire hazards through the establishment of brush management zones. As
required by the City of San Diego, a brush management plan has been incorporated into
the design guidelines for the proposed project in order to reduce the availability of
flammable materials adjacent to future on-site structures.

4) Planned Commercial Development

The PCD north of Scripps Poway Parkway includes commercial uses, a park-and-ride lot
and multi-family residential development. The commercial use area is 12.6 acres (net),
comprised of seven lots, one of which is located south of Scripps Poway Parkway. The
ultimate buildout will be determined by equivalent vehicle trips which is based upon a
combination of size and type of use. Permitted uses could include any uses under the
CA, CO, and CN zones, medical/dental offices, food-related drive-in or drive-through
establishments, specialty, convenience and clothing retail, professional offices, hotel,
hospice or nursing care, nursery school or day care, and auto repair or service station. The
park-and-ride lot would cover 1.5 acres and provide approximately 120 spaces. The
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commercial lot along the project’s eastern boundary south of Scripps Poway Parkway has
already been graded. It would be accessed from the adjoining village center development
to the east.

The multi-family residential area is 7.5 acres (net), and would provide a minimum of 135
residential units (the number of multi-family units may increase if single-family
residential lots are reduced in the PRD) not to exceed 178 du based on the Development
Agreement.

Manufactured slopes fronting Scripps Poway Parkway and the open space hillsides would
be contoured and planted according to a landscape plan for the PCD. Also, landscaping
would buffer views from the parkway and adjacent residential uses. The PCD includes
guidelines for architectural design, building envelopes, appurtenances, signage, lighting,
preserving viewshed characteristics, streetscapes, relationship to adjoining natural open
space, and provision of pedestrian and bicycle access. The PCD requirements for
architectural design are consistent with that of the commercial center to the east;
treatment of roofs visible from I-15, screening of parking and service areas, project
entries, pedestrian access and circulation, signage, and lighting.

5) Planned Industrial Development

The 30.1-acre (gross) PID would cover six lots totaling 25.9 acres (net) developable area
at the southeast corner of Scripps Poway Parkway and I-15. Allowable uses would be
those under the Manufacturing-Industrial Park (M-IP) and Scientific Research (SR)
zones. The six lots would be graded as individual single lot pads with two located
adjacent to Street A and four located along the western property boundary. Similar to the
PCD, the ultimate buildout would be determined from equivalent vehicle trips specified
in the PID.

Manufactured slopes fronting Scripps Poway Parkway, Street A, and the open space
hillsides would be contoured and planted according to a landscape plan for the PID. The
PID also covers architectural design guidelines, building envelopes, appurtenances,
signage, lighting, preserving viewshed characteristics, streetscapes, relationship to
adjoining natural open space, and provision of pedestrian and bicycle access.

6) Tentative Map

The Scripps Gateway project includes a TM for 354 lots (see Figure 3-2 of the EIR). Of
these, 309 lots are proposed for single-family residences (one hundred ninety-nine 5,000-
square-foot lots and one hundred ten 6,000-square-foot lots), one 8.2-acre (7.5-acre net)
lot is for 135 multi-family residences (zoned R-1500), seven lots totaling 14.3 acres
(12.8-acre net) zoned CA for commercial development, including a 1.5-acre, 120-space
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park-and-ride lot. Six lots totaling 30.1 acres (25.9 acres net) are zoned M-IP for
industrial/business/professional development, and four lots totaling 85.9 acres are
designated for open space. Four lots totaling 20.2 acres are provided for brush
management zones 2 and 3. Sixteen lots are provided for signage, open space_and
NPDES.

7) Open Space

The project would provide 85.9 acres of open space in four lots (excluding brush
management). Of this total, approximately 74 acres remains natural, and 11.9 acres are
revegetated. Two of the lots form a continuous swath of natural open space extending
roughly southwest to northeast from the site’s western boundary to its eastern boundary,
north of the single-family residential area and south of Scripps Poway Parkway. The only
development feature proposed in this natural open space is Street X, which connects the
PID area with the single-family residential units in the eastern and southern portions of
the site. Vegetation within the proposed continuous swath of natural open space consists
of coastal sage scrub and southern mixed chaparral. These two lots connect to natural
open space off-site to the west and east. The other two natural open space lots lie north
of Scripps Poway Parkway. Of these two natural open space lots, one consists of coastal
sage scrub and a mesic drainage, and is located north of the PCD area along the project’s
western boundary. The other open space lot is a previously graded partially natural
portion of Cypress Canyon on the eastern boundary of the project east of the PCD multi-
family residential area.

8) Other Improvements

The project would construct a signalized intersection at Street A and Scripps Poway
Parkway, as principal access to the PCD to the north and the PID and PRD to the south.
The multi-family development would take access from a right-in, right-out driveway on
Scripps Poway Parkway. The PID would have internal street circulation with access from
Street A. Four other off-site street connections to the south would be provided for the
PRD. Runoff from developed portions of the site would connect to the existing drainage
system along Scripps Poway Parkway. A retention basin would be constructed in the
existing swale in the north-central portion of the site to capture and retain runoff from the
PRD area. This retention basin provides Best Management Practice for reduction of
pollutants in hardscape and street runoff. Other improvements to infrastructure, road
circulation, parks, and schools are outlined in the Development Agreement.
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9) Implementation and Phasing

The Scripps Gateway Plan would be implemented through the proposed Community Plan
Amendment, Rezone, and the processing of future specific development proposals within
the project area. The Scripps Gateway Plan would describe these processes and provide a
detailed design guideline for each of the proposed zone designations in the subarea. The
proposed design guidelines are cited in this EIR as part of the recommended mitigation
measures.

10) Discretionary Approvals Required

The following discretionary and administrative actions would be necessary for the
implementation of the Scripps Gateway project:

1. Community Plan Amendment

2. Approval of the TM (309 single-family residential; 1 multi-family residential; 6
commercial; 1 park-and-ride, 6 industrial; 4 open space; 16 property owners
association; and 11 brush management lots)

Rezoning from M-IP to CA for 4.5-acre lot
Approval of Planned Residential Development Permit
Approval of Planned Commercial Development Permit

Approval of Planned Industrial Development Permit

BN L e 1

Hillside Review Permit

8-Eand DevelopmentPermit
O-Subdivision :

40:8. Vacation of Road Survey #944

++9. Easement Abandonments

11) Actions Required from Other Agencies

1. General Construction Activities Storm Water Permit issued by the Regional Water
Quality Control Board

2. Caltrans Encroachment Permit
3. U.S. Army Corps of Engineers Section 404 Permit
4. California Department of Fish and Game 1603 Agreement
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C. Environmental Analysis

Table S-1 summarizes the results of the environmental analysis completed for the project.

D. Project Alternatives

1) No Project Alternative

The No Project Alternative would retain the project site in its existing state. Significant
impacts identified for the project, including inconsistency with the Community Plan goals
for open space, landform alteration, visual impacts, and loss of coastal sage scrub and
other native habitats on-site would be avoided. The No Project Alternative would not be
consistent with the commitment of certainty and significant contribution of private
resources, for public purposes set forth in the Development Agreement between the City
of San Diego and the applicant. This includes extraordinary contributions for roads,
utilities, and infrastructure, contributions to library, parks, recreational facilities, schools,
open space, alternative transportation facilities, as well as needed residential housing,
jobs, sales tax, and increases in real property tax base.

2) Reduced Landform Impact Alternative

The project would have significant impacts to landform and visual quality. There is an
existing 100-foot-high manufactured slope located along the southern boundary of the
project within the canyon from development of the property to the south. The project
would extend this fill slope northward to the mouth of the canyon and create a slope of
130 feet in height. The northern face of the ridge would have a number of manufactured
slope faces exceeding 30 feet in height to accommodate a graded pad for residential
development and Street X, which provides access to Scripps Poway Parkway from the
PRD. Additional manufactory slopes exceeding 30 feet in height would result along the
east-facing slopes of the ridge, but these are not visible from I-15. Other graded slope
faces would be visible on north-facing sideslopes in the western portion of the PRD
which would vary from 30 to 90 feet in height.

As an alternative to reduce the significant landform and visual impacts of the project, the
graded pad at the end of the northerly ridge containing 13 lots (Unit 5, lots 297-309) and
associated graded slope above Street X would be eliminated. This would result in
residential development along the north- and west-facing slopes of the ridgeline visible
from I-15 being sited on a daylight cut with no manufactured slopes visible. There would
be manufactured slopes up to 100 feet in height along the easterly side of the ridge, which
would be visible from existing residences to the east. The 130-foot-high manufactured
slope at the edge of the canyon in the center portion of the site would be moved back to
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Executive Summary

reduce the slope height as much as practicable given the topography. The manufactured
slope would be reduced in height to approximately 70 feet in height. The slope would be
less apparent further back in the canyon, but would still be visible from I-15.
Manufactured slopes along the westerly portions of the PRD would remain as proposed.

Street X, which also results in large graded slopes along the north- and west-facing slopes
of the ridge visible from I-15 would be changed to a construction and utility/fire access
road. It would be 30 feet in width and closed to public use. This road cannot be
eliminated, as utilities (water and sewer) to serve the PRD would require permanent
access for maintenance. Without the access road, construction activities could not be self
contained within the site and would require additional trips along neighborhood streets to
access the PID and PCD from the PRD. Grading for the road alignment would be similar
to that for the proposed two-lane collector configuration and result in graded slopes up to
100 feet in height.

As a result of these changes, the graded area would be reduced by approximately 12 acres
and the grading quantities reduced by an estimated 490,000 cubic yards. The number of
single-family residences in the PRD would be reduced from 309 to 267. The displaced
single-family residential lots would be redistributed within the PRD area such that no
reduction in density would result. A revised conceptual site plan is presented in
Figure 7-1 of the EIR. A comparison of this alternative with respect to the proposed
project is summarized below.

a) Land Use

The alternative would be consistent with the community plan goals for open space.
Specifically, a broader band of natural open space would be retained along the hillsides
south of Scripps Poway Parkway from the project’s western to eastern boundary,
connecting with open space areas off-site. The open space would retain more of the
existing native habitat for wildlife. This is consistent with the community plan
designation of this open space as “natural” and is consistent with the community plan
goal:

Provide broad areas of natural open space with linkages to one another and
with adequate buffers to active use areas.

Street X would need to be retained as an access road; however, it would not have regular
vehicular traffic and would not disrupt the functional value of the open space.

