
















MISSION BEACH RESIDENCES AND SANTA BARBARA PLACE RESIDENCES MEIR  
RESPONSE TO COMMENTS 

December 2015 RTC-1 8133 

LETTERS OF COMMENT AND RESPONSES 

This section of the MEIR presents copies of comments on the MEIR (MEIR) received in written 

form during the public review period, and it provides the City of San Diego’s responses to those 

comments. Each comment letter is lettered and the issues within each comment letter are 

bracketed and numbered. Comment letters are numbered to correspond with the bracketed 

comment letters. 

The City’s responses to comments on the MEIR represent a good-faith, reasoned effort to 

address the environmental issues identified by the comments. Under the California 

Environmental Quality Act (CEQA) Guidelines, the City is not required to respond to all 

comments on the MEIR, but only those comments that raise environmental issues. See CEQA 

Guidelines Section 15088, subd. (a). Case law under CEQA recognizes that the City need only 

provide responses to comments that are commensurate in detail with the comments themselves. 

In the case of specific comments, the City has responded with specific analysis and detail; in 

the case of a general comment, the reader is referred to a related response to a specific 

comment, if applicable.  

LIST OF AGENCIES AND INDIVIDUALS THAT COMMENTED ON THE DEIR 

This section contains all written comments received during the public comment period as well as 

responses to these comments. Table 1 provides an index to commenters and comment letters.  

Table 1 

Commenters and Comment Letters 

Document Letter Organization/Commenter 

Comment Letter A State of California Governor’s Office of Planning and Research, State Clearinghouse and 
Planning Unit, Scott Morgan 

Comment Letter B Mission Beach Precise Planning Board, Debbie Watkins 

Comment Letter C Cherisse Brantz 

Comment Letter D McGahey and McGahey, APLC, Harry V. McGahey 

Comment Letter E Wolds Law Group, Karl Rand 

Comment Letter F Ann Whitman 

Comment Letter G Mike Meyer 

Comment Letter H Jenine and Jon Whittecar, Michelle and Bruce Rawdin-Baron 

Comment Letter I Christina Starr 

Comment Letter J Gary Warinner Gardening and Tree Services, Gary Warinner 

Comment Letter K Michael Duckor 

Comment Letter L Marc B. Geller 

Comment Letter M MSW Group, Kent R. Weaver 

Comment Letter N RE/MAX Coastal Properties, Steve Cairncross 
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Table 1 
Commenters and Comment Letters 

Document Letter Organization/Commenter 
Comment Letter O Beautiful MB, Gina Champion-Cain 
Comment Letter P Matt Gardner 
Comment Letter Q Mary and David Bradstreet 
Comment Letter R Carol Sharpe 
Comment Letter S Richard H. Sharpe 
Comment Letter T Greg Edwards 
Comment Letter U Justin Parsons 



MISSION BEACH RESIDENCES AND SANTA BARBARA PLACE RESIDENCES MEIR  
RESPONSE TO COMMENTS 

December 2015 RTC-3 8133 

RESPONSE TO COMMENT LETTER A 

State of California Governor’s Office of  

Planning and Research 

State Clearinghouse and Planning Unit 

Scott Morgan 

August 4, 2015 

A-1 The City acknowledges receipt of the State 

Clearinghouse’s input and comment. This letter indicates that the 

City has complied with the State Clearinghouse review 

requirements for draft environmental documents pursuant to 

CEQA. The City notes that while the 45-day public review was 

originally scheduled to close on July 27, 2015, the City extended 

the public review period to August 10, 2015 based on a request 

made by the Mission Beach Precise Planning Board 
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RESPONSE TO COMMENT LETTER B 

Mission Beach Precise Planning Board 

Debbie Watkins 

August 9, 2015 

B-1 Comment regarding the submittal of this commenter 

letter from the Mission Beach Precise Planning Board 

(MBPPB) is noted.  

B-2 Section ES-5 of the MEIR states the following 

regarding areas of known controversy about the 

projects: “Comments received during this meeting 

and the Notice of Preparation (NOP) public 

scoping period were considered during the 

preparation of this MEIR. Additionally, comments 

received from the Mission Beach Precise Planning 

Board (MBPPB) were incorporated into the 

analysis presented in the MEIR.” (MEIR pages ES-

30 and ES-31). 

The comments provided by Debbie Watkins of the 

MBPPB during the June 17, 2014 board meeting are 

included within Appendix A of the MEIR. These 

comments raised specific issues regarding housing 

density, people, traffic, air quality, airflow, stormwater, 

lack of open space, tree removal, and the park. 



MISSION BEACH RESIDENCES AND SANTA BARBARA PLACE RESIDENCES MEIR  
RESPONSE TO COMMENTS 

December 2015 RTC-6 8133 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The MEIR contains analysis regarding specific 

environmental issues raised by the MBPPB during the 

public scoping period for the MEIR. Section 5.1, Land 

Use, (specifically Section 5.1.3 and Table 5.1-1) of the 

MEIR discusses the potential environmental effects 

related to density; Section 7.9, Population and 

Housing, and Section 8.3, Growth Inducing Impacts, 

of the MEIR discuss the potential environmental 

effects related to people; Section 5.4, 

Transportation/Circulation and Parking, of the MEIR 

discusses the potential environmental effects related to 

traffic; Section 7.2, Air Quality, of the MEIR 

discusses the potential environmental effects related to 

air quality and air flow/movement; Section 7.6, 

Hydrology and Water Quality, and Section 7.11, 

Public Utilities, of the MEIR discuss the potential 

environmental effects related to stormwater; Section 

7.10, Public Services and Facilities, of the MEIR 

discusses the potential environmental effects related to 

parks, recreational facilities, and open space; and 

Section 7.12, Visual Effects and Neighborhood 

Character, and Section 7.13, Biological Resources, of 

the MEIR discuss the potential environmental effects 

related to tree removal. 

B-3 In light of this comment, the sentence in Chapter 4 

(first paragraph on page 4-1) regarding MBPPB input 
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to the park design has been deleted from the MEIR. 

The applicant presented the park design to the MBPPB 

on July 15, 2014.  

As noted in the Executive Summary on page ES-31, 

comment letters received during the NOP public 

scoping period and from the MBPPB expressed 

concern about parking, tree removal, traffic, lack of 

population-based park space, recreation, flooding, 

density, type of development product and land use. 

The MEIR table of contents provides details on 

where information can be found for all topics, 

including those raised by the MBPPB. Also refer to 

response to comment B-2. 

B-4 Detailed responses to the stated issues including land 

use, tree removal, traffic, park space, lot sizing, 

residential product type, and parking are provided 

below in Responses to Comments B-5 through B-115.  

B-5 Detailed responses to the three stated issue topics are 

provided as follows: Responses to Comments B-6 

through B-22 discuss issues related to lot sizes; 

Responses to Comments B-23 through B-44 discuss 

issues related to alleyways and proposed structures; 

and Responses to Comments B-45 through B-69 

discuss issues related to the proposed park. 
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The projects in their entirety were analyzed as it 

relates to the issues raised by the comment throughout 

the MEIR, including discussion related to parks as 

found in Section 7.10, Public Services and Facilities, 

of the MEIR.  

B-6 Section 1513.0304(g) of the San Diego Municipal 

Code regulation referenced in the comment precludes 

large buildings in excess of perceived bulk and scale 

because the 5,280-square-foot cap is the maximum 

allowable gross floor area when calculated with a 

maximum floor area ratio (FAR) of 1:1. Additionally, 

section 1513.0304(c)(3)(B)(iv) identifies that lots can 

be greater than 30 feet in width.  

 As noted in the Mission Beach Precise Plan, the 

community is characterized by low-profile, compact, 

medium-density residential structures. The Mission 

Beach Precise Plan includes the following general 

recommendations for new residential development 

within the community planning area in order to retain 

its overall character: density limitation of 36 dwelling 

units per acre; yards/setbacks that are increased for 

structures over two stories; a FAR of about 1.0, with 

variations up to 1.2; a height limit of 35 feet; and a 

requirement that 20% of the lot area within residential 

development should be landscaped. These design 
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recommendations were further refined and 

implemented in the form of the Mission Beach 

Planned Development Ordinance (MBPDO). The 

MBPDO provides for more specific design measures 

based on the Mission Beach Precise Plan. For 

example, the MBPDO specifies a maximum FAR of 

1.1, maximum lot coverage of 65%, and a building 

height restriction of 30 feet above grade (which is in 

accordance with the City’s Coastal Height Limit 

Overlay Zone).  

The character of Mission Beach is defined and 

maintained by the regulations of the MBPDO, which 

govern setbacks, density, bulk, and other development 

characteristics. Many different lot sizes can be found 

throughout Mission Beach, but all properties are 

regulated by the MBPDO, including the proposed 

projects. Lot sizes of 30 feet by 80 feet are the 

minimum dimensions required by the MBPDO, and 

there are no restrictions prohibiting larger lots. Larger 

lots currently exist throughout Mission Beach, and the 

MBPDO does not define any areas within Mission 

Beach where lots exceeding 30 feet by 80 feet are 

specifically prohibited. The MBPDO limits structures 

to a total of 5,280 square feet of floor area. No building 

in either project is proposed to exceed that limit. 
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B-7 The MBPDO does not define a “basic lot,” it only 

defines minimum lot dimensions.  

The projects propose to increase lot sizes. However, 

the increased lot size will not result in excess building 

sizes and bulk because the projects are in compliance 

with the MBPDO with allowable deviations, including 

limiting any single building to 5,280 square feet. 

The proposed vehicular drives and pedestrian walk are 

considered private because the applicants would be 

maintaining these improvements. The project respects 

the same building setback requirements as if the alleys 

and walkway were public rights of way, thereby 

limiting the size of the buildings.  

City Municipal Code Section 113.0103 defines FAR 

as the numerical value obtained by dividing the gross 

floor area of all buildings on a premises by the total 

area of the premises on which the buildings are 

located. Utilizing this definition of FAR, and as stated 

in Sections 3.1.4 and 3.2.4 of the MEIR, the Mission 

Beach Residences Project would have an FAR of 0.89 

and the Santa Barbara Place Residences Project would 

have an FAR of 1.07, respectively. Neither project 

would exceed the MBPDO requirement of a maximum 

FAR of 1.1. 
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The MEIR analyzes the potential physical impacts of 

buildout of the projects. The bulk and scale of the 

proposed projects are analyzed in the Visual Effects 

and Neighborhood Character section of the MEIR 

(Section 7.12) which shows that the projects are 

consistent with the development requirements for 

structures pursuant to the MBPDO with allowable 

deviations. Other applicable sections of the MEIR also 

address the issue, such as Air Quality and Odor 

(Section 7.2) which discusses how the bulk and scale 

of the projects would not substantially affect air flow, 

and Visual Effects and Neighborhood Character 

(Section 7.12) which discusses how the projects’ bulk 

and scale would not be incompatible with the 

community character of the surrounding area and 

concludes the projects would not exceed the bulk and 

scale requirements of the MBPDO with allowable 

deviations, and would remain consistent with the 

City’s General Plan Policy CE-C.8 and the Mission 

Beach Precise Plan policy. 

B-8 Refer to responses to comments B-6 and B-7. 

Consistency with the goals, policies, and regulations 

identified in the comment is shown in Tables 5.1-1 

through 5.1-3 of the MEIR. The wide variety of lot 

sizes, building sizes, building types, and building 

character in the immediate vicinity of the project site 
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is documented in the MEIR, in the Surrounding Land 

Uses (Section 2.3), and Land Use (Section 5.1). Broad 

diversity of lot sizes, building sizes, and building 

types, within the bounds of the MBPDO, are important 

factors contributing to the character of Mission Beach. 

The proposed projects conform to the scale, bulk, and 

character requirements in the MBPDO with allowable 

deviations and Precise Plan. The proposed projects 

would not exceed the limits of the MBPDO with 

allowable deviations, hence the MEIR, within Tables 

5.1-1 through 5.1-3, accurately discloses land use 

impacts of the projects in compliance with CEQA. 

Furthermore, the MEIR concluded that neither project, 

nor the combined project, would result in any potential 

impacts to community character.  

B-9 Refer to response to comments B-6 and B-7. The 

alleys and Jersey Court walkway are not being 

“privatized” as part of the proposed projects. 

Driveways and walkways are permitted to exist on 

private property, and there is no code or regulation 

excluding these areas from the FAR calculation. The 

allowable FAR is based on the total lot area. 
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B-10 City Municipal Code Sections 126.0402(a) and 

126.0402(g) identified in the comment do not apply 

to the proposed projects as neither the Mission 

Beach Residences Project nor the Santa Barbara 

Place Residences Project requires a Neighborhood 

Development Permit. Further, as described on 

pages 5.1-24 and 5.1-25 of the MEIR, the Mission 

Beach Residences Project requests deviations 

through a Process 4 Site Development Permit 

provided the Findings per Section 126.0504(a) and 

Section 126.0504(m) (described below); neither 

project requires a variance.  

The applicants are not requesting any development 

bonuses. The projects conform to the requirements 

set forth in the MBPDO with allowable deviations, 

including standards for density and floor area, as 

disclosed in Section 5.1 of the MEIR. The Mission 

Beach Residences Project proposes deviations from 

the San Diego Municipal Code Section 1513.0304, 

Section 144.0211(a), and Section 113.0273 per Land 

Development Code Section 143.0910 et seq. for 

Affordable/In-fill Housing and Sustainable Building 

projects for street frontage and visibility triangle 

area requirements.  
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The MBPDO (SDMC Section 1513.0103) does not 

preclude deviations through a Site Development Permit 

for an Affordable/Infill Housing and Sustainable 

Building project. 

The Santa Barbara Place Residences Project does not 

propose any deviations.  

B-11 Refer to response to comment B-10; neither project 

would require a variance. Lots larger than the minimum 

dimensions do not violate the MBPDO. As discussed in 

response to comment B-6, the MBPDO does not prohibit 

larger lots. The Mission Beach Residences Project and 

the Santa Barbara Place Residences Project conform to 

the requirements set forth in the MBPDO with allowable 

deviations, including standards for density, lot size, and 

floor area, and an amendment to the MBPDO is not 

required. Therefore, the MEIR would not require a 

discussion. Section 5.1 lists the associated actions for 

each project.  

B-12 Refer to response to comment B-10. Findings for the 

Site Development Permits pursuant to Land 

Development Code Section 143.0910 et seq. will be 

drafted for review by City decision makers prior to their 

consideration of the projects. Land Development Code 

Section 143.0910 allows Affordable/In-fill Housing and 

Sustainable Building projects to request deviations 
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from applicable development regulations through a 

Process 4 Site Development Permit provided the 

findings in Section 126.0504(a) and Section 

126.0504(m) can be made by the decision maker. The 

MBPDO establishes minimum lot standards, and does 

not prohibit lots in excess of the minimum. The project 

analysis in Chapter 5 and cumulative analysis in 

Chapter 6 of the MEIR evaluate the proposed projects 

as well as reasonably foreseeably projects. 

B-13 This comment does not raise an environmental issue 

pertaining to the MEIR.  

B-14 Discussion of each project’s potential effect on the 

character of the surrounding community, specifically 

related to bulk and scale of proposed development, is 

found in Section 5.1, Land Use, Tables 5.1-1 through 

5.1-3, and Section 7.12, Visual Effects and 

Neighborhood Character, pages 7-154 through 7-161 of 

the MEIR. As stated in Sections 5.1 and 7.12 of the 

MEIR, the Mission Beach Residences Project and the 

Santa Barbara Place Residences Project, as well as both 

projects combined conform to the development 

requirements identified within the MBPDO with 

allowable deviations. As such, neither project exceeds 

the applicable bulk, scale, or design requirements of the 

City Municipal Code. Conformance would ensure that 
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the Mission Beach Residences and the Santa Barbara 

Place Residences projects would not result in the 

substantial alteration of the existing or planned 

character of the Mission Beach community. Therefore, 

the MEIR concluded that neither project, nor the 

combined project, would result in any potential impacts 

to community character. Refer to Responses to 

Comments B-6 through B-13. 

B-15 Refer to Responses to Comments B-6, B-10, and B-

11. Discussion of population growth is found in Section 

7.9, Population and Housing, of the MEIR; additional 

discussion of the potential effects related to growth is 

found in Section 8.3, Growth Inducing Impacts, of the 

MEIR. Section 7.9 of the MEIR provides an estimated 

projected population that would be introduced to the area 

by the Mission Beach Residences Project and the Santa 

Barbara Place Residences Project (96 and 23 people, 

respectively). The MEIR utilizes SANDAG’s 2050 

Regional Growth Forecast, which provides population 

and housing information specific to the Mission Beach 

Community within the City based on historic trends and 

planned growth.  

 Section 7.12.3 of the MEIR has been updated to clarify 

that potential impacts resulting from shadowing would 

be less than significant. The projects are consistent with 
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the height, bulk, and scale requirements in the MBPDO 

with allowable deviations.  

The potential environmental effects that may occur as a 

result of this new population introduced to the area are 

analyzed throughout the MEIR; parking/traffic and 

noise issues, which are specifically identified in the 

comment, are analyzed in Section 5.4, 

Transportation/Circulation and Parking, and Section 

5.2, Noise, of the MEIR, respectively. Furthermore, the 

MEIR concluded that neither project, nor the combined 

project, would result in any potential impacts to 

transportation with the implementation of CP-TRA-1. 

Potential noise impacts associated with implementation 

of the two projects would be mitigated to less than 

significant through implementation of CP-LU-1.  

Refer to Response to Comment B-14 regarding 

analysis of visual effects and community character 

within the MEIR. Refer to Section 7.2, Air Quality, of 

the MEIR which discusses the potential environmental 

effects related to air flow/movement.  
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B-16 As described in Section 5.1.6 of the Land Use Section 

and Table 5.1-3 of the MEIR, both the Mission Beach 

Residences Project and the Santa Barbara Place 

Residences Project would be consistent with the 

development requirements of the MBPDO with 

allowable deviations. While deviations from San 

Diego Municipal Code Section 1513.0304 and 

113.0273 are proposed as part of the Mission Beach 

Residences Project, all proposed lots meet the 

minimum lot standards provided in the MBPDO 

except for street frontage. Both the Mission Beach 

Residences Project and the Santa Barbara Place 

Residences Project would meet the development 

requirements provided by the MBPDO with allowable 

deviations. Refer also to responses to comments B-6, 

B-7, and B-10. 

According to the CEQA Guidelines, an EIR “shall 

describe a range of reasonable alternatives to the 

project, or to the location of the project, which would 

feasibly attain most of the basic objectives of the 

project but would avoid or substantially lessen any of 

the significant effects of the project, and evaluate the 

comparative merits of the alternatives” (14 CCR 

15126.6(a)). Per CEQA Guidelines, Section 

15126.6(c), the alternatives were chosen by 

considering whether they can meet the basic project 
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objectives, their feasibility, and their ability to avoid 

the project’s significant environmental effects. Refer 

to Combined Project Alternative 4: Expanded Park 

Alternative in Section 9.5.3 of the MEIR. 

B-17 The comment regarding the deed to the parcels is noted. 

Refer to responses to comments B-6 and B-7. Refer 

also to response to comment B-10 regarding 

deviations. The MBPDO does not prohibit lot line 

adjustments or deviations from the 30 foot by 80 

foot minimum module. Lots exceeding the minimum 

dimensions do not require a new zone classification 

or an amendment to the MBPDO. In fact, larger lots 

currently exist throughout Mission Beach and they 

are still classified by the standard MBPD-R-S zone. 

A few examples of mid-block lots include: 741 

Santa Barbara Place, 733 Santa Barbara Place, 829 

Santa Barbara Place, and 807 Coronado. The 

proposed Mission Beach Residences Project and 

Santa Barbara Place Residences Project are 

consistent with these rules with allowable deviations 

and would not result in a land use impact, as 

disclosed in Section 5.1 of the MEIR.  

B-18 Refer to responses to comments B-6, B-7, B-11, and B-

17. The proposed projects meet MBPDO standards with 

allowable deviations, including the lot size standards. 
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B-19 Refer to response to comments B-6, B-7, and B-11. 

The proposed projects meet MBPDO standards with 

allowable deviations, including the lot size standards. 

The alleys on the project site currently are privately 

owned and would continue to remain in private 

ownership, but would be made available for public use 

via a public access easement. 

The Mission Beach Residences Project is requesting 

three deviations, and the deviation process exists 

within the framework of the Site Development Permit 

process, which is the procedure used when a proposed 

project conforms to the applicable zoning regulations. 

The projects will establish individual residential lots, 

each governed by the development regulations of the 

base zone per the MBPDO. The MBPDO limits 

structures to a total of 5,280 square feet of floor area. 

No building is proposed to exceed that limit. The 

projects otherwise conform to the requirements set 

forth in the MBPDO with allowable deviations, 

including standards for density, lot size, and floor 

area. The vehicular drives and pedestrian walk are not 

being converted to private use, rather they already 

exist as private property and there is no option to 

convert them to public land. Refer to responses to 

comments B-8 and B-14.  
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B-20 Refer to responses to comments B-6, B-7, B-8, and B-

17. The proposed projects meet MBPDO standards with 

allowable deviations, including the lot size standards. 

B-21 Refer to responses to comments B-6, B-7, B-8, B-10, 

and B-17. The proposed projects meet MBPDO 

standards with allowable deviations. The requested 

deviations for the Mission Beach Residences Project 

are described in full on pages 5.1-24 and 5.1-25. A 

deviation from San Diego Municipal Code Section 

1513.0304 for street frontage is proposed for lots 7 

through 15. The proposed lots would front a private 

driveway with a public access easement that connects 

to public streets, rather than directly fronting a public 

street. The private driveway would provide access to 

the public streets. A deviation from San Diego 

Municipal Code Section 1513.0304 for street frontage 

is proposed for lot 6, where a frontage of 25.04 feet 

would be provided instead of the required 30 feet due 

to the unique geometry. Deviations have historically 

been permitted throughout Mission Beach where 

Bayside Lane runs diagonally and creates other 

irregular shaped lots. A deviation is proposed from  

San Diego Land Development Code Section 113.0273 

for visibility triangles. In lieu of the visibility triangles, 

stop signs are proposed on Bayside Lane to enhance 

safety at the private drives. As stated in Section 5.1 

and Section 7.12 of the MEIR, neither project, nor 
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the combined project, would result in impacts to 

visual environment or community character, bulk and 

scale, or massing. 

B-22 Refer to response to comment B-17. The  

proposed projects meet MBPDO standards with  

allowable deviations. 

B-23 The alleys on the project site currently are privately 

owned and would continue to remain in private 

ownership, but would be made available for public use 

via a public access easement. In order to meet City 

stormwater requirements, the vehicular drives will 

remain in private ownership. To remove the easement 

would require a discretionary action. It is speculative 

to presume that the property owner at some future 

time might desire to change this. Per CEQA 

Guidelines Section 15064(d), an EIR should consider 

reasonably foreseeable physical changes in the 

environment; a change which is speculative is not 

considered reasonably foreseeable. 

The applicant would grant the public access to the 

alleys by an irrevocable instrument (public access 

easement) and thus the public will acquire rights to 

these easements that are not currently available. The 

public will have access to these alleys as they do to 

all alleys in Mission Beach in the existing condition.  
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B-24 Refer to response to comment B-23. The private alley 

would be maintained by the project applicant because 

they would continue to be held in private ownership.  

B-25 When the property was sold to private ownership, the 

land areas identified as alleys were included in the 

purchase price, so the public has been duly 

compensated. There is no option to convert the 

vehicular drives back into public right-of-ways, as the 

City of San Diego will not assume ownership of this 

private land. The alleys do not currently exist on the 

project site, so they are not public assets. Even when 

the property was publicly owned, the alleys were 

abandoned and vacated in 1938 and 1941 by the City, 

and were not accessible for use by the general public. 

However, the proposed development would grant the 

public access to the vehicular drives by an irrevocable 

instrument (public access easement) and thus the public 

would acquire rights that are not currently available. No 

development standards for the alleys are proposed to be 

reduced. This project would conform to the 

requirements of the MBPDO with allowable deviations.  

B-26 Refer to responses to comments B-7, B-23, and B-25. 

The proposed projects meet MBPDO standards with 

allowable deviations 
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B-27 The building tabulations and unit tabulations have 

been added to Section 3.1.4 of the MEIR to further 

clarify the project description. The Mission Beach 

Residences project proposes a wide variety of housing 

types and unit types. There are a total of 17 buildings, 

comprised of 1 single family house, 2 duplexes, 10 

triplexes, and 4 fourplexes. There are a total of 51 

units, ranging from 1,221 sf to 2,313 sf. Of the 51 

units, one is a four-bedroom unit, 10 are two 

bedrooms, and 40 are three bedrooms.  

B-28 Figure 3-2a of the MEIR depicts the single family 

house on lot 1. Figure 3-2 depicts the duplex building 

that occurs on lots 12 and 14. Figure 3-4a depicts the 

fourplex building that occurs on lots G/F south of 

Santa Barbara Place. Figure 3-4b depicts the fourplex 

building that occurs on lots 4/5 north of Santa Barbara, 

and Lots D/E south of Santa Barbara Place. The Santa 

Barbara Place Residences Project includes a total of 

three buildings designed as fourplexes with three 

bedrooms per unit. 

B-29 Discussion of the Mission Beach Residences Project 

and the Santa Barbara Place Residences Project 

consistency with the City’s General Plan is found in 

Section 5.1.3 and Table 5.1-1 of the MEIR. Refer to 

Response to Comment B-27.  
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Policy UD-B.2 states: 

Achieve a mix of housing types within  

single developments 

a. Incorporate a variety of unit types in 

multifamily projects 

b. Incorporate a variety of single-family housing 

types in a single-family projects/subdivisions 

c. Provide transitions of scale between  

higher-density development and lower -  

density neighborhoods. 

d. Identify sites for revitalization and additional 

housing opportunities in neighborhoods 

As stated in Table 5.1-1, the projects would 

develop condominium units with a variety of 

configurations, floor plans, and spatial allocations. 

The surrounding area is comprised of 

predominantly multifamily unit developments. As 

such the proposed projects are consistent with the 

character of the surrounding neighborhood. 

B-30 The proposed projects conform to the requirements of 

the MBPDO with respect to lot size. It should also be 

noted that Mission Beach currently has varying lot sizes.  
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B-31 The land use standards in the MBPDO have not been 

abandoned or altered, rather the project is in 

conformance with the MBPDO section 1513.0304(b), 

which describes minimum lot dimensions, states:  

The minimum lot standards as shown in 

Table 1513-03A apply except that any lot 

as defined in the Land Development 

Code Section 113.0103 that meets the 

criteria for being a legal lot under Section 

113.0237 and which does not comply in 

all respects with the minimum lot 

dimensions specified in Table 1513-03A, 

may be used in accordance with the 

regulations of the applicable zone. 

The title of this section is “Minimum Lot Standards,” 

and these minimums are described by Table 1513-03A. 

The MBPDO does not prohibit lots larger than the 

minimum. Deviations from SDMC 1513.0304 and 

113.0273 are proposed for the Mission Beach 

Residences Project, as outlined in detail within Section 

5.1.6 of the MEIR. No deviations are requested for the 

Santa Barbara Place Residences Project. The projects are 

consistent with this regulation. All proposed standard 

lots meet the applicable criteria. The projects conform to 

the permitted land uses described in 1513.0303.  
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A complete analysis of lighting regulations, light, and 

glare is presented in Section 7.12 of the MEIR. Section 

7.12.3 of the MEIR has been updated to clarify that 

potential impacts resulting from shadowing would be less 

than significant. Impacts were determined to be less than 

significant as presented therein. Shadows cast on public 

streets and walks are regulated and limited by the angled 

setbacks described by MBPDO section 1513.0304(c). The 

proposed projects meet these requirements for all public 

streets and courts abutting the site, i.e., Santa Barbara 

Place to the south and Kennebeck Court to the north. The 

project adopts the same setbacks for the private pedestrian 

court. Please refer to response to comment B-14. Overall, 

the projects are consistent with land use plans, policies, 

and underlying zone regulations, and therefore no impact 

is anticipated to occur.  

B-32 The City acknowledges this comment regarding the 

first assessment letter for the proposed projects. The 

projects would adhere to the regulations provided in 

the MBPDO with allowable deviations. Refer to 

response to comment B-31 regarding light and 

comments B-56 and B-67 regarding air quality. 

The Mission Beach Residences Project involves a 

subdivision, not a lot consolidation. An alternative 

design that would limit the consolidation of lots to those 

adjacent to Bayside Lane and Mission Boulevard has not 
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been evaluated in the MEIR since significant impacts 

resulting from the proposed lot design have not been 

identified. Alternatives to the proposed projects are 

analyzed in Chapter 9 of the MEIR. According to the 

CEQA Guidelines, an EIR “shall describe a range of 

reasonable alternatives to the project, or to the location 

of the project, which would feasibly attain most of the 

basic objectives of the project but would avoid or 

substantially lessen any of the significant effects of the 

project, and evaluate the comparative merits of the 

alternatives” (14 CCR 15126.6(a)). The CEQA 

Guidelines also require a discussion of why other 

alternatives were rejected if they were considered in 

developing the project and still would meet the project 

objectives. Although an exhaustive analysis is not 

necessary, an EIR “must consider a reasonable range of 

potentially feasible alternatives that will foster informed 

decision making and public participation” (14 CCR 

15126.6(a)). Pursuant to the CEQA Guidelines, a range 

of alternatives to the projects are considered and 

evaluated in the MEIR. These alternatives were 

developed in the course of project planning, 

environmental review, and public scoping. Per CEQA 

Guidelines Section 15126.6(c), the alternatives were 

chosen by considering whether they can meet the basic 

project objectives, their feasibility, and their ability to 

avoid the project’s significant environmental effects. 



MISSION BEACH RESIDENCES AND SANTA BARBARA PLACE RESIDENCES MEIR  
RESPONSE TO COMMENTS 

December 2015 RTC-29 8133 

 

The commenter’s objection to the proposed fourplex 

developments is noted. This comment does not raise 

an environmental issue pertaining to the MEIR.  

B-33 Refer to response to comment B-32. Refer also to 

responses to comments B-7, B-8, and B-14 regarding 

the projects’ effects related to bulk and scale. The 

projects’ consistency with the Mission Beach Precise 

Plan Goal identified in the comment is found in Table 

5.1-2 of the MEIR. As discussed in Table 5.1-2, both 

projects comply with the MBPDO with allowable 

deviations, including those regulations limiting size, 

bulk, and height. As such, no significant impacts have 

been identified in the MEIR (including the potential for 

impacts to the existing residences north of Kennebeck 

Court) related to the height or bulk of proposed 

fourplexes. Refer to response to comment B-27. 

B-34 Refer to response to comment B-27. The building 

tabulations and unit tabulations have been added to 

Section 3.1.4 of the MEIR to further clarify the project 

description. The Santa Barbara Place Residences 

project proposes a total of three buildings and each 

would be a fourplex. There are a total of 12 units in 

different configurations, ranging from 1,265 sf to 1,345 

sf. Of the 12 units, all contain three bedrooms. 
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B-35 Refer to responses to comments B-27, B-29, and B-34, 

which discuss Policy UD-B.2. The projects would be 

consistent with Policy UD-B.2. 

B-36 Refer to responses to comments B-30, B-31, and B-32. 

The projects’ consistency with Policy UD-B.3 is 

discussed in Table 5.1-1 of the MEIR. As described in 

Table 5.1-1, both projects would be consistent with the 

MBPDO with allowable deviations. 

B-37 Refer to response to comment B-33, which discusses 

the identified Mission Beach Precise Plan Goal. 

Additionally, responses to comments B-7, B-14, B-31, 

and B-41 address the impacts outlined in this 

comment. The proposed projects meet MBPDO 

standards with allowable deviations. 

B-38 There is no deviation requested for a visibility triangle 

at the intersection of Bayside Lane and Kennebeck 

Court. A 15-foot by 15-foot triangle is being provided 

in accordance with the Municipal Code. A deviation 

has been requested by the Mission Beach Residences 

Project to replace the visibility triangle requirement 

with stop signs at the intersection of Bayside Lane and 

the two unnamed private driveways. 

The Mission Beach Residences Project is required to 

provide 20-foot-wide private drives, which is four feet 
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wider than the 16-foot-widealleys in the Mission Beach 

Community area. A deviation from the SDMC Section 

113.0273(d) to provide no visibility triangle area along 

the property line on both sides of the private drives that 

intersect with Bayside Lane, where the regulation 

requires 20 feet by 20 feet visibility triangle areas. The 

project will provide two stop signs facing northbound 

traffic on Bayside Lane, one at the southern private 

drive and one at the northern private drive to enhance 

safety at these two private drives.  

B-39 Table 5.1-1 of the MEIR discusses the projects’ 

consistency with Distinctive Neighborhoods and 

Residential Design Goal 5; as described in Table 5.1-

1, the Mission Beach Residences Project is consistent 

with standards contained in the MBPDO with 

allowable deviations. The commenter is correct in that 

there are 130 lots within the 300-foot survey radius for 

the Mission Beach Residences Project. Of those 130 

lots, there are 42 single family homes, 80 buildings 

with 2 to 4 units, and 8 buildings with 5 or more 

units. It should be noted that all 130 lots were 

notified of the Mission Beach Residences Project and 

that the stated “93 lots” in Table 5.1-1 of the MEIR is 

a typographical error. Table 5.1-1 of the MEIR has 

been revised accordingly.  
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B-40 The City has prepared the MEIR to comply with all 

criteria, standards, and procedures of the CEQA 

Guidelines and the Municipal Code, including those 

that relate to proper noticing for public comment for 

the MEIR for the Mission Beach Residences Project 

and the Santa Barbara Place Residences Project. The 

City posted a Notice of Availability of the MEIR 

pursuant to CEQA Guidelines Section 15087 and 

City requirements. The MEIR was circulated for 60 

days for public review and comment from June 12, 

2015 to August 10, 2015. That timeframe includes a 

two week extension of the initial 45-day review 

period, based on a request from the MBPPB.  

B-41 The Santa Barbara Place Residences Project’s 

consistency with the City’s General Plan is found in 

Table 5.1-1 of Section 5.1 of the MEIR. The 

commenter is correct in noting that a survey of the 

300-foot area surrounding the project indicated that 22 

of the surrounding 93 lots are developed as single 

family homes. As also noted in Table 5.1-1, on page 

5.1-35 of the MEIR, the remaining lots in the 300-foot 

survey radius of the project are comprised of 61 

buildings with 2-4 units and 10 buildings with 5 or 

more units. Refer to response to comment B-40. 

 



MISSION BEACH RESIDENCES AND SANTA BARBARA PLACE RESIDENCES MEIR  
RESPONSE TO COMMENTS 

December 2015 RTC-33 8133 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 23% of the 300-foot survey area is comprised of single 

family homes, the Santa Barbara Place Residences 

Project is not required to include 23% of its 

development as single family homes in order to 

maintain existing community character. While land 

use is a component of community character, analyzed 

in Section 7.12, Visual Effects and Neighborhood 

Character of the MEIR, community character involves 

more than just existing land use types. Community 

character is a descriptive concept that considers the 

visual attributes (such as pattern, style, texture, color, 

etc.) of features within a community, including, but 

not limited to, land use, building types, and vegetation. 

As the Santa Barbara Place Residences Project would 

be designed and developed in compliance with the 

MBPDO with allowable deviations, including those 

regulations limiting size, bulk, floor area, maximum 

number of units, and lot consolidations, the City 

determined that the project would be consistent with the 

existing community character of Mission Beach. Refer 

to Table 5.1-3 in Section 5.1, Land Use, as well as 

Section 7.12.5 of the MEIR for further discussion 

regarding consistency with the MBPDO with allowable 

deviations and existing community character.  
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B-42 Refer to response to comment B-39 regarding the 

correction to the lot count within the survey radius for the 

Mission Beach Residences Project. The commenter is 

correct in that there are 130 lots within the 300-foot survey 

radius for the Mission Beach Residences Project. The City 

has revised Table 5.1-1 of the MEIR accordingly. 

The project follows existing lot patterns and urban 

layout of Mission Beach. These patterns dictate that 

two vehicular alleys should be provided in the east 

to west direction, aligning with the alleys on the 

west side of Mission Boulevard. The existing lot 

patterns also dictate that a pedestrian court should 

be provided in the east to west direction, aligning 

with Jersey Court. That is how the project has been 

designed. The remaining parcels of land are 

subdivided into residential lots in a manner that 

respects the building size and floor area limits of the 

MBPDO. Refer to response to comment B-41 

regarding community character. 

Refer to response to comment B-6. The MBPDO does not 

distinguish areas where larger lots can and cannot exist. 

As disclosed by the commenter in comment B-43, mid-

block lots have been found to exceed 30 feet by 80 feet. 

Furthermore, lots on Mission Boulevard and Bayside 

Lane exceed 30 feet by 80 feet in many instances.  
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B-43 Although 8% of the 300-foot survey area is comprised 

of consolidated lots exceeding 30 feet in width, the 

Santa Barbara Place Residences Project is not required 

to limit consolidated lots to just 8% of the proposed 

project. While land use is a component of community 

character, which is analyzed as part of Section 7.12, 

Visual Effects and Neighborhood Character, it involves 

more than just existing land use types. Community 

character is a descriptive concept that considers the 

visual attributes (such as pattern, style, texture, and 

color) of features within a community, including, but 

not limited to, land use, building types, and vegetation. 

Also refer to Response to Comment B-41. 

B-44 Refer to responses to comments B-27 and B-34. As 

shown in strikeout underline, the City has made 

revisions and clarifications to Chapter 3 (page 3-8) of 

the MEIR adding more details and figures showing the 

proposed units.  

As discussed in response to comment B-7, building 

size and bulk do not exceed the limits set forth in the 

MBPDO with allowable deviations. 

B-45 This comment is a summary of more detailed 

comments that occur later in the comment letter. 

Regarding the size of the proposed park, refer to 

responses to comments B-46 through B-53. Refer to 
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responses to comments B-54 through B-63 regarding 

potential health, noise, visual, community character, 

and land use impacts. 