This alternative would not provide vehicular access to Scripps Poway Parkway from the
PRD. PRD traffic would need to access I-15 at Mira Mesa Boulevard or via Spring
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Executive Summary

Canyon Road to Scripps Poway Parkway, which would require longer trip lengths and
increased traffic through other neighborhood areas of Scripps Ranch.

The number of single-family residences within the PRD area would be reduced from 309
to 267, and the multi-family development would increase from 135 to 173 dwellings.
with no net change in overall residential density. This change is consistent with the

comrnumty plan or Development Agreement Hewever—ﬁ—wetrl-d—net—be—feasﬂﬁe—fer—t-he

b) Landform Alteration/Visual Quality

This alternative would reduce the number and extent of manufactured slope faces
exceeding 30 feet in height that would be visible from the I-15 viewshed (see Figure 4B-3
of the EIR). It would reduce the graded area footprint by 12 acres. It would provide for a
clearer separation between the PID and PCD uses along Scripps Poway Parkway and the
single-family residential uses on the upper hilltop and ridgeline, while preserving a band
of open space with undisturbed landforms and native vegetation between the
development areas.

The manufactured slope within the canyon would still be visible from I-15, however. The
slope would still exceed 30 feet in height which is the significance threshold for graded
slopes. As the canyon would require brush management approximately 80 feet
downslope of development on either side of the canyon, the increased open space area
would not be free from disturbance from development. Utilities would need to be routed
through the canyon and down the northern slope face of the ridge, which would result in
temporary visual and grading impacts. None of the other graded slopes in the western
portion of the PRD or along the eastern face of the ridge would be reduced in height or
area. The significant landform alteration and visual impacts of the project would not be
reduced to a level below significance with this alternative.

¢) Biological Resources

This alternative would result in a reduction of impacts to coastal sage scrub habitat by
about two acres, and to southern mixed chaparral habitat by about 10 acres. It would
allow for a continuous band of habitat through the property of at least 600 feet in width.
By providing a continuous open space area with greater depth, the long-term value of the
open space for sensitive species would be enhanced. However, as the property has been
isolated by development and major transportation corridors (I-15 and Scripps Poway
Parkway) open space south of Scripps Poway Parkway is not considered to be of
substantial long-term value for most wildlife.
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d) Geology/Soils/Erosion

The areas that would be graded for development would be reduced, which would incre-
mentally lessen the potential for soils erosion. As the area is underlain by granitic rock,
the reduction in impact would be minor.

e) Hydrology

As the developed hardscape areas within the project would be reduced, the volume of
storm water runoff would be incrementally reduced. This is a minor incremental
reduction, however.

f) Traffic

This alternative would require the 267 single-family residences in the PRD to access the
project from the south, through the McMillin Company’s approved Phase III of Scripps
Ranch North and the Scripps Highlands TM. A reduction in trips generated by the PRD
would result, from 3,090 to 2,670 average daily trips. These residential streets would
access Scripps Ranch Boulevard and Mira Mesa Boulevard/I-15 to the south and west or
Spring Canyon Road Scripps Poway Parkway to the north and east. The residential
streets and center portion of Scripps Ranch Boulevard have not been constructed as yet.
The community plan traffic analyses (1987, 1991, 1994) have assumed that Scripps
Gateway PRD traffic would take regional access via Scripps Ranch Boulevard and
Scripps Poway Parkway, however. For this reason, the street network south of the project
has been designed with local, rather than collector streets.

The effect of the alternative would be to reduce traffic at the new project intersection at
Scripps Poway Parkway while maintaining the community plan traffic forecast
assumptions for the remainder of the street network. This alternative would increase the
traffic on local residential streets adjoining the project to the south, adding an additional
700 trips through that neighborhood. However, the availability of this access to serve the
project is dependent upon the schedule for development of Scripps Ranch North
Phase I, which would provide the improvements. Without these improvements, the
Scripps Gateway PRD could not be built. This uncertainty over the timing of
construction of the road improvements makes this alternative infeasible to the applicant.

g) Services

Police response times were identified as a cumulative impact of the project as proposed.
By eliminating the access from Scripps Poway Parkway to the PRD, police response
times would be increased. As the road network access would be from local and collector
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streets, it would result in a longer arrival time. Other service impacts would not differ
from the proposed project.
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1. Introduction

Chapter One
Introduction

This draft environmental impact report (EIR) has been prepared according to the
requirements of the City of San Diego and the California Environmental Quality Act
(CEQA) of 1970, as amended. It is an informational document intended for both the
decision-maker and the public. It provides relevant information concerning the Scripps
Gateway project, consisting of the proposed development of 309 single-family dwelling
units, 135 multi-family dwelling units, a minimum 120-stall park-and-ride facility (1.5
acres), 12.8 acres of retail commercial land use, 25.9-acre business park, 106 acres of
open space (including 19.6 acres within brush management zones 2 and 3), and new roads
on 242.1 acres. Discretionary evaluation of the proposed project is the responsibility of
the City of San Diego. The project applicant is Shea Homes.

The project site is located in the Miramar Ranch North community planning area of the
City of San Diego General Plan. It is vacant and has not been developed for urban use. In
February, 1991, the project applicant entered into a Development Agreement with the
City of San Diego. The Development Agreement specifies the permitted uses of land,
and density and intensity of use that vest with the agreement. In December 1997, a
request for a Community Plan Amendment (CPA) was initiated as part of the application.
The CPA was requested by the City to update the Miramar Ranch North Community Plan
so that the text, tabular summaries, and graphics portraying land uses and infrastructure
within the project boundaries would more accurately reflect the project details regarding
open space, residential densities, and the proposed modified collector street connecting
the Planned Residential Development (PRD) area with Scripps Poway Parkway. No
major changes to underlying land uses, infrastructure, or the Financing and Facilities Plan
are proposed as part of the CPA.

Implementation of the project would require the following discretionary actions by the
City of San Diego: approval of a Community Plan Amendment, Planned Residential
Development Permit, a Planned Commercial Development (PCD) Permit, a Planned
Industrial Development (PID) Permit, a Tentative Map (TM), a Hillside Review (HR)
Permit, a Rezone, a road vacation, and a boundary adjustment.



1. Introduction

An Application for Environmental Initial Study (AEIS) was prepared in 1992 for a
previous vesting tentative map submittal and submitted to the Development and
Environmental Planning Division (DEP) of the City of San Diego. Upon review of the
AEIS and completion of an Initial Study, DEP determined that an EIR should be
prepared. Since the original tentative map submittal, a revised tentative map has been
submitted which is the focus of this EIR.

The scoping letter prepared for the project indicated that the following potentially
significant issues should be addressed in the EIR: land use, landform alteration and
visual quality, biological resources, noise, geology/soils/erosion, archaeological
resources, hydrology/water quality, public facilities and services, traffic, air quality, and
cumulative effects. Since that time a revised map has been submitted, a Community Plan
Amendment has been added to the list of actions necessary to approve the project and the
Multiple Species Conservation Program (MSCP) has been adopted, along with revised
City guidelines for treatment of sensitive biological resources. As land use and biological
resources were included as issues in the NOP, the scope of the EIR is still considered
appropriate. The EIR has been prepared to address specifically the CPA and consistency
with the MSCP and revised City guidelines for biological resources. Both the City’s
scoping requirements and notice of preparation, including associated responses, are
included in Appendix A of this document.

The requirements described in the State CEQA Guidelines, Title 14, Article 9, of the
California Administrative Code, were followed in the preparation of this EIR. A
summary of the proposed action is provided in the Project Description section. In
accordance with Section 15125, general descriptions of the existing environmental setting
for the project site locales are provided in Chapter 2 of this EIR. Chapter 3 provides a
detailed description of the proposed project. Each of the project’s potentially significant
environmental impacts are presented in Chapter 4. For each major topic under analysis, a
discussion is presented of the existing physical and regulatory conditions; followed by
issue identification, potential impacts, identification of the significance of the impacts,
and mitigation measures when necessary. Growth-inducing effects are identified in
Chapter 5 and cumulative impacts are analyzed in Chapter 6. A description of project
alternatives is presented in Chapter 7. Effects found not to be significant are discussed in
Chapter 8. Coordination and EIR preparation staff and references cited are listed in
Chapters 9 and 10. Technical and supporting materials are included as appendixes, as
outlined in the Table of Contents.

Section 21081.6 of the Public Resources Code requires a public agency to “adopt a
reporting and monitoring program for the changes to the project which it has adopted or
made a condition of project approval in order to mitigate or avoid significant effects on
the environment.” The purpose of this program is to ensure compliance during project
implementation. Such a mitigation monitoring and reporting program must be adopted
by the public agency when the agency makes the findings for all projects requiring an
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EIR or a Mitigated Negative Declaration. Mitigation monitoring and reporting programs
should, at minimum, identify the following: the entity responsible for monitoring the
program, what exactly is being monitored and how, what schedule is required to provide
adequate monitoring, and what identifies the monitoring as complete.

Mitigation measures recommended in this EIR have been prepared to ensure ease of
monitoring as well as feasibility of monitoring. The mitigation monitoring and reporting
program is detailed in each issue section.



2. Environmental Setting

Chapter Two
Environmental Setting

The Scripps Gateway project site occupies the northeast and southeast corner of the
intersection of Scripps Poway Parkway and Interstate 15 (I-15) in the Miramar Ranch
North community of the city of San Diego (Figures 2-1, 2-2, and 2-3). The project site is
vacant and undeveloped except for grading and improvements associated with the
construction of Scripps Poway Parkway that occurred in 1992. Construction of the
roadway required the grading of four cut slopes and two fill slopes into the project site.
Grading on-site has also occurred at the eastern project boundary south of Scripps Poway
Parkway in conjunction with the approved Scripps Ranch North Phase 1 McMillin PCD,
north of the parkway for the Cypress Canyon drainage outlet and maintenance road, and
at the southern boundary in conjunction with the approved Scripps Ranch North Phase 3
McMillin development to the south. In total, approximately 32 acres on-site have been
previously disturbed by grading. Dirt roads traverse several of the ridgelines both north
and south of the parkway.

South of Scripps Poway Parkway, the site encompasses a north/south-trending ridge
along the eastern boundary with steeply sloping hillsides. Elevations range from 480 feet
above mean sea level (MSL) at the western boundary of Scripps Poway Parkway to 1,000
feet above MSL at the southern ridgetop and approximately 800 feet above MSL along
the easterly ridgeline. An unnamed canyon and small riparian area (0.6 acre) trends
northward through the center of the site and extends north of Scripps Poway Parkway to
Pefiasquitos Creek. A second riparian area occurs in the lower, westerly portion of the
site, east of the freeway on-ramp. Underlying geologic formations are granitic and
metavolcanic rock, with thin surficial soil cover and exposed granite boulders. Vegetation
is coastal sage scrub and southern mixed chaparral with patches of annual and perennial
grasses.

North of Scripps Poway Parkway is a low ridge flanked on the east by Cypress Canyon
and on the west by an unnamed canyon. Elevations range from 420 feet above MSL at the
northwestern boundary of this portion of the site to 628 feet above MSL at the top of the
low ridge. The northern portion of the site is made up of coastal sage scrub, southern
mixed chaparral, and areas graded for construction of Scripps Poway Parkway. As
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2. Environmental Setting

mentioned above, a small riparian area just east of I-15 drains northward towards
Pefiasquitos Creek. At the eastern boundary Cypress Canyon has been graded for
development of the adjacent Scripps Ranch North, Unit No. 1 tentative map.

The site is designated for commercial, industrial/business, medium-high density
residential, low density residential, and open space in the Miramar Ranch North
Community Plan and zoned M-IP, CA, R1-8000, R1-10000, R-2A, and HR.

Surrounding land uses are vacant land approved for development or under construction as
single-family residential to the south; a potable water reservoir near the southeast corner
of the site; existing residential development, open space, and the Scripps Ranch Village
Commercial Center, currently under construction along Scripps Poway Parkway; vacant
land designated for open space along the northern boundary; and I-15 to the west.

As shown on Figure 2-4, an aerial photograph of the area, the lands to the south include
the approved Scripps Highlands TM and the Scripps Ranch North Phase 3 PRD.
Residential densities range from 3 dwelling units per acre (du/ac) to 4.6 du/ac.
Development to the east includes the Scripps Ranch North Phase 1 PRD single-family
residential (6.9 du/ac) and open space. To the north is the approved Scripps Northridge
Business Center and Multiple Habitat Planning Area (MHPA) for the Multiple Species
Conservation Program (MSCP). West of I-15 and north of Mercy Road are the partially
built-out commercial and residential uses in the Pefiasquitos East Community Plan area.
West of I-15 and south of Mercy Road is the Canyon Hills resource-based park in the
Mira Mesa Community Plan area.

Further details regarding the natural and cultural setting are included in the various issue
sections that follow.
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3. Project Description

Chapter Three
Project Description

A. Background

The Miramar Ranch North Community Plan was originally adopted on March 4, 1980,
and amended in 1987 and 1991. The community plan designated the following uses for
the project site (Figure 3-1): a 7-acre commercial area, a park-and-ride lot, and a
medium-high density (12-24 du/ac) residential development north of Scripps Poway
Parkway; and a 35-acre industrial business park development and development of low
(3-6 du/ac) density residential development south of Scripps Poway Parkway. Total
residential dwellings were not to exceed 325 du.

A comprehensive revision of the community plan was adopted on May 21, 1987. Land
uses for the project site remained as before, with an increase in the industrial parcel area
from 35 to an estimated 44 acres and the maximum residential development to 444 du.
An EIR (DEP No. 85-0100) was certified for the plan amendment. A Public Facilities
Financing Plan, No. R-271792 dated September 8, 1988, was adopted subsequent to this
amendment.

On April 16, 1991_and June 6, 1995, further amendments to the community plan were
adopted by the City Council, which did not modify the adopted land use designations or
intensities for the project site. It did provide for “optional commercial” use on the M-IP
designated parcel along the property’s eastern boundary south of Scripps Poway Parkway
adjacent to the McMillin Village Center.

On January 22, 1991, the project applicant entered into a Development Agreement with
the City of San Diego. The Development Agreement specifies that the following
permitted uses of land, and density and intensity of use vest with the agreement: 42
industrial acres, 7 commercial acres, and a total of 444 residential units with a mix of 318
single-family units and 126 multi-family units. The mix of single-family to multi-family
could be adjusted, but a minimum of 266 single-family units and a total of no more than
444 units could be developed under the agreement. As the development would occur, in
part, on prominent ridges visible from I-15, the agreement stipulates that sensitive site

10
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3. Project Description

design, grading, and architectural and landscape techniques be employed. The applicant
was obligated to provide the City with extraordinary and significant benefits, including:
$147,420 contribution to construction of the Scripps Ranch Library, $316,260 for a fire
station, $693,000 for a community recreation building, $315,000 contribution for general
park purposes, and an additional $750,000 for park purposes. These contributions are in
addition to the fair-share contributions for public facilities specified in the 1988 Public
Facilities and Financing Plan.

While the Development Agreement vests the permitted uses, intensity and density of use,
and conceptual locations consistent with the community plan, discretionary approvals are
still required. The sensitive design, grading, and architectural and landscape techniques
to be employed are to be included in these discretionary approvals. In addition, the
project is subject to rules, regulations, and policies adopted subsequent to the
Development Agreement provided they are of general application to all development
within the city of San Diego, are not imposed solely with respect to the property, and
would not prevent, unreasonably hinder, or make substantially more expensive
development of the project.

B. Goals and Objectives

The goal of the project is to develop a commercial site, industrial site, single-family
residences, and multi-family residences on the project site consistent with the Miramar
Ranch North Community Plan and Development Agreement with the City of San Diego.

Residential —A mixed development of single-family residences on the ridgetops would
be consistent with surrounding development to the south and east and would provide
homes with view amenities. Multi-family residential along Scripps Poway Parkway
would provide a mix of housing types in a range of affordability with access to future
public transportation. ~Multi-family residential development requires a subsequent
discretionary permit and environmental review prior to development of this site.

Commercial—The project site is at the intersection of Scripps Poway Parkway and I-15,
the “gateway” to the Miramar Ranch North community. Commercial/retail development
at this location could serve both freeway travelers and community residents. Subsequent
discretionary permit and environmental review is required prior to development of this
site.

Industrial—As the site is readily accessible by freeway and has a high concentration of
residential development in the surrounding area, an industrial office park would be well
located and provide an employment center, promoting jobs/housing balance and
potentially reducing commuter traffic. Subsequent discretionary permit and environ-
mental review is required prior to development of this site.

12



3. Project Description

Park and Ride—A park-and-ride lot at this road and freeway intersection would promote
car pools, further reducing commuter peak-hour traffic.

C. Project Description

The project is a mixed-use planned community comprising commercial, industrial,
single- and multi-family residential within a 242.1-acre vacant site at the northeast and
southeast corner of the intersection of I-15 and Scripps Poway Parkway. Discretionary
approvals include a TM, CPA, and a Rezone. The residential, commercial, and industrial
development would also require PRD, PCD, and PID and a HR Permit for development
in the portion of the site that contains steep slopes in excess of 25 percent and 50 feet in
height. As stipulated in the Development Agreement, the project is not subject to the
Resource Protection Ordinance (RPO). The project also proposes to vacate the existing
County Road Survey 944 and would convey by boundary adjustment or other means a
small remainder parcel in the northeast corner of the property. The project would be
subject to the adopted Subarea Plan of the Multiple Species Conservation Plan (MSCP)
which implements the state Natural Community Conservation Plan (NCCP) and federal
Endangered Species Act 4(d) Rule and the City’s proposed Environmentally Sensitive
Lands Ordinance.

1) TM, Rezone, and Grading

The Scripps Gateway project includes a TM for 354 lots, an HR permit, and a Rezone. Of
these, 309 lots are proposed for single-family residences (199 5,000-square-foot lots and
110 6,000-square-foot lots), one 8.2-acre (7.5-acre net) lot is for 135 multi-family
residences (zoned R-1500), seven lots totaling 14.3 acres (12.6-acre net) zoned CA for
commercial development, including a 1.5-acre, 120-space park-and-ride lot. Six lots
totaling 30.1 acres (25.9 acres net) are zoned M-IP for industrial/business/professional
development, and four lots totaling 85.9 acres are designated for open space. Eleven lots
totaling 20.2 acres are provided for brush management zones 2 and 3. SixteenFifteen lots
are provided for signage, open space and NPDES (Figure 3-2).

A 4.5-acre (4.0-acre net) lot located on the south side of Scripps Poway Parkway at the
eastern edge of the project site is currently zoned M-IP for industrial/business/profess-
ional development. Because the lot cannot be accessed from the parkway which it fronts,
the only other access is from the east through the Scripps Ranch Villages Commercial
Center which is currently under construction. Thus, it would be appropriate to rezone the
lot CA for commercial uses in order to be compatible with the proposed Village Center
commercial uses.

13
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3. Project Description

Approximately 160.3 acres of the 242.1-acre site would be graded for development pads,
the internal street system, and other improvements related to the development of the site.
Grading for the project amounts to a total of 2,389,000 cubic yards of balanced cut and
fill. The maximum height of cut slopes would be 80 feet and of fill slopes would be 130
feet. Approximately 46.1 acres of the site has slopes in excess of 25 percent and greater
than 50 feet in height.

2) Planned Commercial Development

The PCD north of Scripps Poway Parkway includes commercial uses, a park-and-ride lot
and multi-family residential development (Figure 3-3). The commercial use area is 12.6
acres (net), comprised of seven lots, one of which is located south of Scripps Poway
Parkway. The ultimate buildout will be determined by equivalent vehicle trips which is
based upon a combination of size and type of use. Permitted uses could include any uses
under the CA, CO, and CN zones, medical/dental offices, food-related drive-in or drive-
through establishments, specialty, convenience and clothing retail, professional offices,
hotel, hospice or nursing care, nursery school or day care, and auto repair or service
station. The park-and-ride lot would cover 1.5 acres and provide approximately 120
spaces. The commercial lot along the project’s eastern boundary south of Scripps Poway
Parkway has already been graded. It would be accessed from the adjoining village center
development to the east.

The multi-family residential area is 7.5 acres (net), and would provide a minimum of 135
residential units (the number of multi-family units may increase if single-family
residential lots are reduced in the PRD up to a maximum of 178 du).

Manufactured slopes fronting Scripps Poway Parkway and the open space hillsides would
be contoured and planted according to a landscape plan for the PCD. Also, landscaping
(103,324 square feet) would buffer views from the parkway and adjacent residential uses.
The PCD includes guidelines for architectural design, building envelopes, appurtenances,
signage, lighting, preserving viewshed characteristics, streetscapes, relationship to
adjoining natural open space, and provision of pedestrian and bicycle access. The PCD
requirements for architectural design are consistent with that of the commercial center to
the east; treatment of roofs visible from I-15, screening of parking and service areas,
project entries, pedestrian access and circulation, signage, and lighting.