B-46 The City has provided input and direction to the 

applicant regarding the size requirements of the 

population-based park. The park is to be 0.201 acre, 

based on the General Plan Standard of 2.8 acres per 

1,000 people and SANDAG’s 2050 Regional Growth 

Forecast of the Mission Beach community planning 

area. The proposed population-based park would meet 

these requirements as disclosed in the MEIR, Section 

7.10.3. Refer to Appendix N to the MEIR. 

The commenter’s claim that the appropriate park size 

is 0.35 acre is based on the incorrect assumption that 

both projects trigger a population-based park. No 

CPA is required for the Santa Barbara Place 

Residences Project site. No bifurcation of the project 

in order to avoid an environmental effect has 

occurred as the projects are two separate projects 

with independent utility. The MEIR evaluates the 

whole of the action per CEQA Guidelines Section 

15003(h), both projects were analyzed separately and 

a combined analysis of the potential effects of the 

whole of the projects was also completed. 

Cumulative effects were disclosed in Chapter 6 of the 
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MEIR, which considered the effects of both projects 

being constructed and operating simultaneously.  

B-47 Refer to response to comment B-46. As identified in 

Section 5.1.2 of the MEIR, the Mission Beach 

Residences Project is designated for “Institutional & 

Public and Semi-Public Facilities” land use, while the 

Santa Barbara Place Residences Project site is 

designated for “Residential” land use. While the 

MEIR acknowledges that the Santa Barbara Place 

Residences Project Site was formerly used as a school, 

the existing land use designation and zoning for the 

site is for residential uses. The comment regarding the 

site use, deeds, and tax assessor records is noted. This 

comment does not raise an environmental issue 

pertaining to the MEIR.  

B-48 Refer to response to comment B-47. The comment 

regarding the Mission Beach Precise Plan graphics is 

noted. This comment does not raise an environmental 

issue pertaining to the MEIR.  

B-49 Refer to response to comment B-47. The comment 

regarding the Mission Beach Precise Plan graphics 

and the designation of the parcel is noted. This 

comment does not raise an environmental issue 

pertaining to the MEIR.  
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B-50 Refer to response to comment B-46 and Appendix N 

of the MEIR. As the projects would be designed and 

developed in compliance with the MBPDO with 

allowable deviations, including those regulations 

limiting size, bulk, floor area, maximum number of 

units, and lot consolidations, the City determined that 

the project would be consistent with the existing 

community character of Mission Beach. Refer to 

Table 5.1-3 in Section 5.1, Land Use, as well as 

Section 7.12.5 of the MEIR for further discussion 

regarding consistency with the Mission Beach PDO 

and existing community character. 

The City has considered the option of retaining the 

identified ficus tree within the Santa Barbara Place 

Residences Project site and acknowledges the 

commenter’s statements to that effect. This comment 

does not raise an environmental issue pertaining to 

the MEIR.  

As stated in the Section 7.12, Visual Effects and 

Neighborhood Character, on page 7-160 of the MEIR, 

the existing ficus tree was nominated by a member of the 

community to be designated as a landmark tree for 

consideration by the City’s Community Forest Advisory 

Board in July 2014; however, the City did not designate 

the tree as landmark.  
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Additionally, a qualified arborist consulted during the 

environmental review process has determined that, due 

to the physical structure of the tree and previous 

method of pruning, the current state of the existing 

ficus tree presents a risk of failure and thus a hazard to 

people, cars, and structures in the future. These 

conclusions are included in a letter provided as 

Appendix E to the MEIR. Thus, as recommended by 

the arborist, the City would remove the ficus tree as 

part of the development of the Santa Barbara Place 

Residences Project site as a matter of public safety for 

future residences on site and surrounding land uses.  

B-51 Refer to response to comment B-46. The park is to 

be 0.201 acre, based on the General Plan Standard 

of 2.8 acres per 1,000 people and SANDAG’s 2050 

Regional Growth Forecast of the Mission Beach 

community planning area. The proposed population-

based park would meet these requirements as 

disclosed in the MEIR, Section 7.10.3. Refer to 

Appendix N to the MEIR. 

B-52 Refer to responses to comments B-46 and B-51. The City 

acknowledges the commenter’s reference to the “initiation 

letter” for the proposed projects dated December 3, 2013. 

The initiation letter states clearly on pages 2 and 3 that it is 

the first point of consideration in the community plan 
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amendment process. The initiation letter is a limited 

decision that constitutes neither an approval nor a denial 

of the plan amendment and development proposal. 

B-53 Refer to responses to comments B-46 and B-52 and 

Appendix N of the MEIR. The proposed park space 

meets all applicable City requirements as disclosed in the 

MEIR, Section 7.10.3. The City Planning Commission 

approved the initiation of an amendment to the Mission 

Beach Precise Plan and Local Coastal Program to 

redesignate the Mission Beach Elementary School 

properties from “School” to “Residential” land use 

pursuant to Resolution No. 4576-PC. After the initiation, 

City staff realized that the 0.34-acre southern portion of 

the development is already designated for residential use 

within the Community Plan and that a Community Plan 

amendment would not be required for this portion of the 

property (Santa Barbara Place Residences Project site). 

In addition, the Santa Barbara Place Residences Project 

site is not included in the population-based park 

requirement that is necessary for the Mission Beach 

Residences project site as originally outlined within the 

CPA Initiation Report No. PC-12-140. Therefore, the 

0.34-acre site (Santa Barbara Place Residences Project) 

is being developed independently from the Mission 

Beach Residences Project. The City has calculated that 

the 0.201-acre of population-based park is required only 
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for the Mission Beach Residence Project. As outlined in 

the MEIR, this park acreage is based on the General Plan 

Standard of 2.8 acres per 1,000 people and SANDAG’s 

2050 Regional Growth Forecast for the Mission Beach 

community planning area.  

B-54 The proposed park, as discussed in Section 7.10, acts as a 

buffer between proposed residences and traffic along 

Mission Boulevard. Visual effects, noise, and air quality 

are fully analyzed in the MEIR in Sections 7.12, 5.2, and 

7.2, respectively. Refer to responses to comments B-56 

and B-67 regarding air quality at the proposed park. Refer 

to responses to comments B-57, B-68, B-103, and B-104 

regarding noise issues related to the proposed park. 

B-55 The commenter is correct in stating that, as shown on 

Figure 3-1 of the MEIR, Jersey Court and the southern 

driveway is shown to intersect the proposed park at two 

locations. With regard to Jersey Court and as also shown 

on Figures 3-1, 7.12-4 and 7.12-5, the proposed easement 

travelling through the Mission Beach Residences Project 

site that aligns with Jersey Court would be a 10 foot wide 

pedestrian and non-motor vehicle walkway. As such, cars, 

scooters, and other motor vehicles would not be permitted 

within this walkway. While bicyclists and skateboarders 

may utilize this walkway, such uses would not present a 

significant hazard to park users; the speed at which 

bicyclists would travel along this walkway would likely 
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be substantially lower than that of a roadway.  

Motorized vehicles would be permitted on the 

southern driveway that intersects the park. Public 

safety for park users and motorists would be ensured 

through signage, improvements to the driveway, and 

other possible safety measures as required by City 

Parks and Recreation Staff. The proposed park would 

be set back from Mission Boulevard by approximately 

10 feet. The project applicant and City Parks and 

Recreation Staff will work closely to develop a design 

of the proposed park consistent with standards found 

in the City’s Consultant’s Guide to Park Design and 

Development (last updated in February 2013) and the 

City’s Municipal Code.  

Note that it is illegal for animals to be let free (i.e., 

unleashed) within public parks outside of a designated 

leash free area or as otherwise identified in City of San 

Diego Municipal Code Section 63.0102.  

B-56 Potential air quality impacts to sensitive receptors 

resulting from pollutant concentration are found in 

Section 7.2.8 of the MEIR. As demonstrated in 

Section 7.2 of the MEIR; the analysis determined 

emissions estimates were calculated for construction 

and operation of the proposed projects, and the 

proposed projects’ criteria pollutant emissions would 

not exceed the SDAPCD’s health-based thresholds. 
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The City does not specifically designate park uses as 

sensitive receptors. Examples of sensitive receptors 

defined by the City include: long-term health care 

facilities, rehabilitation centers, convalescent centers, 

retirement homes, residences, medical patients in 

homes, schools, playgrounds, child care centers, and 

athletic facilities
1
.  

Additionally, the daily criteria pollutant thresholds 

established by the San Diego Air Pollution Control 

District (SDAPCD) and delineated in Rule 20.2, New 

Source Review
2
, are used by the City to evaluate whether 

a project’s construction and operational emissions would 

result in a significant impact to air quality under CEQA. 

SDAPCD Rules 20.1 through 20.8 were developed based 

on California Health and Safety Code Sections 41700, 

41701 and 44300 (et seq.) to establish rules and 

regulations for the purpose of protecting public health and 

welfare as it relates to air quality.  

As such, the thresholds delineated in Rule 20.2 and used 

by the City to evaluate air quality impacts are health-based 

thresholds developed to protect public health and welfare. 

As demonstrated in Section 7.2 of the MEIR, the projects 

                                                 
1
 City of San Diego. 2011. California Environmental Quality Act, Significance Determination Thresholds. City of San Diego, Development Services 

Department. January 2011. www.sandiego.gov/development-services/news/pdf/sdtceqa.pdf. 
2
 SDAPCD (San Diego Air Pollution Control District). 1998. Rule 20.2, New Source Review. Revised December 17, 1998. http://www.sdapcd.org/rules/ 

Reg2pdf/R20-2.pdf 
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would not exceed these thresholds and would not expose 

sensitive receptors to significant pollutant concentrations. 

Moreover, the California Air Resources Board (CARB) 

has published the Air Quality and Land Use Handbook: A 

Community Health Perspective, which identifies certain 

types of facilities or sources that may emit substantial 

quantities of toxic air contaminants, including diesel 

particulate matter, and therefore could conflict with 

sensitive land uses, such as “schools and schoolyards, 

parks and playgrounds, daycare centers, nursing homes, 

hospitals, and residential communities.”
3
 The Air Quality 

and Land Use Handbook is a guide for siting new 

sensitive land uses, but it does not mandate specific 

separation distances to avoid potential health impacts.  

The enumerated facilities or sources in the Air Quality 

and Land Use Handbook include the following: high-

traffic freeways and roads, distribution centers, rail 

yards, ports, refineries, chrome plating facilities, dry 

cleaners, and large gas dispensing facilities.  

According to CARB, a high-traffic freeway or road is 

classified as a freeway, an urban road that can 

accommodate 100,000 vehicles per day, or a rural road 

that can accommodate 50,000 vehicles per day
5
. The 

                                                 
3
 CARB. 2005. Air Quality and Land Use Handbook: A Community Health Perspective. April 2005. http://www.arb.ca.gov/ch/landuse.htm. 
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largest segment along Mission Boulevard is from 

Santa Barbara Place to Mission Bay Drive, which 

functions as a 3-lane road segment with a capacity of 

30,000 average daily trips (see Appendix F of the 

MEIR); therefore, Mission Boulevard is not 

considered a “high volume road” that may result in 

substantial pollutant concentrations from mobile 

sources. CARB recommends that sensitive receptors 

not be located downwind or in proximity to the above-

listed sources to avoid potential health hazards.  

The proposed projects would not include these types 

of land uses and would not locate sensitive receptors 

near these types of emission sources. Accordingly, the 

proposed projects would not generate substantial toxic 

air contaminant emissions that would conflict with 

surrounding sensitive receptors nor expose the 

project’s inhabitants to toxic air contaminant 

emissions from these sources. Therefore, because the 

projects would be below the SDAPCD health-based 

thresholds, and the projects would not be located in 

proximity to a stationary source or any of the sources 

listed previously, including a high-volume roadway, 

site-specific ambient air quality monitoring, and/or a 

site-specific health risk assessment is not warranted.  
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B-57 Analysis regarding noise effects associated with the 

proposed park at the Mission Beach Residences 

Project site is found in Section 5.2, Noise, which 

summarizes the findings of Environmental Noise 

Assessment for the Mission Beach Residences Project 

and the Environmental Noise Assessment for the 

Santa Barbara Place Residences Project (Appendices 

C1 and C2, respectively) of the MEIR. As stated in on 

page 5.2-8 of the MEIR, noise modeling was 

conducted using the Federal Highway 

Administration’s Traffic Noise Model 2.5 (refer to 

Appendices C1 and C2 for noise modeling data for 

both projects).  

The proposed park at the Mission Beach Residences 

Project site corresponds with Noise Receptor R5 on 

Figure 5.2-2. As disclosed on pages 5.2-11 and 5.2-12, 

as well as shown on Table 5.2-6 of the MEIR, buildout 

traffic noise levels at the proposed park is predicted to 

be approximately 66 A-weighted decibels (dBA) 

community noise level equivalent (CNEL), exceeding 

the 65 dBA CNEL threshold. However, as noted in the 

City’s Significance Determination Thresholds, if the 

Mission Beach Residences Project site is currently at 

or exceeds 65 dBA CNEL, then a 3 dB increase 

resulting from project implementation becomes the 

threshold for determining significance. As stated in 

Appendix C1 of the MEIR, the induced traffic 
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resulting from the Mission Beach Residences Project 

and Santa Barbara Place Residences Project would 

effectively result in a 0 dB noise increase (rounded to 

the nearest whole number). Therefore, the Mission 

Beach Residences Project would not cause traffic 

noise to increase by 3 dB and would be below the 

City’s threshold. As impacts would be less than 

significant, no mitigation measures are required to 

attenuate noise at the proposed park. 

The commenter is correct in noting that Figure 7.12-4 

does not show noise attenuation features and cars that 

would likely be parked parallel along Mission Boulevard. 

Noise attenuation is not required for the proposed park as 

impacts would be less than significant per the City’s 

threshold, and therefore is not shown on any figures.  

The commenter is also correct in noting that the 

existing and proposed views shown on Figure 7.12-4 

are different in scale and vantage point. The MEIR 

acknowledges on page 7-157 that the existing and 

proposed views presented on Figure 7.12-4 are of 

different viewing angles. The figure is intended to be 

representative of how the park would appear once 

developed. Despite the proposed view presented in 

Figure 7.12-4 not including parallel parked cars along 

Mission Avenue, the discussion found on page 7-157 

remains accurate in its analysis of a proposed park. 
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B-58 Regarding safety concerns within the proposed park, 

refer to response to comment B-55. Refer to responses 

to comments B-56 and B-67 regarding air quality 

issues related to the proposed park. Refer to responses 

to comments B-57, B-68, B-103, and B-104 regarding 

noise issues related to the proposed park. Potential air 

quality and noise issues related to the proposed park 

were analyzed in Sections 7.2 and 5.2 of the MEIR, 

respectively. The issues raised by the comment were 

adequately analyzed in the MEIR. 

B-59 Comment regarding the proposed park location, the 

ficus tree, and the size of the park is noted. This 

comment does not raise specific environmental 

issues related to the adequacy of the MEIR.  

B-60 Comment regarding the community meetings is noted. 

This comment does not raise specific environmental 

issues related to the adequacy of the MEIR.  

B-61 Refer to responses to comments B-54 through B-58. 

The City’s General Plan Recreation Element states 

that population-based parks “are intended to serve the 

daily needs of the neighborhood and community.” The 

proposed pocket park would be designed consistent 

with applicable General Plan policies, the City’s 

Consultant’s Guide to Park Design and Development 

(last updated in February 2013, and the City’s 
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 Municipal Code. This comment does not raise an 

environmental issue pertaining to the MEIR.  

B-62 The City acknowledges the commenter’s park 

preferences. This comment does not raise an 

environmental issue pertaining to the MEIR. 

Therefore, no further response is provided or required.  

B-63 The City acknowledges the commenter’s park 

comments. Refer to responses to comments B-46 

through B-53 regarding the pocket park, and response 

to comment B-50 regarding removal of the existing 

ficus tree located at the Santa Barbara Place 

Residences Project site.  

B-64 Refer to response to comment B-50. CEQA 

Guidelines Section 15151 states that 

“[d]isagreement among experts does not make an 

EIR inadequate.” Chapter 7 of the MEIR identifies 

while removal of the tree would not result in 

impacts to visual resources, biological resources, or 

health and safety.  
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B-65 Comment noted. This comment does not raise an 

environmental issue pertaining to the MEIR. 

B-66 The City acknowledges the commenter’s park 

comments. This comment does not raise an 

environmental issue pertaining to the MEIR.  

B-67 Refer to response to comment B-56. The projects 

would be below the SDAPCD health-based thresholds. 

B-68 Refer to response to comment B-57. Future noise 

levels at the proposed park at the Mission Beach 

Residence Project site are analyzed in Section 5.2, 

Noise, of the MEIR (page 5.2-11) consistent with 

the City’s Significance Determination Thresholds, 

Municipal Code, and General Plan. The noise 

analysis presented in Section 5.2 is also used for 

applicable analysis required in other sections of the 

MEIR, such as Section 5.1, Land Use, and Section 

5.3, Health and Safety. Section 5.4 of the MEIR also 

identifies all impacts associated with transportation 

due to implementation of both projects.  

As the projects would be designed and developed in 

compliance with the Mission Beach PDO with 

allowable deviations, including those regulations 

limiting size, bulk, floor area, maximum number of 

units, and lot consolidations, the City determined the 
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project would be consistent with the existing 

community character of Mission Beach. Refer to 

Table 5.1-3 in Section 5.1, Land Use, as well as 

Section 7.12.5 of the MEIR for further discussion 

regarding consistency with the Mission Beach PDO 

and existing community character. 

B-69 The City acknowledges the commenter’s park comments. 

Refer to responses to comments B-46 through B-53 

regarding the pocket park, and response to comment B-50 

regarding removal of the existing ficus tree located at the 

Santa Barbara Place Residences Project site.  

B-70 This comment is introductory in nature and provides a 

summary of more detailed comments that occur later 

in the comment letter. As such, this comment is noted 

and detailed responses to the issues mentioned in this 

comment are provided below in responses to 

comments B-71 through B-93. 

B-71 The commenter summarizes information presented in 

Section 5.4 and Table ES-3 of the MEIR. No further 

response necessary. 
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B-72 Existing conditions and lane configuration assumptions 

in the southbound direction at the intersection of Mission 

Boulevard at West Mission Bay Drive are correct and 

rely on the existing lane configurations as shown on the 

figure provided in the comment. The existing lane 

configuration at this intersection is used for traffic 

analysis as shown in Figure 7-2 of the TIA, included as 

Appendix F to the MEIR.  

The intersection capacity analysis shows the 

intersection of Mission Boulevard at West Mission 

Bay Drive is projected to operate at level of service 

(LOS) C in the AM peak hour and LOS D in the PM 

peak hour in the Horizon Year 2030 Plus Project 

condition, which is considered acceptable by City 

traffic standards.  

The LOS E capacity of 20,000 average daily traffic 

(ADT) volume assumed on Mission Boulevard is 

the functional roadway classification and capacity 

based on street segment analysis practices. While 

the Mission Beach Precise Plan mentions Mission 

Boulevard has a capacity of 24,000 ADT, this 

roadway is not functionally classified in the 

Mission Beach Precise Plan. Therefore, the 

assumed capacity of 20,000 ADT on Mission 

Boulevard is considered conservative. 
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B-73 A volume of 20,000 ADT is not used for intersection 

capacity, but rather for street segments to determine 

the volume to capacity ratio and daily level of service. 

Refer to response to comment B-72 regarding the 

assumed capacity on Mission Boulevard. 

B-74 The TIA complies with the City of San Diego Traffic 

Impact Study Manual (TISM). The TISM’s purpose is 

to provide guidance and consistency for the 

preparation of traffic impact studies for development 

projects within the City. The Synchro analysis for 

study intersections in the TIA is based on the morning 

and afternoon peak hours. The TISM on page 9 states 

the “traditional morning and afternoon peak hour of 

the street system should be evaluated in each impact 

study”. The morning peak period is typically 7:00 – 

9:00 AM and the afternoon peak is typically 4:00 – 

6:00 PM. The AM and PM peak “hour” within the 

peak periods was used for the intersection analysis per 

the TISM. Traffic counts were obtained on Thursday, 

March 27, 2014.  
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B-75 The TISM establishes the procedures for preparing a 

TIA to ensure consistency among analysis for 

development projects within the City. The TIA, dated 

March 20, 2015 (Appendix F to the MEIR), follows 

the procedures outlined in the TISM for evaluating the 

existing conditions.  

B-76 ADT volumes over a 24-hour period were collected 

along study street segments on March 27, 2014. Refer 

to response to comment B-74 regarding existing traffic 

count data. ADTs are used in the street segment 

analysis to calculate volume to capacity (v/c) ratios and 

estimate daily LOS. The City’s Significance 

Determination Thresholds (January 2011) establish 

criteria that identify the allowable change in the v/c 

ratio due to project impacts. Table 5.4-5 of the MEIR 

identifies the significance thresholds for street segments 

based on the v/c ratio and LOS with the project. As 

shown in Section 5.4 of the MEIR, there are no 

significant impacts to street segments as a result of the 

proposed projects.  
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B-77 The TIA (Appendix F to the MEIR) follows procedures 

outlined in the TISM which uses peak hour data for 

intersection analysis and 24-hour ADTs for the street 

segment analysis.  

Refer also to responses to comments B-74 regarding 

the existing traffic counts. 

B-78 Traffic impact studies within the City are generally 

based on an average weekday (Tuesday, Wednesday, 

or Thursday), not holidays or weekends pursuant to 

Page 9 of the TISM. The traffic analysis (existing 

conditions) is based on counts obtained in March of 

2014. The counts coincide with the spring break 

period, which is also a heavier traffic time of the year 

for Mission Beach. Traffic counts for traffic studies 

are typically obtained during the AM (7:00 – 9:00) 

and PM (4:00 – 6:00) peak hours on an average 

weekday per the TISM, not mid-day as noted by the 

commenter. As explained in Chapter 7 of the TIA, 

AM and PM peak time periods were used for the 

current analysis.  

Also refer also to responses to comments B-74 

regarding the existing traffic counts. 
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B-79 Refer to responses to comments B-74, B-76, and B-78. 

The TIA, dated March 20, 2015 (Appendix F to the 

MEIR), follows the procedures outlined in the TISM for 

evaluating existing conditions and the projects’ impacts.  

B-80 Refer to responses to comments B-74, B-76, and B-78. 

The TIA complies with the City of San Diego TISM. 
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B-81 Refer to responses to comments B-74, B-76, and B-78. 

The approved TIA dated March 20, 2015 (Appendix F to 

the MEIR) follows the procedures outlined in the TISM 

for evaluating existing conditions and the projects’ 

impacts. Therefore, no revisions are necessary. 

B-82 The TIA followed the procedures for analyzing street 

segments outlined in the TISM. The purpose of Table 1-6 

of the MEIR is to determine if the project’s impacts on a 

street segment are significant in the Combined Project 

Near Term scenario. As shown in the table, there are no 

study street segments where project impacts are found to 

be significant since all six segments operate at acceptable 

LOS (i.e., LOS D or better). 
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B-83 Comment regarding segments on West Mission Bay 

Drive and Mission Boulevard is noted. No revisions are 

necessary. Also refer to response to comment B-82. The 

TIA complies with the City of San Diego TISM. 

B-84 Comment regarding various interruptions in traffic 

flow is noted. The TIA (Appendix F to the MEIR) 

takes into account these interruptions, including bikes 

and pedestrians, at intersections in the study area. 

Therefore, no further response is provided or required.  

B-85 As shown in Table 5.4-11 of the MEIR, the intersection 

at Mission Boulevard and West Mission Bay Drive 

currently operates at an acceptable level of service in 

both the AM and PM peak hours. Although traffic may 

back up on occasion to the Santa Barbara Place 

intersection, the analysis shows traffic does operate 

acceptably during a typical weekday peak hour.  

B-86 Refer to response to comment B-78. Analysis 

procedures in the TIA were based on Highway Capacity 

Manual (HCM). In compliance with CEQA the TIA and 

MEIR accurately analyze peak traffic during the spring 

break period in the Mission Beach community, which is 

a heavier traffic time of the year for Mission Beach. 
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B-87 The paragraph re-stated by the commenter is used by this 

particular consultant. However, future traffic volumes 

were taken from SANDAG Series 12 projections as is 

standard practice for the San Diego region.  

B-88 The comment correctly notes that the TIA followed 

the methodologies and procedures outlined in the 

TISM, including surveys and traffic counts since the 

project is located within the jurisdiction of the City. 

Thus, the street segment and intersections were 

analyzed per the TISM, which is used for traffic 

analysis throughout the City. The TISM provides 

guidance to ensure consistency among all traffic 

impact analyses performed for projects within the 

City. Also refer to response to comments B-74, B-76, 

and B-78. 
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B-89 The City’s TISM specifies use of the most current HCM 

operational method for studying intersections. As the 

comment suggests, a software package called Synchro is 

used for analyzing intersections. This software package 

is a direct and faithful application of the HCM 

methodology. Synchro is one of the analysis tools 

allowed by the City discussed on page 20 of the TISM. 

As such, it is appropriate software to use for analyzing 

intersection capacity and level of service impacts of the 

proposed projects. 

B-90 Refer to response to comment B-89. The methodology 

used in the traffic analysis follows the TISM (page 17) 

which recommends the HCM methodology for 

analyzing streets and intersections. In addition, the 

March 2000 SANTEC/ITE Guidelines for Traffic 

Impact Studies in the San Diego Region, on page 8, 

recommends the HCM methodology for a TIA. It is 

the City's standard practice to follow the HCM 

procedures for intersection capacity and level of 

service analyses.  

The number of lanes and capacities along Mission 

Boulevard within the project study area were 

confirmed based on site visits by both the traffic 

consultant and City staff.  
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B-91 Refer to response to comments B-74, B-76, and B-78. 

The TIA complies with the City of San Diego TISM. 

B-92 As traffic volumes gradually increase from the 

Existing to Year 2030 conditions, delays at study 

intersections typically increase. This typical trend 

was not reported in the initial results of the TIA at 

the intersection of Mission Boulevard / West 

Mission Bay Drive and at West Mission Bay Drive / 

Gleason Road despite the fact that the traffic 

volumes did increase.  In response to this comment, 

signal timing was updated at both intersections in 

the future condition that reflected an increase in 

delay from the Existing to Year 2030 conditions. 

Delay calculations have been updated at the 

intersections of Mission Boulevard and West Mission 

Bay Drive and West Mission Bay Drive at Gleason 

Road as shown in the Tables 5.4-9, 5.4-11, 5.4-13, 

5.4-15, 5.4-17, 5.4-19, and 5.4-21 of the MEIR. 

Following the updates, both intersections are projected 

to operate at LOS D or better in both the AM and PM 

peak hour in each study scenario. The updated 

analysis does not cause any new or more severe 

significant impacts that have not already been 

identified in the MEIR. The updated intersections 

summary tables and worksheets are included in 

Appendix F2 of the MEIR. 



MISSION BEACH RESIDENCES AND SANTA BARBARA PLACE RESIDENCES MEIR  
RESPONSE TO COMMENTS 

December 2015 RTC-63 8133 

 
 

B-93 As discussed in Chapter 7 of the TIA (Appendix F to 

the MEIR), the Mission Beach Precise Plan does not 

classify roadways within the community. The 

commenter correctly notes that Mission Boulevard 

from Santa Barbara Place to West Mission Bay Drive 

has one lane northbound and two lanes southbound. 

The traffic analysis assumes a LOS E capacity of 

30,000 ADT for this segment i.e., capacity of 10,000 

ADT per lane. As shown in Table 5.4-22 of the MEIR, 

the Horizon Year 2030 Combined Project would be 

expected to carry 20,493 ADT on Mission Boulevard 

from Santa Barbara Place to West Mission Bay Drive 

and operate at LOS C. 

B-94 Potential changes to the CEQA Guidelines as a result 

of Senate Bill 743 were not applied to the proposed 

projects as changes to the Guidelines are not final or 

adopted. New CEQA provisions and/or new 

Guidelines are not retroactively applied unless the 

new provision and/or Guideline specifically provides 

otherwise, per CEQA Guidelines Section 15007.  

Therefore, the projects’ MEIR properly analyzed 

the traffic requirements under the thresholds 

adopted by the City in effect the time the MEIR 

was sent out for public review, per CEQA 

Guidelines Section 15007(b). 



MISSION BEACH RESIDENCES AND SANTA BARBARA PLACE RESIDENCES MEIR  
RESPONSE TO COMMENTS 

December 2015 RTC-64 8133 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Additionally, the GHG analysis was conducted 

consistent with Section 15064.4 and Appendix G of 

the CEQA Guidelines, as well as in accordance with 

the City’s GHG Guidance (City of San Diego 2010). 

Therefore, the GHG analysis was conducted consistent 

with the TIA prepared for the proposed projects 

(Appendix F to the MEIR), the current CEQA 

Guidelines and the City’s current GHG guidance. 

Moreover, as explained in the MEIR, the California 

Emissions Estimator Model (CalEEMod), which was 

used to estimate mobile GHG emissions from the 

proposed projects, includes default values for vehicle 

miles traveled (VMT) for urban areas. Because the 

proposed projects are infill projects within a 

previously-urbanized area, model defaults 

characterizing an urban context, including default 

mobile source characteristics such as VMT were 

applied to the projects, in addition to the project-

specific trip generation as identified in the projects’ 

TIA (Appendix F to the MEIR). Therefore, VMT was 

considered in the projects’ estimates of GHG 

emissions and the MEIR accurately discloses impacts 

as required under CEQA. 

B-95 Refer to response to comment B-94. The TIA 

accurately considered the projects’ VMT based on the 
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proposed land uses. Metropolitan Transit System bus 

stops exist along Mission Boulevard adjacent to and 

near the project sites. 

The projects’ GHG emissions would be below the 

City’s screening thresholds of 900 metric tons 

CO2E per year. Therefore, no additional emission 

reductions would be required. Consideration of 

additionally alternatives for the reduction of GHG 

emissions is not required.  

B-96 The MEIR requires that the signal be installed prior to 

when the potential impact would occur, as required by 

CEQA. As disclosed in Section 5.4, the anticipated 

significant impact is in the Horizon Year (2030) Plus 

Combined Project scenario..  However, “the City 

Engineer may require installation of the traffic signal 

by the Owner/Permittee prior to May 1, 2025, based 

on the results of annual traffic counts and impact 

analysis for this intersection submitted by the 

Owner/Permittee on or before May 1 of each year.” 

The comment suggests a four way stop at the 

intersection of Santa Barbara Place and Mission 

Boulevard would improve traffic flow through the 

corridor. An all-way stop would increase delay at the 

intersection, especially on Mission Boulevard. As 

shown on Table 21-15 of the TIA, a signal at this 
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location in the Year 2030 scenario is projected to 

operate at LOS B in both the AM and PM peak hour, 

an acceptable level of service. A traffic signal at the 

intersection of Mission Boulevard at Santa Barbara 

Place is proposed as mitigation since a signal would 

fully mitigate the project’s cumulative impact.  

B-97 The projects adopt the access scenario that exists 

for southbound drivers on Mission Boulevard now. 

Currently, 93 other properties located in the 

geographic region bound by Santa Barbara Place, 

Mission Boulevard, Mission Bay Drive, and 

Bayside Walk have to be accessed by residents. 

Mission Boulevard’s raised median typically runs 

four or five blocks without a break for left turns, so 

limited vehicular access is the usual situation in 

Mission Beach. It should be noted that vehicles 

traveling northbound on Mission Boulevard or 

westbound on Mission Bay Drive will not have the 

same access limitation.  

The additional VMT and associated GHG emissions 

from resident’s cars would not be substantial, because 

the project’s total GHG emissions would be below the 

City’s screening threshold of 900 MT CO2E per year, 

and vehicular emissions only account for a fraction of 

the project’s total emissions. A minor increase in 
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 travel within the immediate project area for only a 

portion of the trips associated with the project would 

not substantially increase this fraction of the project’s 

total emissions.  

B-98 Comment regarding the orientation of garages is noted 

and will be made available to decision makers prior to 

consideration of the project and MEIR. 

Refer to response to comments B-94 regarding VMT 

as it relates to the GHG analysis presented in the 

MEIR. VMT was considered in the projects’ estimates 

of GHG emissions and the MEIR accurately discloses 

impacts as required under CEQA. 

Refer to response to comment B-46 regarding the 

pocket park. The park is to be 0.201 acre, based on the 

General Plan Standard of 2.8 acres per 1,000 people 

and SANDAG’s 2050 Regional Growth Forecast of 

the Mission Beach community planning area. Refer to 

Appendix N to the MEIR. 

B-99 In accordance with the TISM, trip generation rates 

were based on the City’s Trip Generation Manual 

(May 2003). The commenter’s speculation on the 

types of residents that may occupy the project is noted 

and will be forwarded to the decision makers for 

review and consideration. 
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B-100 Comment regarding areas of controversy is noted. 

These areas of controversy have been identified based 

on public input from the Mission Beach Precise 

Planning Board and other commenters, and have been 

analyzed in detail within Chapter 5 of the MEIR. Also 

refer to responses to comments B-2, C-1, and H-1.  

B-101 The surrounding land use section of the MEIR 

includes the following:  

“Each project site is located in an urban 

setting and is surrounded by existing 

development as well as recreational space 

and facilities such as the beaches and bay. 

As shown in Figures 1-2 and 1-3, the site 

is immediately surrounded by residential 

dwelling units. The Pacific Ocean and 

Mission Beach are approximately 0.1 mile 

to the west, and Santa Barbara Cove on 

Mission Bay is approximately 0.03 mile 

to the east. Retail, restaurant, commercial, 

and recreational facilities, such as 

Belmont Park, are located further south 

approximately 0.1 mile away. Additional 

parks and recreational spaces in the 

projects’ vicinity include Bonita Cove 

Park, Pacific Beach Park, South Mission 

Beach Park, Mission Point Park, Ventura 
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Cove Park, Mariner’s Point Park, El 

Carmel Point and the Santa Clara 

Recreational Center (see Figure 1-3, 

Aerial Map and Figure 7.10-1, Mission 

Bay Park Assets). 

Both project sites are generally within 

the center of the Mission Beach 

community, surrounded by existing, 

adjacent, single-family and multifamily 

residential land uses.” 

This description describes the immediate surrounding 

land uses (all residential) as well as land uses further 

away from the immediate vicinity of the project sites. 

Given that all of the immediate surrounding land uses 

are similar, the description found in the MEIR is a 

basis for analysis for the purposes of CEQA. 

In addition, regional setting information per CEQA 

Guidelines Section 15125(c) is also presented in the 

existing conditions section of each impact area 

included in Chapter 5 and within each topic area 

included in Chapter 7 of the MEIR.  

B-102 Refer to response to comment B-2. The list of 

remaining issues restates previous comments from this 

commenter. Each is addressed in responses to 
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comments B-2 through B-101, and analysis for these 

areas is included in Sections 5.1, 5.4, 5.5, 7.6, and 

7.12 of the MEIR. 

B-103 Refer to response to the comment B-57. As stated in 

Section 5.2 of the MEIR, noise impacts related to 

exterior noise levels at the proposed park are found to 

be less than significant, so no mitigation is required. 

As such, the potential issues arising from erecting a 

noise attenuation wall along the western edge of the 

proposed park, such as feasibility of park use, views, 

air circulation, and safety, would not occur.  

B-104 Section 5.2, Noise, of the MEIR discusses the 

potential noise impacts associated with the 

development of the proposed projects. Noise levels 

and potential noise impacts at the proposed park were 

assessed and presented in addition to the other on-site 

receivers, in tabular form (Table 5.2-6). Table 5.2-6 

provides noise levels associated with each noise 

receptor location; the noise receptor locations 

correspond with Figure 5.2-2 of the MEIR. As such, 

the MEIR provides information for the reader to 

correctly understand the potential future noise levels at 

the Mission Beach Residences Project site and the 

Santa Barbara Place Residences Project site.  
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Figure 5.2-1 shows two noise measurement locations 

(M4 and M3) within the Mission Beach Residences 

Project site. Noise measurement location M1 is located 

on the west side of Mission Boulevard at Jersey Court, 

approximately 50 feet from the centerline of Mission 

Boulevard Therefore, this location still provides an 

ambient noise measurement that would be similar to 

such a location on the east side of Mission Boulevard 

because distance to one of the largest sources of noise 

(Mission Boulevard) would be similar and ambient noise 

level is averaged over time.  

B-105 Section 5.5.2 of the MEIR discloses that records 

from the South Coast Information Center (SCIC) 

indicate that at least two previous cultural 

resources studies have included portions of the 

Mission Beach Residences Project site. As shown 

in Table 5.5-2, Previous Studies within the Mission 

Beach Project Site, the eastern portion of the 

project area has not been previously surveyed. The 

specific results of the prior studies are confidential 

and are on file at the SCIC. The results of the 

studies, including any cultural resource sites, were 

included in the SCIC records search and 

incorporated into the assessment of potential 

impacts to cultural resources. No cultural resources 

have been previously identified within the Mission 

Beach Residences Project site. 
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B-106 Mitigation in the form of cultural resources 

monitoring during grading and excavation is a 

common practice as such assessment cannot normally 

occur until the start of project construction, especially 

given the extent of development on the project sites. 

As such, no improper deferral of analysis or mitigation 

has occurred as asserted by the commenter. Section 

5.5.8 of the MEIR identifies a potentially significant 

impact due to the low-to-moderate potential for the 

inadvertent discovery of cultural resources during 

ground-breaking activities. Therefore, mitigation is 

included in Section 5.5.9 to ensure that impacts 

remains below a level of significance. Testing is not 

necessary underneath the existing buildings to 

complete the impact analysis as the proposed 

mitigation would protect unknown archaeological 

resources and/or grave sites that may be identified 

during project construction. Additionally, no cultural 

resources have been previously identified within 

the Mission Beach Residences Project site. 

B-107 Section 5.5.2 of the MEIR describes the research and 

methodology for the intensive pedestrian survey for both 

project sites. One of the primary goals of an intensive 

pedestrian survey or subsurface probing program by a 

cultural specialist is to gain a representative sample of 

the integrity of the soil formations to then identify the 
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potential for archaeological material and deposits to be 

present elsewhere within a given project area. The 

Mission Beach Residences Project site and the Santa 

Barbara Place Residences Project site are expected to 

contain near-surface deposits consisting of topsoil, 

engineered fill, and Pleistocene-age Old Paralic deposits. 

Both the topsoil and fill are expected to be 

approximately 1 to 3 feet thick and to include native silty 

to clayey sands and unknown imported fill. Given that 

the structure and utilities associated with the buildings 

located on both project sites would have represented a 

greater depth and severity of disturbance than the less-

developed dirt and asphalt parking areas (the shovel test 

pits are described on page 5.5-8 and in greater detail in 

Appendix G1 of the MEIR), it was inferred through 

standard archaeological sampling methods and inference 

that the building areas represented a lower potential to 

support the present of archaeological material and 

features due to higher likelihood of greater disturbance 

from previous development. 

B-108 Mitigation measures MB-CUL-1 and SB-CUL-1 

follow the City’s guidance for mitigation to 

potential impacts to unknown archaeological 

resources and/or grave sites. Therefore, no revisions 

are necessary. 
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B-109 The 4% increase in growth identified in Section 6.2.1 

of the MEIR encompasses a 4% projected increase in 

traffic in the cumulative study area. As identified in 

Section 6.2.1, a 4% growth factor was analyzed to 

cover any unforeseen future projects that may 

contribute to potential cumulative transportation 

impacts in the next 3 years. The TIA, included as 

Appendix F, further clarifies that this 4% growth 

factor was determined by analyzing the growth per 

year as the ratio of existing average daily traffic 

(ADT) volume and the Horizon Year 2030 ADT 

volumes from the adjacent Mission Boulevard. This 

growth per year, 1.2%, was multiplied by 3 years to 

factor until 2017. This growth factor can be further 

extrapolated to land use, and the 4% growth rate 

would capture the intensification of existing structures 

allowed under the MBPDO because the Mission 

Beach community is largely built out.  

B-110 Refer to response to comment B-6. The projects’ 

consistency with the MBPDO is discussed in Section 

5.1, Land Use, and Table 5.1-3, Consistency with 

Mission Beach PDO. As shown in Table 5.1-3, 

Consistency with Mission Beach PDO, the projects 

would be consistent with the development regulations 

set forth in the MBPDO with allowable deviations. 

Additionally, proposed building elevations can be 
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found in Figures 3-2a and 3-2b, Mission Beach 

Residences Project Exterior Elevations, in Chapter 3, 

Project Description. Proposed building elevations for 

Santa Barbara Place can be found in Figures 3-5a and 

3-5b, Santa Barbara Place Exterior Elevations. 

The projects would result in the development of 

compact, medium-density residential land uses similar 

to that of the surrounding community and neighboring 

structures, which would not substantially alter air flow 

in the surrounding area. 

Additionally, the Mission Beach Residences Project 

would include an open space pocket park that would 

not include physical structures. The extension of 

Jersey Court to Bayside Lane and addition of alley 

ways across the Mission Beach Residence Project site 

would introduce new linear passageways providing 

physical access to Mission Bay to increase air flow 

through the proposed project site, as discussed in 

Section 7.2 of the MEIR.  

B-111 In the existing condition, storm water leaves the site 

by flowing overland on the ground to Bayside Lane 

where it is discharged to the existing storm drain 

system. The current City storm water manual does not 

allow untreated storm water to leave a project site; 

therefore, a new method of discharge is required for 



MISSION BEACH RESIDENCES AND SANTA BARBARA PLACE RESIDENCES MEIR  
RESPONSE TO COMMENTS 

December 2015 RTC-76 8133 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

the projects. As there is no existing storm drain in the 

area and the existing storm drain located within 

Bayside Lane is too shallow to connect to, the private 

driveways are designed to allow for infiltration of the 

untreated storm water through treatment control 

measures described in Table 7.6-2 of the MEIR.  

The groundwater table is discussed in Section 7.6, 

Hydrology and Water Quality, of the MEIR. The pavers 

in the alleys would have a gravel/sand base that would 

be designed in accordance with the County of San Diego 

storm water standards. The paver bedding would be 

sized to filter the storm water before it enters the 

groundwater table. Concrete alleys provide no such 

filter. As such, pavers are appropriate for use in alleys. 

B-112 In accordance with the 2015 County of San Diego 

Model Best Management Practices (BMP) Design 

Manual pervious pavement without an underdrain or 

impermeable liner can be used as a pollutant control 

BMP. Pollutant control is provided via infiltration, 

filtration, absorption, sedimentation, and 

biodegradation processes. Therefore, the storm 

water would be treated before being discharged to 

the groundwater table. The projects’ water quality 

technical reports (Appendices K1 and K2 of the 

MEIR) contain a discussion regarding the Regional 
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Water Quality Control Board 2008-2010 303(d) list 

of water bodies. As stated in the reports, the 

discharge point for both projects, Santa Barbara 

Cove, is not listed in the 303(d) list. Runoff from 

the pavers would not be in violation of applicable 

water quality plans or regulations. 

B-113 The visual analysis takes into account the product mix 

proposed by the project. Per responses to comments 

B-6, B-7, and B-8, the product mix, unit size and 

frontage reductions are consistent with the MBPDO 

with allowable deviations and surrounding area. The 

visual analysis evaluates all potentially significant 

visual impacts of the project, including potential view 

blockages and potential for the project to exceed the 

allowed height or bulk regulations, as outlined in the 

City CEQA Significance Determination Thresholds 

(City of San Diego 2011). Refer to responses to 

comments B-27 and B-44. 

B-114 Where necessary, revisions and minor corrections have 

been made to the Final MEIR when compared to the draft 

document. The revisions are shown in a 

strikeout/underline format. The revisions do not affect the 

conclusions of the MEIR. In accordance with CEQA 

Sections 15088.5(b), the addition of new information that 

clarifies, amplifies, or makes insignificant modifications 
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does not require recirculation.  

None of the criteria listed in Section 15088.5 of the 

CEQA Guidelines for recirculation of the MEIR have 

been met, and recirculation is not necessary. 

B-115 Responses to the comments submitted by the MBPPB 

will be provided pursuant to State and City 

requirements and will also be included as part of the 

MEIR to be considered by City decision makers. 

B-116 The list of exhibits to this comment letter are noted. 

This comment does not raise an environmental issue 

pertaining to the MEIR.  
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B-117 The County of San Diego Grant Deed document is 

noted. Refer to responses to comments B-17 and B-

47. This comment does not raise an environmental 

issue pertaining to the MEIR.  
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B-118 The County of San Diego recording document is 

noted, showing part of the assessor parcels of the 

subject project sites under original lot configurations. 

Refer to responses to comments B-17, B-18, and B-47 

through B-50. This comment does not raise an 

environmental issue pertaining to the MEIR.  
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B-119 The map is noted, showing Item G on a handwritten 

map of the Mission Beach Residences site plan. Refer 

to responses to comments B-10, B-12, B-16, and B-38. 

This comment does not raise an environmental issue 

pertaining to the MEIR.  
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B-120 Refer to responses to comments B-17, B-18, and B-47 

through B-50. This comment does not raise an 

environmental issue pertaining to the MEIR.  
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B-121 Refer to responses to comments B-17, B-18, and B-47 

through B-50. This comment does not raise an 

environmental issue pertaining to the MEIR.  
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B-122 Renderings of Santa Barbara Place Neighborhood Park 

Proposal is noted. Refer to responses to comments B-63, 

B-66, and B-69. This comment does not raise an 

environmental issue pertaining to the MEIR.  
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B-123 Refer to response to comment B-64. This comment does 

not raise an environmental issue pertaining to the MEIR.  
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B-124 Refer to response to comment B-66. This comment does 

not raise an environmental issue pertaining to the MEIR.  
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B-125 The petition regarding the ficus tree and community 

park is noted. Refer to responses to comments B-50, 

B-59, B-63, B-64, and B-66. This comment does not 

raise an environmental issue pertaining to the MEIR.  
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B-126 Refer to responses to comments B-56, B-94, and B-95. 

This comment does not raise an environmental issue 

pertaining to the MEIR.  
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RESPONSE TO COMMENT LETTER C 

Cherisse Brantz 

August 10, 2015 

C-1 Section ES-5 of the MEIR states the following 

regarding areas of known controversy about the 

projects: “Comments received during this meeting and 

the Notice of Preparation (NOP) public scoping period 

were considered during the preparation of this MEIR.” 

(MEIR page ES-30).The MEIR was prepared based on 

input provided by oral and written comments provided 

during at the public scoping period.  

The City prepared the MEIR to comply with all 

criteria, standards, and procedures of the CEQA 

Guidelines, including those required by the City for 

proper noticing for public comment for the MEIR for 

the Mission Beach Residences Project and the Santa 

Barbara Place Residences Project. The City posted a 

Notice of Availability of the MEIR pursuant to CEQA 

Guidelines Section 15087. The MEIR was circulated 

for 60 days for public review and comment from June 

12, 2015 to August 10, 2015. That timeframe includes 

a two week extension of the 45-day review period, 

based on a request from the Mission Beach 

Community Planning Group. Refer to responses to 

comments B-2, B-100, and H-1.  
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C-2 Comment noted. As explained throughout the MEIR, 

two separate projects are being proposed for 

development. This comment does not raise an 

environmental issue pertaining to the MEIR.  

C-3 Refer to response to comment B-8. The proposed 

projects are in compliance with the MBPDO with 

allowable deviations. 

C-4 The MEIR contains analysis regarding the 

environmental issues raised by this comment as they 

related to these projects. Section 5.4, 

Transportation/Circulation and Parking, of the MEIR 

discusses the project’s potential environmental effects 

related to traffic; Section 7.6, Hydrology and Water 

Quality, and Section 7.11, Public Utilities, of the 

MEIR discuss the potential environmental stormwater 

and drainage impacts; Section 7.10, Public Services 

and Facilities, of the MEIR discusses the project’s 

potential to fire and police protection impacts. This 

comment does not raise an environmental issue 

pertaining to the MEIR.  
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C-5 As identified on page 7-120 of the MEIR, the Mission 

Beach Residences Project proposes a 0.201 acre pocket 

park along the western edge of the project site, which 

would meet the City’s population-based park 

requirement due to the proposed Community Plan 

Amendment. The proposed pocket park, which would 

be privately constructed, owned, and maintained, 

would be open to the public. In addition, as identified 

on page 5.1-1 of the MEIR, the Mission Beach 

Residences project site is located approximately 100 

feet west of Mission Bay and approximately 385 feet 

east of the Pacific Ocean and beach area. 

As identified on page 7-38 of the MEIR, the 

architectural design of the project would ensure air 

flow between structures. In addition, the pocket park 

on-site would allow for greater air flow along 

Mission Boulevard because this portion of the site 

would be improved as an open space park and would 

not include any structures at this location.  

Section 5.1, Land Use, the MEIR discusses the 

potential environmental effects related to density; 

Section 7.2, Air Quality, of the MEIR discusses the 

potential environmental effects related to air quality 

and air flow/movement; and Section 7.10, Public 

Services and Facilities, of the MEIR discusses the 

potential environmental effects related to parks, 

recreational facilities, and open space.  
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C-6 Section 5.1, Land Use, the MEIR discusses the 

potential environmental effects related to density, and 

specific compliance with the MBPDO with allowable 

deviations, specifically designed for the Mission 

Beach community. As identified on page 5.1-12 of 

the MEIR, the residential development density 

proposed for the Mission Beach Residences Project 

site would be approximately 27 dwelling-units per 

acre; therefore, the project would be consistent with 

the 36 dwelling-units-per-acre maximum for the 

MBPD-R-S zone. As identified on page 5.1-17 of the 

MEIR, at a proposed density of 36 dwelling units per 

acre, the residential development proposed for the 

Santa Barbara Place Residences project site would be 

consistent with the 36-dwelling-units-per-acre 

maximum for the residential land use within the 

Mission Beach Precise Plan. 

C-7 Comment regarding 2013 fire in the project vicinity is 

noted. Section 7.10, Public Services and Facilities, of 

the MEIR discusses the potential environmental 

effects related to fire and police protection and Section 

5.4, Transportation/Circulation and Parking, of the 

MEIR discusses the potential environmental effects 

related to traffic and circulation. As outlined in 

Section 7.10.3 of the MEIR, both projects would meet 

site design and construction design standards of the 



MISSION BEACH RESIDENCES AND SANTA BARBARA PLACE RESIDENCES MEIR  
RESPONSE TO COMMENTS 

December 2015 RTC-152 8133 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

City of San Diego Fire-Rescue Department with 

respect to assuring safety from fire hazards. 

Additionally, Fire-Rescue Department staff indicated 

that each project would not result in adverse effects to 

the department’s response times or the provision of 

fire protection services. Section 7.10 of the MEIR 

analyzes emergency access issues with respect to 

implementation of both projects. As noted on page 7-

126 of the MEIR, no adverse effects to the 

department’s current response times and the ability to 

serve the area would result with the implementation of 

either project or both projects. 

C-8 Refer to response to comment C-7. No potentially 

significant impacts associated with fire services were 

identified; therefore, no mitigation is required.  

C-9 Comment noted. Refer to responses to comments C-7 

and C-8. No potentially significant impacts associated 

with fire services were identified; therefore, no 

mitigation is required. 

C-10 The MEIR contains analysis regarding project 

parking. Section 5.4, Transportation/Circulation and 

Parking, of the MEIR discusses the potential 

environmental effects related to traffic and circulation.  
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Page 5.4-9 of the MEIR states, “Both projects include 

two on-grade parking stalls for every proposed 

residential unit, pursuant to two stalls per unit 

requirement, regardless of number of bedrooms in each 

unit, within the Mission Beach PDO within City’s 

Municipal Code Section 1513.0403(b)(1)(A). These 

proposed 126 parking spaces are in compliance with the 

City’s parking impact overlay zone, residential tandem 

parking overlay zone, and all associated City parking 

requirements. Therefore, the projects provide parking 

for the anticipated increase in vehicles associated with 

the increase in residential units.” 

The MEIR notes that implementation of both projects 

would remove surface parking associated with the old 

school facility on the applicant’s private property 

(MEIR page 5.1-33). Although free parking 

historically was allowed on-site, it would not be 

allowed under any of the various alternatives proposed 

for the project. This comment does not raise an 

environmental issue pertaining to the MEIR.  

C-11 Refer to response to comment C-10. This comment does 

not raise an environmental issue pertaining to the MEIR. 

C-12 Contractors are required to conduct demolition and/or 

construction activities pursuant to the City Noise 

Ordinance, which limits such activities to the hours of 
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7:00 am and 7:00 pm, Monday through Saturdays, with 

the exception of legal holidays, as identified in Section 

5.2.2 of the MEIR. MM-NOI-1 further limits 

construction activities to Monday through Friday, 7 am 

to 5 pm, as identified in Section 5.2.5 of the MEIR. 

Mitigation measures MB-HS-2 and SBP-HS-2 state that 

prior to demolition permit issuance, an asbestos and 

lead-based paint abatement work plan shall be prepared 

in compliance with local, state, and federal regulations 

for any necessary removal and disposal of such 

materials. Prior to implementation, the work plan must 

be reviewed and accepted by the San Diego County 

Department of Environmental Health. A California-

licensed lead/asbestos abatement contractor shall be 

utilized for the removal work and proper removal 

methodology as outlined in CalOSHA 8 CCR 1529, 

and all other applicable federal, state, and local 

regulations regarding the removal, transport and 

disposal of asbestos-containing material shall be 

applied. The asbestos and lead-based paint abatement 

work plan shall include a monitoring plan to be 

conducted by a qualified consultant during abatement 

activities to ensure compliance with the work plan 

requirements and abatement contractor specifications. 

The work plan shall include provisions for construction 

worker training, worker protection, and conduction of 
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exposure assessments as needed. As part of the work 

plan, construction contractors shall consult federal 

Occupational Safety and Health Administration 

(OSHA) Regulations at 29 CFR 1926.62 and Cal-

OSHA Regulations at Title 8, 1532.1, “Lead in 

Construction” standards for complete requirements. 

Demolition plans and contract specifications shall 

incorporate any necessary abatement measures for the 

removal of materials containing lead-based paint and 

asbestos to the satisfaction of the City Planning and 

Building Department.  

Additionally, mitigation measures MB-HS-3 and 

SBP-HS-3 state that the project applicants shall 

prepare and implement during all construction 

activities a hazardous substance management, 

handling, storage, disposal, and emergency response 

plan prior to demolition activities on-site. 

C-13 Refer to response to comment C-12. Contractors are 

required to conduct demolition and/or construction 

activities pursuant to the City Noise Ordinance. 

C-14 Refer to response to comment C-12. The commenter’s 

recommendation for a project website including 

construction schedule information is noted. This 

comment does not raise an environmental issue 

pertaining to the MEIR. 
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 Construction noise and vibration is addressed in 

Section 5.2.3 of the MEIR; as stated therein, impacts 

would be temporarily significant during construction 

and would be reduced, but not to a level below 

significance, with implementation of MM-NOI-1 

presented in Section 5.2.5. 

C-15 Refer to responses to comments B-74 and B-75. The 

TIA complies with the City of San Diego TISM. 

C-16 Refer to responses to comments B-74 and B-75. The 

TIA complies with the City of San Diego TISM. 

C-17 Refer to response to comment C-16. The TIA 

complies with the City of San Diego TISM. 

C-18 In the existing condition, there is currently a one-way 

sign to alert motorists that Bayside Lane is one-way in 

the northbound direction.  

C-19 The projects assume the same access scenario that 

currently exists for southbound drivers on Mission 

Boulevard. Currently, 93 other properties located in the 

geographic region bound by Santa Barbara Place, 

Mission Boulevard, Mission Bay Drive, and Bayside 

Walk have to be accessed by residents. Access was 

included in the analysis within the TIA (Appendix F of 

the MEIR). Comment regarding access is noted. The 
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properties would be accessed from Bayside Lane, 

alleys, and Mission Boulevard. This comment does not 

raise an environmental issue pertaining to the MEIR. 

Therefore, no further response is provided or required. 

C-20 The Bayside Lane/Santa Barbara Place intersection 

was not evaluated in the TIA for level of service. Any 

existing issues with northbound drivers on Bayside 

Lane routinely not stopping at the stop sign is an 

enforcement issue. The comment regarding the 

existing problem in the community will be forwarded 

to the appropriate City department for enforcement. 

C-21 Refer to responses to comments C-18, C-19, and C-20. 

This comment does not raise an environmental issue 

pertaining to the MEIR. Therefore, no further response 

is provided or required. 

C-22 This comment does not raise an environmental issue 

pertaining to the MEIR. Therefore, no further response 

is provided or required. 

C-23 Appendix H of the MEIR includes the Air Quality 

Technical Report prepared for the Mission Beach 

Residences Project, the Santa Barbara Place 

Residences Project, and the Combined Project. This 

analysis, as outlined in Section 7.2, Air Quality, of 

the MEIR discusses the potential environmental 
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effects related to emission of vehicular traffic 

generated from the project. Modeling within 

Appendix H is based on surveys of the vehicle 

populations in local, regional, and state areas and is 

representative of a general fleet mix. Potential noise 

impacts were analyzed within Section 5.2 of the 

MEIR, and it was concluded that exterior operational 

noise would less than significant.  

C-24 Refer to responses to comments B-97 and C-19. 

Comment regarding access and visibility is noted. The 

properties would be accessed from Bayside Lane, alleys, 

and Mission Boulevard. This comment does not raise an 

environmental issue pertaining to the MEIR.  

C-25 Comments regarding transient tendencies are noted. 

This comment does not raise an environmental issue 

pertaining to the MEIR.  

C-26 Refer to response to comment C-12. Construction 

vibrational impacts are analyzed within Section 5.2 of 

the MEIR, and it was concluded that construction 

noise impacts would remain significant after 

implementation of mitigation.  

C-27 Noise impacts associated with implementation of both 

projects are analyzed in Section 5.2 of the MEIR. This 

discussion summarizes the findings of two noise 
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technical reports both included in Appendix C. 

Mitigation measures MB-NOI-1, MB-NOI-2, SBP-

NOI-1, and SBP-NOI-2 are proposed in order to 

minimize potentially significant impacts associated 

with construction noise. However, following the 

implementation of these mitigation measures,  noise 

from construction activities would exceed the City’s 

noise standard for construction. No further additional 

mitigation measures to reduce noise in the 

construction area are feasible and impacts would be 

significant and unavoidable during construction.  

As outlined in detail within Section 5.2.5 of the MEIR, 

MB-NOI-1 identifies that prior to the issuance of the 

first demolition permit, the applicant shall ensure 

construction noise is limited to the satisfaction of the 

City Development Services Department and the City’s 

municipal code restrictions. MB-NOI-2 requires that 

upon completion of detailed building plans (i.e., room 

dimensions, wall and roof assemblies and 

window/door schedules) and prior to the issuance of 

the first occupancy permit, the applicant shall ensure 

that an interior noise mitigation analysis be prepared, 

to the satisfaction of the City Development Services 

Department and ensure interior noise levels remain at 

or below 45 dB per the City of San Diego’s interior 

noise standard. SBP-NOI-1 and SBP-NOI-2 mirror 
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these same rules and restrictions for the Santa Barbara 

Place Residences Project.  

C-28 As identified in Section 5.4, a traffic control plan 

would be prepared separately for each project to 

specifically address construction traffic within the 

City’s public rights-of-way. The traffic control plans 

would include provisions for construction times, 

control plans for allowance of bicyclists, pedestrians, 

and bus access throughout construction. The traffic 

control plans would also include provisions to ensure 

emergency vehicle passage at all times, and include 

signage and flaggers when necessary to allow the 

heavy equipment to utilize surrounding streets. City 

services will still occur during construction, and 

contractors are required to clean up construction 

debris under City of San Diego regulations. With 

implementation of the traffic control plan, impacts 

related to interference with an emergency response 

plan would remain less than significant.  

C-29 Air quality impacts associated with implementation of 

both projects are analyzed in Section 7.2 of the MEIR 

and shown to be less than significant. As shown in 

Table 5.4-5 and Table 5.4-6 as well as outlined within 

the TIA (Appendix F of the MEIR), a daily trip rate of 

6 ADT per tri- or fourplex, 8 ADT per duplex, and 10 
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ADT per single family residence, was used based on 

the City’s Trip Generation Manual.  

C-30 “Climate and Topography” and “Air Pollution 

Climatology” for the San Diego region are discussed 

in the MEIR on page 7.2-7. The region does 

experience temperature inversions at times where 

warmer dry air “sits” above cooler marine moist air, 

which can hinder criteria pollutant dispersal. As 

described in the MEIR on page 7.2-20, the City 

recommends screening-level thresholds (based on 

SDAPCD Rule 20.2) be applied for CEQA purposes 

in order to assess whether a project could cause a 

significant impact on air quality. Emissions below the 

screening-level thresholds would not cause a 

significant impact and would comply with the 

California Ambient Air Quality Standards and 

National Ambient Air Quality Standards, which are 

established to protect public health. These thresholds 

were applied to the Air Quality impact analysis 

included in the MEIR, which determined that all 

impacts to air quality would be less than significant 

through implementation of both projects.  

C-31 As outlined in Section 7.11 of the MEIR, a Conceptual 

Waste Management Plan for Mission Beach 

Residences (WMP) was prepared for the Mission 
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Beach Residences Project. As identified on page 7-130 

of the MEIR, the Mission Beach WMP addresses 

impacts, landfill capacity, solid waste services, and 

strategies to reduce impacts related to the demolition, 

construction, and occupancy of the project. The Santa 

Barbara Place Residences Project does not exceed the 

City’s 40,000 cumulative or direct square-footage 

threshold for solid waste generation and is therefore 

not required to prepare a waste management plan. The 

Mission Beach WMP is included as Appendix M of 

the MEIR. Both the Mission Beach Residences Project 

and Santa Barbara Place Residences would be served 

by the Miramar Landfill. As identified on page 7-139, 

no new impacts to landfill capacity would occur 

through combination of the two projects. 

C-32 The Mission Beach community includes a number of 

existing local shops and restaurants suitable for 

bicycling. In addition, a bus stop is located on 

Mission Boulevard and Santa Barbara Place, and 

another stop is located at the intersection of West 

Mission Bay Drive and Mission Boulevard. Both 

stops allow area residents that connect into the San 

Diego Metropolitan Transit System network for 

transport throughout San Diego. Mission Beach, 

Mission Bay, and Belmont Park are all within 

walking or bicycling distance from both project sites.  
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C-33 The MEIR provides analysis of potential significant 

impacts of implementation of both projects associated 

with health and safety and geologic hazards in Sections 

5.3 and 7.4 of the MEIR. A comprehensive geotechnical 

investigation would occur once site design is finalized as 

a condition of approval. As stated in Section 7.4.4 of the 

MEIR, the project site is not subject to significant 

geologic hazards that would preclude development. 

C-34 As stated on page 7-170 of the MEIR, both projects’ 

compliance with the state and federal Migratory Bird 

Treaty Act regulations would ensure impacts to avian 

species would be less than significant. 

C-35 As stated on page 7-96 of the MEIR, the project 

would employ multiple source control best 

management practices (BMPs), low impact 

development BMPs, and treatment control BMPs to 

minimize introduction of pollutants into receiving 

waters. With implementation of these BMPs, 

impacts to water quality would be less than 

significant. As identified in Section 7.6, a Storm 

Water Pollution Prevention Plan would be prepared 

for both projects.  

C-36 The Mission Beach Residences Project would fulfill 

the requirements of the discretionary permit approval 

process through the City with a General Plan 
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Amendment, Community Plan Amendment, and 

Local Coastal Program Amendment through a public 

hearing at the City Council. During construction of 

the Mission Beach Residences Project, the existing 

sewer mains will be removed because they are no 

longer in use. A private sewer system will be 

installed for the project which does not require a new 

public easement. The San Diego RWQCB will decide 

if a National Pollutant Discharge Elimination System 

General Construction Activity Stormwater Permit is 

required. The project will follow all City public 

noticing regulations and requirements. 

C-37 Section 5.3 of the MEIR addresses all potential 

impacts to health and safety with implementation of 

the Mission Beach Residences Project, the Santa 

Barbara Place Residences Project, and the 

combination of both projects. As identified in Section 

5.3.13, implementation of both projects would not 

result in emissions of hazardous materials, toxic 

substances, impair an adopted emergency response 

plan, or expose people or structures to significant risk.  

C-38 Interior noise is the noise level that would be 

experienced within the interior of the proposed 

residences when complete, as well as the interior of 

surrounding sensitive receptors during construction 
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and operations of the project. As stated in Section 

5.1.12, the City and state require that interior noise 

levels not exceed a CNEL of 45 dBA within 

multifamily dwelling units. Pursuant to the City’s 

General Plan Noise Element, as identified in Section 

5.2.2 of the MEIR, interior noise levels are considered 

compatible up to 45 dB CNEL.  

C-39 Comment regarding the evaluation of CC&Rs is 

noted. This comment does not raise an environmental 

issue pertaining to the MEIR. 

C-40 As outlined in Section 7.4 of the MEIR, based on the 

preliminary geotechnical analysis included within 

Appendix I of the MEIR, groundwater is conservatively 

estimated at 4 to 5 feet below the surface. Groundwater 

depth would be confirmed when the comprehensive 

geotechnical investigation occurs once site design is 

finalized. As stated in Section 7.4.4 of the MEIR, the 

project site is not subject to significant geologic hazards 

that would preclude development, provided that a 

comprehensive geotechnical investigation is performed. 

Section 7.4.4 concludes that each individual project and 

the combined projects would have less-than-significant 

impacts related to geologic hazards.  

C-41 Section 7.4 of the MEIR addresses impacts associated 

with implementation of both the Mission Beach 
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Residences and Santa Barbara Place Residences with 

respect to tsunami and earthquakes, and identifies that 

these impacts would be less than significant. Section 

7.10 analyzes emergency access issues with respect to 

implementation of both projects and identifies that these 

impacts would be less than significant. Impacts 

associated with flooding due to the implementation of 

both projects are less than significant, as outlined in 

Section 7.6 of the MEIR. Implementation of either 

project would not impede an emergency evacuation plan.  

C-42 Refer to response to comment C-28.  

C-43 Comment noted. Chapter 3 of the MEIR provided for 

public review provides an accurate project description 

and has been updated to clearly identify the building 

count and unit mix proposed for each project. 

C-44 The MEIR analyzes all applicable impact areas and 

provides mitigation measures as required under 

CEQA. The identified significant and unmitigated 

impacts will be presented to the decision makers who 

will have the opportunity to weigh those impacts 

against the projects’ benefits.  

C-45 Comment noted.  
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C-46 These are duplicate comments to C1 through C-37. 

Refer to responses to comments C-1 through C-37. The 

San Diego RWQCB will decide if a National Pollutant 

Discharge Elimination System General Construction 

Activity Stormwater Permit is required. 
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C-47 Potentially significant impacts to transportation, 

circulation, and parking, along with associated 

mitigation measures, are outlined in Section 5.4, 

Transportation and Circulation of the MEIR. 

Potentially significant impacts to land use, along with 

associated mitigation measures, are outlined in Section 

5.1, Land Use of the MEIR.  

C-48 These are duplicate comments to C-38 through C-45. 

Refer to responses to comments C-38 through C-45. 
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RESPONSE TO COMMENT LETTER D 

McGahey & McGahey, APLC 

Harry V. McGahey 

August 10, 2015 

D-1 This comment is introductory in nature and does not 

raise specific environmental issues related to the 

adequacy of the MEIR.  
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D-2 Refer to response to comment C-10. The TIA complies 

with the City of San Diego TISM. 
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D-3 The proposed projects would be serviced for 

wastewater. As stated on page 7-134 of the MEIR, a 

proposed network of private sewer mains would travel 

in the two proposed alleys within the Mission Beach 

Residences Project and connect to the existing 15-inch 

sewer main that travels along Bayside Lane to the east. 

This existing 15-inch sewer main is of capacity to serve 

the approximately 7,711 gallons per day of wastewater 

anticipated by the Mission Beach Residences Project. 

As identified on page 7-136, a similar private network 

of sewer mains would connect to the existing 15-inch 

sewer within Bayside Lane for the Santa Barbara Place 

Residence project. The existing public sewer 

infrastructure is of sufficient capacity to serve the 

anticipated 1,814 gallons per day from the Santa 

Barbara Place Residences Project. This existing public 

sewer infrastructure is of sufficient capacity to serve the 

combination of both projects. As identified on page 7-

136, the Mission Beach community’s existing 

infrastructure is designed to accommodate the proposed 

residential land use intensities. 

D-4 Refer to responses to comments B-110, C-6. The 

proposed projects are in compliance with the MBPDO 

with allowable deviations. 

D-5 Comment noted.  
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RESPONSE TO COMMENT LETTER E 

Wolds Law Group 

Karl A. Rand 

August 10, 2015 

E-1 This comment is introductory in nature and does not 

raise specific environmental issues related to the 

adequacy of the MEIR. It is noted that the 

commenter supports Combined Project Alternative 2 

and opposes Combined Project Alternative 4. 
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E-2 As noted on page 7-162 of the MEIR, all exterior 

lighting, including walkway/security and park 

lighting would comply with Chapter 14, Article 2, 

Division 7, Section 142.0740, Outdoor Lighting 

Regulations, of the City’s Municipal Code. Exterior 

lighting for the projects’ alternatives would also 

comply with the City’s Municipal Code.  

E-3 Landscaping for both projects, which is described in 

Chapter 3 of the MEIR would comply with Mission 

Beach Precise Plan Section 1513.0402(a)(1). The 

landscaping in the projects’ alternatives would also 

comply with the Mission Beach Precise Plan and any 

other City Municipal Code requirements.  
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E-4 Parking is addressed in Section 5.4 of the MEIR. 

Analysis of alternatives for the Mission Beach 

Residences Project, Santa Barbara Place Residences 

Project, and the Combined Project Analysis is found 

in Chapter 9, Alternatives, of the MEIR.  

E-5 Comment noted. Parking is addressed in Section 5.4 of 

the MEIR for the proposed project. Potential parking 

impacts from the proposed alternatives, and how each 

varies in impacts when compared to the proposed. 

E-6 It is noted that the commenter supports Combined 

Project Alternative 2 and opposes Combined 

Project Alternative 4. 
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RESPONSE TO COMMENT LETTER F 

Ann Whitman 

August 3, 2015 

F-1 This comment is introductory in nature and does not 

raise specific environmental issues related to the 

adequacy of the MEIR. 
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F-2 Refer to response to comment B-27.  

F-3 Refer to response to comment B-29. 

F-4 Refer to responses to comments B-6 and B-8. The 

site plans identified in the comment are the most 

accurate and up to date portrayal of what is 

proposed for each project.  

F-5 Refer to response to comment B-33. 

F-6 Refer to response to comment B-34. 
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F-7 Refer to response to comment B-35. 

F-8 Refer to response to comment B-36. 

F-9 Refer to response to comment B-37. 

F-10 Refer to response to comment B-38. 

F-11 Refer to response to comment B-39. 

F-12 Refer to response to comment B-41. 

F-13 Refer to response to comment B-42. 
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F-14 Refer to response to comment B-43. 

F-15 Refer to response to comment B-44.  

F-16 Refer to response to comment C-20.  

F-17 The project follows existing lot patterns of Mission 

Beach. These patterns dictate that two vehicular alleys 

should be provided in the east to west direction, aligning 

with the alleys on the west side of Mission Boulevard. 

This is how the project has been designed. Proposed 

alleys would be similar to all existing alleys that cannot be 

accessed directly from Mission Boulevard via a left turn 

in the existing condition.  

As stated in Section 5.4.9 of the MEIR, these alleys 

would help to facilitate the circulation network 

consistent with the existing pattern of streets, alleys, 

courts, and walks. Access to Jersey Court would 

require a U turn at Santa Barbara Place or San Luis 

Obispo Place. This U-turn has been analyzed within 

the TIA (Appendix F of the Draft EIR). Refer to 

response to comment C-10 regarding existing parking.  

F-18 Refer to response to comment B-96. As stated on page 

5.4-23 of the MEIR, implementation of the signal at this 

intersection would fully mitigate the impact identified in 

the Horizon Year 2030 With Project scenario to below a 

level of significance.  
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F-19 As described in Section 5.1.6 of the Land Use Section 

and Table 5.1-3 of the MEIR, both the Mission Beach 

Residences Project and the Santa Barbara Place Project 

would be consistent with the development requirements 

of the MBPDO with allowable deviations. As stated on 

Page 57 of the Transportation Element of the 

Community Plan, Places and Alleys primarily serve 

automobiles, and Courts are sidewalks serving 

pedestrians. As outlined within Section 5.1 of the MEIR, 

the Santa Barbara Residences Project is consistent with 

this neighborhood and community character. No 

sidewalk is proposed on Santa Barbara Place.  

F-20 The site plans depict the trash enclosures and no 

revisions are necessary for purposes of analysis 

contained in the MEIR and the Conceptual Waste 

Management Plan for Mission Beach Residences 

(Appendix M to the MEIR). This comment does not 

raise an environmental issue pertaining to the MEIR.  

F-21 Comment noted. This comment does not raise an 

environmental issue pertaining to the MEIR. Site 

plan arrangements and dimensional specifics of 

trash enclosures and air conditioning units as they 

relate to resident access do not affect the analysis 

provided in the MEIR. Trash enclosures are 

provided for trash containers such that storage in 

alleys would not be required.  
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F-22 Refer to responses to comments B-6, B-7, B-27, and 

B-34.The MEIR analyzes the potential physical 

impacts of buildout of the projects. The bulk and 

scale of the proposed projects are analyzed in the 

Land Use section of the MEIR (Section 5.1.12), in 

the MEIR Visual Effects and Neighborhood 

Character section (7.12.3). 

F-23 Comment noted.  

F-24 This comment does not raise an environmental issue 

pertaining to the MEIR.  

F-25 This comment does not raise an environmental issue 

pertaining to the MEIR. 
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F-26 Refer to responses to comments F-4, F-5, F-10, F-16, 

F-18 and F-19.  
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RESPONSE TO COMMENT LETTER G 

Mike Meyer 

August 1, 2015 

G-1 Refer to response to comment B-112. 

G-2 Refer to response to comment C-10.  
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G-3 Refer to responses to comments C-10 and G-2. 
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G-4 Refer to responses to comments B-6, B-7, B-8, and B-14. 

G-5 The comment is correct that two different dates are 

reported in Appendix B of the TIA. However, the 

count vendor incorrectly labeled the date of the 

counts on four of the intersection data sheets. 

Although the count data sheets at four of the 

intersections reflect a February 27, 2014 date, all 

study segments and study intersections counts were 

completed on March 27, 2014. Refer to responses to 

comments B-74, B-76, and B-78.  

 

 

 

 

 

 

 

 

 



MISSION BEACH RESIDENCES AND SANTA BARBARA PLACE RESIDENCES MEIR  
RESPONSE TO COMMENTS 

December 2015 RTC-198 8133 

G-6 Refer to response to comment B-92. As traffic volumes 

gradually increase from the Existing to Year 2030 

conditions, delays at study intersections typically 

increase. This typical trend was not reported in the initial 

results of the TIA at the intersection of Mission 

Boulevard / West Mission Bay Drive and at West 

Mission Bay Drive / Gleason Road despite the fact that 

the traffic volumes did increase.  In response to this 

comment, signal timing was updated at both 

intersections in the future condition that reflected an 

increase in delay from the Existing to Year 2030 

conditions. Delay calculations have been updated at the 

intersections of Mission Boulevard and West Mission 

Bay Drive and West Mission Bay Drive at Gleason Road 

as shown in the Tables 5.4-9, 5.4-11, 5.4-13, 5.4-15, 5.4-

17, 5.4-19, and 5.4-21 of the MEIR. Following the 

updates, both intersections are projected to operate at 

LOS D or better in both the AM and PM peak hour in 

each study scenario. The updated analysis does not cause 

any new or more severe significant impacts that have not 

already been identified in the MEIR. The updated 

intersections summary tables and worksheets are 

included in Appendix F2 of the MEIR. 

G-7 Refer to responses to comments B-74, B-76, and B-78. 

The TIA was prepared based on City standards and 

represents a complete, good faith effort of disclosure.  
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G-8 Refer to response to comment G-7.  

G-9 Refer to responses to comments B-74, B-76, and B-78.  

G-10 Refer to responses to comments B-74, B-76, and B-78.  

G-11 Standard trip generation rates were used from the City’s 

Trip Generation Manual. The TIA methodology and 

assumptions are included within Section 5.4 of the 

MEIR and Section 6.0 of the TIA. Refer to responses to 

comments C-29, G-7, and G-9.  
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G-12 Refer to response to comment B-7.  

G-13 Refer to responses to comments B-7 and B-9. 