3) Planned Industrial Development

The 30.1-acre (gross) PID would cover six lots totaling 25.9 acres (net) developable area
at the southeast corner of Scripps Poway Parkway and I-15 (Figure 3-4). Allowable uses
would be those under the Manufacturing-Industrial Park (M-IP) and Scientific Research
(SR) zones. The six lots would be graded as individual single lot pads with two located

15
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3. Project Description

adjacent to Street A and four located along the western property boundary. Similar to the
PCD, the ultimate buildout would be determined from equivalent vehicle trips specified
in the PID.

Manufactured slopes fronting Scripps Poway Parkway, Street A, and the open space
hillsides would be contoured and planted according to a landscape plan for the PID. The
PID also covers architectural design guidelines, building envelopes, appurtenances,
signage, lighting, preserving viewshed characteristics, streetscapes, relationship to
adjoining natural open space, and provision of pedestrian and bicycle access.

4) Planned Residential Development

The upland areas in the southern portion of the project site would be developed with
single-family residences on 110 6,000-square-foot lots and 199 5,000-square-foot lots. In
accordance with requirements of the PRD permit, a site plan has been prepared for the
proposed TM that displays building pad locations, a typical lot layout, and open space
areas (Figure 3-5). The site plan includes cul-de-sacs, stub-out streets, and building
setbacks across the ridgeline to create a variety of rear yard and side yard alignments
fronting the viewshed from I-15. The larger 6,000-square-foot lots are arrayed along the
southwestern portions of the PRD development, while the 5,000-square-foot lots are
along the north/south-trending ridge of the project site. These lot sizes are compatible
with proposed adjacent development to the south and surrounding community.

Figure 3-6 is a conceptual landscape plan for the proposed TM/PRD. The landscape plan
has been developed in accordance with the City’s Land Development Ordinance,
Landscape Technical Manual, and the Miramar Ranch North Community Plan. The
overall goals of the landscape plan are to restore natural vegetation on manufactured
slopes; screen views of proposed development on-site; provide vegetative enhancement at
entries and along streets; and provide a buffer from potential fire hazards through the
establishment of three brush management zones.

At the southeast corner of the intersection of Scripps Poway Parkway and Street A, a
monument sign and low retaining wall will provide an entrance and identity to the
project’s architectural themes and the natural site. Small- to medium-scale flowering
accent trees and palettes of accent shrubs and ground covers will highlight this area,
drawing attention to it along Scripps Poway Parkway. Each entry into subneighborhood
areas where different housing projects are planned will also introduce the neighborhood
with accent shrubs and walls/fences appropriate for that neighborhood. Slopes adjacent
to the street and natural drainage areas will be planted with random groves of trees
(sycamore, oaks, ironwood) that are natural to the local environment. Mature tree

18
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3. Project Description

canopies will create an overstory to strengthen the sense of canyon enclosure and frame
views to features in the canyon/creek areas.

Brush management Zone 1 would consist of plantings adjacent to structures, as shown in
the Landform Alteration/Visual Quality section. While these plantings would typically
consist of irrigated, ornamental non-native species, native plants may also be used. When
used, native plants would be chosen for their ability to survive with no summer water.
Maintenance shall be year-round and performed by the homeowner. The typical width
for Zone 1 is 30 feet to structures.

The majority of brush management Zone 2 would be established on manufactured slopes
by planting appropriate native plant species in combination with appropriate non-native
plant materials. Long-term ongoing thinning cost may be reduced by the introduction of
low growing fire retardant shrubs and ground covers that are visually and horticulturally
compatible with the native vegetation for acceptable plant material. Zone 2 will also be
established in undisturbed areas through the selective thinning and pruning of existing
native vegetation. Maintenance shall be seasonally performed by the homeowner’s
association. The width for Zone 2 is 40 feet for areas classified as having a “high” fire
rating such as the proposed project site. Zone 3 would also be 40 feet in width but the
fuel reduction would consist of thinning of existing vegetation. The total area within
brush management zones 2 and 3 is 20.2 acres.

S5) Open Space

The project would provide 85.9 acres of open space in four lots (excluding brush
management). Of this total, approximately 74 acres remains natural, and 12.4 acres are
revegetated. Two of the lots form a continuous swath of natural open space extending
roughly southwest to northeast from the site’s western boundary to its eastern boundary,
north of the single-family residential area and south of Scripps Poway Parkway. The only
development feature proposed in this natural open space is Street X which connects the
PID area with the single-family residential units in the eastern and southern portions of
the site. Vegetation within the proposed continuous swath of natural open space consists
of coastal sage scrub and southern mixed chaparral. These two lots connect to natural
open space off-site to the south/southwest and east. The other two natural open space lots
lie north of Scripps Poway Parkway. Of these two natural open space lots, one consists of
coastal sage scrub and a mesic drainage, and is located north of the PCD area along the
project’s western boundary. The natural open space lot is a partially natural, previously
graded portion of Cypress Canyon on the eastern boundary of the project east of the PCD
multi-family residential area. This lot is designated as being within the MHPA of the
MSCP. Private open space areas would be maintained by the homeowner’s association.
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3. Project Description

parcels that comprise Scripps Gateway. The Development Agreement sets a maximum of
444, of which 309 are currently proposed as single-family and 135 multi-family. The
amendment proposes to incorporate language from the Development Agreement
regarding minimum square footage for commercial and industrial uses and residential
mix. It also results in a net reduction in industrial development of 15 acres (from 43 acres
to 26 acres) throughout the community plan.

Industrial density has been reduced due to existing topographic constraints on-site.
Parcel 4D is shown on the existing land use map (see Figure 3-1) as industrial, However,
the adopted Community Plan states for this parcel:

. . in the case of Parcel 4D only, community commercial uses are
acceptable. This is because Parcel 4D covers a small area and is
immediately adjacent to the Ranch Center commercial area (City of San
Diego 1987: 40).

Because it is anticipated that Parcel 4D will develop commercially, the amendment
proposes to change the land use designations to conform to this use.

A proposed two-lane collector road (Scripps Gateway Drive shown as Streets “A” and
“X” on the TM) will extend southerly from Scripps Poway Parkway along the east edge
of the PID area and then continue northeasterly up the ridge to the PRD area. This road
was not shown in the 1987 Community Plan as it was assumed to be a local street. It is
necessary to provide access to the residential areas and as a utility corridor access for
drainage improvements associated with the PRD development.

The increased development envelopes for the collector road, residential area, and
associated slopes would result in a net decrease in open space of 40 acres. As the open

space is not within the MHPA, this reduction is in non-usable amenity open space.

A residual area in the northeast corner of the property will be conveyed by a boundary
adjustment to the property to the east.

E. Discretionary Approvals Required

The following discretionary and administrative actions would be necessary for the
implementation of the Scripps Gateway project:
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3. Project Description

l 1. General Plan/Community Plan Amendment

2. Approval of the TM (309 single-family residential; 1 multi-family residential; 6
| commercial; 1 park-and-ride, 6 industrial; 4 open space; 16 property owners
association lots; and 11 brush management lots)

Rezoning from M-IP to CA for 4.5 acre lot
Approval of Planned Residential Development Permit
Approval of Planned Commercial Development Permit

Approval of Planned Industrial Development Permit

sl e N

Hillside Review Permit

9-FEand BevelopmentPermit

16:8. Vacation of Road Survey #944

++9. Boundary adjustment map for Lot 3 of Unit 1

+2:10. Easement Abandonments

The City Council is the decisionmaker, following recommendations from the Planning
Commission (Process 5).

The placement of fill within any areas delineated as wetlands or waters of the United
States would require a permit issued by the U.S. Army Corps of Engineers (USACE)
under Section 404 of the federal Clean Water Act. Similarly, a streambed alteration
agreement, as required by Section 1603 of the California Fish and Game Code, would
have to be issued by the California Department of Fish and Game (CDFG) prior to the
commencement of any work which would alter a streambed.

13:11. U.S. Army Corps of Engineers Section 404 Permit
+4:12. California Department of Fish and Game 1603 Agreement
45:13. Caltrans Encroachment Permit

16:14. General Construction Activities Storm Water Permit issued by the Regional
Water Quality Control Board
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4. Environmental Analysis A. Land Use

Chapter Four
Environmental Analysis

A. Land Use

Existing Conditions

The project site is within the city of San Diego, in the Miramar Ranch North community
planning area.

As shown in Figure 2-4, the project site is undeveloped with predominantly natural
vegetation (coastal sage scrub on west-facing hillsides and chaparral on east- and north-
facing hillsides and a riparian area in the northwest quarter of the property). Some
grading has occurred along the southern boundary of the property to facilitate grading for
residential development adjacent to the south (Scripps Ranch North Phase IIT). There has
also been grading for Scripps Poway Parkway, which bisects the site trending west-east, a
commercial area north of Scripps Poway Parkway, and a future industrial use area south
of Scripps Poway Parkway on the project’s eastern boundary. Surrounding uses are
residential and vacant land to the south and east, commercial along Scripps Poway
Parkway to the east, undeveloped or open space to the north, and the I-15 freeway
corridor to the west. A city-owned water tank is proximate to the southeast corner of the

property.

To the west of I-15 and north of Mercy Road are an undeveloped commercial lot and
multi-family residential uses within the Rancho Pefiasquitos Community Plan and Mira
Mesa Community Plan areas. South of Mercy Road is vacant open space including the
Canyon Hills resource-based park, also in the Mira Mesa Community Plan area.

As shown in Figure 4A-1, the project site is currently zoned for single- and multi-family

residential (R1-10,000, R1-8000, and R-2A), industrial (M-IP), Hillside Review, and
commercial (CA) uses.
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4. Environmental Analysis A. Land Use

Planning Background

a)  City of San Diego Progress Guide and General Plan Environ-
mental Goals and Objectives

The General Plan has a number of environmental goals that are pertinent to the project.
These include:

Major Subgoal

“Fostering of a physical environment that is responsive to the individual’s psychological,
aesthetic, and physical needs.”

Guidelines for Future Development

“Preservation of environmental quality by a)conservation of agricultural lands;
b) management of natural resources-floodplains, vegetation, aquifers, slopes, hillsides,
canyons, coastal and waterfront areas; c) preservation of open space and vistas; and
d) reduction of air, noise, and water pollution.”

Public Facilities, Services, and Safety Element

“Pursue a recyclable approach to liquid waste management.”

Open Space Element

“Establish an open space system which provides for the preservation of natural
resources . . . [and] the protection of health and safety.”