The applicant will grant public access to the private 

drives by an irrevocable easement and thus the public 

will acquire rights not now available. The public will 

have access to these private drives as they do to all 

alleys in Mission Beach.  
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G-14 Comment noted. Stop signs are proposed on Bayside 

Lane at the intersections with both alleys, but no stop 

signs are proposed on the alleys themselves. 

G-15 Refer to responses to comments B-46, B-54 through 

B-57, and B-67 and B-68.  

G-16 Refer to responses to comments B-46, B-54 through 

B-57, B-67, and B-68.  
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G-17 Refer to responses to comments B-46, B-54 through 

B-57, B-67, and B-68.  
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G-18 Refer to responses to comments B-46, B-54 through 

B-57, B-67, and B-68. 
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G-19 Comment noted. 
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RESPONSE TO COMMENT LETTER H 

Jenine and Jon Whittecar and Michelle and Bruce 

Rawdin-Baron 

August 1, 2015 

H-1 Section ES-5 of the MEIR states the following 

regarding areas of known controversy about the 

projects: “Comments received during this meeting and 

the Notice of Preparation (NOP) public scoping period 

were considered during the preparation of this MEIR. 

Analysis within the MEIR is based on up the most up-

to-date information at the time of preparation and 

project-specific technical reports. Refer to responses to 

comment B-2, B-100, and C-1 

H-2 Refer to response to comment B-78. Also refer to 

responses to comments B-74 and B-76 regarding the 

existing traffic counts. 

H-3 Implementation of mitigation measure CP-TRA-1 

would ensure that pedestrians could cross at a 

signalized intersection. Additionally, impacts to public 

safety are analyzed in detail within Section 5.3, Health 

and Safety.  
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H-4 Traffic associated with implementation of both 

projects at this intersection is analyzed in detail within 

Section 5.4 of the MEIR and associated Appendix F. 

As identified in Section 5.4.5 of the MEIR, a potentially 

significant impact may occur at this intersection in the 

Horizon Year 2030 with implementation of both 

projects. This impact would be mitigated to less than 

significant with implementation of mitigation measure 

CP-TRA-1, providing signalization at the intersection of 

Mission Boulevard and Santa Barbara Place.  

H-5 Refer to response to comment H-4. Based on the TIA, 

the signal will be installed no later than May 1, 2025, 

although “…the City Engineer may require installation 

of the traffic signal by the Owner/Permittee prior to May 

1, 2025, based on the results of annual traffic counts and 

impact analysis for this intersection submitted by the 

Owner/Permittee on or before May 1 of each year.” 

H-6 As identified on pages 5.4-28 and 5.4-29 of the MEIR, 

both the Mission Beach Residences Project and Santa 

Barbara Place Residences Project could result in 

minimal delays in emergency response times during 

construction. Additionally, all vehicles are required to 

clear the roadways for emergency access. Refer to 

response to comment C-28.  

H-7 Refer to response to comment C-10.  
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H-8 The Draft MEIR contains analysis regarding potential 

environmental effects related to density and 

subsequent traffic generation in Section 5.1, Land Use 

(specifically Section 5.1.3 and Table 5.1-1), and 

Section 5.4, Transportation. Rental use of the units is 

up to the discretion of home owners.  

H-9 Refer to response to comment C-12.  

H-10 Comment noted. Proposed walkways and trash 

enclosures comply with requirements of the City 

Municipal Code. This comment does not raise an 

environmental issue pertaining to the MEIR.  
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H-11 Refer to responses to comments C-7 and C-8 regarding 

emergency access and fire department response.  

H-12 Refer to responses to comments C-7 and C-8 regarding 

emergency access and fire department response. 

H-13 Refer to responses to comments B-6 through B-14.  

 

 

 

 

 

 

 

 

 

 

 



MISSION BEACH RESIDENCES AND SANTA BARBARA PLACE RESIDENCES MEIR  
RESPONSE TO COMMENTS 

December 2015 RTC-216 8133 

 

H-14 This comment does not raise an environmental issue 

pertaining to the MEIR.  
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RESPONSE TO COMMENT LETTER I 

Christina Starr 

August 12, 2015 

I-1 The MEIR provides analysis of the projects as 

required by CEQA. All requisite analysis has been 

completed based on City and state standards. The 

MEIR is based on the most up to date information 

available at the time the Notice of Preparation.  

I-2 Refer to responses to comments B-74, B-76, and B-78.  

I-3 Refer to response to comment B-97.  

Traffic analysis is based on the thresholds for 

significance outlined within the City CEQA 

Significance Determination Thresholds (City of San 

Diego 2011). Pursuant to these thresholds, the only 

potentially significant impact associated with traffic is 

outlined in Section 5.4.5, in the Horizon Year 2030 

with implementation of both projects. This impact 

would be mitigated to less than significant with 

implementation of mitigation measure CP-TRA-1, 

providing signalization at the intersection of Mission 

Boulevard and Santa Barbara Place.  
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I-4 Refer to responses to comments B-74, B-76, and B-78. 

I-5 Refer to response to comment D-5.  

I-6 Refer to responses to comments B-7, B-8, and B-14. 

I-7 Refer to responses to comments H-3 and H-5.  
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I-8 Comment noted. The MEIR contains analysis 

regarding potential environmental effects related to 

infrastructure in Section 7.11, Public Utilities. Based 

on this analysis, the MEIR concluded that 

implementation of both projects would not result in 

significant impacts to infrastructure.  
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RESPONSE TO COMMENT LETTER J 

Gary Warinner Gardening and Tree Services 

Gary Warinner 

August 10, 2015 

J-1 Pursuant to Section 3.2.4, all three proposed buildings 

within the Santa Barbara Place Residences Project are 

three stories with three bedrooms per unit. The 

Mission Beach Residences Project includes duplexes, 

triplexes, and fourplexes. As stated in Section 3.1.4 

and 3.2.4 of the MEIR, both projects would provide 

landscaping with non-invasive drought tolerant native 

species in coordination with the principles behind the 

anticipated LEED Silver Certification.  

J-2 The MEIR contains analysis regarding specific 

environmental issues raised by this comment. Section 

5.1, Land Use, (specifically Section 5.1.3 and Table 

5.1-1) of the MEIR discusses the potential 

environmental effects related to density; Section 7.6, 

Hydrology and Water Quality, and Section 7.11, 

Public Utilities, of the MEIR discuss the potential 

environmental effects related to stormwater, storm 

drains, and drainage; Section 7.10, Public Services 

and Facilities, of the MEIR discusses the potential 

environmental effects related to utilities through 

project implementation.  
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J-3 This comment does not raise an environmental issue 

pertaining to the MEIR. 

J-4 Comment regarding infrastructure funding is noted.  

J-5 This comment does not raise an environmental issue 

pertaining to the MEIR.  
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RESPONSE TO COMMENT LETTER K 

Michael Duckor, ESQ. 

Michael Duckor 

August 5, 2015 

K-1 This comment does not raise an environmental issue 

pertaining to the MEIR.  

K-2 As noted in the comment, proposed densities would be 

consistent with the surrounding community (see MEIR 

Section 5.1, Land Use, Table 5.1-5 on page 5.1-35).  

K-3 As stated in Section 5.1, Land Use on page 5.1-15 of 

the MEIR, “The Mission Beach Residences Project 

would extend the existing Jersey Court and two 

unnamed alleys and connect to the similar existing 

pedestrian network in the surrounding residential 

community. Extension of Jersey Court would also 

provide additional visual access to Mission Bay and 

the beach”. Similarly, as stated in Table 5.1-1 on page 

5.1-60, “Extension of Jersey Court, as shown in Figure 

5.12-3, would provide a new view from Mission 

Boulevard/Jersey Court to Mission Bay and the beach 

which is currently obstructed by the existing school 

structure. Implementation of the project would increase 

visual and physical access to Mission Bay, the beach and 

coastal resources.”  
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K-4 As stated in Section 5.1, Land Use in Table 5.1-1 on 

page 5.1-60, “…the location of the pocket park along 

Mission Boulevard would provide improved 

pedestrian access to passive open space opportunities.”  

K-5 As stated in Section 5.1, Land Use in Table 5.1-1 on 

page 5.1-48 of the MEIR, “The addition of residential 

units to the site where a currently vacated, fenced-in 

site exists would activate the pedestrian streetscape 

and provide additional “eyes on the street” improving 

safety and sense of community.” As noted on page 7-

162 of the MEIR, while specific lighting plans are 

not known at this time, all exterior lighting, including 

walkway/security and park lighting would comply 

with Chapter 14, Article 2, Division 7, Section 

142.0740, Outdoor Lighting Regulations, of the 

City’s Municipal Code.  

Furthermore, as stated in Section 7.10, Public Services 

and Facilities, on page 7-121 of the MEIR, Crime 

Prevention through Environmental Design would help 

address security concerns and would increase safety 

and security at the Mission Beach Residences Project 

site. The commenter’s opposition to the Expanded 

Park Alternative is noted. This comment does not raise 

an environmental issue pertaining to the MEIR. 
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K-6 Refer to responses to comments K-4 and K-5. As stated 

in Section 7.0 Visual Effects and Neighborhood 

Character, on page 7-156 of the MEIR, “The proposed 

pocket park would provide for a large buffer from the 

major public right-of-way, Mission Boulevard, 

lessening the apparent bulk of the Mission Beach 

Residences Project by creating an aesthetically 

pleasing appearance from Mission Boulevard.” Public 

safety and maintenance vehicles would have access to 

the pocket park via Mission Boulevard.  

K-7 This comment does not raise an environmental issue 

pertaining to the MEIR. 

K-8 This comment does not raise an environmental issue 

pertaining to the MEIR. 
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RESPONSE TO COMMENT LETTER L 

Marc B. Geller  

July 29, 2015 

L-1 This comment does not raise an environmental issue 

pertaining to the MEIR.  
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RESPONSE TO COMMENT LETTER M 

Kent R. Weaver 

August 7, 2015 

M-1 This comment is introductory in nature and does not 

raise specific issues related to the adequacy of the MEIR.  
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M-2 Refer to response to comment K-6.  

M-3 This comment does not raise an environmental issue 

pertaining to the MEIR.  
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RESPONSE TO COMMENT LETTER N 

Steve Cairncross 

August 10, 2015 

N-1 Refer to response to comment K-6.  

 

 

 

 

 

 

 

 

 

 

 

 



MISSION BEACH RESIDENCES AND SANTA BARBARA PLACE RESIDENCES MEIR  
RESPONSE TO COMMENTS 

December 2015 RTC-229 8133 

 

N-2 This comment does not raise an environmental issue 

pertaining to the Draft MEIR.  
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 RESPONSE TO COMMENT LETTER O 

Joelle Hanson 

August 3, 2015 

O-1 This comment does not raise specific environmental 

issues related to the adequacy of the MEIR.  

 

 

 

 

 

 

 

 

 

 

 



MISSION BEACH RESIDENCES AND SANTA BARBARA PLACE RESIDENCES MEIR  
RESPONSE TO COMMENTS 

December 2015 RTC-231 8133 

 
 

O-2 It should be noted that while dogs would be permitted 

within the proposed park, it would not be a designated 

dog off-leash area.  

O-3 Refer to response to comment K-2. 

O-4 Refer to response to comment K-3. 

O-5 This comment does not raise an environmental issue 

pertaining to the MEIR.  
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RESPONSE TO COMMENT LETTER P 

Matt Gardner 

July 30, 2015 

P-1 This comment does not raise an environmental issue 

pertaining to the MEIR.  

P-2 This comment does not raise an environmental issue 

pertaining to the MEIR.  

P-3 The park would be maintained by the developer. 

This comment does not raise an environmental 

issue pertaining to the MEIR.  

P-4 This comment does not raise an environmental issue 

pertaining to the MEIR.  
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RESPONSE TO COMMENT LETTER Q 

Mary and David Bradstreet 

August 11, 2015 

Q-1 This comment does not raise an environmental issue 

pertaining to the MEIR. 
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RESPONSE TO COMMENT LETTER R 

Carol Sharpe 

August 9, 2015 

R-1 This comment does not raise an environmental issue 

pertaining to the MEIR. 
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R-2 This comment does not raise an environmental issue 

pertaining to the MEIR.  

R-3 This comment does not raise an environmental issue 

pertaining to the MEIR. 

R-4 Refer to response to comment K-4. This comment does 

not raise an environmental issue pertaining to the MEIR.  

R-5 This comment does not raise an environmental issue 

pertaining to the MEIR.  

R-6 This comment does not raise an environmental issue 

pertaining to the MEIR. 
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RESPONSE TO COMMENT LETTER S 

Richard Sharpe 

August 9, 2015 

S-1 This comment does not raise an environmental issue 

pertaining to the MEIR.  
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S-2 This comment does not raise an environmental issue 

pertaining to the MEIR.  

S-3 This comment does not raise an environmental issue 

pertaining to the MEIR.  
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RESPONSE TO COMMENT LETTER T 

Greg Edwards 

August 6, 2015 

T-1 This comment does not raise an environmental issue 

pertaining to the MEIR.  
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 RESPONSE TO COMMENT LETTER U 

Justin Parsons 

August 4, 2015 

U-1 This comment does not raise a specific environmental 

issue pertaining to the MEIR.  
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U-2 Refer to response to comment K-6. 

U-3 This comment does not raise an environmental issue 

pertaining to the MEIR.  
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EXECUTIVE SUMMARY 

ES-1 INTRODUCTION 

This Master Environmental Impact Report (MEIR) has been prepared by the City of San Diego 

(City) as lead agency pursuant to the California Environmental Quality Act (CEQA) California 

Public Resources Code 21000 et seq., and the CEQA Guidelines (California Code of Regulations 

(CCR), Section 15000 et seq.). This MEIR has been prepared to evaluate the environmental 

effects of two individual projects: (1) the Mission Beach Residences Project and (2) the Santa 

Barbara Place Residences Project, both at the former Mission Beach Elementary School site 

within the Mission Beach Community Planning Area of the City. In addition to evaluating 

environmental effects of each project individually, this MEIR also analyzes the combined 

effects of the development of both projects. 

The Mission Beach Residences Project site, which is owned by MB9 Owner LLC, is 

approximately 1.88 acres and is generally bound by Mission Boulevard to the west, Bayside 

Lane to the east, Kennebeck Court to the north, and Santa Barbara Place to the south. The site 

is made up of 27 legal lots. 

The Santa Barbara Place Residences Project site, which is separately owned by Santa Barbara 

Place Owner MB9, LLC, is approximately 0.34 acre and is generally bound by Mission 

Boulevard to the west, Santa Barbara Place to the north, an unnamed alley to the south, and 

existing residential to the east. The site contains six legal lots.  

The two sites and surrounding area are zoned as Mission Beach Planned District–Residential 

Subdistrict–Southern (MBPD-R-S) with a maximum-allowed density of 36 dwelling units per 

acre. The sites are currently developed as the former Mission Beach Elementary School and 

associated educational buildings. Surrounding land uses include single-family and multifamily 

residential units, parks, Mission Bay, and beaches. The Pacific Ocean is approximately 0.1 

mile to the west; Mission Bay with its associated beaches, coves, marinas, parks and 

recreational water facilities to the east; and Belmont Park is to the south.  

The Mission Beach Residences Project would require discretionary approvals that include a General 

Plan Amendment (GPA), Community Plan Amendment (CPA) and a Local Coastal Program 

Amendment (LCPA). These amendments would include graphic and/or textual changes to the City 

of San Diego General Plan for consistency with the CPA and modifications to the Mission Beach 

Precise Plan and LCP. The project proposes three deviations, including two from Section 1513.0304 

of the San Diego Municipal Code, and one from Section 113.0273 from the San Diego Land 

Development Code. Additional discretionary approvals would include a Vesting Tentative Map 
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(VTM) to develop 51 residential condominiums, a Coastal Development Permit (CDP), a Site 

Development Permit (SDP), and the vacation of two existing 8-foot-wide public sewer easements.  

The Santa Barbara Place Residences Project would require discretionary approvals that include a 

VTM to develop 12 residential condominiums, and a Coastal Development Permit (CDP).  

The City would use this MEIR and supporting documentation in its decision to review the 

required discretionary permits, as described previously and render a decision. The San Diego 

Regional Water Quality Control Board would also use this MEIR and supporting 

documentation in its decision to review and issue water quality permits that may include a 

National Pollutant Discharge Elimination System General Construction Activity Stormwater 

Permit. This MEIR may also be used by the California Coastal Commission (CCC) in its 

review and processing of the LCPA.  

ES-2 PROJECT DESCRIPTION AND BACKGROUND 

Mission Beach Residences Project 

The Mission Beach Residences Project includes 18 three-story residential buildings creating a 

total 51 residential condominium units on approximately 1.88 acres comprised of 27 existing 

legal lots. In addition, the project includes 102 on-grade enclosed garage tandem parking 

spaces, an approximately 0.201-acre pocket park, and an extension of Jersey Court from 

Mission Boulevard to Bayside Lane. Construction of the project would involve the demolition 

of the existing school facility structures and other ancillary improvements on site. The 

elementary school function ceased in the summer of 1973, upon which the facility was 

converted to a special education school until the mid-1980s. Upon closure of the site as an 

education facility, it was used for limited administrative purposes by San Diego Unified 

School District until 2013. On January 22, 2013, the Board of Education for the San Diego 

Unified School District adopted a Resolution declaring the site as excess land and, after 

offering it to other public agencies and entities (with no takers) listed the property for sale and 

solicited competitive bids. On May 14, 2013, the Board formally selected MB9 Owner, LLC 

and escrow closed on December 20, 2013. The Mission Beach School facilities are currently 

vacant. The Mission Beach Residences Project will contain sustainable building design 

measures and the applicant has agreed to design the project to meet Leadership in Energy and 

Environmental Design (LEED) Silver certification and include a photovoltaic (PV) system.  

Additional detailed project description information, including descriptions of the proposed new 

structures, the pocket park, access and roadway improvements, landscaping, and anticipated 

construction schedule is provided in Chapter 3 of this MEIR. 
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The objectives of the Mission Beach Residences Project are as follows:  

 Adaptively reuse a vacant, developed site.  

 Develop new multifamily condominium dwelling units on the Mission Beach Residences 

Project site on the 27 existing legal lots to accommodate the current and growing housing 

demand in the Mission Beach Community Planning Area as called for in the City of San 

Diego General Plan.  

 In keeping with the City of Villages strategy and Smart Growth policies of the City of 

San Diego General Plan, maximize residential development at an infill site, where public 

facilities, transit, and services are within walking distance.  

 Contribute to a cohesive development that is compatible in scale and character and 

enhances the existing community character in the Mission Beach Community Planning 

Area, in compliance with Mission Beach Planned District Ordinance standards. 

 Implement a roof-mounted photovoltaic (PV) system consisting of solar panels sufficient 

to generate at least 50% of the project’s project energy consumption, in conformance 

with the criteria of the Affordable/In-fill Housing and sustainable Buildings Expedite 

Program and sustainable building design measures to ensure compliance with Leadership 

in Energy and Environmental Design (LEED) Silver Certification Standards. 

 Increase and improve public vehicular and pedestrian access. 

 Create a new pedestrian access and public view to Mission Bay from Jersey Court. 

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project includes three three-story residential buildings 

with a total of 12 residential condominium units on approximately 0.34 acre comprised of six 

existing legal lots. In addition, the project includes 24 on-grade enclosed garage tandem 

parking spaces. Construction of the project would involve the demolition of the existing 

educational building and other related ancillary improvements on site that are associated with 

the southern portion of the former Mission Beach Elementary School site. The facility is 

currently vacant. On January 22, 2013, the Board of Education for the San Diego Unified 

School District adopted a Resolution declaring the site as excess land and, after offering it to 

other public agencies and entities (with no takers) listed the property for sale and solicited 

competitive bids. On May 14, 2013, the Board formally selected MB9 Owner, LLC and escrow 

closed on December 20, 2013. Santa Barbara Place Owner MB9, LLC acquired the site from 

MB9 Owner, LLC on February 20, 2014. The Santa Barbara Place Residences Project will 

contain sustainable building design measures and the applicant has agreed to design the project 

to meet LEED Silver certification and include a PV system. 
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Additional detailed project description information, including descriptions of the proposed new 

structures, access and roadway improvements, landscaping, and anticipated construction 

schedule is provided in Chapter 3 of this MEIR. 

The objectives of the Santa Barbara Place Residences Project are as follows:  

 Adaptively reuse a vacant, developed site.  

 Develop new multifamily condominium dwelling units on the existing six legal lots to 

accommodate the current and growing housing demand in the Mission Beach Community 

Planning Area as called for in City of San Diego General Plan.  

 In keeping with the City of Villages strategy and Smart Growth policies of the City of 

San Diego General Plan, maximize residential development at an infill site, where public 

facilities, transit, and services are within walking distance.  

 Create cohesive development that is compatible in scale and character and enhances the 

existing community character in the Mission Beach Community Planning Area in 

compliance with Mission Beach Planned District Ordinance standards. 

 Implement a roof-mounted photovoltaic (PV) system consisting of solar panels sufficient 

to generate at least 50% of the project’s project energy consumption, in conformance 

with the criteria of the Affordable/In-fill Housing and sustainable Buildings Expedite 

Program and sustainable building design measures to ensure compliance with LEED 

Silver Certification Standards. 

 Increase and improve public vehicular access. 

 Create a small corner landscape element at the corner of Santa Barbara Place and 

Mission Boulevard. 

ES-3 IMPACTS DETERMINED TO BE SIGNIFICANT 

Table ES-1 provides a summary of significant impacts of the Mission Beach Residences 

Project, Table ES-2 provides a summary of significant impacts of the Santa Barbara Place 

Residences Project. Construction noise was the only topic identified as being significant and 

unavoidable for each project individually. Table ES-3 provides a summary of significant 

impacts of both projects combined. In addition to the significant effects identified for each 

project individually, potentially significant but mitigable impacts are identified for two additional 

topics under this scenario, transportation/circulation and parking and land use.  
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Table ES-1 

Summary of Significant Environmental Impacts – Mission Beach Residences Project  

Impact Mitigation Measures 
Level of Significance 

After Mitigation 

Noise 

The construction noise 
level could exceed the 
City’s noise criterion by 
up to 6 decibels (dB) at 
the closest existing 
residences. These 
residences are located to 
the north and east of the 
project, across from 
Kennebeck Court and 
Bayside Lane. 

MB-NOI-1 Construction Noise Mitigation: Prior to the issuance of the 
first demolition permit, the applicant shall ensure the 
following, to the satisfaction of the City of San Diego 
Development Services Department:  

 All construction equipment, fixed or mobile, shall be equipped 
with properly operating and maintained mufflers. 

 Temporary sound barriers/shielding are installed. This 
may comprise shielding of equipment in the vicinity of non-
mobile equipment where this is the source, or alternatively 
shielding at the site boundaries (i.e., the northern, 
southern, and eastern sides, where adjacent residences 
are closest).  

 Construction noise reduction methods, such as shutting 
off idling equipment, installing temporary acoustic barriers 
around stationary construction noise sources, maximizing 
the distance between construction equipment staging 
areas and occupied residential areas, and use of electric 
air compressors and similar power tools rather than diesel 
equipment, shall be used where feasible. 

 During construction, stationary construction equipment 
shall be placed such that emitted noise is directed away 
from or shielded from sensitive noise receivers. 

 During construction, stockpiling and vehicle staging areas shall 
be located as far as practical from noise sensitive land uses. 

 The project shall limit construction activities, including grading, 
to the hours of 7:00 a.m. to 5:00 p.m., Monday through Friday.  

Mitigation measure 
MB-NOI-1 would 
reduce construction-
related noise impacts 
but not to a level 
below significance. 
Construction noise 
impacts would remain 
significant and 
unavoidable. 

Interior noise levels of 
proposed lots 1, 11, and 
16 closest to Mission 
Boulevard are likely to 
exceed the City’s 
threshold of 45 dB 
Community Noise 
Equivalent Level (CNEL) 
and impacts would be 
potentially significant.  

MB-NOI-2 Interior Noise Mitigation Analysis for Proposed Lots 1, 
11, and 16: Upon completion of detailed building plans (i.e., 
room dimensions, wall and roof assemblies and window/door 
schedules) and prior to the issuance of the first occupancy 
permit, the applicant shall ensure that an interior noise 
mitigation analysis be prepared, to the satisfaction of the City 
of San Diego Development Services Department. The 
analysis shall identify specific mitigation measures to ensure 
interior noise levels remain at or below 45 dB per the City of 
San Diego’s interior noise standard. Noise abatement 
features shall be identified to attenuate noise and shall be 
incorporated into project design as necessary. Such features 
may include mechanical ventilation or an air-conditioning 
system, sound-rated windows and sound-rated doors. 

With the incorporation 
of mitigation measure 
MB-NOI-2, potentially 
significant land use 
compatibility impacts 
related to interior 
noise would be 
reduced to a less-
than-significant level.  
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Table ES-1 

Summary of Significant Environmental Impacts – Mission Beach Residences Project  

Impact Mitigation Measures 
Level of Significance 

After Mitigation 

Health and Safety 

Site investigations have 
indicated that the site 
contains hazardous 
building materials, 
including lead-based 
paint and asbestos-
containing building 
materials. Demolition of 
the on-site facilities 
without proper removal of 
these materials may 
result in potential health 
and environmental 
hazards. 

MB-HS-1 Prior to demolition permit issuance, the project applicant shall 
provide proof to the City of San Diego that: 

 A qualified environmental specialist has inspected the site 
buildings for the presence of polychlorinated biphenyls, 
mercury, and other hazardous building materials. If found, 
these materials shall be managed in accordance with the 
Metallic Discards Act of 1991 (California Public Resources 
Code, Sections 42160–42185) and other state and federal 
guidelines and regulations. Demolition plans and contract 
specifications shall incorporate any necessary abatement 
measures in compliance with the Metallic Discards Act, 
particularly Section 42175, which describes materials 
requiring special handling, for the removal of mercury 
switches, polychlorinated biphenyl-containing ballasts,  
and refrigerants. 

MB-HS-2  Prior to demolition permit issuance, an asbestos and lead-
based paint abatement work plan shall be prepared in 
compliance with local, state, and federal regulations for any 
necessary removal and disposal of such materials. Prior to 
implementation, the work plan must be reviewed and 
accepted by the San Diego County Department of 
Environmental Health. A California-certified asbestos removal 
contractor shall be utilized for the removal work and proper 
removal methodology as outlined in CalOSHA 8CCR1529, 
and all other applicable federal, state, and local regulations 
regarding the removal, transport and disposal of asbestos-
containing material shall be applied. The asbestos and lead-
based paint abatement work plan shall include a monitoring 
plan to be conducted by a qualified consultant during 
abatement activities to ensure compliance with the work plan 
requirements and abatement contractor specifications. The 
work plan shall include provisions for construction worker 
training, worker protection, and conduction of exposure 
assessments as needed. As part of the work plan, 
construction contractors shall consult federal Occupational 
Safety and Health Administration (OSHA) Regulations at 29 
CFR 1926.62 and Cal-OSHA Regulations at Title 8, 1532.1, 
“Lead in Construction” standards for complete requirements. 
Demolition plans and contract specifications shall incorporate 
any necessary abatement measures for the removal of 
materials containing lead-based paint and asbestos to the 
satisfaction of the City Planning and Building Department. The 
measures shall be consistent with the abatement work plan 
prepared for the project and conducted by a California-
licensed lead/asbestos abatement contractor. 

With the incorporation 
of mitigation 
measures MB-HS-1 
MB-HS-2, and MB-
HS-3, impacts related 
to release of 
hazardous materials 
would be reduced to 
below a level of 
significance. 
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Table ES-1 

Summary of Significant Environmental Impacts – Mission Beach Residences Project  

Impact Mitigation Measures 
Level of Significance 

After Mitigation 

MB-HS-3 To reduce the risk of accidental release of hazardous 
materials during construction activities at the site, the 
project applicant shall prepare and implement during all 
construction activities a hazardous substance 
management, handling, storage, disposal, and emergency 
response plan prior to demolition on-site. This plan shall 
be implemented during all project related construction 
activities. A hazardous materials spill kit shall be 
maintained on site for small spills. Additionally, the project 
applicant shall monitor all contractors for compliance with 
applicable regulations, including regulations regarding 
hazardous materials and hazardous wastes, including 
disposal. Hazardous materials shall not be disposed of or 
released on the ground, in the underlying groundwater, or 
any surface water. Totally enclosed containment shall be 
provided for all trash. All construction waste, including 
trash and litter, garbage, and other solid waste shall be 
diverted, recycled, or properly disposed. Petroleum 
products and other potentially hazardous materials shall 
be removed to a waste facility permitted to treat, store, or 
dispose of such materials. The hazardous substance 
management, handling, storage, disposal, and emergency 
response plan shall be prepared prior to demolition permit 
issuance, to the satisfaction of the City of San Diego. The 
plan shall be provided to the City of San Diego 
Development Services for review prior to issuance of a 
grading permit. 

Historical Resources 

Implementation of the 
project would have the 
potential to disturb 
unknown subsurface 
cultural resources and/or 
human remains during 
construction activities.  

MB-CUL-1 The following shall be implemented to protect unknown 
archaeological resources and/or grave sites that may be 
identified during project construction phases. The following 
City of San Diego mitigation measure is current through 
October 2011. 

I. Prior to Permit Issuance 

A. Entitlements Plan Check 

1. Prior to issuance of any construction permits, 
including but not limited to, the first Grading Permit, 
Demolition Plans/Permits and Building 
Plans/Permits or a Notice to Proceed for 
Subdivisions, but prior to the first preconstruction 
meeting, whichever is applicable, the Assistant 
Deputy Director (ADD) Environmental designee 
shall verify that the requirements for Archaeological 
Monitoring and Native American monitoring have 
been noted on the applicable construction 
documents through the plan check process. 

With the incorporation 
of mitigation measure 
MB-CUL-1, impacts 
related to unknown 
subsurface cultural 
resources and/or 
human remains during 
construction activities 
would be reduced to 
below a level of 
significance. 
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Table ES-1 

Summary of Significant Environmental Impacts – Mission Beach Residences Project  

Impact Mitigation Measures 
Level of Significance 

After Mitigation 

B. Letters of Qualification have been submitted to ADD 

1. The applicant shall submit a letter of verification to 
Mitigation Monitoring Coordination (MMC) 
identifying the Principal Investigator (PI) for the 
project and the names of all persons involved in 
the archaeological monitoring program, as defined 
in the City of San Diego Historical Resources 
Guidelines (HRG). If applicable, individuals 
involved in the archaeological monitoring program 
must have completed the 40-hour HAZWOPER 
training with certification documentation. 

2. MMC will provide a letter to the applicant 
confirming the qualifications of the PI and all 
persons involved in the archaeological 
monitoring of the project meet the qualifications 
established in the HRG. 

3. Prior to the start of work, the applicant must 
obtain written approval from MMC for any 
personnel changes associated with the 
monitoring program.  

II. Prior to Start of Construction 

A.  Verification of Records Search 

1. The PI shall provide verification to MMC that a 
site specific records search (1/2 mile radius) 
has been completed. Verification includes, but 
is not limited to a copy of a confirmation letter 
from South Coastal Information Center, or, if the 
search was in-house, a letter of verification from 
the PI stating that the search was completed. 

2. The letter shall introduce any pertinent 
information concerning expectations and 
probabilities of discovery during trenching 
and/or grading activities. 

3. The PI may submit a detailed letter to MMC 
requesting a reduction to the 1/4 mile radius. 

B. PI Shall Attend Precon Meetings 

1. Prior to beginning any work that requires 
monitoring; the Applicant shall arrange a 
Precon Meeting that shall include the PI, 
Native American consultant/monitor (where 
Native American resources may be 
impacted), Construction Manager (CM) 
and/or Grading Contractor, Resident 
Engineer (RE), Building Inspector (BI), if 
appropriate, and MMC. The qualified 
Archaeologist and Native American Monitor 
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shall attend any grading/excavation related 
Precon Meetings to make comments and/or 
suggestions concerning the Archaeological 
Monitoring program with the Construction 
Manager and/or Grading Contractor. 

a. If the PI is unable to attend the Precon 
Meeting, the Applicant shall schedule a 
focused Precon Meeting with MMC, the PI, 
RE, CM or BI, if appropriate, prior to the 
start of any work that requires monitoring. 

2. Identify Areas to be Monitored 

a. Prior to the start of any work that requires 
monitoring, the PI shall submit an 
Archaeological Monitoring Exhibit (AME) 
(with verification that the AME has been 
reviewed and approved by the Native 
American consultant/monitor when Native 
American resources may be impacted) based 
on the appropriate construction documents 
(reduced to 11x17) to MMC identifying the 
areas to be monitored including the 
delineation of grading/excavation limits. 

b. The AME shall be based on the results of a 
site specific records search as well as 
information regarding existing known soil 
conditions (native or formation). 

3.  When Monitoring Will Occur 

a. Prior to the start of any work, the PI shall also 
submit a construction schedule to MMC 
through the RE indicating when and where 
monitoring will occur. 

b. The PI may submit a detailed letter to MMC 
prior to the start of work or during 
construction requesting a modification to the 
monitoring program. This request shall be 
based on relevant information such as 
review of final construction documents 
which indicate site conditions such as depth 
of excavation and/or site graded to bedrock, 
etc., which may reduce or increase the 
potential for resources to be present.  

III. During Construction 

A.  Monitor(s) Shall be Present During 
Grading/Excavation/Trenching 

1. The Archaeological Monitor shall be present full 
time during all soil disturbing and 
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grading/excavation/trenching activities which 
could result in impacts to archaeological 
resources as identified on the AME. The 
Construction Manager is responsible for 
notifying the RE, PI, and MMC of changes to 
any construction activities such as in the 
case of a potential safety concern within the 
area being monitored. In certain 
circumstances OSHA safety requirements 
may necessitate modification of the AME. 

2. The Native American consultant/monitor shall 
determine the extent of their presence during 
soil disturbing and grading/ excavation/ 
trenching activities based on the AME and 
provide that information to the PI and MMC. If 
prehistoric resources are encountered during 
the Native American consultant/monitor’s 
absence, work shall stop and the Discovery 
Notification Process detailed in Section III.B-C 
and IV.A-D shall commence. 

3. The PI may submit a detailed letter to MMC 
during construction requesting a modification to 
the monitoring program when a field condition 
such as modern disturbance post-dating the 
previous grading/trenching activities, presence 
of fossil formations, or when native soils are 
encountered that may reduce or increase the 
potential for resources to be present. 

4. The archaeological and Native American 
consultant/monitor shall document field activity via 
the Consultant Site Visit Record (CSVR). The 
CSVR’s shall be faxed by the CM to the RE the 
first day of monitoring, the last day of monitoring, 
monthly (Notification of Monitoring 
Completion), and in the case of ANY discoveries. 
The RE shall forward copies to MMC. 

B. Discovery Notification Process 

1. In the event of a discovery, the Archaeological 
Monitor shall direct the contractor to temporarily 
divert all soil disturbing activities, including but 
not limited to digging, trenching, excavating or 
grading activities in the area of discovery and in 
the area reasonably suspected to overlay 
adjacent resources and immediately notify the 
RE or BI, as appropriate. 

2. The Monitor shall immediately notify the PI 
(unless Monitor is the PI) of the discovery. 
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3. The PI shall immediately notify MMC by phone 
of the discovery, and shall also submit written 
documentation to MMC within 24 hours by fax 
or email with photos of the resource in context, 
if possible. 

4. No soil shall be exported off-site until a 
determination can be made regarding the 
significance of the resource specifically if Native 
American resources are encountered. 

C.  Determination of Significance 

1. The PI and Native American consultant/monitor, 
where Native American resources are 
discovered shall evaluate the significance of the 
resource. If Human Remains are involved, 
follow protocol in Section IV below. 

a. The PI shall immediately notify MMC by 
phone to discuss significance 
determination and shall also submit a 
letter to MMC indicating whether 
additional mitigation is required. 

b. If the resource is significant, the PI shall 
submit an Archaeological Data Recovery 
Program (ADRP) which has been reviewed 
by the Native American consultant/monitor, 
and obtain written approval from MMC. 
Impacts to significant resources must be 
mitigated before ground disturbing activities 
in the area of discovery will be allowed to 
resume. Note: If a unique archaeological 
site is also an historical resource as 
defined in CEQA, then the limits on the 
amount(s) that a project applicant may 
be required to pay to cover mitigation 
costs as indicated in CEQA Section 
21083.2 shall not apply. 

c. If the resource is not significant, the PI 
shall submit a letter to MMC indicating that 
artifacts will be collected, curated, and 
documented in the Final Monitoring 
Report. The letter shall also indicate that 
that no further work is required. 

IV. Discovery of Human Remains – If human remains are 
discovered, work shall halt in that area and no soil shall be 
exported off-site until a determination can be made regarding 
the provenance of the human remains; and the following 
procedures as set forth in CEQA Section 15064.5(e), the 
California Public Resources Code (Sec. 5097.98) and State 
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Health and Safety Code (Sec. 7050.5) shall be undertaken: 

A. Notification 

1. Archaeological Monitor shall notify the RE or BI 
as appropriate, MMC, and the PI, if the Monitor 
is not qualified as a PI. MMC will notify the 
appropriate Senior Planner in the 
Environmental Analysis Section (EAS) of the 
Development Services Department to assist 
with the discovery notification process. 

2. The PI shall notify the Medical Examiner 
after consultation with the RE, either in 
person or via telephone. 

B. Isolate discovery site 

1. Work shall be directed away from the location of 
the discovery and any nearby area reasonably 
suspected to overlay adjacent human remains 
until a determination can be made by the 
Medical Examiner in consultation with the PI 
concerning the provenance of the remains. 

2. The Medical Examiner, in consultation with the 
PI, will determine the need for a field 
examination to determine the provenance. 

3. If a field examination is not warranted, the 
Medical Examiner will determine with input from 
the PI, if the remains are or are most likely to be 
of Native American origin. 

C. If Human Remains ARE determined to be  
Native American 

1. The Medical Examiner will notify the Native 
American Heritage Commission (NAHC) within 
24 hours. By law, ONLY the Medical Examiner 
can make this call. 

2. NAHC will immediately identify the person or 
persons determined to be the Most Likely 
Descendent (MLD) and provide contact information. 

3. The MLD will contact the PI within 24 hours or 
sooner after the Medical Examiner has 
completed coordination, to begin the 
consultation process in accordance with CEQA 
Section 15064.5(e), the California Public 
Resources and Health & Safety Codes. 

4. The MLD will have 48 hours to make 
recommendations to the property owner or 
representative, for the treatment or disposition 
with proper dignity, of the human remains and 
associated grave goods. 
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5. Disposition of Native American Human Remains will 
be determined between the MLD and the PI, and, if: 

a. The NAHC is unable to identify the MLD, OR 
the MLD failed to make a recommendation 
within 48 hours after being notified by the 
Commission; OR; 

b. The landowner or authorized representative 
rejects the recommendation of the MLD and 
mediation in accordance with PRC 5097.94 (k) 
by the NAHC fails to provide measures 
acceptable to the landowner, THEN, 

c. In order to protect these sites, the Landowner 
shall do one or more of the following: 

(1) Record the site with the NAHC; 

(2) Record an open space or conservation 
easement on the site; 

(3) Record a document with the County. 

d. Upon the discovery of multiple Native 
American human remains during a ground 
disturbing land development activity, the 
landowner may agree that additional conferral 
with descendants is necessary to consider 
culturally appropriate treatment of multiple 
Native American human remains. Culturally 
appropriate treatment of such a discovery may 
be ascertained from review of the site utilizing 
cultural and archaeological standards. Where 
the parties are unable to agree on the 
appropriate treatment measures the human 
remains and items associated and buried with 
Native American human remains shall be 
reinterred with appropriate dignity, pursuant to 
Section 5.c., above. 

D.  If Human Remains are NOT Native American 

1. The PI shall contact the Medical Examiner and 
notify them of the historic era context of the burial. 

2. The Medical Examiner will determine the 
appropriate course of action with the PI and City 
staff (PRC 5097.98). 

3. If the remains are of historic origin, they shall be 
appropriately removed and conveyed to the San 
Diego Museum of Man for analysis. The decision for 
internment of the human remains shall be made in 
consultation with MMC, EAS, the 
applicant/landowner, any known descendant group, 
and the San Diego Museum of Man. 
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V. Night and/or Weekend Work 

A. If night and/or weekend work is included in the contract 

1. When night and/or weekend work is included 
in the contract package, the extent and timing 
shall be presented and discussed at the 
precon meeting.  

2. The following procedures shall be followed. 

a. No Discoveries - In the event that no 
discoveries were encountered during night 
and/or weekend work, the PI shall record the 
information on the CSVR and submit to MMC 
via fax by 8AM of the next business day. 

b. Discoveries - All discoveries shall be 
processed and documented using the 
existing procedures detailed in Sections III - 
During Construction, and IV – Discovery of 
Human Remains. Discovery of human 
remains shall always be treated as a 
significant discovery. 

c. Potentially Significant Discoveries - If the 
PI determines that a potentially significant 
discovery has been made, the procedures 
detailed under Section III - During 
Construction and IV-Discovery of Human 
Remains shall be followed.  

d. The PI shall immediately contact MMC, or by 
8AM of the next business day to report and 
discuss the findings as indicated in Section 
III-B, unless other specific arrangements 
have been made. 

B. If night and/or weekend work becomes necessary 
during the course of construction 

1. The Construction Manager shall notify the RE, 
or BI, as appropriate, a minimum of 24 hours 
before the work is to begin. 

2. The RE, or BI, as appropriate, shall notify  
MMC immediately. 

C. All other procedures described above shall apply,  
as appropriate. 

VI. Post Construction 

A.  Preparation and Submittal of Draft Monitoring Report 

1. The PI shall submit two copies of the Draft 
Monitoring Report (even if negative), prepared 
in accordance with the Historical Resources 
Guidelines (Appendix C/D), which describes the 
results, analysis, and conclusions of all phases 
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of the Archaeological Monitoring Program (with 
appropriate graphics) to MMC for review and 
approval within 90 days following the 
completion of monitoring. It should be noted 
that if the PI is unable to submit the Draft 
Monitoring Report within the allotted 90-day 
timeframe resulting from delays with 
analysis, special study results or other 
complex issues, a schedule shall be 
submitted to MMC establishing agreed due 
dates and the provision for submittal of 
monthly status reports until this measure 
can be met. 

a. For significant archaeological resources 
encountered during monitoring, the 
Archaeological Data Recovery Program shall 
be included in the Draft Monitoring Report. 

b. Recording Sites with State of California 
Department of Parks and Recreation – The 
PI shall be responsible for recording (on 
the appropriate State of California 
Department of Park and Recreation forms-
DPR 523 A/B) any significant or potentially 
significant resources encountered during 
the Archaeological Monitoring Program in 
accordance with the City’s Historical 
Resources Guidelines, and submittal of 
such forms to the South Coastal 
Information Center with the Final 
Monitoring Report. 

2. MMC shall return the Draft Monitoring Report to 
the PI for revision or, for preparation of the Final 
Report. 

3. The PI shall submit revised Draft Monitoring 
Report to MMC for approval. 

4. MMC shall provide written verification to the PI 
of the approved report. 

5. MMC shall notify the RE or BI, as appropriate, 
of receipt of all Draft Monitoring Report 
submittals and approvals. 

B. Handling of Artifacts 

1. The PI shall be responsible for ensuring that 
all cultural remains collected are cleaned  
and catalogued 

2. The PI shall be responsible for ensuring that all 
artifacts are analyzed to identify function and 
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chronology as they relate to the history of the 
area; that faunal material is identified as to 
species; and that specialty studies are 
completed, as appropriate. 

3. The cost for curation is the responsibility of the 
property owner. 

C. Curation of artifacts: Accession Agreement and 
Acceptance Verification 

1. The PI shall be responsible for ensuring that all 
artifacts associated with the survey, testing 
and/or data recovery for this project are 
permanently curated with an appropriate 
institution. This shall be completed in 
consultation with MMC and the Native American 
representative, as applicable. 

2. The PI shall include the Acceptance Verification 
from the curation institution in the Final Monitoring 
Report submitted to the RE or BI and MMC. 

3. When applicable to the situation, the PI shall 
include written verification from the Native 
American consultant/monitor indicating that 
Native American resources were treated in 
accordance with state law and/or applicable 
agreements. If the resources were reinterred, 
verification shall be provided to show what 
protective measures were taken to ensure no 
further disturbance occurs in accordance with 
Section IV – Discovery of Human Remains, 
Subsection 5. 

D. Final Monitoring Report(s) 

1. The PI shall submit one copy of the approved 
Final Monitoring Report to the RE or BI as 
appropriate, and one copy to MMC (even if 
negative), within 90 days after notification from 
MMC that the draft report has been approved. 

2. The RE shall, in no case, issue the Notice of 
Completion and/or release of the Performance 
Bond for grading until receiving a copy of the 
approved Final Monitoring Report from MMC 
which includes the Acceptance Verification from 
the curation institution. 
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Noise 

The construction noise level 
could exceed the City’s noise 
criterion by up to 14 dB at the 
closest existing residences. 
These residences are located 
to the east of the project, 
across Bayside Lane. 

SBP-NOI-1 Construction Noise Mitigation: prior to the issuance of 
the first demolition permit, the applicant shall ensure the 
following, to the satisfaction of the City of San Diego 
Development Services Department:  

 All construction equipment, fixed or mobile, shall be equipped 
with properly operating and maintained mufflers. 

 Temporary sound barriers/shielding are installed. This 
may comprise shielding of equipment in the vicinity of 
non-mobile equipment where this is the source, or 
alternatively shielding at the site boundaries (i.e., the 
southern and eastern sides, where adjacent residences 
are closest).  

 Construction noise reduction methods, such as shutting 
off idling equipment, installing temporary acoustic 
barriers around stationary construction noise sources, 
maximizing the distance between construction 
equipment staging areas and occupied residential 
areas, and use of electric air compressors and similar 
power tools rather than diesel equipment, shall be used 
where feasible. 

 During construction, stationary construction equipment 
shall be placed such that emitted noise is directed away 
from or shielded from sensitive noise receivers. 

 During construction, stockpiling and vehicle staging 
areas shall be located as far as practical from noise 
sensitive land uses. 

 The project shall limit construction activities, including 
grading, to the hours of 7:00 a.m. to 5:00 p.m., Monday 
through Friday.  

Mitigation 
measure SBP-
NOI-1 would 
reduce 
construction-
related noise 
impacts but not to 
a level below 
significance. 
Construction 
noise impacts 
would remain 
significant and 
unavoidable. 

Interior noise levels of 
proposed lot 1 closest to 
Mission Boulevard is likely to 
exceed the City’s threshold of 
45 dB CNEL and impacts 
would be potentially 
significant.  

SBP-NOI-2 Interior Noise Mitigation Analysis for Proposed Lot 1: 
Upon completion of detailed building plans (i.e., room 
dimensions, wall and roof assemblies and window/door 
schedules) and prior to the issuance of the first occupancy 
permit, the applicant shall ensure that an interior noise 
mitigation analysis be prepared, to the satisfaction of the 
City of San Diego Development Services Department. The 
analysis shall identify specific mitigation measures to ensure 
interior noise levels remain at or below 45 dB per the City of 
San Diego’s interior noise standard. Noise abatement 
features shall be identified to attenuate noise and shall be 
incorporated into project design as necessary. Such features 
may include mechanical ventilation or an air-conditioning 
system, sound-rated windows and sound-rated doors. 

With the 
incorporation of 
mitigation 
measure SBP-
NOI-2, potentially 
significant land 
use compatibility 
impacts related to 
interior noise 
would be reduced 
to a less-than-
significant level.  
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Health and Safety 

Site investigations have 
indicated that the site contains 
hazardous building materials, 
including lead-based paint 
and asbestos-containing 
building materials. Demolition 
of the on-site facilities without 
proper removal of these 
materials may result in 
potential health and 
environmental hazards. 

SBP-HS-1 Prior to demolition permit issuance, the project applicant shall 
provide proof to the City of San Diego that: A qualified 
environmental specialist has inspected the site buildings for 
the presence of polychlorinated biphenyls, mercury, and other 
hazardous building materials. If found, these materials shall be 
managed in accordance with the Metallic Discards Act of 1991 
(California Public Resources Code, Sections 42160–42185) 
and other state and federal guidelines and regulations. 
Demolition plans and contract specifications shall incorporate 
any necessary abatement measures in compliance with the 
Metallic Discards Act, particularly Section 42175, which 
describes materials requiring special handling, for the removal 
of mercury switches, polychlorinated biphenyl-containing 
ballasts, and refrigerants.  

SBP-HS-2 Prior to demolition permit issuance, an asbestos and lead-
based paint abatement work plan shall be prepared in 
compliance with local, state, and federal regulations for any 
necessary removal and disposal of such materials. Prior to 
implementation, the work plan must be reviewed and accepted 
by the San Diego County Department of Environmental 
Health. A California-certified asbestos removal contractor shall 
be utilized for the removal work and proper removal 
methodology as outlined in CalOSHA 8CCR1529, and all 
other applicable federal, state, and local regulations regarding 
the removal, transport and disposal of asbestos-containing 
material shall be applied. The asbestos and lead-based paint 
abatement work plan shall include a monitoring plan to be 
conducted by a qualified consultant during abatement activities 
to ensure compliance with the work plan requirements and 
abatement contractor specifications. The work plan shall 
include provisions for construction worker training, worker 
protection, and conduction of exposure assessments as 
needed. As part of the work plan, construction contractors 
shall consult federal Occupational Safety and Health 
Administration (OSHA) Regulations at 29 CFR 1926.62 and 
Cal-OSHA Regulations at Title 8, 1532.1, “Lead in 
Construction” standards for complete requirements. Demolition 
plans and contract specifications shall incorporate any 
necessary abatement measures for the removal of materials 
containing lead-based paint and asbestos to the satisfaction of 
the City Planning and Building Department. The measures 
shall be consistent with the abatement work plan prepared for 
the project and conducted by a California-licensed 
lead/asbestos abatement contractor. 

With the 
incorporation of 
mitigation 
measures SBP-
HS-1 SBP-HS-2, 
and SBP-HS-3, 
impacts related to 
release of 
hazardous 
materials would 
be reduced to 
below a level of 
significance. 
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SBP-HS-3 To reduce the risk of accidental release of hazardous 
materials during construction activities at the site, the 
project applicant shall prepare and implement during all 
construction activities a hazardous substance 
management, handling, storage, disposal, and emergency 
response plan prior to demolition on-site. This plan shall be 
implemented during all project related construction 
activities. A hazardous materials spill kit shall be 
maintained on site for small spills. Additionally, the project 
applicant shall monitor all contractors for compliance with 
applicable regulations, including regulations regarding 
hazardous materials and hazardous wastes, including 
disposal. Hazardous materials shall not be disposed of or 
released on the ground, in the underlying groundwater, or 
any surface water. Totally enclosed containment shall be 
provided for all trash. All construction waste, including trash 
and litter, garbage, and other solid waste shall be diverted, 
recycled, or properly disposed. Petroleum products and 
other potentially hazardous materials shall be removed to a 
waste facility permitted to treat, store, or dispose of such 
materials. The hazardous substance management, 
handling, storage, disposal, and emergency response plan 
shall be prepared prior to demolition permit issuance, to the 
satisfaction of the City of San Diego. The plan shall be 
provided to the City of San Diego Development Services 
for review prior to issuance of a grading permit. 

Historical Resources 

Implementation of the project 
would have the potential to 
disturb unknown subsurface 
cultural resources and/or 
human remains during 
construction activities.  

SBP-CUL-1 The following shall be implemented to protect unknown 
archaeological resources and/or grave sites that may be 
identified during project construction phases. The following City of 
San Diego mitigation measure is current through October 2011. 

I. Prior to Permit Issuance 

A. Entitlements Plan Check 

1. Prior to issuance of any construction permits, 
including but not limited to, the first Grading 
Permit, Demolition Plans/Permits and Building 
Plans/Permits or a Notice to Proceed for 
Subdivisions, but prior to the first 
preconstruction meeting, whichever is 
applicable, the Assistant Deputy Director 
(ADD) Environmental designee shall verify that 
the requirements for Archaeological Monitoring 
and Native American monitoring have been 
noted on the applicable construction 
documents through the plan check process. 

With the 
incorporation of 
mitigation 
measure SBP-
CUL-1, impacts 
related to 
unknown 
subsurface 
cultural resources 
and/or human 
remains during 
construction 
activities would be 
reduced to below 
a level of 
significance. 
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B. Letters of Qualification have been submitted to ADD 

1. The applicant shall submit a letter of 
verification to Mitigation Monitoring 
Coordination (MMC) identifying the Principal 
Investigator (PI) for the project and the names 
of all persons involved in the archaeological 
monitoring program, as defined in the City of 
San Diego Historical Resources Guidelines 
(HRG). If applicable, individuals involved in the 
archaeological monitoring program must have 
completed the 40-hour HAZWOPER training 
with certification documentation. 

2. MMC will provide a letter to the applicant 
confirming the qualifications of the PI and all 
persons involved in the archaeological 
monitoring of the project meet the qualifications 
established in the HRG. 

3. Prior to the start of work, the applicant must obtain 
written approval from MMC for any personnel 
changes associated with the monitoring program.  

II. Prior to Start of Construction 

A.  Verification of Records Search 

1. The PI shall provide verification to MMC that 
a site specific records search (1/2 mile radius) 
has been completed. Verification includes, but 
is not limited to a copy of a confirmation letter 
from South Coastal Information Center, or, if 
the search was in-house, a letter of 
verification from the PI stating that the search 
was completed. 

2. The letter shall introduce any pertinent 
information concerning expectations and 
probabilities of discovery during trenching 
and/or grading activities. 

3. The PI may submit a detailed letter to MMC 
requesting a reduction to the 1/4 mile radius. 

B. PI Shall Attend Precon Meetings 

1. Prior to beginning any work that requires 
monitoring; the Applicant shall arrange a 
Precon Meeting that shall include the PI, 
Native American consultant/monitor (where 
Native American resources may be 
impacted), Construction Manager (CM) and/or 
Grading Contractor, Resident Engineer (RE), 
Building Inspector (BI), if appropriate, and 



MISSION BEACH RESIDENCES PROJECT AND SANTA BARBARA PLACE RESIDENCES PROJECT MEIR 
 EXECUTIVE SUMMARY 

December 2015 ES-21 8133 

Table ES-2 

Summary of Significant Environmental Impacts - Santa Barbara Place Residences Project 

Impact Mitigation Measure 

Level of 
Significance 

After Mitigation 

MMC. The qualified Archaeologist and Native 
American Monitor shall attend any 
grading/excavation related Precon Meetings 
to make comments and/or suggestions 
concerning the Archaeological Monitoring 
program with the Construction Manager 
and/or Grading Contractor. 

a. If the PI is unable to attend the Precon 
Meeting, the Applicant shall schedule a 
focused Precon Meeting with MMC, the PI, 
RE, CM or BI, if appropriate, prior to the 
start of any work that requires monitoring. 

2. Identify Areas to be Monitored 

a. Prior to the start of any work that 
requires monitoring, the PI shall submit 
an Archaeological Monitoring Exhibit 
(AME) (with verification that the AME has 
been reviewed and approved by the 
Native American consultant/monitor 
when Native American resources may be 
impacted) based on the appropriate 
construction documents (reduced to 
11x17) to MMC identifying the areas to 
be monitored including the delineation of 
grading/excavation limits. 

b. The AME shall be based on the results of a 
site specific records search as well as 
information regarding existing known soil 
conditions (native or formation). 

3.  When Monitoring Will Occur 

a. Prior to the start of any work, the PI shall 
also submit a construction schedule to MMC 
through the RE indicating when and where 
monitoring will occur. 

b. The PI may submit a detailed letter to 
MMC prior to the start of work or during 
construction requesting a modification to 
the monitoring program. This request 
shall be based on relevant information 
such as review of final construction 
documents which indicate site conditions 
such as depth of excavation and/or site 
graded to bedrock, etc., which may 
reduce or increase the potential for 
resources to be present.  
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Impact Mitigation Measure 

Level of 
Significance 

After Mitigation 

III. During Construction 

A.  Monitor(s) Shall be Present During 
Grading/Excavation/Trenching 

1. The Archaeological Monitor shall be present 
full time during all soil disturbing and 
grading/excavation/trenching activities which 
could result in impacts to archaeological 
resources as identified on the AME. The 
Construction Manager is responsible for 
notifying the RE, PI, and MMC of changes to 
any construction activities such as in the 
case of a potential safety concern within the 
area being monitored. In certain 
circumstances OSHA safety requirements 
may necessitate modification of the AME. 

2. The Native American consultant/monitor shall 
determine the extent of their presence during 
soil disturbing and grading/excavation/ 
trenching activities based on the AME and 
provide that information to the PI and MMC. If 
prehistoric resources are encountered during 
the Native American consultant/monitor’s 
absence, work shall stop and the Discovery 
Notification Process detailed in Section III.B-C 
and IV.A-D shall commence. 

3. The PI may submit a detailed letter to MMC 
during construction requesting a modification to 
the monitoring program when a field condition 
such as modern disturbance post-dating the 
previous grading/trenching activities, presence 
of fossil formations, or when native soils are 
encountered that may reduce or increase the 
potential for resources to be present. 

4. The archaeological and Native American 
consultant/monitor shall document field activity 
via the Consultant Site Visit Record (CSVR). 
The CSVR’s shall be faxed by the CM to the 
RE the first day of monitoring, the last day of 
monitoring, monthly (Notification of 
Monitoring Completion), and in the case of 
ANY discoveries. The RE shall forward copies 
to MMC. 

B. Discovery Notification Process 

1. In the event of a discovery, the 
Archaeological Monitor shall direct the 
contractor to temporarily divert all soil 
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After Mitigation 

disturbing activities, including but not limited 
to digging, trenching, excavating or grading 
activities in the area of discovery and in the 
area reasonably suspected to overlay 
adjacent resources and immediately notify the 
RE or BI, as appropriate. 

2. The Monitor shall immediately notify the PI 
(unless Monitor is the PI) of the discovery. 

3. The PI shall immediately notify MMC by phone 
of the discovery, and shall also submit written 
documentation to MMC within 24 hours by fax 
or email with photos of the resource in context, 
if possible. 

4. No soil shall be exported off-site until a 
determination can be made regarding the 
significance of the resource specifically if 
Native American resources are encountered. 

C.  Determination of Significance 

1. The PI and Native American consultant/monitor, 
where Native American resources are discovered 
shall evaluate the significance of the resource. If 
Human Remains are involved, follow protocol in 
Section IV below. 

a. The PI shall immediately notify MMC by 
phone to discuss significance 
determination and shall also submit a 
letter to MMC indicating whether 
additional mitigation is required. 

b. If the resource is significant, the PI shall 
submit an Archaeological Data Recovery 
Program (ADRP) which has been 
reviewed by the Native American 
consultant/monitor, and obtain written 
approval from MMC. Impacts to 
significant resources must be mitigated 
before ground disturbing activities in the 
area of discovery will be allowed to 
resume. Note: If a unique 
archaeological site is also an 
historical resource as defined in 
CEQA, then the limits on the 
amount(s) that a project applicant may 
be required to pay to cover mitigation 
costs as indicated in CEQA Section 
21083.2 shall not apply. 
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After Mitigation 

c. If the resource is not significant, the PI shall 
submit a letter to MMC indicating that 
artifacts will be collected, curated, and 
documented in the Final Monitoring Report. 
The letter shall also indicate that that no 
further work is required. 

IV. Discovery of Human Remains – If human remains are 
discovered, work shall halt in that area and no soil shall 
be exported off-site until a determination can be made 
regarding the provenance of the human remains; and the 
following procedures as set forth in CEQA Section 
15064.5(e), the California Public Resources Code (Sec. 
5097.98) and State Health and Safety Code (Sec. 
7050.5) shall be undertaken: 

A. Notification 

1. Archaeological Monitor shall notify the RE or BI 
as appropriate, MMC, and the PI, if the Monitor 
is not qualified as a PI. MMC will notify the 
appropriate Senior Planner in the 
Environmental Analysis Section (EAS) of the 
Development Services Department to assist 
with the discovery notification process. 

2. The PI shall notify the Medical Examiner 
after consultation with the RE, either in 
person or via telephone. 

B. Isolate discovery site 

1. Work shall be directed away from the location of 
the discovery and any nearby area reasonably 
suspected to overlay adjacent human remains 
until a determination can be made by the Medical 
Examiner in consultation with the PI concerning 
the provenance of the remains. 

2. The Medical Examiner, in consultation with the 
PI, will determine the need for a field 
examination to determine the provenance. 

3. If a field examination is not warranted, the 
Medical Examiner will determine with input 
from the PI, if the remains are or are most likely 
to be of Native American origin. 

C. If Human Remains ARE determined to be  
Native American 

1. The Medical Examiner will notify the Native 
American Heritage Commission (NAHC) within 
24 hours. By law, ONLY the Medical Examiner 
can make this call. 
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2. NAHC will immediately identify the person or 
persons determined to be the Most Likely 
Descendent (MLD) and provide contact information. 

3. The MLD will contact the PI within 24 hours or 
sooner after the Medical Examiner has 
completed coordination, to begin the 
consultation process in accordance with CEQA 
Section 15064.5(e), the California Public 
Resources and Health & Safety Codes. 

4. The MLD will have 48 hours to make 
recommendations to the property owner or 
representative, for the treatment or disposition 
with proper dignity, of the human remains and 
associated grave goods. 

5. Disposition of Native American Human 
Remains will be determined between the MLD 
and the PI, and, if: 

a. The NAHC is unable to identify the MLD, OR 
the MLD failed to make a recommendation 
within 48 hours after being notified by the 
Commission; OR; 

b. The landowner or authorized representative 
rejects the recommendation of the MLD and 
mediation in accordance with PRC 5097.94 
(k) by the NAHC fails to provide measures 
acceptable to the landowner, THEN, 

c. In order to protect these sites, the Landowner 
shall do one or more of the following: 

(1) Record the site with the NAHC; 

(2) Record an open space or 
conservation easement on the site; 

(3) Record a document with the County. 

d. Upon the discovery of multiple Native 
American human remains during a ground 
disturbing land development activity, the 
landowner may agree that additional conferral 
with descendants is necessary to consider 
culturally appropriate treatment of multiple 
Native American human remains. Culturally 
appropriate treatment of such a discovery 
may be ascertained from review of the site 
utilizing cultural and archaeological standards. 
Where the parties are unable to agree on the 
appropriate treatment measures the human 
remains and items associated and buried with 
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Native American human remains shall be 
reinterred with appropriate dignity, pursuant to 
Section 5.c., above. 

D.  If Human Remains are NOT Native American 

1. The PI shall contact the Medical Examiner and 
notify them of the historic era context of the burial. 

2. The Medical Examiner will determine the 
appropriate course of action with the PI and 
City staff (PRC 5097.98). 

3. If the remains are of historic origin, they shall be 
appropriately removed and conveyed to the San 
Diego Museum of Man for analysis. The decision 
for internment of the human remains shall be made 
in consultation with MMC, EAS, the 
applicant/landowner, any known descendant 
group, and the San Diego Museum of Man. 

V. Night and/or Weekend Work 

A. If night and/or weekend work is included in the contract 

1. When night and/or weekend work is included in the 
contract package, the extent and timing shall be 
presented and discussed at the precon meeting.  

2. The following procedures shall be followed. 

a. No Discoveries - In the event that no 
discoveries were encountered during night 
and/or weekend work, the PI shall record the 
information on the CSVR and submit to MMC 
via fax by 8AM of the next business day. 

b. Discoveries - All discoveries shall be 
processed and documented using the 
existing procedures detailed in Sections III - 
During Construction, and IV – Discovery of 
Human Remains. Discovery of human 
remains shall always be treated as a 
significant discovery. 

c. Potentially Significant Discoveries - If the PI 
determines that a potentially significant 
discovery has been made, the procedures 
detailed under Section III - During 
Construction and IV-Discovery of Human 
Remains shall be followed.  

d. The PI shall immediately contact MMC, or by 
8AM of the next business day to report and 
discuss the findings as indicated in Section 
III-B, unless other specific arrangements 
have been made. 
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B. If night and/or weekend work becomes necessary 
during the course of construction 

1. The Construction Manager shall notify the RE, 
or BI, as appropriate, a minimum of 24 hours 
before the work is to begin. 

2. The RE, or BI, as appropriate, shall notify MMC 
immediately. 

C. All other procedures described above shall apply,  
as appropriate. 

VI. Post Construction 

A.  Preparation and Submittal of Draft  
Monitoring Report 

1. The PI shall submit two copies of the Draft 
Monitoring Report (even if negative), prepared in 
accordance with the Historical Resources 
Guidelines (Appendix C/D), which describes the 
results, analysis, and conclusions of all phases of 
the Archaeological Monitoring Program (with 
appropriate graphics) to MMC for review and 
approval within 90 days following the completion 
of monitoring. It should be noted that if the PI is 
unable to submit the Draft Monitoring Report 
within the allotted 90-day timeframe resulting 
from delays with analysis, special study 
results or other complex issues, a schedule 
shall be submitted to MMC establishing 
agreed due dates and the provision for 
submittal of monthly status reports until this 
measure can be met. 

a. For significant archaeological resources 
encountered during monitoring, the 
Archaeological Data Recovery Program shall 
be included in the Draft Monitoring Report. 

b. Recording Sites with State of California 
Department of Parks and Recreation – The 
PI shall be responsible for recording (on the 
appropriate State of California Department of 
Park and Recreation forms-DPR 523 A/B) 
any significant or potentially significant 
resources encountered during the 
Archaeological Monitoring Program in 
accordance with the City’s Historical 
Resources Guidelines, and submittal of such 
forms to the South Coastal Information 
Center with the Final Monitoring Report. 
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2. MMC shall return the Draft Monitoring Report 
to the PI for revision or, for preparation of the 
Final Report. 

3. The PI shall submit revised Draft Monitoring 
Report to MMC for approval. 

4. MMC shall provide written verification to the PI 
of the approved report. 

5. MMC shall notify the RE or BI, as appropriate, 
of receipt of all Draft Monitoring Report 
submittals and approvals. 

B. Handling of Artifacts 

1. The PI shall be responsible for ensuring that 
all cultural remains collected are cleaned  
and catalogued 

2. The PI shall be responsible for ensuring that all 
artifacts are analyzed to identify function and 
chronology as they relate to the history of the 
area; that faunal material is identified as to 
species; and that specialty studies are 
completed, as appropriate. 

3. The cost for curation is the responsibility of the 
property owner. 

C. Curation of artifacts: Accession Agreement and 
Acceptance Verification 

1. The PI shall be responsible for ensuring that all 
artifacts associated with the survey, testing 
and/or data recovery for this project are 
permanently curated with an appropriate 
institution. This shall be completed in 
consultation with MMC and the Native 
American representative, as applicable. 

2. The PI shall include the Acceptance Verification 
from the curation institution in the Final Monitoring 
Report submitted to the RE or BI and MMC. 

3. When applicable to the situation, the PI shall 
include written verification from the Native 
American consultant/monitor indicating that 
Native American resources were treated in 
accordance with state law and/or applicable 
agreements. If the resources were reinterred, 
verification shall be provided to show what 
protective measures were taken to ensure no 
further disturbance occurs in accordance with 
Section IV – Discovery of Human Remains, 
Subsection 5. 



MISSION BEACH RESIDENCES PROJECT AND SANTA BARBARA PLACE RESIDENCES PROJECT MEIR 
 EXECUTIVE SUMMARY 

December 2015 ES-29 8133 

Table ES-2 

Summary of Significant Environmental Impacts - Santa Barbara Place Residences Project 

Impact Mitigation Measure 

Level of 
Significance 

After Mitigation 

D. Final Monitoring Report(s) 

1. The PI shall submit one copy of the approved 
Final Monitoring Report to the RE or BI as 
appropriate, and one copy to MMC (even if 
negative), within 90 days after notification from 
MMC that the draft report has been approved. 

2. The RE shall, in no case, issue the Notice of 
Completion and/or release of the Performance 
Bond for grading until receiving a copy of the 
approved Final Monitoring Report from MMC 
which includes the Acceptance Verification 
from the curation institution. 

 

Table ES-3 

Summary of Significant Environmental Impacts - Combined Project 

Impact Mitigation Measure 
Level of Significance 

After Mitigation 

Transportation/Circulation and Parking 

The combined cumulative impact of the 
51 units proposed for the Mission Beach 
Residences Project and the 12 units 
proposed for the Santa Barbara Place 
Residences Project would result in an 
increase in projected traffic that is 
substantial in relation to the existing 
traffic load and capacity of the street 
system. The project would add an 
average of an 8-second delay in the 
Horizon Year 2030 at the intersection of 
Mission Boulevard and Santa Barbara 
Place due to the addition of both the 
Mission Beach Residences Project and 
Santa Barbara Place Residences Project. 

CP-TRA-1 Prior to issuance of the first building permit 
in either the Mission Beach Residences 
project or the Santa Barbara Residences 
project, the Owner/Permittee shall assure by 
permit and bond the installation of a traffic 
signal at the intersection of Mission 
Boulevard and Santa Barbara Place to the 
satisfaction of the City Engineer. The traffic 
signal shall be installed by the 
Owner/Permittee no later than May 1, 2025, 
to the satisfaction of the City Engineer; 
provided, however, that the City Engineer 
may require installation of the traffic signal 
by the Owner/Permittee prior to May 1, 
2025, based on the results of annual traffic 
counts and impact analysis for this 
intersection submitted by the 
Owner/Permittee on or before May 1 of each 
year. Fair share for the traffic signal shall be 
divided 82% to the Owner/Permittee of 
Mission Beach Residences project and 18% 
to the Owner/Permittee of the Santa Barbara 
Place Residences project. 

Mitigation measure 
CP-TRA-1 would fully 
mitigate the combined 
project’s impacts to 
the Mission Boulevard 
and Santa Barbara 
Place intersection and 
achieve an acceptable 
level of service (LOS) 
at this location and 
reduce impacts to 
below a level of 
significance. 
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Land Use 

The combined land use impact of the 51 
units proposed for the Mission Beach 
Residences Project, which would 
require a CPA and other discretionary 
actions, and the 12 units proposed for 
the Santa Barbara Place Residences 
Project would result in an increase in 
projected traffic that is substantial in 
relation to the existing traffic load and 
capacity of the street system. This 
secondary land use impact would be 
significant. 

CP-LU-1  Prior to issuance of the first building permit 
in either the Mission Beach Residences 
project or the Santa Barbara Residences 
project, the Owner/Permittee shall assure by 
permit and bond the installation of a traffic 
signal at the intersection of Mission 
Boulevard and Santa Barbara Place to the 
satisfaction of the City Engineer. The traffic 
signal shall be installed by the 
Owner/Permittee no later than May 1, 2025, 
to the satisfaction of the City Engineer; 
provided, however, that the City Engineer 
may require installation of the traffic signal 
by the Owner/Permittee prior to May 1, 
2025, based on the results of annual traffic 
counts and impact analysis for this 
intersection submitted by the 
Owner/Permittee on or before May 1 of each 
year. Fair share for the traffic signal shall be 
divided 82% to the Owner/Permittee of 
Mission Beach Residences project and 18% 
to the Owner/Permittee of the Santa Barbara 
Place Residences project. 

Mitigation measure 
CP-LU-1 would fully 
mitigate the combined 
project’s impacts to 
the Mission Boulevard 
and Santa Barbara 
Place intersection and 
achieve an acceptable 
level of service (LOS) 
at this location and 
reduce impacts to 
below a level of 
significance. 

Noise 

If either project is complete and occupied 
while the other is still under construction, 
the occupied project would become an 
additional sensitive land use to 
construction noise as the project sites are 
approximately 25 feet apart. Therefore, 
the 12-hour average sound level from 
construction equipment would potentially 
range up to approximately 81 dBA at the 
property line, exceeding the City’s Noise 
Ordinance by 6 dB. 

Implementation of MB-NOI-1and SBP-NOI-1. The Mission Beach 
Residences Project 
would incorporate 
mitigation measure 
MB-NOI-1 and the 
Santa Barbara Place 
Residences Project 
would implement 
mitigation measure 
SBP-NOI-1. However, 
even with mitigation, 
combined project 
impacts would remain 
significant and 
unavoidable.  
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When combined, interior noise levels at 
the Mission Beach Residences Project 
would be expected to remain above 45 
dBA CNEL. The analysis above for the 
Santa Barbara Place Residences Project 
accounts for near-term traffic and is 
anticipated to exceed the interior noise 
threshold of 45 dBA CNEL. 

Implementation of MB-NOI-2and SBP-NOI-2. As no new interior 
noise impact would 
occur when combined, 
each project would still 
individually mitigate for 
interior noise levels 
through 
implementation of 
mitigation measures 
MB-NOI-2 and SBP-
NOI-2. Impacts would 
be less than 
significant. 

Health and Safety 

Potentially significant health hazard 
impacts during demolition and 
construction activities of the Mission 
Beach Residences Project and Santa 
Barbara Place Residences Project 
would also result when combined. 

Implementation of MB-HS-1, MB-HS-2, MB-HS-3, SBP-
HS-1, SBP-HS-2, and SBP-HS-3. 

As no new impact 
would occur during 
construction when 
combined, each 
project would still 
individually mitigate for 
health hazard impacts 
through 
implementation of 
mitigation measures 
MB-HS-1, MB-HS-2, 
MB-HS-3, SBP-HS-1, 
SBP-HS-2, and SBP-
HS-3. Impacts would 
be less than 
significant. 

Historical Resources 

Potentially significant to unknown 
subsurface cultural resources and/or 
human remains impacts during 
construction activities of the Mission 
Beach Residences Project and Santa 
Barbara Place Residences Project 
would also result when combined. 

Implementation of MB-CUL-1 and SBP-CUL-1. As no new impact 
would occur during 
construction when 
combined, each 
project would still 
individually mitigate for 
cultural resources 
and/or human remains 
impacts through 
implementation of 
mitigation measures 
MB-CUL-1 and SBP-
CUL-1. Impacts would 
be less than 
significant. 
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ES-4 EFFECTS NOT FOUND TO BE SIGNIFICANT 

The remaining topics discussed in the MEIR were found to be less than significant without 

mitigation for each project individually and combined; these topics are air quality, greenhouse 

gases, energy, visual effects and neighborhood character, geologic conditions, hydrology/water 

quality, public utilities, public services and facilities, agricultural and forestry resources, mineral 

resources, population and housing, recreation, and paleontological resources. 

ES-5 AREAS OF KNOWN CONTROVERSY 

The scoping meeting for both projects was held at the City’s Santa Clara Recreation Center on 

September 23, 2014. Comments received during this meeting and the Notice of Preparation 

(NOP) public scoping period were considered during the preparation of this MEIR. Additionally, 

comments received from the Mission Beach Precise Planning Board (MBPPB) were 

incorporated into the analysis presented in the MEIR. Comment letters received during the NOP 

public scoping period and from the MBPPB expressed concern about parking, tree loss, traffic, 

lack of population-based park space, recreation, flooding, density, type of development product 

and land use. These concerns have been identified as areas of known controversy and are also 

analyzed in Chapter 5 of this MEIR. The NOP, scoping letter, MBPPB comments, and other 

NOP public comments are included as Appendix A of this MEIR.  

ES-6 PROJECT ALTERNATIVES 

An analysis of alternatives has been provided in this document to provide decision makers with a 

reasonable range of possible alternatives to be considered. The discussion in this MEIR focuses on 

several alternatives to each project individually that were brought forward for detailed evaluation. 

Detailed evaluation of each alternative with respect to the project objectives is included within 

Chapter 9 of this MEIR. 

The alternatives to the Mission Beach Residences Project include the No Project/No Development, 

Development Under Existing Plans/No Project, and Reduced Development Alternative. 

The alternatives to the Santa Barbara Place Residences Project include the No Project/No 

Development and Reduced Development Alternative. 

The alternatives to the combined project include the No Project/No Development, Development 

under Existing Plans, Reduced Development Alternative, and Expanded Park Alternative. 

Three matrices displaying the major characteristics and significant environmental effects of each 

alternative as compared to the projects are provided in Tables ES-4, ES-5, and ES-6, respectively. 



MISSION BEACH RESIDENCES PROJECT AND SANTA BARBARA PLACE RESIDENCES PROJECT MEIR 
 EXECUTIVE SUMMARY 

December 2015 ES-33 8133 

These tables also indicate whether the alternative would be feasible in terms of meeting the 

objectives of each project as defined in Chapter 3. 