Conservation Element

“Decrease reliance on imported water.”

Urban Design Element

“Development of a comprehensive concern for the visual and other sensory relationships
between people and their environment. Protect and promote open space systems that
define communities.”

b)  Miramar Ranch North Community Plan Goals and Objectives

The project is specifically identified as an anchor project (“gateway”) in the community
plan, and referred to in different sections as Mercy industrial center, Mercy park and ride,
and the freeway commercial center at the Mercy interchange. The following community
plan goals (in italics) and objectives pertain to proposed development of the project.
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4. Environmental Analysis A. Land Use

Overall Community Goal

Develop an identifiable community of balanced uses, which meets the needs of residents
and working persons, complements the Scripps Ranch community, and makes a positive
contribution to the quality of life in the San Diego region.

Transportation Element

Construct and maintain an adequate system for vehicular, future transit, bicycle and
pedestrian circulation within the community, while providing adequate access to the
larger San Diego region.

e Require streets serving the community to possess sufficient capacity and meet City
engineering standards to safely handle traffic generated as the community develops.

e Encourage the sensitive design and construction of streets and parking facilities.
e Provide transit alternatives to private vehicular travel.

e Develop a system of bikeways in the community, tying into the regional bicycle
network.

e Provide for safe, accessible pedestrian circulation within the community and
equestrian links with regional trails shown in the Planning Department’s “A Plan for
Equestrian Trail Facilities.”

Residential Element

Accommodate a substantial amount of residential development in the community,
providing a diversity of housing options while enhancing the physical environment.

e Promote a variety of housing types, sizes, prices, and ownership mechanisms in the
community, in support of City concept of balanced housing opportunities and

commensurate with local market conditions.

e Locate residential land uses in areas appropriate to environmental conditions, the
circulation system, and the overall land use pattern of the community.

* Provide housing opportunities for moderate income households.

e Develop identifiable residential development units or neighborhoods, based on
natural and aesthetic features and land use mix.
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4. Environmental Analysis A. Land Use

® Maintain high standards of design, materials, and workmanship in residential
development.

Industrial Element

Promote industrial and business park development which provides employment
opportunities while enhancing the physical environment of the community.

® Locate industrial/business park land uses in areas appropriate to environmental
conditions, the circulation system, and the overall land use pattern of the community.

e Require high standards of design, materials, and workmanship in business park
development.

Commercial Element

Encourage attractive accessible commercial development meeting the community
shopping and services requirements of the ranch.

e Encourage high standards in the design, construction, and maintenance of commercial
development in the community.

Park and Recreation Element

Provide adequate park development, recreational facilities, and active use open space as
needed for the community, in both the community and surrounding areas.

* Provide broad areas of natural open space with linkages to one another and with
adequate buffers to active use areas.

* Integrate community-oriented parks and regional parks, recreation facilities, other
selected open space areas, and natural open space areas into an integrated system tied
together by linkages which permit movement of wildlife and by pedestrian pathways.

Public Services Element

Guarantee a range of public facilities tailored to local requirements and accessible to the
community, and, as needed, Scripps Ranch.

School Element

Support the development and maintenance of educational facilities and programs
meeting the needs of the community, in both the community itself and surrounding areas.
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4. Environmental Analysis A. Land Use

Community Social Element

Support development of social services, programs, and facilities responsive to the
changing physical and socioeconomic needs of community inhabitants.

Design Element

Promote high-quality design throughout the community, with special emphasis on

projects and roadways in highly visible areas.

e Promote the utilization of harmonious design features and techniques throughout the
community in order to create an overall community atmosphere.

e Promote the sensitive development of the Mercy interchange area [project site] as an
attractive gateway into the community.

Sensitive Lands and Open Space Element

Encourage the careful management of community environmental resources through
preservation of a passive open space network and support of environmentally sensitive
development. Provide broad areas of natural open space with linkages to one another
and with adequate buffers to active use areas.

e Encourage the preservation of significant environmental resources and minimize
impacts on environmentally sensitive areas through the creation of special open space
preserves and a passive open space network.

e Provide for the planting and maintenance of landscaped areas appropriate to creating
the overall community character and to environmental conditions, with emphasis

upon eucalyptus forestation.

e Permit reasonable grading for development while ensuring the overall landform is
retained and the graded areas blend into the natural terrain.

e Provide an adequate drainage system for the collection and control of surface water.

e Promote conservation concerns in the design, construction, and use of buildings and
developments.

* Arrange for the adequate implementation of the resources management proposals set
out in this plan.
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4. Environmental Analysis A. Land Use

Implementation Element

Ensure the provision of adequate public and private facilities and services to meet
community needs concurrently with residential and industrial growth and provide for the
ongoing maintenance of community facilities and open space.

e Phase development in the community in a rational manner.

e Ensure the provision of adequate public facilities and services to serve residential and
industrial projects in a timely manner.

® Provide for the timely financing of public facilities, streets, and utilities for both
capital improvements and maintenance.

¢)  City of San Diego Development Policies

The General Plan density and urban design and development goals and policies are
contained within the plan’s Housing, Conservation, and Urban Design Elements. The
goals and policies are directed primarily to Planned Urbanizing areas. The property is
subject to a Development Agreement, dated February 6, 1991, that specifies land use
policies and ordinances that the project is, or is not, subject to.

City Council Policy 600-10, ‘“Adequacy of Public Services in Connection With
Development Proposals”

This pblicy addresses the timing of the provision of public services for new developments
to insure that services are available concurrently with need. It requires that:

1. New development be consistent with a master development plan for the general
area which has been reviewed by the Planning Commission and adopted by the
Council;

2, The development includes an implementation section which sets forth in detail

measures which will be taken to insure that needed public services are provided
concurrent with need in the development; and

3. The proponent presents evidence satisfactory to the appropriate body or agency
that the required public services will in fact be provided concurrent with need.

Resource Protection Ordinance

By declarations within the Development Agreement, the project is not subject to the
Resources Protection Ordinance.
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4. Environmental Analysis A. Land Use

Hillside Review Ordinance

The HR Overlay Zone and Hillside Design and Development Guidelines were adopted by
the City Council in December 1984 (City of San Diego 1984). The Hillside Design and
Development Guidelines are to be used with the HR Overlay Zone to serve as a tool
during the design stage. Development within the HR Overlay Zone is regulated by the
issuance of a HR Permit. The intent of the HR Overlay Zone is to:

Assure that development occurs in such a manner as to protect the natural
and topographic character and identity of these areas, environmental
resources, the aesthetic qualities and restorative value of lands, and the
public health, safety and general welfare by insuring the development does
not create soil erosion, silting of lower slopes, slide damage, flooding
problems, and severe cutting or scarring.

It is further the intent of the HR Overlay Zone “to encourage a sensitive form of
development and to allow for a reasonable use which complements the natural and visual
character of the City.” In the case of conflict between the community plan and the
guidelines, the community plan shall apply.

The HR Overlay Zone may be applied to property having slopes with a natural gradient in
excess of 25 percent and a minimum elevation differential of 50 feet. Permitted uses
shall be those permitted by the underlying zone subject to the regulations and restrictions
of the underlying zone in addition to the regulations and restrictions of this overlay zone.
A HR Permit may be granted if the available information supports the following findings
of fact:

The intent of the HR Overlay Zone is to ensure the following conditions:

a. The development will result in minimum disturbance of the natural terrain
commensurate with the proposed use of the lot or premises.

b. The grading and excavation proposed in connection with the development will not
result in soil erosion, silting of lower slopes, slide damage, flooding problems, or

severe cutting or scarring.

c. The proposed development will serve to preserve and enhance the natural
environment and the aesthetic qualities of the site.

Specific HR Overlay Zone guidelines are:
a. Design structures to fit into the hillside rather than altering the hillside to fit the

structure;
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b. Site development on the least-sensitive portion of the site to preserve the natural
landforms, geological features, and vegetation;

¢ Prepare a geological reconnaissance report for all projects located within or near a
geologic feature or condition suspected at the site, as determined by the City of
San Diego Seismic Safety Study.

d. Limit the amount of impervious surface;

e Replant the site with self-sufficient trees, shrubs, and ground cover that are
compatible with existing surrounding vegetation;

f; Utilize the structural quality of the soil as a determinant of the type of
construction;

g. Avoid straight and unnatural slope faces, where cut and fill grading are required;

h. Employ a variation in architectural design;

i Consider existing vegetation when landscaping the site;

j- Match the scale and character of buildings with the scale and character of terrain

and the surrounding neighborhood; and

k. Provide pedestrian walkways to visual overlook areas.

d)  Multiple Species Conservation Program

In 1991, the City of San Diego and other land use jurisdictions in southwestern San
Diego County began development of the Multiple Species Conservation Program to meet
the Metropolitan Wastewater Department’s need to mitigate the direct biological impacts
associated with mandated improvements to the region’s sewage treatment facilities. The
MSCP effort was also directed toward mitigating the secondary biological impacts
associated with projected growth in the region.

The MSCP is designed to identify lands that would conserve habitat for federal and state
endangered, threatened, or sensitive species, including the federally listed threatened
California gnatcatcher. The MSCP is intended to be the equivalent of a Natural
Community Conservation Plan for the area, consistent with the federal Endangered
Species Act Section 4(d) rule for the coastal California gnatcatcher that would define
conditions under which “take” of the species could occur without violation of the
Endangered Species Act. That is, the MSCP is a plan and process for the issuance of
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permits under the federal and state Endangered Species Acts and the state’s Natural
Community Conservation Planning Act of 1991.

The MSCP includes the compilation of information related to vegetation, land use, and
generalized land ownership mapping and the preparation of biological standards and
guidelines, a habitat evaluation model, a population viability analysis for the coastal
California gnatcatcher, and an analysis of the acreage necessary for a viable open space
system. The MSCP Plan also includes an implementation strategy, preserve design, and
management guidelines.

In August 1996, the Draft MSCP Plan and related Subarea Plans were released for public
review. A final joint federal environmental impact statement and state EIR was released
in January 1997 on the MSCP Plan and the MSCP was adopted by the City of San Diego
in March 1997. On July 14, 1997, the City of San Diego signed an Implementing
Agreement with the U.S. Fish and Wildlife Service and California Department of Fish
and Game. The Implementing Agreement is the contract between the City and the
wildlife agencies, which outlines the obligations and commitments made for the
successful completion of the MSCP. The agreement has been signed by all parties and is
effective July 17, 1997. The Implementing Agreement allows the City of San Diego to
grant Third Party Beneficiary Status to projects within its subarea that are consistent with
the MSCP Subarea Plan, implementing regulations, and guidelines.