Table ES-4 

Mission Beach Residences Project -- Summary of Alternatives’ Impacts 

Environmental Issue Project 

No Project/No 
Development 

Alternative 

Development Under 
Existing Plans 

Alternative 

Reduced 
Development 

Alternative 

Noise Significant and 
unavoidable 

Impacts avoided Impacts avoided Similar impacts 

Health and Safety Less than significant 
with incorporation of 
mitigation measures 

Impacts avoided Impacts avoided Similar impacts 

Historical Resources Less than significant 
with incorporation of 
mitigation measures 

Impacts avoided Impacts avoided Similar impacts 

Meets Most of the 
Basic Project 

Objectives? 

Yes No No Yes 

 

Table ES-5 

Santa Barbara Place Residences Project -- Summary of Alternatives’ Impacts 

Environmental Issue Project 
No Project/No Development 

Alternative 
Reduced Development 

Alternative 

Noise Significant and unavoidable Impacts avoided Similar impacts 

Health and Safety Less than significant with 
incorporation of mitigation measures 

Impacts avoided Similar impacts 

Historical Resources Less than significant with 
incorporation of mitigation measures 

Impacts avoided Similar impacts 

Meets Most of the Basic 
Project Objectives? 

Yes No Yes 
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Table ES-6 

Combined Project -- Summary of Alternatives’ Impacts 

Environmental 
Issue Project 

No Project/No 
Development 

Alternative 

Development 
Under Existing 

Plans 

Alternative 

Reduced 
Development 

Alternative 
Expanded Park 

Alternative 

Secondary Land 
Use Compatibility 
Impacts (Traffic) 

Less than 
significant with 
incorporation of 
mitigation 
measures 

Impacts avoided Impacts avoided Impacts avoided Similar impacts 

Noise Significant and 
unavoidable 

Impacts avoided Impacts avoided Similar impacts Impacts reduced 
but still significant 
and unavoidable 

Transportation/ 
Circulation and 
Parking 

Less than 
significant with 
incorporation of 
mitigation 
measures 

Impacts avoided  Impacts avoided Impacts avoided Similar impacts 

Health and Safety Less than 
significant with 
incorporation of 
mitigation 
measures 

Impacts avoided Reduced but still 
significant and 
unavoidable 

Similar Impacts Similar impacts 

Historical 
Resources 

Less than 
significant with 
incorporation of 
mitigation 
measures 

Impacts avoided Reduced but still 
significant and 
unavoidable 

Similar Impacts Similar impacts 

Meets Most of the 
Basic Project 

Objectives? 

Yes No No Yes Yes 

 

Environmentally Superior Alternatives 

Per Section 15126.6(e)(2) of the CEQA Guidelines, an environmentally superior alternative must 

be identified (other than the No Project Alternative). CEQA also requires that the 

environmentally superior alternative be selected from the range of reasonable alternatives that 

could feasibly attain the basic objectives of the project.  

Mission Beach Residences Project 

As summarized in Table ES-4, impacts resulting from implementation of the project would not 

occur under the No Project Alternative. Under this alternative, however, none of the project 

objectives, as outlined in detail within Section 3.1.3, would be met. CEQA Guidelines, Section 
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15126.6(e)(2), states that “if the environmentally superior alternative is the no project alternative, 

the EIR shall also identify an environmentally superior alternative among the other alternatives.” 

The Development Under Existing Plans Alternative would avoid all of the significant impacts of 

the Mission Beach Residences Project, but would not meet any of the project objectives. Under the 

Reduced Development Alternative, the project may result in slightly reduced impacts to 

construction noise, although the level of impacts would remain significant and unavoidable. 

Regarding health and safety, historical resources, impacts would be identical (reduced to less than 

significant with mitigation). This alternative also meets most of the project objectives. Hence, it is 

considered the environmentally superior alternative.  

Santa Barbara Place Residences Project 

As summarized in Table ES-5, impacts resulting from implementation of the project would not 

occur under the No Project Alternative. Under this alternative, however, none of the project 

objectives, as outlined in detail within Section 3.2.3, would be met. CEQA Guidelines, Section 

15126.6(e)(2), states that “if the environmentally superior alternative is the no project alternative, 

the EIR shall also identify an environmentally superior alternative among the other alternatives.” 

Under the Reduced Development Alternative, the project may result in slightly reduced 

impacts to noise due to a shorter construction duration, although the level of impacts would 

remain significant and unavoidable for construction noise. Regarding health and safety, and 

historical resources, impacts would be identical (reduced to less than significant with 

mitigation). It also meets most of the project objectives. Hence, it is considered the 

environmentally superior alternative.  

Combined Project 

As summarized in Table ES-6, impacts resulting from implementation of the project would 

not occur under the No Project Alternative. Under this alternative, however, none of the 

project objectives, as outlined in detail for Mission Beach Residences Project within Section 

3.1.3 and Santa Barbara Place Residences Project within Section 3.2.3, would be met. CEQA 

Guidelines, Section 15126.6(e)(2), states that “if the environmentally superior alternative is 

the no project alternative, the EIR shall also identify an environmentally superior alternative 

among the other alternatives.” 

The Development Under Existing Plans Alternative would avoid or reduce all of the significant 

impacts of the proposed project, but would not meet any of the project objectives, and hence, is 

considered infeasible.  
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Under the Reduced Development Alternative, the alternative would avoid the proposed project’s 

significant transportation/circulation and parking and related secondary land use effects. It would 

result in slightly reduced impacts from construction noise, although the level of impacts would be 

similar (significant and unavoidable). Regarding health and safety and historical resources, impacts 

would be identical to those occurring under the proposed project (reduced to less than significant 

with mitigation). It would meet most of the project objectives.  

The Expanded Park Alternative would reduce the proposed project’s significant 

transportation/circulation and parking impacts, although the level of impacts would be 

similar (reduced to less than significant with mitigation). Regarding construction noise, this 

alternative would reduce the impacts of the proposed project, although the level of impacts 

would be similar (significant and unavoidable). Regarding health and safety and historical 

resources, impacts would be identical (reduced to less than significant with mitigation). It 

also meets most of the project objectives. 

Overall, the Reduced Development Alternative has the greatest impact reducing potential and 

hence is considered the environmentally superior alternative.  
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CHAPTER 1 INTRODUCTION 

This Master Environmental Impact Report (MEIR) evaluates the potential short-term and long-

term, direct and indirect, cumulative, and combined environmental impacts of two individual and 

separate projects: (1) the Mission Beach Residences Project and (2) the Santa Barbara Place 

Residences Project. The Mission Beach Residences Project involves the development of 51 

condominium units (50 multifamily attached condominium dwelling units and one detached 

condominium dwelling unit) on approximately 1.88 acres of land comprised of 27 legal lots 

within the Mission Beach community of the City of San Diego (City). The Santa Barbara Place 

Residences Project involves the development of 12 multifamily condominium dwelling units 

within three buildings on approximately 0.34 acre of land comprised of six legal lots within the 

Mission Beach community of the City. The location of each project site is depicted in Figure 1-

1, Regional Map, Figure 1-2, Vicinity Map, and Figure 1-3 Aerial Map.  

The Mission Beach Residences Project site is generally bound by Mission Boulevard to the west, 

Bayside Lane to the east, Kennebeck Court to the north, and Santa Barbara Place to the south. 

The Santa Barbara Place Residences Project site is generally bound by Mission Boulevard to the 

west, Santa Barbara Place to the north, an unnamed alley to the south, and existing residential to 

the east. Both sites and the surrounding area are zoned for multifamily development as Mission 

Beach Planned District-Residential Subdistrict-Southern (MBPD-R-S). The sites are currently 

developed as the former Mission Beach Elementary School and associated educational buildings. 

Surrounding land uses include single-family and multifamily residential units, Mission Bay and 

beaches. The Pacific Ocean is approximately 0.1 mile to the west; Mission Bay with associated 

beaches, parks, coves, marinas, and recreational water facilities are to the east; and Belmont Park 

is to the south. Additional parks and recreational spaces in the projects’ vicinity include Bonita 

Cove Park, Pacific Beach Park, South Mission Beach Park, Mission Point Park, Ventura Cove 

Park, Mariner’s Point Park, El Carmel Point and the Santa Clara Recreational Center (see Figure 

1-3, Aerial Map and Figure 7.10-1, Mission Bay Park Assets).  

The City is the lead agency in preparing this MEIR in accordance with the California Environmental 

Quality Act (CEQA) (California Public Resources Code, Section 21000 et seq.) and CEQA 

Guidelines (14 CCR 15000 et seq.) As the applicant for Mission Beach Residences Project, MB9 

Owner, LLC, has submitted an application for discretionary approval that includes a General Plan 

Amendment (GPA), Community Plan Amendment (CPA) and a Local Coastal Program Amendment 

(LCPA). These amendments would include graphic and/or textual changes to the City of San Diego 

General Plan for consistency with the CPA and modifications to the Mission Beach Precise Plan and 

LCP. Additional discretionary approvals would include a Vesting Tentative Map (VTM) to develop 

51 residential condominiums, a Coastal Development Permit (CDP), a Site Development Permit 

(SDP), and the vacation of two existing 8-foot-wide public sewer easements.  



MISSION BEACH RESIDENCES PROJECT AND SANTA BARBARA PLACE RESIDENCES PROJECT MEIR 
 CHAPTER 1 – INTRODUCTION 

December 2015 1-2 8133 

As the applicant for Santa Barbara Place Residences Project, Santa Barbara Place Owner MB9, 

LLC has submitted an application for discretionary approval that includes a VTM to develop 12 

residential condominiums, and a CDP.  

This MEIR is intended for use by decision makers and the public. It provides relevant information 

concerning the potential environmental effects associated with the construction and operation of the 

Mission Beach Residences Project and the Santa Barbara Place Residences Project.  

1.1 CEQA REQUIREMENTS 

1.1.1 CEQA COMPLIANCE 

CEQA (California Public Resources Code, Section 21000 et seq.) requires the preparation of an 

environmental impact report (EIR) for any project that a lead agency determines may have a 

significant impact on the environment. According to Section 21002.1(a) of the CEQA statutes, 

“The purpose of an environmental impact report is to identify the significant effects on the 

environment of a project, to identify alternatives to the project, and to indicate the manner in 

which those significant effects can be mitigated or avoided.” CEQA also establishes mechanisms 

whereby the public and decision makers can be informed about the nature of the project being 

proposed, and the extent and types of impacts that the project and its alternatives would have on 

the environment if they were to be implemented. This MEIR has been prepared to comply with 

all criteria, standards, and procedures of the CEQA Guidelines (14 CCR 15000 et seq.).  

The Mission Beach Residences Project and Santa Barbara Place Residences Project are analyzed 

under an MEIR in compliance Article 11.5 of the CEQA Guidelines, Master Environmental Impact 

Report, Sections 15175 to 15179.5. According to Section 15175(b)(3) of the CEQA statutes, “A lead 

agency may prepare a Master EIR for any of the following classes of projects: A project that consists 

of smaller individual projects which will be carried out in phases.” Although two distinct, individual 

projects are proposed by separate applicants, due to the similar nature of both projects and their 

geographic proximity to each other, and the timing of the processing, an MEIR was selected to 

analyze each project individually for the purposes of a streamlined environmental analysis. 

Additionally, a “Combined Project Analysis” is provided in each section of Chapter 5 which 

includes analysis of both projects together, thus disclosing the combined impacts of the two projects.  

This MEIR has also been prepared pursuant to the City’s CEQA Significance Determination 

Thresholds (City of San Diego 2011). This document represents the independent judgment of the 

City as lead agency.  
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1.1.2 NOTICE OF PREPARATION AND SCOPING MEETING 

The scope of analysis for the MEIR was determined by the City in a scoping letter dated 

August 29, 2014, as well as a result of public responses to the Scoping Letter Notice of 

Preparation (NOP). In compliance with Section 15082 of the CEQA Guidelines, the City 

Development Services Department circulated the NOP and Scoping Letter, dated August 29, 

2014, to interested agencies, groups, and individuals. The 30-day public scoping period ended 

September 29, 2014. In addition, a public scoping meeting was held on September 23, 2014, at 

the City of San Diego Santa Clara Recreation Center, to gather additional public input. 

Comments received during the NOP public scoping period and meeting were considered 

during the preparation of this MEIR. The NOP and Scoping Letter comments are included as 

Appendix A of this MEIR. Based on the scope of analysis for this EIR, the following issues 

were determined to be potentially significant and are therefore addressed in Chapter 5.0, 

Environmental Analysis, of this document: 

 Land Use and Planning 

 Noise 

 Health and Safety 

 Transportation/Circulation and Parking 

 Historical Resources 

In addition, comments and comment letters received during the NOP public scoping period 

expressed concern about parking, traffic, lack of population-based park space, recreation, 

flooding, density, type of development product and land use. In addition, commenters expressed 

concern over potential loss of trees resulting from the projects. These concerns have been 

identified as areas of known controversy and are analyzed in Chapters 5.0 and 7.0 of this MEIR. 

The following environmental topics, including agricultural and forestry resources, air quality, 

biology, energy, geologic conditions, greenhouse gas emissions, hydrology and water quality, 

mineral resources, paleontological resources, population and housing, public services and 

facilities, public utilities, and visual effects and neighborhood character were not found to be 

significant because they did not meet the screening thresholds established in the City’s 

Significance Determination Thresholds (City of San Diego 2011); therefore, impacts associated 

with these environmental topics were considered to be less than significant. These issues are 

addressed in Chapter 7.0, Effects Not Found to be Significant, of the MEIR. 
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1.2 PURPOSE AND USES OF THIS EIR 

This MEIR evaluates the potentially significant environmental effects that would result with 

implementation of the Mission Beach Residences Project, the Santa Barbara Place Residences 

Project, and the two individual projects combined. 

The purpose of an EIR is to disclose the significant environmental effects of the projects, 

alternatives to the projects, and possible ways to reduce or avoid potential environmental damage 

(14 CCR 15002). This MEIR would be made available for review by members of the public and 

public agencies for 45 days to provide comments “on the sufficiency of the document in 

identifying and analyzing the possible impacts on the environment and ways in which the 

significant effects of the project might be avoided or mitigated” (14 CCR 15204). The MEIR is 

available for review at the following locations: 

City of San Diego, Development Services Department 

1222 First Avenue, Fifth Floor 

San Diego, California 92101-4153 

City of San Diego, Central Library 

330 Park Boulevard 

San Diego, California 92101 

Pacific Beach/Taylor Library 

4275 Cass Street 

San Diego, California 92109 

The document is also available for review on the City of San Diego website 

http://www.sandiego.gov/city-clerk/officialdocs/notices/index.shtml, under the “California 

Environmental Quality Act (CEQA) Notices and Documents” section.  

The Notice of Availability of the MEIR was mailed as required by the CEQA Guidelines and the City. 

As the designated lead agency, the City has assumed responsibility for preparing this document. 

When deciding whether to approve each project, the City will use the information included in this 

MEIR to consider potential impacts on the physical environment associated with each project. 

The City will consider written comments received on the MEIR in making its decision to 

certify the MEIR as complete and in compliance with CEQA, and also whether to approve or 

deny each project. In the final review, environmental considerations and economic and social 

factors will be weighed to determine the most appropriate course of action. Subsequent to 

certification of the MEIR, agencies with permitting authority over all or portions of each 
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project would use the MEIR as the basis for the evaluation of environmental effects of each 

project and approval or denial of applicable permits. 

The San Diego Regional Water Quality Control Board would use the MEIR and supporting 

documentation in its decision to issue water quality permits in accordance with the Porter-

Cologne Water Quality Control Act. Permits may include a National Pollutant Discharge 

Elimination System General Construction Activity Stormwater Permit. 

Additional information regarding City and agency permits and approvals is detailed in Chapter 

3.0 of this MEIR. 

1.3 MEIR FORMAT 

An executive summary of this MEIR is provided at the beginning of this document. The 

summary includes the conclusions of the environmental analysis and a comparative summary 

of each project with the alternatives analyzed in this EIR. Chapter 1.0, Introduction, introduces 

the Mission Beach Residences Project and the Santa Barbara Place Residences Project in light 

of the required environmental review procedures. Chapter 2.0, Environmental Setting, 

describes each project’s location and physical environmental setting. Chapter 3.0, Project 

Description, provides a description of the Mission Beach Residences Project and the Santa 

Barbara Place Residences Project, each project’s purpose and objectives, required discretionary 

approvals, and a brief description of each project’s changes in response to environmental 

issues. Chapter 4.0, History of Project Changes, contains a discussion of how each project has 

changed since its inception. Chapter 5.0 consists of the environmental analysis, which 

examines the potentially significant environmental issues for each project separately, as well as 

a combined analysis, which addresses the potential impacts of both projects together. Chapter 

6.0, Cumulative Impacts, addresses cumulative impacts, and Chapter 7.0 addresses effects not 

found to be significant. Chapter 8.0, Mandatory Discussion Areas, describes significant effects 

which cannot be avoided, significant irreversible environmental changes, and growth-inducing 

impacts of the Mission Beach Residences Project and the Santa Barbara Place Residences 

Project. Chapter 9.0, Alternatives, addresses a reasonable range of alternatives, and Chapter 

10.0, Mitigation, Monitoring, and Reporting Program, provides mitigation for significant 

impacts incurred by each project. Chapter 11.0, References Cited, contains a list of sources 

cited throughout the EIR organized by section. The remaining MEIR sections and appendices 

are provided as set forth in the table of contents. 
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CHAPTER 2 ENVIRONMENTAL SETTING 

This chapter provides a description of existing site conditions for the Mission Beach Residences 

Project and the Santa Barbara Place Residences Project at the Mission Beach Elementary School 

site. The existing setting addresses both project sites as they are immediately adjacent one 

another separated by Santa Barbara Place. The section also provides an overview of the local and 

regional environmental setting of the projects, per Section 15125 of the California 

Environmental Quality Act (CEQA) Guidelines. More details regarding the setting specifically 

pertaining to each environmental issue are provided at the beginning of each impact area 

addressed in Chapter 5, Environmental Analysis. 

2.1 LOCATION 

Both project sites are located within the western region of the City of San Diego (City), within the 

Mission Beach community (see Figure 1-1, Regional Map). The Mission Beach Precise Plan area 

encompasses approximately 100 acres. The area is a peninsula 2 miles long and 0.25 mile wide at its 

widest, with Mission Bay to the east, the Pacific Ocean to the west, the Pacific Beach community to 

the north, and the Ocean Beach community to the south (see Figure 1-2, Vicinity Map).  

The Mission Beach Residences Project site encompasses approximately 1.88 acres of land and is the 

location of the former Mission Beach Elementary School building. The Mission Beach Residences 

Project site is generally bound by Mission Boulevard to the west, Kennebeck Court to the north, 

Bayside Lane to the east, and Santa Barbara Place to the south (see Figure 1-3, Aerial Photograph). 

The Santa Barbara Place Residences Project site encompasses approximately 0.34 acre of land 

that comprises an educational building associated with the former Mission Beach Elementary 

School. The Santa Barbara Place Residences Project is immediately south of the Mission Beach 

Residences Project. The Santa Barbara Place Residences Project site is generally bound by 

Mission Boulevard to the west, Santa Barbara Place to the north, an unnamed alley to the south, 

and residential land uses to the east (see Figure 1-3, Aerial Photograph).  

2.2 PHYSICAL CHARACTERISTICS 

2.2.1 EXISTING ON-SITE USES 

The former Mission Beach Elementary School is located on the Mission Beach Residences 

Project site. The existing buildings are approximately 21,350 square feet. The school ceased as 

an elementary school in 1973 and was converted to a special education school. The buildings and 

space have also been referred to as the Mission Beach Center. The facility is currently vacant.  
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An educational building and other related ancillary improvements associated with the former 

Mission Beach Elementary School and parking spaces are located on the Santa Barbara Place 

Residences Project site south of Santa Barbara Place. The existing building is approximately 

6,000 square feet. This facility is also currently vacant.  

2.2.2 EXISTING PHYSICAL SITE CONDITIONS 

Overall, the 1.88-acre Mission Beach Residences Project site has undergone grading and 

development for its previous use. The central portion of the site has open recreational playground 

space that was used by the students who attended the school, and the northern portion is a gravel 

parking lot. Multiple trees exist on the Mission Beach Residences Project site and also line the 

Mission Beach Residences Project boundaries. In addition to the central landscaped space, the 

southeastern corner of the project site consists of a landscaped planter area. The entire site is 

fenced in by a chain-linked fence.  

The 0.34-acre Santa Barbara Place Residences Project site has also undergone grading and 

development for its previous use. The existing building is situated on the western portion of the 

Santa Barbara Place Residences Project site, and the paved parking area is located on the eastern 

portion. Several small landscaped lawn areas are north of the existing building. Similar to the 

Mission Beach Residences Project site, the Santa Barbara Place Residences Project site is 

completely fenced in by a chain-linked fence. 

Descriptions of additional on-site physical features, such as biological, geologic, cultural, and water 

resources, are provided in their respective sections of Chapters 5 and 7 of this MEIR. 

2.3 SURROUNDING LAND USES 

Each project site is located in an urban setting and is surrounded by existing development as well 

as recreational space and facilities such as the beaches and bay. As shown in Figures 1-2 and 1-

3, the site is immediately surrounded by residential dwelling units. The Pacific Ocean and 

Mission Beach are approximately 0.1 mile to the west, and Santa Barbara Cove on Mission Bay 

is approximately 0.03 mile to the east. Retail, restaurant, commercial, and recreational facilities, 

such as Belmont Park, are located further south approximately 0.1 mile away. Additional parks 

and recreational spaces in the projects’ vicinity include Bonita Cove Park, Pacific Beach Park, 

South Mission Beach Park, Mission Point Park, Ventura Cove Park, Mariner’s Point Park, El 

Carmel Point and the Santa Clara Recreational Center (see Figure 1-3, Aerial Map and Figure 

7.10-1, Mission Bay Park Assets). 

Both project sites are generally within the center of the Mission Beach community, surrounded 

by existing, adjacent, single-family and multifamily residential land uses. 
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2.4 APPLICABLE LAND USE PLANS 

Section 15125(d) of the CEQA Guidelines requires that a discussion of the inconsistencies 

between the Mission Beach Residences Project and the Santa Barbara Place Residences 

Project and applicable general plans and regional plans be provided. The consistency 

analysis for each project with applicable plans, policies, and regulations is provided in 

Section 5.1, Land Use, of this MEIR. The following describes the plans, policies, and 

regulations that are applicable to the projects. 

2.4.1 GENERAL PLAN (2008) 

The State of California requires each city to have a general plan to guide its future and mandates 

that the plan be updated periodically to ensure relevance and utility. The City’s General Plan was 

unanimously adopted by the City Council on March 10, 2008. It was amended in 2010 and 2012. 

The City’s General Plan is a comprehensive, long-term planning document that prescribes 

overall goals and policies for development in the City. The General Plan builds upon many of the 

goals and strategies of the previously adopted 1979 General Plan, in addition to offering new 

policy direction in the areas of urban form, neighborhood character, historic preservation, public 

facilities, recreation, conservation, mobility, housing affordability, economic prosperity, and 

equitable development. It recognizes and explains the critical role of the community planning 

program as the vehicle to tailor the “City of Villages” strategy for each neighborhood. It also 

outlines the plan amendment process and other implementation strategies, and considers the 

continued growth of the City beyond the year 2020.  

The Mission Beach Residences Project site has a General Plan land use category of Institutional 

& Public and Semi-Public Facilities. The Santa Barbara Residences Project site is designated by 

the General Plan as Residential. 

2.4.2 MISSION BEACH PRECISE PLAN 

The Mission Beach Precise Plan (also referred to as the Mission Beach Community Plan in other 

documents) was adopted by City Council on July 11, 1974 and incorporated the Local Coastal 

Program Addendum on February 2, 1982 (City of San Diego 1989). The Mission Beach Precise 

Plan encompasses approximately 100 acres over a peninsula 2 miles long and up to 0.25 mile 

wide. Sixteen of the 100 acres are zoned for commercial uses. Land uses include residential, 

neighborhood commercial, commercial recreation, and public facilities (Belmont Park, parking, 

and the current former school site). The Mission Beach Residences Project site is currently 

designated as a school surrounded by residential per the Mission Beach Precise Plan. The Santa 

Barbara Place Residences Project site is currently designated as residential (36 units per acre) 

under the Mission Beach Precise Plan. 
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2.4.3 ZONING 

Zoning for the Mission Beach Residences Project site and the Santa Barbara Place Residences 

Project site is currently designated by the City’s Municipal Code as MBPD-R-S, or Mission 

Beach Planned District–Residential Subdistrict–Southern. Permitted uses include: single 

dwelling units and multiple dwelling units (restricted to a maximum of four dwelling units in any 

single structure including common walls on adjoining lots) up to maximum of 36 dwelling units 

per acre, parks, parking lots, and accessory uses. 

2.4.4 REGIONAL PLANS 

In accordance with Section 15125(d) of the CEQA Guidelines, this environmental setting 

discussion includes statements relative to conformance with applicable regional plans. In 

addition to the City’s General Plan, the following regional plans are assessed for consistency. 

These plans are further discussed in Section 5.1 of this MEIR. 

Airport Land Use Compatibility Plan San Diego International Airport 

Both project sites are located within Airport Influence Area, Review Area 2, of San Diego 

International Airport as defined by the San Diego County Regional Airport Authority, in the 2014 

San Diego International Airport Land Use Compatibility Plan (ALUCP). Review Area 2 is only 

subject to airspace protection and overflight policies. Additionally, both project sites lie outside the 

outermost noise contour of 60–65 decibels Community Noise Equivalent Level (dB CNEL) of San 

Diego International Airport (San Diego County Regional Airport Authority 2014). 

Regional Air Quality Plan 

The San Diego Air Pollution Control District (SDAPCD) and San Diego Association of 

Governments (SANDAG) have jointly developed the San Diego Regional Air Quality Strategy 

(RAQS) to identify feasible emission control measures to achieve compliance with the state 

ozone standard. The RAQS addresses volatile organic compounds and oxides of nitrogen (NOx), 

which are the precursors to the photochemical formation of ozone. The last RAQS was initially 

adopted in 1991 and most recently revised in 2009. The SDAPCD has also developed the San 

Diego Air Basin’s input to the State Implementation Plan (SIP), which is required under the 

federal Clean Air Act for areas that are in nonattainment of air quality standards. The RAQS 

relies on information from the California Air Resource Board and SANDAG, including mobile 

area source emissions and information regarding projected growth in the county to project future 

emissions. The RAQS then determines the strategies necessary for reduction of emissions 

through regulatory controls. Both the Mission Beach Residences Project and the Santa Barbara 

Place Residences Project would propose development that has been anticipated in local air 
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quality plans including forecasted trip generation for both project sites; therefore, the projects 

would be consistent at a regional level with the underlying growth forecasts in the RAQS. See 

Section 7.2, Air Quality, for further details. 

Water Quality Control Plan for the San Diego Basin 

The U.S. Environmental Protection Agency has delegated responsibility for implementation of 

portions of the Clean Water Act (CWA) to the State Water Resources Control Board (SWRCB) 

and the Regional Water Quality Control Boards (RWQCBs), including water quality control 

planning and control programs, such as the National Pollutant Discharge Elimination System 

(NPDES) program. The NPDES program is a set of permits designed to implement the CWA 

that apply to various activities that generate pollutants with potential to impact water quality. 

The RWQCB adopted a Water Quality Control Plan (Basin Plan) for the San Diego Basin. This 

Basin Plan sets forth water quality objectives for constituents that could potentially cause an adverse 

effect or impact on the beneficial uses of water. The plan is designed to preserve and enhance the 

quality of water resources in the San Diego region. The purpose of the plan is to designate beneficial 

uses of the region’s surface and ground waters, designate water quality objectives for the reasonable 

protection of those uses, and establish an implementation plan to achieve the objectives. The Basin 

Plan incorporates by reference all applicable SWRCB and RWQCB plans and policies. 

Projects resulting in discharges, whether to land or water, are subject to Section 13263 of the 

California Water Code and are required to obtain approval of Waste Discharge Requirements 

from the RWQCB. During both construction and operation, private and public development 

projects are required to include stormwater best management practices to reduce pollutants 

discharged from each project site to the maximum extent practicable. See Section 7.6, Hydrology 

and Water Quality, for further details. 
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CHAPTER 3 PROJECT DESCRIPTION  

This chapter describes the objectives of the Mission Beach Residences Project and Santa Barbara 

Place Residences Project and provides a detailed description of the characteristics of each 

project. This chapter also discusses the discretionary actions required for each project and gives a 

brief description of the environmental effects that are evaluated in Chapters 5 through 7 of this 

Master Environmental Impact Report (MEIR).  

3.1 MISSION BEACH RESIDENCES PROJECT  

3.1.1 PROJECT BACKGROUND  

The Mission Beach Residences Project includes 51 condominium units (50 multifamily attached 

condominium dwelling units and one detached condominium dwelling unit) on approximately 1.88 

acres in the Mission Beach Community Planning Area within the City of San Diego (City). The 

Mission Beach Residences Project would be located on the northern site of the former Mission Beach 

Elementary School and adjacent surface parking lot, located at 818 Santa Barbara Place.  

3.1.2 PREVIOUS APPROVALS 

The 1.88-acre Mission Beach Residences Project site was previously developed as Mission Beach 

Elementary School. The elementary school function ceased in the summer of 1973, after which 

the facility served as a special education school until at least the early 1980s. Upon closure of the 

site as an education facility, it was used for administrative purposes by San Diego Unified 

School District (SDUSD) until 2013 at which time the property was sold to MB9 Owner, LLC. 

On January 22, 2013, the Board of Education for the San Diego Unified School District 

adopted a Resolution declaring the site as excess land and, after offering it to other public 

agencies and entities (with no takers) listed the property for sale and solicited competitive bids. 

On May 14, 2013, the Board formally selected the Principals of MB9 Owner, LLC and escrow 

closed on December 20, 2013. The site and associated facilities are currently vacant.  

3.1.3 PROJECT OBJECTIVES 

The objectives of the Mission Beach Residences Project are as follows:  

 Adaptively reuse a vacant, developed site.  

 Develop new multifamily condominium dwelling units on the Mission Beach Residences 

Project site on the 27 existing legal lots to accommodate the current and growing housing 

demand in the Mission Beach Community Planning Area as called for in the City of San 

Diego General Plan.  
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 In keeping with the City of Villages strategy and Smart Growth policies of the City of 

San Diego General Plan, maximize residential development at an infill site, where public 

facilities, transit, and services are within walking distance.  

 Contribute to a cohesive development that is compatible in scale and character and 

enhances the existing community character in the Mission Beach Community Planning 

Area, in compliance with Mission Beach Planned District Ordinance standards. 

 Implement a roof-mounted photovoltaic (PV) system consisting of solar panels sufficient 

to generate at least 50% of the project’s project energy consumption, in conformance 

with the criteria of the Affordable/In-fill Housing and sustainable Buildings Expedite 

Program and sustainable building design measures to ensure compliance with Leadership 

in Energy and Environmental Design (LEED) Silver Certification Standards. 

 Increase and improve public vehicular and pedestrian access. 

 Create a new pedestrian access and public view to Mission Bay from Jersey Court. 

3.1.4 PROJECT CHARACTERISTICS 

California Environmental Quality Act Baseline 

The baseline for a project is normally the physical condition that exists when the Notice of 

Preparation (NOP) is published. The NOP for the Mission Beach Residences Project was 

published on August 29, 2014. Hence, for the analysis of all CEQA topics addressed in this 

MEIR, the baseline is generally defined as August 2014. 

Project Components 

As shown in Figure 3-1a, Mission Beach Residences Project Site Plan, the Mission Beach 

Residences Project would consist of a total of 50 multifamily attached condominiums and one 

detached condominium dwelling unit with a total gross floor area of approximately 72,967 

square feet and a floor-area ratio (FAR) of approximately 0.89. The floor plans for the different 

building types proposed are shown on Figure 3-1b, Mission Beach Residences – Duplex Floor 

Plans, Figure 3-1c, Mission Beach Residences – Triplex Floor Plans, and Figure 3-1d, Mission 

Beach Residences – Fourplex Floor Plans. Table 3-1, Mission Beach Residences Project – 

Building Details, provides a corresponding summary of each dwelling unit identified on Figure 

3-1. See Figure 3-2a and Figure 3-2b, Exterior Elevations, for the Mission Beach Residences 

Project exterior elevations and examples of project design. In addition, the Mission Beach 

Residences Project includes 102 on-grade enclosed garage tandem parking spaces, an 

approximately 0.201-acre pocket park, and ana non-motorized extension of Jersey Court from 

Mission Boulevard to Bayside Lane. Construction of the Mission Beach Residences Project would 

involve the demolition of the existing school facility and ancillary structures on site.  
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Table 3-1 

Mission Beach Residences Project – Building Details 

Lot Number Building Type Bedrooms per Unit 

Lot 1 Single-family detached 4 

Lot 2 and Lot 3 Fourplex 3 

Lot 4 and Lot 5 Fourplex 3 

Lot 6 Triplex 3 

Lot 7 Triplex 2 or 3 

Lot 8 Triplex 2 or 3 

Lot 9 and Lot 10 Fourplex 3 

Lot 11 Triplex 2 or 3 

Lot 12 Duplex 2 or 3 

Lot 13 Triplex 2 or 3 

Lot 14 Duplex 2 or 3 

Lot 15 Triplex 3 

Lot 16 Triplex 2 or 3 

Lot 17 Triplex 2 or 3 

Lot 18 Triplex 2 or 3 

Lot 19 Triplex 2 or 3 

Lot 20 and Lot 21 Fourplex 3 

Source: Robert Hidey Architects 2015. 

The proposed pocket park would be privately developed, owned and maintained but would 

be open to the public. The park would be designed to satisfy the Mission Beach Residences 

Project’s population-based park requirements. For more information, refer to Section 7.10, 

Public Services and Facilities.  

LEED Silver Certification 

One of the Mission Beach Residences Project’s objectives is to meet LEED Silver 

certification or equivalent and include a PV system. The Mission Beach Residences Project 

would achieve LEED Silver certification by implementing a series of sustainable and 

environmentally friendly design features, techniques and materials. These features would 

reduce through energy demand, water and resource consumption, and environmental waste , 

and will generate renewable energy on-site. other efficiency and Ssustainability measures 

which would include the following: 

 Energy: 

o Roof-mounted PV solar panels to generate electricity on-site, and reduce demand 

from public utility  
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o Energy-efficient lighting and occupant sensors 

o Energy-efficient appliances and systems  

o Natural daylighting 

o Ventilation strategies  

 Water: 

o High-efficiency plumbing fixtures and fittings  

o Landscape with non-invasive drought-tolerant native species 

 Waste: 

o Waste reduction and recycling during construction 

 Other: 

o Heat Island Reduction 

 Cool roof materials  

 Shade hardscape and covered parking 

o Third-party testing and enhanced systems commissioning  

o Non-chlorofluorocarbon (CFC) based air conditioning units 

o Low volatile organic compound (VOC) products and materials specified throughout  

o Priority for locally sourced products and materials 

Parking Facilities 

The Mission Beach Residences Project would include on-grade enclosed parking garages 

with two tandem parking spaces per unit. The Mission Beach Residences Project would 

provide a total of 102 parking spaces. 

Access  

Primary vehicular access to the Mission Beach Residences Project site would be provided through 

private alleys which would be open to the public via vehicular and pedestrian access easements. 

Vehicular and pedestrian access in the Mission Beach Residences Project area is provided by a 

series of east–west alleys, places, and courts. Two alleys that originally passed through the 

Mission Beach Residences Project site were vacated in 1938 and 1941 to accommodate the 

former Mission Beach Elementary School. The Mission Beach Residences Project would include 

restoration of these access ways as private thoroughfares that would be open to the public, and 
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which would extend from Mission Boulevard to Bayside Lane. Two units would access unit 

parking spaces via Bayside Lane and would not utilize private alleys for primary access.  

Pedestrian access is provided on Santa Barbara Place, the proposed sidewalk on Jersey Court, 

and the existing Kennebeck Court sidewalk. 

Landscaping 

Prior to site development, all existing on-site vegetation would be removed and new landscaping 

would be incorporated as part of the site design. The Mission Beach Residences Project 

landscape plan would include drought-tolerant and native vegetation. The landscape scheme 

would be designed to enhance the proposed architectural design elements through careful 

selection of flower and leaf color and texture, plant forms, landscape lighting, and site 

furnishings which relate to the architectural design scheme. Landscaped areas would be served 

by permanent irrigation systems including state-of-the-art automatic, underground systems with 

low precipitation rate sprinkler heads. Drip tubing would be used in all planting areas adjacent to 

walks, drives, and activity areas.  

Planting would be designed to obscure undesirable views (automobiles, storage, utility areas, 

etc.) and add interest to the site. Architectural elements on the site would be related and 

enhanced with plantings of similar design character. All plant material selected for use would be 

of a type known to be successful in the area or in similar climatic soil conditions. Color from 

plant foliage, bark, or flowers would be utilized to create an aesthetically pleasing environment. 

Landscape finish grading objectives would incorporate state-or-the-art Low Impact Development 

(LID) design strategies such as Flow-through Planters (Leppert Engineering 2014b). 

Per the Mission Beach Precise Plan Section 1513.0402(a)(1), all proposed landscaping in 

required yard areas for courts, places, or walks would be maintained at a height of 3 feet or lower 

(including raised planters) to preserve public views. Additionally, per section 1513.0402(a)(2), 

landscaping located within required yards for courts and places shall protect pedestrian view 

corridors by emphasizing canopy trees that reach a height of 24 feet at maturity and ground 

cover. Mature trees would be maintained so that branches do not encroach below a height of 8 

feet above finish surface or finish grade as measured at the trunk. The landscape plan would 

conform to the Mission Beach Planned District Ordinance, the Land Development Code – 

Landscape Regulations, the Land Development Manual – Landscape Standards, Standard 

Specifications for Public Works Construction (Green Book), City of San Diego Storm Water 

Standards Manual, and the San Diego Regional Standard Drawings (Leppert Engineering 

2014a). All landscape maintenance in common areas, including the trees along Mission 

Boulevard, would be maintained by the development’s Home Owners Association (HOA).  
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3.1.5 CONSTRUCTION 

Total construction is expected to take approximately 18–24 months. Demolition of 

approximately 21,350 square feet of the existing structures would be required prior to 

construction. Construction of the Mission Beach Residences Project would include grading; 

public and private utilities; building and garage construction; coatings; paving of alleys and 

sidewalks; and public improvements, landscaping (including removal of all trees on site), and 

pocket park improvements. The Mission Beach Residences Project would require grading of 

the entire 1.88 acres and would include 2,630 cubic yards of cut at a 4-foot depth, 165 cubic 

yards of fill at a 1-foot depth, and a total export of 2,465 cubic yards of soil. To the greatest 

extent possible, efforts would be made to locate a fully-permitted receiver site outside of the 

coastal zone. During construction activities, construction equipment and materials would be 

staged on site so as not to obstruct access to surrounding streets, alleys and courts. The Mission 

Beach Residences Project applicant would prepare a traffic control plan to specifically address 

construction traffic within the City’s public rights-of-way. The traffic control plan would 

include provisions for construction times, control plans for allowance of bicyclists, pedestrians, 

and bus access throughout construction. The traffic control plan would also include provisions 

to ensure emergency vehicle passage at all times, and include signage and flaggers when 

necessary to allow the heavy equipment to utilize surrounding streets. The traffic control plan 

would include provisions for coordinating with local school hours and emergency service 

providers regarding construction times.  

3.1.6 DISCRETIONARY ACTIONS 

The Mission Beach Residences Project would require discretionary approvals that include a 

General Plan Amendment (GPA), Community Plan Amendment (CPA) and a Local Coastal 

Program Amendment (LCPA). These amendments would include graphic and/or textual changes 

to the City of San Diego General Plan for consistency with the CPA and modifications to the 

Mission Beach Precise Plan and LCP. Additional discretionary approvals would include a 

Vesting Tentative Map (VTM) to develop 51 residential condominiums, a Coastal Development 

Permit (CDP), a Site Development Permit (SDP), and the vacation of two existing 8-foot-wide 

public sewer easements. Additional land use approvals needed to commence development may 

include, but are not limited to, grading, demolition, and building permits. The GPA, CPA and 

LCPA are required to redesignate the site in the Mission Beach Precise Plan from Institutional & 

Public and Semi-Public Facilities in the General Plan and “school” in the Mission Beach Precise 

Plan, to residential. The CPA would include revisions to maps, tables, and text in the Mission 

Beach Community Plan to reflect this multifamily residential land use designation, as well as a 

shift in the development intensity. The CPA would also remove the goals and recommendations 

to retain the Mission Beach Residences Project site as a school. A SDP is required due to 



MISSION BEACH RESIDENCES PROJECT AND SANTA BARBARA PLACE RESIDENCES PROJECT MEIR 
 CHAPTER 3 – PROJECT DESCRIPTION 

December 2015 3-7 8133 

proposed site-specific deviations as described below and in Section 5.1, Land Use. The VTM is 

required in order to implement lot line adjustments to the existing 27 legal lots and for the 

development of 51 condominium units.  

Land Development Code Section 143.0920 allows Affordable/In-fill Housing and 

Sustainable Building projects to request deviations from applicable development regulations 

through a Process 4 Site Development Permit provided the Findings per Section 126.0504(a) 

and Section 126.0504(m) can be met.  

The following deviations are requested for the project:  

 A deviation from San Diego Municipal Code Section 1513.0304 for street frontage is 

proposed for lots 7 through 15. This section requires 30 feet of street frontage in the 

MBPD-R-S zone. Since the project includes a Vesting Tentative Map, the lack of street 

frontage for lots 7 through 15 also results in a deviation to SDMC 144.0211(a), which 

requires that each lot have frontage on a street that is open to and usable by vehicular 

traffic. The existing public right-of ways were vacated in 1938 and 1941, and the portion 

of the land within the alleys and court were reverted to the adjacent lots starting from the 

centerline of the former alleys and court. The proposed lots would front a private 

driveway with a public access easement rather than a public street as a condition of the 

Vesting Tentative Map. Therefore, the individual lots will be provided access to and from 

a publicly accessible right-of-way and be consistent with other alleys within the 

surrounding community. The proposed private driveways would be privately owned and 

would be maintained by the development’s Home Owner’s Association (HOA) in order 

to provide enhanced improvements and maintenance. The private driveways would have 

an easement for access to both Mission Boulevard and Bayside Lane. 

 A deviation from San Diego Municipal Code Section 1513.0304 for street frontage is 

proposed for lot 6. The required frontage is 30 feet where 25.04 feet would be provided. 

The lot is an irregular shaped end-lot occurring where Bayside Lane cuts diagonally 

through the regular street grid. The lot does not have the required 30 feet of frontage due 

to the unique geometry, but it has an average lot width of 45 feet, and a lot area far 

greater than the required minimum. Deviations have historically been permitted 

throughout Mission Beach where Bayside Lane runs diagonally and creates other 

irregular shaped lots. 

 A deviation from the San Diego Land Development Code Section 113.0273 for the 20 foot 

by 20 foot visibility triangle area along the property line on the sides of the private driveways 

that intersect with Bayside Lane. The Mission Beach Residences Project includes stop signs 
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at the intersection of Bayside Lane and these two Private Drives, instead of providing the 

required visibility triangles. 

The Mission Beach Residences Project is analyzed pursuant to CEQA Guidelines sections 

15175–15179 regarding preparation of a Master Environmental Impact Report (MEIR) and is 

analyzed at the project level.  

The City would use this MEIR and supporting documentation in its decision to review the 

required discretionary permits and render a decision. Additional agencies would use this MEIR 

and supporting documentation in their decision-making process to issue approvals; these 

agencies include the Regional Water Quality Control Board (RWQCB), and the California 

Coastal Commission (CCC).  

3.2 SANTA BARBARA PLACE RESIDENCES PROJECT  

3.2.1 PROJECT BACKGROUND  

The Santa Barbara Place Residences Project includes 12 residential condominium units on 

approximately 0.34 acre comprised of six existing legal lots in the Mission Beach Community 

Planning Area within the City of San Diego. The existing on-site educational building was 

formerly used as a pre-school and kindergarten facility associated with former Mission Beach 

Elementary School, located at 825 Santa Barbara Place.  

3.2.2 PREVIOUS APPROVALS 

The 0.34-acre Santa Barbara Place Residences Project site was previously developed as the 

southern portion of the Mission Beach Elementary School. As previously discussed, the 

elementary school function ceased in the summer of 1973, upon which the facility was converted 

to a special education school until at least the early 1980s. Upon closure of the site as an 

education facility, it was used for administrative purposes by SDUSD until 2013. On January 22, 

2013, the Board of Education for the San Diego Unified School District adopted a Resolution 

declaring the site as excess land and, after offering it to other public agencies and entities (with 

no takers) listed the property for sale and solicited competitive bids. On May 14, 2013, the Board 

formally selected the Principals of MB9 Owner, LLC and escrow closed on December 20, 2013. 

Santa Barbara Place Owner MB9, LLC acquired the site from MB9 Owner, LLC on February 20, 

2014. The site and facilities are currently vacant.  
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3.2.3 PROJECT OBJECTIVES 

The objectives of the Santa Barbara Place Residences Project are as follows:  

 Adaptively reuse a vacant, developed site.  

 Develop new multifamily condominium dwelling units on the existing six legal lots to 

accommodate the current and growing housing demand in the Mission Beach Community 

Planning Area as called for in City of San Diego General Plan.  

 In keeping with the City of Villages strategy and Smart Growth policies of the City of 

San Diego General Plan, maximize residential development at an infill site, where public 

facilities, transit, and services are within walking distance.  

 Create cohesive development that is compatible in scale and character and enhances the 

existing community character in the Mission Beach Community Planning Area in 

compliance with Mission Beach Planned District Ordinance standards. 

 Implement a roof-mounted photovoltaic (PV) system consisting of solar panels sufficient 

to generate at least 50% of the project’s project energy consumption, in conformance 

with the criteria of the Affordable/In-fill Housing and sustainable Buildings Expedite 

Program and sustainable building design measures to ensure compliance with LEED 

Silver Certification Standards. 

 Increase and improve public vehicular access. 

 Create a small corner landscape element at the corner of Santa Barbara Place and 

Mission Boulevard. 

3.2.4 PROJECT CHARACTERISTICS 

Project Components 

As shown in Figure 3-3, Santa Barbara Place Residences Project Site Plan, the Santa Barbara 

Place Residences Project would construct three (3) three-story residential buildings with a total 

of 12 units with a total gross floor area of approximately 16,000 square feet and a FAR of 

approximately 1.07. All three proposed buildings are designed as fouplexes with three bedrooms 

per unit. See Figure 3-4a and Figure 3-4b, Exterior Elevations, for Santa Barbara Place 

Residences Project exterior elevations and examples of project design. See Figure 3-5, Santa 

Barbara Place Residences Architectural Rendering, for rendering of the conceptual Santa 

Barbara Place Residences Project design. In addition, the Santa Barbara Place Residences Project 

includes 24 on-grade enclosed garage tandem parking spaces. A passive landscaped space would 

be developed adjacent to Mission Boulevard which would serve as a landscape buffer and 
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pedestrian amenity. Construction of the Santa Barbara Place Residences Project would involve 

the demolition of the existing school facility structure on site.  

LEED Silver Certification 

One of the Santa Barbara Place Residences Project’s objectives is to meet LEED Silver certification 

or equivalent and include a PV system. The Santa Barbara Place Residences Project would achieve 

LEED Silver certification by implementing a series of sustainable and environemtnally firnedly 

design features, techniquies and materials. These features would reduce through energy demand, 

water and resource consumption, and environmental waste, and will generate renewable energy on-

site. other efficiency and sSustainability measures which would include the following: 

 Energy: 

o Roof-mounted PV solar panels to generate electricity on-site, and reduce demand 

from public utility  

o Energy-efficient lighting and occupant sensors 

o Energy-efficient appliances and systems  

o Natural daylighting 

o Ventilation strategies  

 Water: 

o High-efficiency plumbing fixtures and fittings  

o Landscape with non-invasive drought-tolerant native species 

 Waste: 

o Waste reduction and recycling during construction 

 Other: 

o Heat Island Reduction 

 Cool roof materials  

 Shade hardscape and covered parking 

o Third-party testing and enhanced systems commissioning  

o Non-chlorofluorocarbon (CFC) based air conditioning units 

o Low volatile organic compound (VOC) products and materials specified throughout  

o Priority for locally sourced products and materials 
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Parking Facilities 

The Santa Barbara Place Residences Project would include on-grade enclosed parking garages 

with two tandem parking spaces per unit. The Santa Barbara Place Residences Project would 

provide a total of 24 parking spaces.  

Access  

Vehicular access to the Santa Barbara Place Residences Project site would be provided from the 

existing unnamed alley located between Santa Barbara Place and Jamaica Court. Pedestrian 

access would be provided from Santa Barbara Place. 

Landscaping 

Prior to site development, all existing on-site vegetation would be removed and new landscaping 

would be incorporated as part of the site design. The Santa Barbara Place Residences Project 

landscape plan would include drought-tolerant and native vegetation. The landscape scheme 

would be designed to enhance the proposed architectural design elements through careful 

selection of flower and leaf color and texture, plant forms, landscape lighting, and site 

furnishings which relate to the architectural design scheme. Landscaped areas would be served 

by permanent irrigation systems include state-of-the-art automatic, underground systems with 

low precipitation rate sprinkler heads. Drip tubing would be used in all planting areas adjacent to 

walks, drives, and activity areas. 

Planting would be designed to obscure undesirable views (automobiles, storage, utility areas, 

etc.) and add interest to the site. Architectural elements on the site would be related and 

enhanced with plantings of similar design character. All plant material selected for use would be 

of a type known to be successful in the area or in similar climatic soil conditions. Color from 

plant foliage, bark, or flowers would be utilized to create an aesthetically pleasing environment. 

Landscape finish grading objectives would incorporate state-of-the-art LID design strategies 

such as Flow-through Planters (Leppert Engineering 2014b). 

Similar to the Mission Beach Residences Project and per the Mission Beach Precise Plan 

Section 1513.0402(a)(1), all proposed landscaping in required yard areas for courts, places, or 

walks would be maintained at a height of 3 feet or lower (including raised planters) to preserve 

public views. Additionally, per section 1513.0402(a)(2), landscaping located within required 

yards for courts and places shall protect pedestrian view corridors by emphasizing canopy trees 

that reach a height of 24 feet at maturity and ground cover. Mature trees would be maintained 

so that branches do not encroach below a height of 8 feet above finish surface or finish grade 

as measured at the trunk. The landscape plan would conform to the Mission Beach Planned 
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District Ordinance, the Land Development Code – Landscape Regulations, the Land 

Development Manual – Landscape Standards, Standard Specifications for Public Works 

Construction (Green Book), City of San Diego Storm Water Standards Manual, and the San 

Diego Regional Standard Drawings (Leppert Engineering 2014b). All landscape maintenance 

in common areas, including the trees along Mission Boulevard, would be maintained by the 

development’s Home Owners Association (HOA). 

3.2.5 CONSTRUCTION 

Total construction is expected to take approximately 10–12 months. Demolition of the existing 

former Mission Beach Elementary School educational building and ancillary improvements 

would be required prior to construction. Construction of the Santa Barbara Place Residences 

Project would include grading, public and private utilities, building and garage construction, 

coatings, and paving of alleys and sidewalks and public and private improvements, and 

landscaping (including removal of all trees on site). The Santa Barbara Place Residences Project 

would not require soil import or export. During construction activities, construction equipment 

and materials would be staged on site so as not to obstruct access to surrounding streets, alleys 

and courts. The Santa Barbara Place Residences Project applicant would prepare a traffic control 

plan to specifically address construction traffic within the City’s public rights-of-way. The traffic 

control plan would include provisions for construction times, control plans for allowance of 

bicyclists, pedestrians, and bus access throughout construction. The traffic control plan would also 

include provisions to ensure emergency vehicle passage at all times, and include signage and flaggers 

when necessary to allow the heavy equipment to utilize surrounding streets. The traffic control plan 

would include provisions for coordinating with local school hours and emergency service providers 

regarding construction times.  

3.2.6 DISCRETIONARY ACTIONS 

The Santa Barbara Place Residences Project would require discretionary approvals that include 

a VTM to develop 12 residential condominiums on the six existing legal lots and a Coastal 

Development Permit (CDP). Additional land use approvals needed to commence development 

may include, but are not limited to, grading, demolition, and building permits. 

The Santa Barbara Place Residences Project is analyzed pursuant to CEQA Guidelines sections 

15175–15179 regarding preparation of an MEIR and is analyzed at the project level.  

The City would use this MEIR and supporting documentation in its decision to review the required 

discretionary permits and render a decision. Additional agencies may use this MEIR and supporting 

documentation in their decision-making process to issue approvals, such as the RWQCB.  
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Mission Beach Residences Project Exterior Elevations
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Mission Beach Residences Project Exterior Elevations
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Mission Beach Residences Project and Santa Barbara Place Residences Project MEIR   Project No. 366139
Santa Barbara Place Residences Project Site Plan

SOURCE: Robert Hidey Architects 2014 FIGURE
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Santa Barbara Place Residences Project Exterior Elevations
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Mission Beach Residences Project and Santa Barbara Place Residences Project MEIR   Project No. 366139
Santa Barbara Place Residences Project Architectural Rendering

SOURCE: Robert Hidey Architects 2014
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CHAPTER 4 HISTORY OF PROJECT CHANGES 

Design of the pocket park that is proposed as part of the Mission Beach Residences Project was 

developed with public input and design considerations offered by the Mission Beach Precise 

Planning Board. Additionally, theThe design of pocket park would be required to undergo a 

General Development Plan park design public input process as established by the City’s 

Consultant’s Guide to Park Design and Development and Council Policy 600-33. 

Based on community input received during the scoping process for the projects, an Expanded 

Park Alternative was added as an alternative under the Combined Project scenario. This 

alternative would provide a 0.28-acre passive park on the Santa Barbara Place Residences 

Project site and six fewer units than proposed under the proposed combined project. For more 

information refer to Section 9.5.3 of this MEIR. 
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CHAPTER 5 ENVIRONMENTAL ANALYSIS 

5.1 LAND USE 

5.1.1 INTRODUCTION 

The following discussion analyzes the existing conditions related to land use, planning, and zoning 

in the vicinity of the Mission Beach Residences Project and the Santa Barbara Residences Project. 

The Mission Beach Residences Project is a 51-unit residential development proposed on the vacant 

former Mission Beach Elementary School site, which is approximately 1.88 acres comprised of 27 

existing legal lots. Located directly to the south, the Santa Barbara Residences Project would 

construct 12 residential units on approximately 0.34 acre comprised of six existing legal lots. This 

section also evaluates specific impacts resulting from development of both projects. In order to 

analyze consistency with City of San Diego (City) planning documents and policies, a consistency 

analysis was then performed for each relevant goal, policy, and recommendation. 

5.1.2 EXISTING CONDITIONS 

On-Site Land Uses 

Mission Beach Residences Project  

The Mission Beach Residences Project site is located on an approximately 1.88-acre trapezoidal 

area which consists of 27 legal lots and spans two parcels. Located at 818 Santa Barbara Place, 

the project site is located approximately 100 feet west of Mission Bay and approximately 385 

feet east of the Pacific Ocean. The project site is bound by Mission Boulevard on the west, 

Bayside Lane on the eastern edge, Kennebeck Court on the northern edge, and Santa Barbara 

Place to the south. Interstate 5 (I-5) is located approximately 2.5 miles east, and Interstate 8 (I-8) 

is approximately 1.6 miles southeast (see Figure 1-2, Vicinity Map).  

Previously, the Mission Beach Residences Project site was utilized for the Mission Bay 

Elementary School, which closed in 1973 due to declining attendance rates (City of San Diego 

1989). The previous Mission Beach Elementary School building is located along the southern 

and western perimeter of the site, with an interior grass courtyard and concrete walkways. The 

northern half of the site is a paved surface parking lot which supported activities in the school 

building. Mature trees scatter the courtyard, but line the western edge of the site, bordering 

Mission Boulevard. 

The school was converted to a special education facility which continued operations until the 

early 1980s. Upon closure of the site as an education facility, it was used for administrative 

purposes by San Diego Unified School District (SDUSD) until 2013. On January 22, 2013, 
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the Board of Education for the San Diego Unified School District adopted a Resolution 

declaring the site as excess land and, after offering it to other public agencies and entities 

(with no takers) listed the property for sale and solicited competitive bids. On May 14, 2013, 

the Board formally selected the Principals of MB9 Owner, LLC and escrow closed on 

December 20, 2013. The facilities are currently vacant.  

Santa Barbara Place Residences Project  

The Santa Barbara Place Residences Project site is located on an approximately 0.34-acre 

rectangular parcel which contains six legal lots. Located at 825 Santa Barbara Place, the project 

site is located approximately 200 feet west of Mission Bay and approximately 480 feet east of 

the Pacific Ocean. The project site is bound by Mission Boulevard on the west, Bayside Lane on 

the eastern edge, Kennebeck Court on the northern edge, and Santa Barbara Place to the south. I-

5 is located approximately 2.5 miles east, and I-8 is approximately 1.5 miles southeast (see 

Figure 1-2, Vicinity Map). Santa Barbara Place Owner MB9, LLC acquired the site from MB9 

Owner, LLC on February 20, 2014. 

The existing educational building on site covers the majority of the parcel, with grass lawns 

lining the northern perimeter and a gated grass courtyard near the southeastern corner of the site. 

The southern and eastern perimeter of the site is a paved surface parking lot which supported 

activities in the facility. The perimeter of the project site is lined with existing trees and other 

shrubs associated with landscaping of the educational facility. 

Surrounding Land Uses 

Mission Beach is a 2-mile-long and 0.25-mile-wide sand bar peninsula created by joint 

action of the San Diego River and the Pacific Ocean. The Mission Beach community is the 

most densely developed residential community within the City of San Diego, with mostly 

single-family and multifamily residential land use (City of San Diego 2014). Although it is 

located directly between the Mission Bay and the Pacific Ocean, this area has remained a 

predominantly residential community since the first development in the early 1900s (City of 

San Diego 1989). The Pacific Ocean is approximately 0.1 mile to the west; Mission Bay with 

its associated beaches, coves, marinas, parks and recreational water facilities to the east; and 

Belmont Park is to the south. 

Mission Beach Residences Project  

Directly south of the Mission Beach Residences Project site across Santa Barbara Place is an 

educational building and ancillary improvements associated with the previous Mission Beach 

Elementary School, where the Santa Barbara Residences Project would be located. Other than 
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this additional previous SDUSD facility, the project site is surrounded on all sides by existing 

single-family and multifamily residences. Approximately 0.15 mile south of the project on 

Mission Boulevard is Belmont Park, a tourist attraction amusement park built in 1925. The Bahia 

Resort Hotel is approximately 0.25 mile southeast, and Mission Bay Yacht Club is 

approximately 0.25 mile north of the site.  

Santa Barbara Place Residences Project  

Directly north of the Santa Barbara Place Residences Project site across Santa Barbara Place is 

the previous Mission Beach Elementary School, where the Mission Beach Residences Project 

would be located. Other than this vacant school facility, the project site is surrounded on all sides 

by existing single-family and multifamily residences. Approximately 0.15 mile south of the 

project on Mission Boulevard is Belmont Park, a tourist attraction amusement park built in 1925. 

The Bahia Resort Hotel is approximately 0.25 mile southwest, and Mission Bay Yacht Club is 

approximately 0.25 mile north of the site.  

Regulatory Framework 

City of San Diego General Plan 

The State of California requires cities and counties to prepare and adopt a general plan to set out 

a long-range vision and comprehensive policy framework for its future. The state also mandates 

that the plan be updated periodically to ensure relevance and utility. The City of San Diego 

General Plan 2008 (General Plan) was unanimously adopted by the City Council on March 10, 

2008, with additional amendments approved in December 2010 and January 2012. The General 

Plan builds upon many of the goals and strategies of the former 1979 General Plan, in addition to 

offering new policy direction in the areas of urban form, neighborhood character, historic 

preservation, public facilities, recreation, conservation, mobility, housing affordability, economic 

prosperity, and equitable development. It recognizes and explains the critical role of the 

community planning program as the vehicle to tailor the City of Villages strategy for each 

neighborhood. It also outlines the plan amendment process, and other implementation strategies, 

and considers the continued growth of the City beyond the year 2020 (City of San Diego 2008a). 

The Mission Beach Residences Project site is currently designated for “Institutional & Public and 

Semi-Public Facilities” land use, and the Santa Barbara Place Residences Project site is currently 

designated Residential. Land Use designations are shown on Figure 5.1-1, General Plan Land Use 

Designations. Environmental goals consistent with the goals of the Mission Beach Residences 

Project and Santa Barbara Place Residences Project are contained within the General Plan’s Land 

Use and Community Planning, Mobility, Urban Design, Economic Prosperity, Conservation and 

Noise Elements, as described in the following paragraphs.  
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Land Use and Community Planning Element. The purpose of this element is to guide future 

growth and development into a sustainable citywide development pattern, while maintaining or 

enhancing quality of life in the City’s communities. The Land Use and Community Planning 

Element addresses land use issues that apply to the City as a whole. The community planning 

program is the mechanism to refine citywide policies, designate land uses, and make additional 

site-specific recommendations as needed. The Land Use and Community Planning Element 

establishes the structure to respect the diversity of each community and includes policy direction 

to govern the preparation of community plans. The element also provides policy direction in 

areas including zoning and policy consistency, the plan amendment process, coastal planning, 

airport land use compatibility planning, annexation policies, balanced communities, equitable 

development, and environmental justice. 

Mobility Element. This element strives to improve mobility in the City by providing policies that 

support a balanced, multi-modal transportation network, while minimizing environmental and 

neighborhood impacts. The Mobility Element contains policies that help make walking more 

viable for short trips, in addition to addressing various other transportation choices in a manner that 

strengthens the City of Villages land use visions and helps to achieve a sustainable environment.  

Urban Design Element. “Urban design” describes the physical features that define the 

character or image of a street, neighborhood, community, or the City as a whole. Urban design 

provides the visual and sensory relationship between people and the built and natural 

environment. The built environment includes buildings and streets, and the natural environment 

includes features such as shorelines, canyons, mesas, and parks as they shape and are 

incorporated into the urban framework. Citywide urban design recommendations are necessary 

to ensure that the built environment continues to contribute to the qualities that distinguish the 

City as a unique living environment. 

Public Facilities, Services, and Safety Element. This element addresses facilities and services 

that are publicly managed and have a direct influence on the location of land use. These include 

Fire-Rescue, Police, Wastewater, Storm Water, Water Infrastructure, Waste Management, 

Libraries, Schools, Information Infrastructure, Disaster Preparedness, and Seismic Safety. Public 

Facilities, Services, and Safety Element goals and polices are associated with providing adequate 

public facilities and services to serve the existing population and new growth. Applicable 

recommendations include requiring development proposals to fully address impacts to public 

facilities and services. 

Conservation Element. The Conservation Element contains policies to guide the conservation 

of resources that are fundamental components of San Diego’s environment, that help define the 

City’s identity, and that are relied upon for continued economic prosperity. The purpose of this 
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element is to help the City become an international model of sustainable development and 

conservation and to provide for the long-term conservation and sustainable management of the 

rich natural resources that help define the City’s identity, contribute to its economy, and improve 

its quality of life. 

In addition, the Conservation Element highlights the Coastal Zone Boundary within the City of 

San Diego. The project sites falls within the Coastal Zone, and is therefore governed by the 

California Coastal Act of 1976 and the California Coastal Commission.  

Noise Element. The purpose of the noise element is to protect people living and working in the City 

from excessive noise. The Noise Element provides goals and policies to guide compatible land uses 

and incorporates noise attenuation measures for new uses to protect people living and working in the 

City from an excessive noise environment. This purpose becomes more relevant as the City 

continues to grow with infill and mixed-use development consistent with the Land Use Element. 

The City has also adopted the following General Plan Noise Element policies related to 

aircraft noise: 

 NE-D.1. Encourage noise-compatible land use within airport influence areas in 

accordance with federal and state noise standards and guidelines.  

 NE-D.2. Limit future residential uses within airport influence areas to the 65 dB CNEL 

airport noise contour, except for multiple-unit, mixed-use, and live–work residential uses 

within the San Diego International Airport influence area in areas with existing 

residential uses and where a community plan and the Airport Land Use Compatibility 

Plan allow future residential uses.  

 NE-D.3. Ensure that future multiple-unit, mixed-use, and live–work residential uses 

within the San Diego International Airport influence area that are located greater than the 

65 dB CNEL airport noise contour are located in areas with existing residential uses and 

where a community plan and Airport Land Use Compatibility Plan allow future 

residential uses.  

o Limit the amount of outdoor areas subject to exposure above the 65 dB CNEL.  

o Provide noise attenuation to ensure an interior noise level that does not exceed 

45 dB CNEL.  

 NE-D.4. Discourage outdoor uses in areas where people could be exposed to prolonged 

periods of high aircraft noise levels greater than the 65 dB CNEL airport noise contour.  
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California Coastal Act 

Local Coastal Programs (LCPs) are basic planning tools used by local governments to guide 

development in the coastal zone, in conformity the goals and policies of the California Coastal 

Act of 1976. An LCP reflects the unique characteristics of individual local coastal communities 

and includes, at a minimum, a local government’s land use plan, zoning ordinance, and zoning 

district maps. For the Mission Beach community, an LCP was adopted and incorporated to the 

Mission Beach Precise Plan on February 2, 1982, and amended by California Coastal 

Commission actions in 1984 (City of San Diego 1989). Refer to Figure 5.1-4 for the Coastal 

Zone boundary within Mission Beach community. 

California Public Resources Code, Sections 30250–30255, Division 20 California Coastal Act, 

regulate development within the Coastal Zone boundary. Section 30514 notes that any 

amendments or changes to the underlying land use plan included in the LCP for an area that 

affects drainage, or to either the certified drainage or transportation plan, shall be reviewed and 

processed in the same manner as an amendment of a certified LCP, which must be approved by 

the California Coastal Commission. 

Mission Beach Precise Plan and Local Coastal Program 

Both project sites are located within the Mission Beach community, as defined by the City’s General 

Plan (City of San Diego 2008a). The Mission Beach Precise Plan and Local Coastal Program 

Addendum (Precise Plan) outlines specific goals and policies for this community. The Mission 

Beach Residences Project site is designated for School (S) land use, and as “rl-40” zone (see Figure 

5.1-2, Mission Beach Land Use Plan and Figure 5.1-3, Mission Beach Zoning Update). This rl-40 

zone was updated from r4 zoning as a part of the Mission Beach Precise Plan, as adopted in July 

1974 (see Figures 5.1-2 and Figure 5.1-3). The r4 previously allowed for 108 units per acre. 

Following the update to the Precise Plan, all residential development in the plan area includes a 

maximum residential density of 36 units per acre. The Santa Barbara Place Residences Project site is 

designated for residential land use with a 36-units-per-acre density maximum.  

The Mission Beach Precise Plan includes the following elements: Residential, Housing, 

Commercial, Community Facilities, Transportation, Community Amenities, and Implementation. 

The goals and objectives of each of the elements that are relevant to the Mission Beach 

Residences Project are identified in the following paragraphs. Although the Mission Beach 

Residences Project conflicts with the land use designation for the project site, environmental 

goals consistent with the goals of the project are contained within the following elements: 

Residential Element. The Residential Element highlights the inadequacies of previous area 

development and provides goals to guide new residential development within the community. Goals 
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include density, height, and size restrictions on proposed residential development. These goals include 

a three-story, 35-foot height maximum for all proposed residential development. The Residential 

Element encourages the design of new buildings and spaces that will not have an adverse effect on 

surrounding community. 

Transportation Element. This element identifies goals and policies directed at providing an 

efficient, balanced transportation system in the Mission Beach community. This element identifies 

that a lack of parking inhibits the flow of traffic within the community, with vehicles blocking the 

alleys, as well as vehicular circulation in search of parking spaces. While it is expected that 

automobiles will continue to be the primary means of transportation, this element strives to maximize 

opportunities for bus service, beach shuttles, mass transit, and other modes of transportation. 

Community Facilities Element. The Community Facilities element states that establishing an 

elementary school facility in the area is an immediate priority. This proposal stems from two 

related goals: an interest in a variety of family types to live in Mission Beach and the promotion 

of an economically balanced community. As the only public school facility in the Mission Beach 

community, summary recommendations within the plan include reopening the school as an 

elementary educational facility as a draw for families with children to the community.  

In addition, the Mission Beach Precise Plan includes a Local Coastal Program Addendum. This 

addendum addresses that the projects are located within the Coastal Zone, as defined by the 

California Coastal Act of 1976. The Local Coastal Program Addendum further clarifies the 

objectives of the Mission Beach Precise Plan, and reflects the more detailed objectives and 

implementation guidelines already outlined from the San Diego Local Coastal Program 

Regulations, adopted by the Coastal Commission on May 17, 1981. 

City of San Diego Zoning 

Zoning for the Mission Beach Residences Project and the Santa Barbara Residences Project site 

is currently designated as Mission Beach Planned District: R-S (MBPD-R-S) (City of San Diego 

2009). According to the City’s Municipal Code, Section 1513.0302, the purpose of the R-S zone, 

or Residential Subdistricts, is to regulate the small-scale and low-profile developed area with a 

maximum residential density of approximately 36 dwelling units per net residential acre. It is the 

intent of this regulation to allow for the improvement or development of the standard Mission 

Beach lots (City of San Diego 2012).  

Mission Beach Planned District Ordinance 

Both the Mission Beach Residences Project and the Santa Barbara Place Residences Project are 

subject to Mission Beach Planned District Ordinance (PDO; City of San Diego 2012). This 



MISSION BEACH RESIDENCES PROJECT AND SANTA BARBARA PLACE RESIDENCES PROJECT MEIR 
 SECTION 5.1 – LAND USE 

December 2015 5.1-8 8133 

includes restrictions on construction of residential developments based on the small lot sizes and 

the urbanization pattern of the community. The intent of these restrictions is to implement the 

goals and recommendations of the adopted Mission Beach Precise Plan. Specifically, Code 

Sections 1513.0102 through 1513.0405 provide specific development guidance related to 

setbacks, display regulations, parking standards, landscaping, and other criteria.  

Coastal Overlay Zone (Appealable Area) 

The Coastal Overlay Zone is imposed to protect and enhance the quality of public access and coastal 

resources. Both the Mission Beach Residences and Santa Barbara Place Residences projects are 

located within the zone, which applies to areas designated on Map No. C-908 filed in the City 

Clerk’s office as Document No. OO-18872. A Coastal Development Permit is required in this area 

based on regulations within Section 132.0402 of the Municipal Code (City of San Diego 2013a).  

Due to the nature of the Mission Beach Residences Project’s proposed discretionary actions, the 

appropriate decision-making body to review the Coastal Development Permit is the Planning 

Commission and the San Diego City Council. City-issued Coastal Development Permits in the 

appealable area of the Coastal Overlay Zone may be appealed to the California Coastal Commission 

if they are approved by the City (City of San Diego 2013b). However, the Mission Beach Residences 

Project also includes an LCP amendment which must be approved by the California Coastal 

Commission, after City Council approval.  

Coastal Height Limitation Overlay Zone 

Both the Mission Beach Residences and Santa Barbara Place Residences projects are located 

within the Coastal Height Limit Overlay Zone, which provides a supplemental height limit for 

coastal areas specifically described in Section 132.0505(b) of the City’s Municipal Code and 

shown on Map No. C-380 filed in the office of the City Clerk as Document No. 743737. 

Restrictions require that no building shall be constructed in excess of 30 feet in height. No 

additional permit is required due to this designation. 

Parking Impact Overlay Zone (Coastal and Beach Impact Areas) 

Both the Mission Beach Residences and Santa Barbara Place Residences projects are located 

within the Parking Impact Overlay Zone, as a beach impact area, as shown within Map Nos. C-

731 and C-795 filed in the City Clerk’s Office. No permit is required by this division; however, 

both projects are subject to the parking regulations in sections 142.0525 and 142.0560 of the 

City’s Municipal Code. These regulations are enforced due to the high parking demand of the 

surrounding community.  
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Residential Tandem Parking Overlay Zone 

Chapter 13, Article 2, Division 9 of the San Diego Municipal Code, the Residential Tandem 

Parking Overlay Zone, identifies areas where tandem parking may be counted as two parking 

spaces to ensure consistency with parking requirements. Both the Mission Beach Residences and 

Santa Barbara Place Residences projects are included within this overlay zone, and therefore 

tandem parking may be counted as two parking spaces toward the off-street parking requirement. 

Section 132.0905(b) and (c) of the City’s Municipal Code clarifies that at least one of the two 

parking spaces shall be completely enclosed within a structure and both tandem spaces shall be 

assigned to the same dwelling unit. 

As outlined above, both the Mission Beach Residences and Santa Barbara Place Residences projects 

are located in the Mission Beach Planned District Ordinance area which supersedes this overlay 

zone. As outlined in Chapter 15, Article 13 of the San Diego Municipal Code, the PDO also allows 

for tandem parking, but does not require one of the two spaces to be completely enclosed.  

Transit Area Overlay Zone 

Both the Mission Beach Residences and Santa Barbara Place Residences projects are located 

within the Transit Area Overlay Zone as indicated on Map No. C-921 filed in the City Clerk’s 

office as Document No. OO-19287-2. This overlay zone provides supplemental parking 

regulations for areas receiving a high level of transit service, in order to reduce parking demand 

and lower off-street parking requirements. No additional permit is required due to this 

designation; however the projects are subject to supplemental development regulations within 

Section 142.0525 of the City’s Municipal Code. The Parking Impact Overlay Zone and the 

Transit Area Overlay Zone taken together include at least 2 spaces assigned to each dwelling 

unit. The Mission Beach Planned District Ordinance, which supersedes all other parking 

regulations of the City’s Municipal Code applicable to both projects, requires 2 spaces assigned 

to each dwelling unit. 

Airport Land Use Compatibility 

Both the Mission Beach Residences Project and the Santa Barbara Place Residences Project are 

within the Airport Influence Area of the San Diego International Airport (SDIA; see Figure 5.1-

5, San Diego International Airport Safety Compatibility Map). The Airport Influence Area 

requires real estate disclosure by state law, and includes Review Area 1 and Review Area 2. 

Review Area 1 is the combination of the 60 decibel Community Noise Equivalent Level (dB 

CNEL) noise contour, the outer boundary of all safety zones, and the threshold siting surfaces. 

Review Area 2, includes the boundary of airspace protection and overflight boundaries outside of 
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Review Area 1. Specifically, both project sites are within Review Area 2 (San Diego County 

Regional Airport Authority 2014). 

Within Review Area 2, Airport Land Use Commission review is required for land use plans and 

regulations proposing increases in height limits, land use projects that have received notices from the 

Federal Aviation Administration (FAA), or would create hazards to flight safety such as glare, 

lighting, electromagnetic interference, dust, water vapor, smoke, thermal plumes, or bird attractants.  

Multiple Species Conservation Program 

The Multiple Species Conservation Program (MSCP) is part of a comprehensive habitat 

conservation planning program for southwestern San Diego County. A goal of the MSCP is to 

preserve a network of habitat and open space, protecting biodiversity while allowing 

development of less sensitive lands. Local jurisdictions, including the City, implement their 

portions of the MSCP through subarea plans, which describe specific implementing mechanisms. 

The City’s MSCP subarea plan was adopted in March 1997. The MSCP subarea plan is a plan and 

process for the City to issue permits under the federal and state Endangered Species Acts and the 

California Natural Communities Conservation Planning Act of 1991. The primary goal of the 

MSCP subarea plan is to conserve viable populations of sensitive species and to conserve 

biodiversity while allowing for reasonable economic growth.  

The Multi-Habitat Planning Area (MHPA) consists of areas within which the permanent MSCP 

preserve would be assembled and managed for biological resources. Areas not located within the 

MHPA would be available for development proposals. The MSCP identifies a 56,831-acre 

MHPA in the City for preservation of core biological resource areas and corridors targeted for 

preservation. Both the Mission Beach Residences Project and Santa Barbara Place Residences 

Project are located outside of the City’s MHPA, but are located within the City’s MSCP.  

Site Development Permit 

A site development permit is required if a project deviates from the minimum requirements of 

the PDO, if a project seeks to deviate from the applicable development regulations as an 

incentive for providing affordable housing, or if public improvements are required on more than 

3,000 square feet of frontage.  