MHPA Land Use Adjacency Use Guidelines

Existing or planned land uses adjacent to the MHPA include single and multi-family
residential, active recreation, commercial, industrial, agriculture, landfills and extractive
uses. The following are adjacency guidelines for uses adjacent to the MHPA:

Drainage. All new and proposed parking lots and developed areas in and adjacent to the
Preserve must not drain directly into the MHPA. All developed and paved areas must
prevent the release of toxins, chemicals petroleum products, exotic plant materials and
other elements that might degrade or harm the natural environment or ecosystem
processes within the MHPA.

Toxics. Land uses, such as recreation and agriculture, that use chemicals or generate by-
products such as manure, potentially toxic or impactive to wildlife, sensitive species,
habitat, or water quality need to incorporate measures to reduce impacts caused by the
application and/or drainage of such materials into the MHPA. Such measures should
include drainage detention basins, swales, or holding areas with non-invasive grasses or
wetland type vegetation to filter out the toxic materials. Regular maintenance should be
provided. Where applicable, this requirement should be incorporated into leases on
publicly owned properties as leases come up for renewal.
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Lighting. Lighting of all developed areas adjacent to the preserve should be directed
away from the MHPA. Where necessary, development should provide adequate
shielding with non-invasive plant materials (preferably native), berming, and or methods
to protect the Preserve and sensitive species from night lighting.

Noise. Uses in or adjacent to the MHPA should be designed to minimize noise impacts.
Berms or walls should be constructed adjacent to commercial areas, recreational areas,
and any other use that may introduce noises that could impact or interfere with wildlife
utilization of the MHPA. Excessively noisy uses or activities adjacent to breeding areas
must incorporate noise reduction measures and be curtailed during the breeding season of
sensitive species.

Barriers. New development adjacent to the MHPA may be required to provide barriers
(e.g., non-invasive vegetation, rocks/boulders, fences, walls, and/or signage) along the
Preserve boundary to direct public access to appropriate locations and reduce domestic
animal predation.

Invasives. No invasive non-native plant species shall be introduced into areas adjacent to
the MHPA.

Brush Management. For existing projects and approved projects, the brush management
zones, standards, and locations, and clearing techniques will not change from those
required under existing regulations.

New residential development located adjacent to and topographically above the MHPA
(e.g., along canyon edges) must be set back from the slope edges to incorporate Zone 1
brush management areas on the development pad and outside of the MHPA. Zones 2 and
3 will be incorporated into one zone and may be located within the MHPA upon granting
of an easement to the City (or other acceptable agency) except where narrow wildlife
corridors require it to be located outside of the MHPA. Zone 2 will be increased by 30
feet, except in areas with a low fire hazard severity rating where no Zone 3 would be
required. Brush management zones will not be greater in size than is currently required
by the City’s regulations. The amount of woody vegetation clearing shall not exceed 50
percent of the vegetation existing when the initial clearing is done. Vegetation clearing
shall be done consistent with City standards and shall avoid/minimize impacts to covered
species to the maximum extent possible. For all new development, regardless of
ownership, the brush management in Zone 2/3 area will be the responsibility of a
homeowners association or other private party.

Grading/Land Development Manufactured slopes associated with site development shall

be included within the development footprint for projects within or adjacent to the
MHPA.
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Multi-Habitat Planning Area (MHPA) Goals and Objectives

In order to assure that the goal of the MHPA is attained and fulfilled, management
objectives for the City of San Diego MHPA are as follows:

e To ensure the long-teri viability and sustainability of native ecosystem function and
natural process throughout the MHPA.

e To protect the existing and restored biological resources from intense or disturbing
activities within and adjacent to the MHPA while accommodating compatible
recreational uses.

¢ To enhance and restore, where feasible, the full range of native plant associations in
strategic locations and functional wildlife connections to adjoining habitat in order to
provide viable wildlife and sensitive species habitat.

e To facilitate monitoring of selected covered species, habitats and linkages in order to
ensure long-term persistence of viable populations of priority plant and animal
species and to ensure functional habitats and linkages.

e To provide for flexible management of the MHPA that can adapt to changing
circumstances to achieve the above objectives.

e) City Biology Guidelines and the Proposed Environmentally
Sensitive Lands Ordinance

The City Council has approved and formally adopted a revised Environmentally
Sensitive Lands Ordinance (ESL). The Biology Guidelines (City of San Diego 1997)
provide standards for the determination of impacts and mitigation measures under CEQA.
The Biology Guidelines also implement the planning principles of the MSCP and
Subarea plan for the City of San Diego. The Biology Guidelines provide for variable
mitigation ratios for project impacts for different habitats and the location of the impacted
area and proposed mitigation lands relative to the MHPA.

Land Use Issues

1. To what extent would the proposed project implement the environmental goals
and objectives of the City’s Progress Guide, General Plan, and the Miramar
Ranch North Community Plan?

2. Does the project implement the open space objectives of the community plan?
Would the open space system established on the project site connect to a larger
off-site open space system?
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3. What effect would the proposed project have on the visual quality and
community character?

4. Would the proposed project be consistent with the provisions of the Hillside
Review Ordinance? Does the project incorporate the grading and design
techniques outlined in the Hillside Design and Development Guidelines?

5. How is the project consistent with the City of San Diego’s Multiple Species
Conservation Plan (MSCP) Subarea Plan?

1) Issue

To what extent would the proposed project implement the environmental goals and
objectives of the City’s Progress Guide and General Plan, the Miramar Ranch North
Community Plan, and the MSCP?

Impacts

The project is generally consistent with the Miramar Ranch North Community Plan and
Development Agreement in terms of land uses, intensity of use, and location of open
space within the property. Specific differences between the Miramar Ranch North
Community Plan and the proposed project are detailed in the community plan amendment
for the project. Residential, industrial, and commercial development goals are addressed
within the context of the PRD, PID, and PCD for the project. Transportation goals are
met with the proposed park-and-ride feature, siting of commercial, employment centers,
and affordable housing in close proximity to major transportation and transit network,
and in contributions to the transportation network made through the existing
Development Agreement. Other community services and facilities (parks, recreation,
library, fire station, schools, and other services) are met through contributions required
for the Miramar Ranch North Community Facilities Financing Plan and extraordinary
contributions and dedications incorporated within the Development Agreement.
Consistency with the environmental goals of the community plan are addressed below.

a)  Progress Guide and General Plan Environmental Goals

* Preservation of environmental quality by (a) conservation of agricultural lands;
(b) management of natural resources-floodplains, vegetation, aquifers, slopes,
hillsides, canyons, coastal, and waterfront areas; (c) preservation of open space and
vistas, and (d) reduction of air, noise, and water pollution.

38



4. Environmental Analysis A. Land Use

The project would conform to the basic configuration of open space identified in the
community plan and development agreement. This includes retaining visually prominent
hillsides with natural vegetation and sensitive wildlife in open space south of Scripps
Poway Parkway and along the northern and eastern boundaries of the project site. The
project would provide a regional park-and-ride lot and other measures to reduce vehicle
miles traveled and percentage of single-occupant vehicles, which would reduce air
pollution. The project also includes measures to attenuate existing noise levels where
new residential development is proposed. Best management practices (BMPs) to reduce
impacts from urban runoff would be incorporated into the project.

e Decrease reliance on imported water. Pursue a recyclable approach to liquid waste
management.

The project would be subject to existing requirements for use of low-flow water fixtures
in residences and buildings. Landscaping proposed would not require high volume
irrigation once it is established. The development would not otherwise impede the
development or use of recycled waste systems.

e [Establish an open space system which provides for the preservation of natural
resources . . . [and] the protection of health and safety.

Approximately 70.6 acres of naturally vegetated open space hillsides would be provided
south of Scripps Poway Parkway. This open space adjoins Caltrans right-of-way and an
undeveloped future residential use area to the west and an open space canyon bottom to
the east. The project also provides approximately 15.8 acres of open space along its
northern boundary north and east of the PCD. An 8.5-acre lot north of the commercial
area provides a buffer to MHPA open space north of the property. A 7.3-acre lot east of
the multi-family development is a previously graded area included in the MSCP MHPA.
In addition, brush management (19.6 acres) would be provided in residential areas
adjoining the naturally vegetated open space to reduce safety risks from fire.

e Development of a comprehensive concern for the visual and other sensory
relationships between people and their environment. Protect and promote open
space systems that define communities.

The project’s PCD, PID, and landscape plans provide guidelines for development of a
consistent theme, scale, and visual appearance with the rest of Miramar Ranch North.
The “Gateway” theme is intended to set the community character at this westerly
entrance to the community with landscape, hardscape, and architectural character. Where
visible from I-15, walls and roofs of the commercial and industrial development are to be
given special design consideration to ensure a visually attractive appearance. The open
space hillsides with residential development along the upper portions of the ridgeline and
hillside is consistent with development in other areas of Miramar Ranch North.
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b) Community Plan Environmental Goals

* Encourage the careful management of community environmental resources through
preservation of a passive open space network and support of environmentally
sensitive development. Provide broad areas of natural open space with linkages to
one another and with adequate buffers to active use areas.

The proposed open space plan is consistent with the Community Plan and Development
Agreement conceptual open space configurations. As mentioned above, approximately
70.6 acres of open space would be provided south of Scripps Poway Parkway and
Street A. The open space would follow along the hillsides from the west to the eastern
boundary of the site. A two-lane road is proposed through this open space belt which
would require grading of the hillside and manufactured slopes up to 130 feet in height.
This road would impact coastal sage scrub habitat. The project open space south of
Scripps Poway Parkway would provide an insular patch of native vegetated hillside, but
would be surrounded by existing residential and commercial development and major
transportation corridors.

® Provide for the planting and maintenance of landscaped areas appropriate to
creating the overall community character and to local environmental conditions, with
emphasis upon eucalyptus forestation.

The project would maintain naturally vegetated open space along hillsides south of
Scripps Poway Parkway which are visually prominent. Grading for development would
occur above and below this open space. Manufactured slopes are transitional between
developed areas and open space. The lower manufactured slopes surrounding the PID
and PCD areas along Scripps Poway Parkway would be revegetated with eucalyptus and
ornamental shrubs. These plantings will serve to provide a landscape theme to the
urbanized development areas and be consistent with the goal of developing the property
as a “Gateway” to Miramar Ranch North. The upper manufactured slopes would be left
as exposed granitic rock faces or where feasible, revegetated with native shrubs to
provide a visual transition from open space to residential areas. A palette for plantings
along the perimeter single-family residential lots visible from I-15 and Scripps Poway
Parkway are incorporated in Design Guidelines for the PRD.

® Permit reasonable grading for development while ensuring the overall landform is
retained and the graded areas blend into the natural terrain.

The manufactured slopes that transition to open space would be subject to sensitive
grading techniques, including contouring to provide relief along slope faces, avoidance of
uniformly continuous manufactured slope faces, heights, and aspects, and transitional
blending of the manufactured slope edges to natural landforms.
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e Provide an adequate drainage system for the collection and control of surface water.

Runoff from developed residential, industrial, and commercial areas would be directed to
a storm drain system. Runoff from manufactured and natural slopes would be collected
in existing drainage swales which will be rock-lined channels at their lower aspects to
control the rate of flow to off-site areas.

e Promote conservation concerns in the design, construction, and use of buildings and
developments.

Each of the components of the project are subject to design concepts and review
guidelines incorporated within the PRD, PID, and PCD that specify architectural
treatments, site layout for parking and appurtenances, and landscape palettes.

e Arrange for the adequate implementation of the resources management proposals set
out in this plan.

The open space configuration, sensitive hillside grading techniques, and landscape plans
set forth in the PRD, PID, and PCD implement these community plan goals.

Significance of Impacts

The project is generally consistent with the environmental goals of the Progress Guide
and General Plan and Miramar Ranch North Community Plan. The proposed two-lane
street crossing open space hillsides south of Scripps Poway Parkway is shown in the
Development Agreement conceptual site plan; it is not shown in the community plan
Circulation Element because it was intended to be less than a collector road. Therefore,
no significant impacts would occur.

Mitigation, Monitoring, and Reporting
No mitigation is required.
2) Issue

Does the project implement the open space objectives of the community plan? Would the
open space system established on the project site connect to a larger off-site open space
system?
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Impacts

The open space system surrounding the site is constrained by two major roadways: I-15,
which borders the site to the west, and Scripps Poway Parkway, which bisects the project
site trending east-west. The area adjacent to the project’s northern boundary (north of the
PCD) is designated for MHPA open space. The approved Scripps Ranch North single-
family residential development will border the site to the south. Along the eastern
boundary is open space, residential, and commercial. The major roads and future
development off-site serve to isolate the habitat value of the open space for mammals and
reptiles. Wildlife movement to areas off-site, except for birds, is severely restricted by
the existing transportation corridors and land uses.

The community plan open space system is shown in Figure 4A-2. The community plan
defines natural open space as land that is not altered by development. Natural vegetation
is preserved and no seeding or irrigation would occur. Transition area is land that has
been graded or otherwise altered by development but is not planned for buildings, streets,
or lawn areas. Transition is also along the boundary of developed areas with natural open
space. The community plan also designates areas with slopes greater than 30 percent as
an open space category within the project site.

The project results in approximately 40 acres less open space than the community plan
specifies. The project generally conforms to the open space system but proposes four
exceptions. A two-lane collector street (Street A and Street X) is proposed that would
bisect the natural open space canyon area in the central portion of the site south of
Scripps Poway Parkway. This street would require graded slopes extending 60 to 130
feet above and below grade and cover an area of approximately eight acres. This street
was originally considered a local street in the community plan. Local streets were
assumed to occur in development areas and were not separately designated or mapped in
the community plan. The local street footprint down the ridgeline to Scripps Poway
Parkway was mapped and designated as open space in the community plan, because the
surrounding use was open space. As it is now proposed as a collector street, the
community plan would count its footprint under streets rather than open space. This
accounts for eight acres of the difference in open space area in the current plan relative to
the development proposal.

The PRD converts 24 acres of natural open space to transition open space and slopes
greater than 30 feet. These areas would be graded slopes within or adjacent to the PRD
development envelope. The graded slopes would be revegetated per the Landscape
Technical Manual and brush management requirements and maintained as open space.
Once revegetated with native plantings, these areas would be functionally equivalent to
natural open space outside the brush management zones and transition open space within
the PRD and brush management zones.
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The remaining eight acres would be used within the PRD development area. This would
result in a net loss of eight acres of open space relative to the community plan.

The community plan designates a natural open space corridor between the proposed
commercial/park-and-ride site and the multi-family residential development north of
Scripps Poway Parkway and has the commercial area extending from Scripps Poway
Parkway to the northern project boundary. The project proposes that this corridor would
be a narrower manufactured slope consistent with the designation transition area and
reconfigures the commercial area to extend more along the frontage with Scripps Poway
Parkway. ~ The change would provide 8.5 acres of open space north of the
commercial/park-and-ride area; this lot and the reconfiguration of open space would
provide a buffer to the MHPA situated to the north. A 7.3-acre open space lot within the
MHPA east of the multi-family residential is also provided. The open space provided
would be predominantly natural with transition manufactured slopes that would be
revegetated. Two wildlife water catchments are designated as optional features for the
open space system within the project site. One detention basin, which could function as a
catchment, is proposed for the project in the central canyon open space south of Scripps
Poway Parkway.

Significance of Impacts

The construction of the two-lane street bisecting the center of the project site south of
Scripps Poway Parkway is not shown within the open space system in the community
plan; however, the road is included in the conceptual site plan for the Development
Agreement. The road was originally not of a facility classification (i.e., collector or
above) to appear as a separate facility in the community plan. The road and associated
grading would not be consistent with the designation as natural open space provided for
in the community plan open space system and would result in a significant unmitigated
impact.

The PRD would increase the development area into 8 acres of open space and convert 24
acres from natural open space to transition open space. Conversion of 8 acres of
designated open space to development area would be inconsistent with the community
plan and a significant land use impact. Conversion of natural open space into graded
slopes would be a temporary significant impact. Once revegetated, these areas would be
functionally equivalent to the community plan open space desi gnation.

Also, the commercial area of the PCD extends into community plan-designated natural
open space north of Scripps Poway Parkway. This is not consistent with the community
plan but would not be considered a significant land use impact, as it provides an open
space buffer to the MHPA which the existing community plan layout does not.
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Mitigation, Monitoring, and Reporting

No mitigation for the impact of the road and intrusion of residential lots into natural open
space is available. Partial mitigation of these impacts would require approval of the
Reduced Landform Impact Alternative. This alternative is discussed in the Alternatives
chapter. Under the proposed project this would be a significant unmitigated impact.

3) Issue

What effect would the proposed project have on the visual quality and community
character?

Impacts

The Miramar Ranch North Community Plan addresses community character in its
Community Design Element and Commercial, Industrial, and Residential Elements. The
Scripps Gateway project’s PCD and PID developments are given explicit mention in
terms of design goals. Some of these goals include:

e Guidelines for creating a community atmosphere similar to Scripps Ranch,
emphasizing a wooded naturalized landscape, the eucalyptus tree motif, earth, pastel
and wood tones in construction and a similar grading concept.

e The overall ranch atmosphere should be one of a naturalized environment, punctuated
by structured, relatively urban areas. Large areas of the community should be left as
undisturbed open space or forested with eucalyptus and other naturalized trees.

e Promote the sensitive development of the Mercy Interchange area as an attractive
gateway to the community.

e The key to developing the gateway in a harmonious fashion is the careful design of
the individual projects in relation to Scripps Poway Parkway . .. buildings could be
placed near the roadway, offset by a wide landscaped strip, with parking largely
tucked behind and out of sight. Additional measures to achieve a harmonious
appearance could include a consistent landscaping motif or selected tree; standard
signing, street furniture and street lighting; harmonious building and paving materials,
a selected architectural style; and a similar building height or massing of different
heights. Roofscapes on all projects should be as clean as possible, since they are
visible from other developments above.
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The conceptual PCD and PID for the project address these concerns, seeking to establish
a consistent design theme that establish an introduction to urban forms that are carried out
through the plan area. Architectural forms, coverings, roof treatments: building siting,
bulk, and scale; relation to streetscape; landscaping; signage; pedestrian orientation;
hardscape; location of parking; and other issues are included in the PID and PCD
guidelines. The gateway PID and PCD development along Scripps Poway Parkway is
separated visually from the PRD by a broad band of natural open space hillsides. These
overall design concepts are consistent with the Community Design Element goals of the
community plan.

The PRD establishes architectural and landscape guidelines for the single-family
residential development to maintain a sense of continuity with other residential
development in the community plan area. The PRD would require daylight cuts of the
hilltop on the southern boundary and the north/south-trending ridge along the eastern
boundary of the property. These cuts would result in manufactured transition slopes to
the open space hillsides below and would be visible from I-15. While a visual impact,
they are consistent with grading to accommodate residential development in other
portions of the community plan area and would not be out of character with the newly
developing community. Lots along the edge of the PRD area that are visible from I-15
and Scripps Poway Parkway are specifically addressed by the PRD with respect to
landscape, architectural treatment, bulk, and scale, and the site plan features both rear
yard and side yard exposures to vary the form and pattern of the structures along the
canyon edges. The project provides for sensitive grading techniques (e.g., contouring of
slope faces, blending of slopes with natural landforms, variation in heights of slopes) to
avoid repetitive flat slopes at unnatural angles to the surrounding natural terrain.

The extension of Street X from the easterly ridge across the hillside and down to Street A
and the PID entrance provides a connection from the Scripps Poway Parkway streetscape
to the residential development above, and is shown in the conceptual site plan attached to
the Development Agreement. It is designed as a two-lane serpentine access road rising
along the hillside that is intended to provide a sense of entrance and identity for the
residential neighborhood above. It requires substantial grading with manufactured slopes
of exposed hard rock up to 130 feet in height that would be visible from I-15 and Scripps
Poway Parkway. The provision of local residential street access north to Scripps Poway
Parkway is necessary, as the traffic from the PRD would otherwise have to use residential
streets to the south of the project for access. While feasible from a circulation standpoint,
the neighborhoods to the south would have reduced freedom of access to the local street
network and a “busier” neighborhood character. The road across designated open space
areas with substantial hillside modifications would have significant visual impacts,
however.
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Significance of Impacts

The PCD, PID, and PRD would be consistent with the community plan goals for
community design. While substantial landform modification would be necessary, and
adverse visual impacts weculd result, the development would be consistent with other
development within the community plan area and would not result in adverse impacts to
community character. The extension of Street X, and the fill slope in the canyon in the
center of the site, however, would have significant direct visual impacts. Visual impacts
from the extension of Street X would be reduced by the proposed entry theme landscape
concept of riparian trees along the drainage to the interpretive cul-de-sac entry and
plantings of street theme trees on graded sideslopes leading to the residential area. Visual
impacts from the manufactured slopes in the canyon and along the edge of the uplands in
the western portion of the site would be reduced by sensitive grading techniques
(contouring, blending, and providing benches down the slope to allow for larger
landscape plantings). The visual impacts would still be significant and unmitigated.

Mitigation, Monitoring, and Reporting

Measures incorporated into the PCD, PID, and PRD for the project would reduce the
direct visual impacts from development and establish a consistent theme of community
character. Impacts would remain significant, however. No additional mitigation is
available for the visual impacts from the extension of Street X and the manufactured
slope in the canyon in the central portion of the site. Additional reduction of these
impacts would require approval of the Reduced Landform Impact Alternative presented
in Chapter 7. Impacts would remain significant and unmitigated with the reduced
landform concept.

4) Issue
Would the proposed project be consistent with the provisions of the Hillside Review

Ordinance? Does the project incorporate the grading and design techniques outlined in
the Hillside Design and Development Guidelines?

Impacts

As shown in Figures 4A-3 and 4A-4, 96.8 acres of the property have slopes which exceed
25 percent and have a 50-foot elevation differential. Of these, 46.1 acres would be
graded for site development.

The general development areas were determined in the community plan and Development
Agreement. The development plan concentrates grading for development in defined
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areas and maintains natural hillsides between uses and adjoining off-site open space
areas. Transitional slopes within these development areas and articulating with natural
open space would be subject to the grading and design techniques outlined in the Hillside
Design and Development Guidelines.

The project proposes to use sensitive grading techniques on transitional slopes to preserve
and enhance the aesthetic qualities of the site and provide harmonious transitions from
manufactured to natural slopes. These techniques include contour grading to provide
more natural appearing, undulating slopes that avoid flat surfaces or large exposures of
the same shape and slope height, and blending of contours where they articulate with
natural hillsides to provide more natural appearing transitions. As the grading would
occur in areas of hard rock, bare rock faces may be left exposed. Visually these bare rock
faces provide contrast to the vegetated hillsides. The site plan includes cul-de-sacs, stub-
out streets, and building setbacks across the ridgeline to create a variety of rear yard and
side yard alignments fronting the viewshed from I-15. Landscaping of manufactured
slopes, where stable soils may be retained, is also proposed. The landscaping would be
done in accordance within the community design theme for the PCD and PID; and where
transitional to natural open space in the PRD area, utilize more native vegetation types to
blend with the undisturbed hillsides subject to City Landscape Technical Manual and
brush management requirements. Storm water runoff in developed areas would be
directed to drainage systems to avoid runoff over manufactured slope faces to reduce
siltation and erosion potential. These techniques are consistent with the Hillside Design
and Development Guidelines.

Significance of Impacts

The project site plan and grading and landscaping plans are consistent with the intent of
the Hillside Design and Development Guidelines. Therefore, no significant impacts
would occur.

Mitigation, Monitoring, and Reporting

No significant land use incompatibility with the HR Ordinance has been identified;
therefore, no mitigation is required.

5) Issue

How is the project consistent with the City of San Diego’s Multiple Species Conservation
Plan (MSCP) subarea plan?
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Impacts

a. Multiple Species Conservation Plan/Natural Communities
Conservation Plan (NCCP)

The property was considered in the regional MSCP which was developed to implement
the goals of the state NCCP and the federal Endangered Species Act. The City of San
Diego has adopted a Subarea Plan which delineates the boundaries of the MHPA or core
natural habitat areas to be conserved along with connecting corridors for species covered
under the MSCP. The property south of Scripps Poway Parkway and the PCD area is
outside of the MHPA; however, the PCD is adjacent to portions of the MHPA north of
the property in Penasquitos Creek.

The MSCP provides for land use adjacency guidelines for projects adjacent to the MHPA
to reduce or avoid indirect impacts to the MHPA. The guidelines address the following:

Drainage

All new and proposed parking lots and developed areas in and adjacent to the MHPA
must not drain directly into the MHPA. All developed and paved areas must prevent the
release of toxins, chemicals petroleum products, exotic plant materials and other elements
that might degrade or harm the natural environment or ecosystem processes within the
MHPA. The PRD includes a retention basin as a source reduction measure for pollutants
in runoff from streets and hardscape that would ultimately be discharged to the north into
Penasquitos Creek and the MHPA. The PCD requires that additional runoff control and
pollutant source reduction Best Management Practices be applied to runoff from the
commercial and multifamily areas. The open space lot north of the commercial area also
provides a 300-foot filter strip for runoff discharged to Pefiasquitos Creek.

Lighting

Lighting of all developed areas adjacent to the MHPA should be directed away from the
MHPA. Where necessary, development should provide adequate shielding with non-
invasive plant materials (preferably native), berming, and or methods to protect the
MHPA and sensitive species from night lighting. Lighting within the PCD, including
both the commercial area and the multifamily area would be shielded to avoid casting
glare to off-site areas. Landscaping on slopes surrounding the commercial and multi-
family area would be landscaped to provide further shielding from project lighting to
areas to the north of the site.

Noise

Uses in or adjacent to the MHPA should be designed to minimize noise impacts. Berms
or walls should be constructed adjacent to commercial areas, recreational areas, and any
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other use that may introduce noises that could impact or interfere with wildlife utilization
of the MHPA. Excessively noisy uses or activities (exceeding 65 CNEL) adjacent to
breeding areas must incorporate noise reduction measures and be curtailed during the
breeding season of sensitive species. During construction, a temporary noise barrier
would be erected along the northern boundary of the PCD as a short-term noise reduction
measure. The commercial area would incorporate a barrier fence or wall around the rear
of the buildings and the buildings would be sited such that the parking and entrances face
to the south and east, away from the MHPA. There would also be a 300-foot-deep open
space lot separating the PCD from the MHPA. The multi-family area would also have a
barrier fence or wall around its perimeter facing the MHPA. Recreation areas for the
multi-family development would be screened from the open space by the residential
structures.

Barriers

New development adjacent to the MHPA may be required to provide barriers (e.g., non-
invasive vegetation, rocks/boulders, fences, walls, and/or signage) along the preserve
boundary to direct public access to appropriate locations and reduce domestic animal
predation. The PCD specifies appropriate access restrictions from the rear of the
commercial area including fencing or walls. The multi-family area would incorporate a
barrier fence or wall and landscaping around the perimeter adjoining the MHPA.

Invasives

No invasive non-native plant species shall be introduced into areas adjacent to the
MHPA. The landscape guidelines incorporated into the PCD and PRD include
restrictions upon planting of invasives.

Brush Management

New residential development located adjacent to and topographically above the MHPA
(e.g., along canyon edges) must be set back from the slope edges to incorporate Zone 1
brush management areas on the development pad and outside of the MHPA. Zones 2 and
3 will be incorporated into one zone and may be located within the MHPA upon granting
of an easement to the City (or other acceptable agency) except where narrow wildlife
corridors require it to be located outside of the MHPA. In the PCD area, brush
management for the commercial and multi-family area is wholly within the developed
pad areas.

Grading/Land Development

Manufactured slopes associated with site development shall be included within the
development footprint for projects within or adjacent to the MHPA. The grading for the
PCD would not extend off-site into the MHPA.
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b. City Biology Guidelines and the Proposed Environmentally
Sensitive Lands Ordinance

The project will impact sensitive biological resources and must mitigate for those impacts
as described in the guidelines. For mitigation of impacts to sensitive resources located
outside the Subarea Plan MHPA, the City Biology Guidelines state that:

The purchase or dedication of land with equal or greater habitat value can
be considered as a method of mitigation. Impacts within the City of San
Diego must be mitigated within the City of San Diego’s jurisdiction,
preferably within the MHPA.

“Mitigation Banks” are privately or publicly held lands that sell mitigation
credits instead of fee title for habitat areas on which a conservation
easement has been placed. ... Purchase of areas of “credits” from an
established bank can be acceptable, as long as the required acreage is
subtracted from the remaining credits in the bank and is not available for
future projects. All banks must have provisions approved for long term
management, be part of a regional habitat preserve system and upon
request provide an updated record of the areas credits purchased from the
bank and those that are remaining.

New mitigation banks must be established pursuant to the “Official Policy
on Conservation Banks” (California Resources Agency 1995) and the
“Supplemental Policy Regarding Conservation Banks within the NCCP
Area of Southern California” (USFWS 1996). In general, the purchase of
credits from mitigation banks located outside of the City of San Diego’s
Jurisdiction will not be allowed (City of San Diego 1997:15-16).

The project will impact sensitive biological resources as detailed in the Biological
Resources Section 4C. The project applicant proposes to mitigate these impacts by
utilizing credits from a conservation easement entered into with the U.S. Fish and
Wildlife Service and California Department of Fish and Game for portions of the Daley
Ranch in Escondido. The Conservation Easement, dated January 1997, specifies that the
area of the county the project is located in is eligible for utilization of the credits for
mitigation of project impacts and the available credits are suitable in quantity and kind to
be used as mitigation for project impacts. The Conservation Easement was prepared
under the guidelines for mitigation banks specified above and meets the conditions for
mitigation banks, including being located within an NCCP preserve. However, because
the mitigation bank is located outside the City of San Diego’s jurisdiction, use of these
credits would not be consistent with the MSCP and City Biology Guidelines.
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Significance of Impacts

The PCD for the project incorporates measures to minimize indirect impacts to the
adjacent MHPA consistent with the MSCP Land Use Adjacency Guidelines. No
significant adverse impacts would result.

Use of credits for biological impacts from a mitigation bank located outside the
Jurisdiction of the City of San Diego is not consistent with policies for mitigation
contained in the MSCP and City Biology Guidelines. This would be a significant and
unmitigated adverse land use impact.

Mitigation, Monitoring, and Reporting

Prior to issuance of any grading permits for the PCD, the PCD Design Guidelines shall be
reviewed and approved by the Environmental Review Manager to ensure compliance
with the MSCP Land Use Adjacency Guidelines to minimize impacts from drainage,
lighting, noise, access control, invasive plants, brush management, and grading.

Mitigation for the inconsistency with the MSCP and City Biology Guidelines would
require the applicant to obtain suitable habitat at a location within the jurisdiction of the
City of San Diego. Options to comply with the MSCP and City Biology Guidelines are
discussed as options 2 and 3 under the biology mitigation options in Section 4C of the
EIR.
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