The Mission Beach Residences Project proposes deviations from the San Diego Municipal Code 

Section 1513.0304, Section 144.0211(a), and Section 113.0273 including street frontage 

requirements and visibility triangle areas. These deviations would require a Site Development 

Permit. The Santa Barbara Place Residences Project does not propose any deviations, and therefore a 
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Site Development Permit would not be required. Section 5.1.6 in this section provides additional 

detail regarding deviations. 

Subdivision Map 

A condominium subdivision map from the City of San Diego, a condominium plan, and a public 

report from the Bureau of Real Estate would be obtained to ensure the right to sell condominium 

units in both the Mission Beach Residences and Santa Barbara Place Residences projects.  

5.1.3 IMPACTS 

Issue 1: Would the proposal result in a conflict with the environmental goals, 

objectives, or recommendations of the General/Community plan in 

which it is located? 

According to the City’s CEQA Significance Determination Thresholds (City of San Diego 

2011), land use compatibility impacts may be significant if the project would: 

 Conflict or be inconsistent with the environmental goals, objectives, or guidelines of a 

community or general plan. 

 Be substantially incompatible with an adopted plan. 

 Conflict with an adopted land use designation or intensity and indirect or secondary 

environmental impacts could occur.  

Per the City’s Significance Determination Thresholds, an inconsistency with a plan is not by 

itself a significant environmental impact; the inconsistency would have to relate to an 

environmental issue to be considered significant under CEQA.  

Mission Beach Residences Project  

The Mission Beach Residences Project site is designated as “Institutional & Public and Semi-

Public Facilities” in the General Plan and “School” in the Mission Beach Precise Plan. The 

Mission Beach Residences Project site was originally designated for the former Mission Beach 

Elementary School facility. The elementary school closed in the summer of 1973, and the facility 

was used for administrative purposes by San Diego Unified School District until 2013. The 

facility is currently vacant.  

Due to the Mission Beach Residences Project’s inconsistency with the “Institutional & Public and 

Semi-Public Facilities” in the City’s General Plan and the “School” land use designation outlined in 

the Precise Plan, this project would require a General Plan Amendment (GPA) and a Community 
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Plan Amendment (CPA) in order to change the land use designation of the site for residential use. 

The GPA would include revisions to maps, tables, and potentially text in the City’s General Plan, and 

the CPA would involve similar revisions to the Mission Beach Precise Plan to reflect the updated 

residential land use designation of the Mission Beach Residences Project site.  

Additionally, due to the Mission Beach Residences Project land use designation change within 

the General Plan and Mission Beach Precise Plan, a Local Coastal Program Amendment 

(LCPA) is required. The Mission Beach Residences Project is currently inconsistent with the 

aforementioned plans; however, with approval of the GPA, CPA, and LCPA, the project would 

not be inconsistent or conflict with the City’s General Plan, Mission Beach Precise Plan, and 

associated Local Coastal Program. With the adoption of these plan amendments and the 

certification of the LCPA by the California Coastal Commission, the Mission Beach Residences 

Project would be in compliance with all applicable land use designations.  

The residential development density proposed for the Mission Beach Residences Project site would 

be approximately 27 dwelling-units per acre; therefore, the project would be consistent with the 36 

dwelling-units-per-acre maximum for the residential land use designation of R-S (MBPD-R-S). 

Although the site is currently designated as a school, implementation of the Mission Beach 

Residences Project on site is not anticipated to create a significant traffic or other significant 

secondary impacts associated with the proposed residential land use. Refer to Section 5.4 for the 

traffic-related impacts, and Section 5.2, Noise, Section 7.2, Air Quality and Odor, and Section 7.5, 

Greenhouse Gas Emissions, for noise, air quality, and greenhouse gas analyses.  

The project’s consistency analysis with pertinent goals, policies, and recommendations are 

provided in Table 5.1-1, Consistency with City of San Diego’s 2008 General Plan, and Table 5.1-

2, Consistency with the City of San Diego Mission Beach Precise Plan and Local Coastal Program 

Addendum. The land use consistency analysis takes several factors into consideration. Overall, as 

shown in the consistency tables, the Mission Beach Residences Project would implement many of 

the goals, policies, guidelines, and recommendations contained in the existing General Plan and 

Mission Beach Precise Plan. Some of the more important examples from the tables are as 

described in the following sections. 

City’s General Plan 

 Policy LU-C 2a-1: Include a variety of residential densities, including mixed use, to increase 

the amount of housing types and sizes, and provide affordable housing opportunities. 

o The Mission Beach Residences Project would develop 51 total units which would 

employ a variety of housing products and unit sizes. The project is consistent with 

this policy. 
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 Policy CE-A.5: Employ sustainable or “green” building techniques for the construction 

and operation of buildings. 

o This Mission Beach Residences Project would be designed to meet LEED-Silver 

certification and employ a variety of sustainable design and energy efficiency 

techniques and include a photovoltaic (PV) system. The project is consistent with 

this policy.  

 Policy CE-A.7: Construct and operate buildings using materials, methods, and 

mechanical and electrical systems that ensure a healthful indoor air quality. Avoid 

contamination by carcinogens, volatile organic compounds, fungi, molds, bacteria, and 

other known toxics. 

o Eliminate the use of chlorofluorocarbon-based refrigerants in newly constructed 

facilities and major building renovations and retrofits for all heating, ventilation, air 

conditioning, and refrigerant-based building systems.  

o Reduce the quantity of indoor air contaminants that are odorous or potentially 

irritating to protect installers and occupant’s health and comfort. Where feasible, 

select low emitting adhesives, paints, coatings, carpet systems, composite wood, agri-

fiber products, and others.  

o This Mission Beach Residences Project would be designed to meet LEED-Silver 

certification and include a PV system. Credits associated with this certification 

include specific focus on increasing indoor air quality and eliminating the use of 

chlorofluorocarbons. The project is consistent with this policy. 

 Policy CE-A.9: Reuse building materials, use materials that have recycled content, or 

use materials that are derived from sustainable or rapidly renewable sources to the 

extent possible.  

o This Mission Beach Residences Project would be designed to meet LEED-Silver 

certification and include a PV system. Credits associated with this certification 

include specific focus on the use of recycled materials, local materials, or sustainable 

materials. The project is consistent with this policy. 

 Policy CE-A.11: Implement sustainable landscape design and maintenance. 

o This Mission Beach Residences Project would be designed to meet LEED-Silver 

certification and include a PV system. Credits associated with this certification 

include specific allotments of potable water use, and reductions in impervious surface 

and water reuse. The project is consistent with this policy. 
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 Policy UD-A.6: Create street frontages with architectural and landscape interest to 

provide visual appeal to the streetscape and enhance the pedestrian experience. 

o The Mission Beach Residences Project would incorporate landscaped areas 

associated with each building and a 0.201-acre pocket park adjacent to Mission 

Boulevard. The project would be consistent with this policy.  

 Distinctive Neighborhoods and Residential Design Goal 3: Architectural design that 

contributes to the creation and preservation of neighborhood character and vitality.  

o The Mission Beach Residences Project involves development that is consistent with the 

lot size, architectural character, and density of the surrounding neighborhood. The project 

is consistent with this goal. 

 Distinctive Neighborhoods and Residential Design Goal 6: Pedestrian connections 

linking residential areas, commercial areas, parks, and open space. 

o The Mission Beach Residences Project would extend public pedestrian access through 

Jersey Court and two unnamed alleys which would be open to the public to connect to 

the similar existing pedestrian network in the surrounding residential community. 

Extension of Jersey Court would also provide additional visual access to Mission Bay 

and the beach. The project is consistent with this goal. 

 Policy UD-B.2: Achieve a mix of housing types within single developments 

o Incorporate a variety of unit types in multifamily projects 

o Incorporate a variety of single family housing types in a single-family 

projects/subdivisions 

o Provide transitions of scale between higher-density development and lower-

density neighborhoods  

o Identify sites for revitalization and additional housing opportunities in neighborhoods 

o The Mission Beach Residences Project would develop 51 total units which would 

employ a variety of housing products and unit sizes. Additionally, the project would 

redevelop a currently dilapidated site, including unmaintained structures surrounded 

by a chain-linked fence, and would revitalize the site through appropriately designed 

residential uses and improve visual and physical access to the surrounding 

community. The project is consistent with this policy. 

 Policy UD-B.3: Design subdivisions to respect the existing lot pattern established within 

neighborhoods to maintain community character. 

o Create lot divisions that respect the existing pattern of development for neighborhood 

continuity and compatibility. 
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o Design lot divisions to have a portion of each created lot in areas of less than 25 

percent gradient.  

o The Mission Beach Residences Project involves development that is consistent with 

the lot size, architectural character, and density of the surrounding neighborhood. 

Each of the residential condominium units proposed would be located in three-story 

buildings and would be consistent with the density recommendation of 36-dwelling-

units-per-acre density maximum. Additionally, the Mission Beach Residences Project 

site is currently flat and lots would not exceed 25 percent gradient. The Mission 

Beach Residences Project is consistent with this policy.  

 Policy UD-B.5a: Design or retrofit street systems to achieve high levels of connectivity 

within the neighborhood street network that link individual subdivisions/projects to each 

other and the community.  

o The Mission Beach Residences Project would extend the existing Jersey Court and 

two unnamed alleys and connect to the similar existing pedestrian network in the 

surrounding residential community. The vehicular alleys would extend through the 

project site to connect the street network through the project site. The private alleys 

would be open to the public. Extension of Jersey Court would also provide additional 

visual access to Mission Bay and the beach. The Mission Beach Residences Project is 

consistent with this policy. 

 Policy ME-G.1 Provide and manage parking so that it is reasonably available when and 

where it is needed. Implement strategies to address community parking problems using a 

mix of parking supply, management, and demand solutions, including but not limited to 

those described on Table ME-3, Parking Strategies Toolbox.  

o A minimum of 102 spaces are required. The Mission Beach Residences Project would 

include 102 parking spaces in enclosed garage tandem spaces. The project includes 

parking tool “Tandem Parking” (enclosed), from Table ME-3, Parking Strategies 

Toolbox. The Mission Beach Residences Project is consistent with this policy. 

 Policy NE-A.2: Assure the appropriateness of proposed developments relative to existing 

and future noise levels by consulting the guidelines for noise-compatible land use to 

minimize the effects on noise-sensitive land uses. 

o The Mission Beach Residences Project involves residential use surrounded by a 

residential community with similar land use. Operational noise impacts would be less 

than significant. Construction noise impacts would be compliant with the City’s 

Noise Ordinance time frames and would be mitigated to the extent feasible; however, 

due to the close proximity of existing residences, temporary construction noise 

impacts would be considered significant and unavoidable. Mitigation measure MB-
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NOI-1 would seek to limit the project’s construction noise impacts to the maximum 

extent feasible; however, the noise impact would not be reduced to a level below 

significance (see Section 5.2, Noise). Overall the project is consistent with this policy. 

In addition to the policies listed above, the City of San Diego General Plan Public Facilities 

Element includes goals and policies related to educational facilities planning, including 

elementary schools. According to the General Plan, the San Diego Unified School District 

applies the following guidelines in the planning of school facilities:  

 Elementary schools: maximum enrollment of 700 students. Site of approximately seven 

acres required to support the educational program. 

The elementary school function ceased in the summer of 1973, after which the facility served 

as a special education school until at least the early 1980s. Upon closure of the site as an 

education facility, it was used for administrative purposes by San Diego Unified School 

District (SDUSD) until 2013. Following its use as an administrative facility, SDUSD 

determined the facility was no longer required to support educational programs under their 

purview; therefore, this specific goal would no longer apply to the former Mission Beach 

Elementary School facility, and the Mission Beach Residences Project would not conflict with 

the goals and policies of the Public Facilities Element. 

Additionally, the Mission Beach Residences Project would have many sustainable features in 

accordance with the San Diego General Plan Conservation Element, as outlined in detail in Table 

5.1-1, Consistency with the City of San Diego’s 2008 General Plan. These features are intended 

to promote resource conservation, increase energy efficiency, and reduce human impacts on 

climate change. In addition, the Mission Beach Residences Project has adopted the goals and 

requirements of City Council Policy 900-14, even though this policy is a mandate on public 

facilities owned by the City. The Mission Beach Residences Project would be designed to meet 

LEED-Silver certification and include a PV system which would ensure project design is 

consistent with the General Plan Conservation Element and Policy 900-14. LEED sustainability 

measures are described in Section 3.1.4, Project Characteristics. 

Mission Beach Precise Plan and Local Coastal Program Addendum 

 Goal: The permanent control of height and building bulk so that structures in Mission 

Beach will not have adverse effects on surrounding property, the beaches, and the 

community in general. 

o The Mission Beach Residences Project would develop 51 condominium dwelling units 

that are consistent with both building and lot size and the scale of the surrounding 

residences. Each of these units will be located in three-story buildings, and consistent 
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with the density recommendation of 36-dwelling-units-per-acre density maximum. 

The Mission Beach Residences Project is consistent with this goal. 

 Recommendation: That a density limitation of 36 dwelling units per net residential acre 

be established for Mission Beach and all new development.  

o The Mission Beach Residences Project would develop 51 condominium dwelling units 

that are consistent with both building and lot size and the scale of the surrounding 

residences. Each of these units will be located in three-story buildings, and consistent 

with the density recommendation of 36-dwelling-units-per-acre density maximum. 

The Mission Beach Residences Project is consistent with this recommendation. 

 Recommendation: That tandem parking be permitted provided that at least one space per 

unit is accessible to a public right-of-way. 

o A minimum of 102 spaces are required, and the Mission Beach Residences Project 

would provide 102 parking spaces in enclosed garage tandem spaces which would be 

accessible to a public right-of-way including private alleys open to the public. The 

Mission Beach Residences Project is consistent with this recommendation. 

 Goal: The encouragement of all types and individuals and family sizes to live in 

Mission Beach. 

o The Mission Beach Residences Project would develop 51 total units, which would 

employ a variety of housing products, unit sizes and floor plans. The Mission Beach 

Residences Project is consistent with this goal. 

Santa Barbara Place Residences Project  

The Santa Barbara Place Residences Project site is designated for residential land use in the 

City of San Diego General Plan and the Mission Beach Precise Plan, as shown in Figure 5.1-1, 

although the site was previously utilized as an educational building for the SDUSD. The site is 

currently vacant. At a proposed density of 36 dwelling units per acre, the residential 

development proposed for the project site would be consistent with the 36-dwelling-units-per-

acre maximum for the residential land use within the Mission Beach Precise Plan. 

The Santa Barbara Place Residences Project is also in compliance with the general and 

supplemental regulations for development outlined in detail within Sections 1513.0401 through 

1513.0405 of the San Diego Municipal Code. Through compliance with these regulations, and 

issuance of the Mission Beach District Permit, the Santa Barbara Place Residences Project 

would be in compliance with the Mission Beach PDO.  
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Similar to the Mission Beach Residences Project, a Mission Beach Planned District Permit is 

required to be consistent with the San Diego Municipal Code including the Mission Beach PDO. 

The Santa Barbara Place Residences Project’s consistency with each applicable regulation is 

outlined in detail in Table 5.1-3, Consistency with Mission Beach Planned District Ordinance. 

Through compliance with these regulations and issuance of the permit, the Santa Barbara Place 

Residences Project would be in compliance with the Mission Beach PDO.  

The project’s consistency analysis with pertinent goals, policies, and recommendations are 

provided in Table 5.1-1, Consistency with City of San Diego’s 2008 General Plan, and Table 5.1-

2, Consistency with the City of San Diego Mission Beach Precise Plan and Local Coastal Program 

Addendum, located at the end of this section. The land use consistency analysis takes several 

factors into consideration. Overall, as shown in the consistency tables, the Santa Barbara Place 

Residences Project would implement many of the goals, policies, guidelines, and 

recommendations contained within the existing General Plan and Mission Beach Precise Plan. 

Some of the more important examples from the tables are as described in the following sections. 

City’s General Plan 

 Policy LU-C 2a-1: Include a variety of residential densities, including mixed use, to increase 

the amount of housing types and sizes, and provide affordable housing opportunities. 

o The Santa Barbara Place Residences Project would develop 12 total units which 

would employ a variety of products, unit sizes and floor plans. The project is not a 

mixed use and would not provide affordable housing.  

 Policy CE-A.5: Employ sustainable or “green” building techniques for the construction 

and operation of buildings. 

o This Santa Barbara Place Residences Project would be designed to meet LEED-Silver 

certification and employ a variety of sustainable design and energy efficiency 

techniques and include a PV system. The project is consistent with this policy. 

 Policy CE-A.7: Construct and operate buildings using materials, methods, and 

mechanical and electrical systems that ensure a healthful indoor air quality. Avoid 

contamination by carcinogens, volatile organic compounds, fungi, molds, bacteria, and 

other known toxics. 

o Eliminate the use of chlorofluorocarbon-based refrigerants in newly constructed 

facilities and major building renovations and retrofits for all heating, ventilation, air 

conditioning, and refrigerant-based building systems.  

o Reduce the quantity of indoor air contaminants that are odorous or potentially 

irritating to protect installers and occupant’s health and comfort. Where feasible, 
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select low emitting adhesives, paints, coatings, carpet systems, composite wood, agri-

fiber products, and others.  

o This Santa Barbara Place Residences Project would be designed to meet LEED-

Silver certification and include a PV system. Credits associated with this certification 

include specific focus on increasing indoor air quality and eliminating the use of 

chlorofluorocarbons. The project is consistent with this policy. 

 Policy CE-A.9: Reuse building materials, use materials that have recycled content, or 

use materials that are derived from sustainable or rapidly renewable sources to the 

extent possible.  

o This Santa Barbara Place Residences Project would be designed to meet LEED-

Silver certification and include a PV system. Credits associated with this certification 

include specific focus on the use of recycled materials, local materials, or sustainable 

materials. The project is consistent with this policy. 

 Policy CE-A.11: Implement sustainable landscape design and maintenance. 

o This Santa Barbara Place Residences Project would be designed to meet LEED-

Silver certification and include a PV system. Credits associated with this certification 

include specific allotments of potable water use, and reductions in impervious surface 

and water reuse. The project is consistent with this policy. 

 Distinctive Neighborhoods and Residential Design Goal 3: Architectural design that 

contributes to the creation and preservation of neighborhood character and vitality. 

 Policy UD-A.6: Create street frontages with architectural and landscape interest to 

provide visual appeal to the streetscape and enhance the pedestrian experience. 

o The Santa Barbara Place Residences Project would incorporate landscaped areas 

associated with each building and a landscaped triangle which would serve as a landscape 

buffer and pedestrian amenity adjacent to Mission Boulevard. The project would be 

consistent with this policy. 

 Policy UD-B.3: Design subdivisions to respect the existing lot pattern established within 

neighborhoods to maintain community character. 

o Create lot divisions that respect the existing pattern of development for neighborhood 

continuity and compatibility. 

o Design lot divisions to have a portion of each created lot in areas of less than 25 

percent gradient.  

o The Santa Barbara Place Residences Project involves development that is consistent 

with the lot size, architectural character, and density of the surrounding 
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neighborhood. Each of the residential condominium units proposed would be located 

in three-story buildings and would be consistent with the density recommendation of 

36-dwelling-units-per-acre density maximum. Additionally, the project site is 

currently flat and lots would not exceed 25 percent gradient. The Santa Barbara Place 

Residences Project is consistent with this policy. 

 Policy UD-B.5a: Design or retrofit street systems to achieve high levels of connectivity 

within the neighborhood street network that link individual subdivisions/projects to each 

other and the community.  

o The Santa Barbara Place Residences Project would not result in project features that 

would obstruct pedestrian, bicycle or vehicular connectivity within the community. 

Additionally, the project would incorporate landscaped areas associated with each 

building and a landscaped triangle which would serve as a landscape buffer and 

pedestrian amenity adjacent to Mission Boulevard. The Santa Barbara Place 

Residences Project is consistent with this policy. 

 Policy ME-G.1 Provide and manage parking so that it is reasonably available when and 

where it is needed. Implement strategies to address community parking problems using a 

mix of parking supply, management, and demand solutions, including but not limited to 

those described on Table ME-3, Parking Strategies Toolbox.  

o A minimum of 24 spaces are required. The Santa Barbara Place Residences Project 

would include 24 parking spaces in enclosed garage tandem spaces. The project includes 

parking tool “Tandem Parking” (enclosed), from Table ME-3, Parking Strategies 

Toolbox. The Santa Barbara Place Residences Project is consistent with this policy. 

 Policy NE-A.2: Assure the appropriateness of proposed developments relative to existing 

and future noise levels by consulting the guidelines for noise-compatible land use to 

minimize the effects on noise-sensitive land uses. 

o The Santa Barbara Place Residences Project involves residential use surrounded by a 

residential community with similar land use. Operational noise impacts would be less 

than significant. Construction noise impacts would be compliant with the City’s 

Noise Ordinance time frames; however, due to the close proximity of existing 

residences, temporary construction noise impacts would be considered significant and 

unavoidable. The Santa Barbara Place Residences Project would not be consistent 

with this policy related to short-term construction noise. Mitigation measure SBP-

NOI-1 would seek to limit the project’s construction noise impacts to the maximum 

extent feasible; however, the impact would not be reduced to a level below 

significance (see Section 5.2, Noise). 
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The Santa Barbara Place Residences project would have many sustainable features in accordance 

with the San Diego General Plan Conservation Element, as outlined in detail in Table 5.1-1, 

Consistency with the City of San Diego’s 2008 General Plan. These features are intended to 

promote resource conservation, increase energy efficiency, and reduce human impacts on climate 

change. In addition, the Santa Barbara Place Residences Project has adopted the goals and 

requirements of City Council Policy 900-14, even though this policy is a mandate on public 

facilities owned by the City. The Santa Barbara Place Residences Project would be designed to 

meet LEED-Silver certification and include a PV system which would ensure project design is 

consistent with the General Plan Conservation Element and Policy 900-14. LEED sustainability 

measures are described in Section 3.2.4, Project Characteristics.  

Mission Beach Precise Plan and Local Coastal Program Addendum  

 Goal: The permanent control of height and building bulk so that structures in Mission 

Beach will not have adverse effects on surrounding property, the beaches, and the 

community in general. 

o The Santa Barbara Place Residences Project would develop 12 multifamily dwelling 

units that are consistent with both building and lot size and the scale of the 

surrounding residences. Each of these units will be located in three-story buildings, 

and consistent with the density recommendation of 36-dwelling-units-per-acre density 

maximum. The Santa Barbara Place Residences Project is consistent with this goal. 

 Recommendation: That a density limitation of 36 dwelling units per net residential acre 

be established for Mission Beach and all new development.  

o The Santa Barbara Place Residences Project would develop 12 multifamily 

dwelling units that are consistent with both building and lot size and the scale of 

the surrounding residences. Each of these units will be located in three-story 

buildings, and consistent with the density recommendation of 36-dwelling-units-

per-acre density maximum. The Santa Barbara Place Residences Project is 

consistent with this recommendation. 

 Recommendation: That tandem parking be permitted provided that at least one space per 

unit is accessible to a public right-of-way. 

o A minimum of 24 spaces are required, and the Santa Barbara Place Residences 

Project would provide 24 parking spaces in enclosed garage tandem spaces. 

These tandem garages would be accessible to adjacent public right-of-ways, 

including Bayside Lane and Mission Boulevard, and publically accessible alleys 

leading to these two streets. The Santa Barbara Place Residences Project is 

consistent with this recommendation. 



MISSION BEACH RESIDENCES PROJECT AND SANTA BARBARA PLACE RESIDENCES PROJECT MEIR 
 SECTION 5.1 – LAND USE 

December 2015 5.1-22 8133 

Combined Project Analysis  

The combination of the Mission Beach Residences Project and the Santa Barbara Place 

Residences Project would not propose any additional deviations than proposed for each project 

individually. The Mission Beach Residences Project is currently inconsistent with the City of 

San Diego General Plan, Mission Beach Precise Plan and Local Coastal Plan; however, with the 

implementation of the GPA, CPA, and LCPA, the projects would be consistent with the updated 

General Plan, Mission Beach Precise Plan, and LCP land use designations. Neither the Mission 

Beach Residences Project nor the Santa Barbara Place Residences Project would conflict with 

the General Plan or Mission Beach Precise Plan following implementation of the GPA, CPA and 

LCPA for the Mission Beach Residences Project; therefore, when evaluated together, the 51 

units proposed for the Mission Beach Residences Project and the 12 units proposed for the Santa 

Barbara Place Residences Project would be consistent with the goals and recommendations of 

applicable land use plans. Various resource areas have the potential to be impacted through the 

combination of both the Mission Beach Residences Project and the Santa Barbara Place 

Residences Project. Refer to Section 7.2, Air Quality, for detailed analysis of the consistency of 

the combined project with the Regional Air Quality Standards. Refer to Section 7.6, Hydrology 

and Water Quality, for detailed analysis of the combined project’s consistency with water quality 

control plans. With the combination of the 51 units for the Mission Beach Residences Project 

and the 12 units proposed for the Santa Barbara Place Residences Project, significant secondary 

impacts to transportation/circulation and parking would result at the intersection of Mission 

Boulevard and Santa Barbara Place, as disclosed in Section 5.4.4 of this EIR. 

5.1.4 SIGNIFICANCE OF IMPACT 

Mission Beach Residences Project  

The Mission Beach Residences Project would not conflict or be substantially incompatible with 

the environmental goals, objectives, or guidelines of a community, general, or other applicable 

plan. Although the Mission Beach Residences Project would conflict with the existing City of 

San Diego General Plan land use designation of “Institutional & Public and Semi-Public 

Facilities” and the Mission Beach Precise Plan land use designation of “School,” the amended 

residential land use designation would not create an indirect or secondary environmental impact. 

Therefore, impacts would be less than significant.  

Santa Barbara Place Residences Project  

The Santa Barbara Residences Project would not conflict or be substantially incompatible with 

the environmental goals, objectives, or guidelines of a community, general, or other applicable 

plan. The Santa Barbara Residences Project would not conflict with any existing land use 

designation. Therefore, impacts would be less than significant.  
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Combined Project Analysis  

When evaluated together, the 51 units proposed for the Mission Beach Residences Project and 

the 12 units proposed for the Santa Barbara Place Residences Project would not conflict with the 

environmental goals, objectives, or recommendations of the General Plan or Mission Beach 

Precise Plan, or be substantially incompatible with an adopted plan. As stated above, each 

individual project would not conflict with an adopted land use designation or intensity causing 

indirect or secondary environmental impacts.  

With the combination of the 51 units for the Mission Beach Residences Project and the 12 units 

proposed for the Santa Barbara Place Residences Project, significant secondary impacts associated with 

the combined project scenario regarding transportation/circulation and parking would result at the 

intersection of Mission Boulevard and Santa Barbara Place, as disclosed in Section 5.4.4 of this EIR.  

5.1.5 MITIGATION, MONITORING, AND REPORTING 

Mission Beach Residences Project  

Since no significant impacts were identified, no mitigation measures are required.  

Santa Barbara Place Residences Project  

Since no significant impacts were identified, no mitigation measures are required.  

Combined Project 

The following mitigation measure, which is identical to mitigation measure CP-TRA-1 in 

Section 5.4.5, would reduce secondary land use impacts to below a level of significance: 

CP-LU-1 Prior to issuance of the first building permit in either the Mission Beach 

Residences project or the Santa Barbara Residences project, the Owner/Permittee 

shall assure by permit and bond the installation of a traffic signal at the 

intersection of Mission Boulevard and Santa Barbara Place to the satisfaction of 

the City Engineer. The traffic signal shall be installed by the Owner/Permittee no 

later than May 1, 2025, to the satisfaction of the City Engineer; provided, 

however, that the City Engineer may require installation of the traffic signal by 

the Owner/Permittee prior to May 1, 2025, based on the results of annual traffic 

counts and impact analysis for this intersection submitted by the Owner/Permittee 

on or before May 1 of each year. Fair share for the traffic signal shall be divided 

82% to the Owner/Permittee of Mission Beach Residences project and 18% to 

the Owner/Permittee of the Santa Barbara Place Residences project. 
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5.1.6 IMPACTS 

Issue 2: Would the proposal require a deviation or variance, and the deviation or 

variance would in turn result in a physical impact on the environment? 

Mission Beach Residences Project  

Land Development Code Section 143.0910 allows Affordable/In-fill Housing and 

Sustainable Building projects to request deviations from applicable development regulations 

through a Process 4 Site Development Permit provided the Findings per Section 126.0504(a) 

and Section 126.0504(m) can be met.  

The following deviations are requested for the project:  

 A deviation from San Diego Municipal Code Section 1513.0304 for street frontage is 

proposed for lots 7 through 157. This section requires 30 feet of street frontage in the 

MBPD-R-S zone. Since the project includes a Vesting Tentative Map, the lack of street 

frontage for lots 7 through 15 also results in a deviation to SDMC 144.0211(a), which 

requires that each lot have frontage on a street that is open to and usable by vehicular 

traffic. The existing public right-of ways were vacated in 1938 and 1941, and the portion 

of the land within the alleys and court were reverted to the adjacent lots starting from the 

centerline of the former alleys and court. The proposed lots would front a private 

driveway with a public private access easement rather than a public street as a condition 

of the Vesting Tentative Map. Therefore, the individual lots will be provided access to 

and from a publicly accessible right-of-way and be consistent with other alleys within the 

surrounding community.The private driveway would provide access to the public streets. 

The proposed private driveways would be privately owned and would be maintained by 

the development’s Home Owner’s Association (HOA) in order to provide enhanced 

improvements and maintenance. The private driveways would have an easement for 

access to both Mission Boulevard and Bayside Lane (Mission Beach Residences 2014). 

 A deviation from San Diego Municipal Code Section 1513.0304 for street frontage is 

proposed for lot 6. The required frontage is 30 feet where 25.04 feet would be provided. 

The lot is an irregular shaped end-lot occurring where Bayside Lane cuts diagonally 

through the regular street grid. The lot does not have the required 30 feet of frontage due 

to the unique geometry, but it has an average lot width of 45 feet, and a lot area far 

greater than the required minimum. Deviations have historically been permitted 

throughout Mission Beach where Bayside Lane runs diagonally and creates other 

irregular shaped lots (Mission Beach Residences 2014). 
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 A deviation from the San Diego Land Development Code Section 113.0273 for the 20 foot 

by 20 foot visibility triangle area along the property line on the sides of the private driveways 

that intersect with Bayside Lane at Jersey Court and Kennebeck Court. The Mission Beach 

Residences Project includes stop signs at the intersection of Bayside Lane and these two 

Private Drives, instead of providing the required visibility triangles. 

As described, the proposed deviations would include improvements to street frontages and 

construction of access ways which would improve connectivity and access throughout the Mission 

Beach Residences Project site. As such, proposed deviations would not create physical 

modifications that would result in significant impacts.  

Santa Barbara Place Residences Project  

The Santa Barbara Place Residences Project would not require variances or deviations, causing 

indirect or secondary environmental impacts to occur. Therefore, no indirect or secondary 

environmental impacts would occur.  

Combined Project Analysis  

The proposed deviations for the Mission Beach Residences Project would include improvements to 

street frontages and construction of access ways which would improve connectivity and access 

throughout the project site. The Santa Barbara Place Residences Project would not require any 

variations or deviations. With the combination of the 51 units proposed for the Mission Beach 

Residences Project and the 12 units proposed for the Santa Barbara Place Residences Project, no 

secondary significant impacts would result.  

5.1.7 SIGNIFICANCE OF IMPACT  

Mission Beach Residences Project  

The proposed deviations for the Mission Beach Residences Project would include minor 

improvements to street frontages and construction of access ways which would improve 

connectivity and access throughout the project site. As such, proposed deviations would not 

create physical modifications that would result in significant impacts. Therefore, impacts 

would be less than significant.  

Santa Barbara Place Residences Project  

The Santa Barbara Place Residences Project would not require any deviations or variances causing 

indirect or secondary environmental impacts to occur. Therefore, no impacts would occur.  
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Combined Project Analysis  

As stated above, each individual project would not result in a physical impact on the environment 

through deviances or variances. The combination of the two projects would not result in any 

physical impacts on the environment through deviations or variances.  

5.1.8 MITIGATION, MONITORING, AND REPORTING 

Mission Beach Residences Project  

Since no significant impacts were identified, no mitigation measures are required.  

Santa Barbara Place Residences Project  

Since no significant impacts were identified, no mitigation measures are required.  

Combined Project 

Since no significant impacts were identified, no mitigation measures are required. 

5.1.9 IMPACTS 

Issue 3: Would the proposal result in land uses which are not compatible with an 

adopted Airport Land Use Compatibility Plan (ALUCP) including aircraft 

noise levels as defined by the plan? 

According to the City’s CEQA Significance Determination Thresholds (City of San Diego 

2011), land use compatibility impacts may be significant if the project would result in: 

 Incompatible uses as defined in an airport land use plan or inconsistency with an 

airport’s land use compatibility plan as adopted by the Airport Land Use Commission 

to the extent that the inconsistency is based on valid data. CEQA, Section 21096 and 

15154, requires this land use/health and safety analysis. For additional information, 

consult the California Airport Land Use Planning Handbook or the applicable 

Comprehensive Land Use Plan:  

o San Diego International Airport (adopted April 3, 2014, amended May 1, 2014). 

Mission Beach Residences Project  

The SDIA ALUCP defines the Mission Beach Residences Project site as being on the boundary 

of the Airport Influence Area, within Review Area 2 (see Figure 5.1-5, San Diego International 
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Airport Safety Compatibility Map). Although the Mission Beach Residences Project is located in 

Review Area 2, the project would not require an increase in the height limit for the area as the 

project would be below the three-story, 35-foot height restriction as delineated in the ALUCP 

and Mission Beach Precise Plan. All structures would be limited to 30 feet to conform to the 

coastal height overlay zone requirement and the 35-foot height limit from the Mission Beach 

Precise Plan. Therefore, the project is not subject to additional requirements of the San Diego 

County Regional Airport Authority (San Diego Regional County Airport Authority 2014). No 

feature of the project would require a change to air station flight operations, approach minimums, 

or departure routes. The Mission Beach Residences Project would not interfere with aircraft 

communications systems, navigation systems, or other electrical systems. The project does not 

propose reflective lighting that would interfere with aircrew vision. Finally, the project does not 

include development uses, such as, but not limited to landfills, feed stations, or certain types of 

vegetation, that would attract birds or waterfowl. As shown on Figure 5.1-5, the project is not 

located in any noise contours associated with operations of the SDIA, but is included within the 

low Traffic Pattern Zone. As defined in the Caltrans California Airport Land Use Planning 

Airport Handbook, five safety compatibility zones apply to large carrier airports such as SDIA. 

The Traffic Pattern Zone is an additional sixth safety zone for general aviation airports, which 

acknowledges that the area is subject to frequent low-altitude overflights by aircraft in the local 

traffic pattern, and is associated with touch-and-go take-offs and landings for trainings (Caltrans 

2011). Low altitude overflights are associated with take-off and landings of flight training 

exercises. These activities are uncommon at SDIA, due to the constant activity of large, high 

performance jet aircrafts used for commercial flights (San Diego Regional County Airport 

Authority 2014). For these reasons, the Mission Beach Residences Project would not conflict 

with the ALUCP for the SDIA. 

The site is within the FAA Part 77 Notification Area, but because the proposed building heights 

would not penetrate the Part 99 notification surfaces of 210 feet above mean sea level for the 

SDIA, no FAA notification is required. 

Pursuant to a memorandum entitled “Airport Land Use Commission Consistency Determination 

Construction of 51 Residential Units at 818 Santa Barbara Place, City of San Diego,” the Airport 

Land Use Commission has reviewed the Mission Beach Residences Project proposal and notes that 

none of the regulations for Review Area 2 or FAA are applicable to the project and there are no bird 

attractants or other attributed which would constitute electrical interference or visual hazard. 

Therefore, the ALUC stated that no determination of consistency with the ALUCP is applicable (San 

Diego County Regional Airport Authority 2015a).  
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Santa Barbara Place Residences Project  

The SDIA ALUCP defines the Santa Barbara Place Residences Project site as being on the border of 

the Airport Influence Area, within Review Area 2 (see Figure 5.1-5, San Diego International Airport 

Safety Compatibility Map). Although the project is located in Review Area 2, the project would not 

require an increase in the height limit for the area as the project will be below the three-story, 35-foot 

height restriction. Therefore, the Santa Barbara Place Residences Project is not subject to additional 

requirements for determinations by the FAA and the San Diego County Regional Airport Authority 

(San Diego Regional County Airport Authority 2014).  

No feature of the Santa Barbara Place Residences Project would require a change to air station 

flight operations, approach minimums, or departure routes. The project would not interfere 

with aircraft communications systems, navigation systems, or other electrical systems. The 

project does not propose reflective lighting that would interfere with aircrew vision. Finally, 

the Santa Barbara Place Residences Project does not include development uses that would 

attract birds or waterfowl, such as, but not limited to landfills, feed stations, or certain types of 

vegetation. As shown on Figure 5.1-5, the project is not located in any noise contours 

associated with operations of the SDIA, but is included within a low Traffic Pattern Zone. As 

defined in the Caltrans California Airport Land Use Planning Airport Handbook, five safety 

compatibility zones apply to large carrier airports such as SDIA. The Traffic Pattern Zone is an 

additional sixth safety zone for general aviation airports, which acknowledges that the area is 

subject to frequent low-altitude overflights by aircraft in the local traffic pattern, and is 

associated with touch-and-go take-offs and landings for trainings (Caltrans 2011). Low altitude 

overflights are associated with take-off and landings of flight training exercises. These 

activities are uncommon at SDIA, due to the constant activity of large, high performance jet 

aircrafts used for commercial flights . (San Diego Regional County Airport Authority 2014). 

For these reasons, the Santa Barbara Place Residences Project would not conflict with the 

ALUCP for the SDIA. 

The site is within the FAA Part 77 Notification Area, but because the proposed building heights 

would not penetrate the Part 99 notification surfaces of 210 feet above mean sea level for the 

SDIA, no FAA notification is required. 

Pursuant to a memorandum entitled, “Airport Land Use Commission Consistency Determination 

Construction of 12 Residential Units at 825 Santa Barbara Place, City of San Diego,” the Airport 

Land Use Commission has reviewed the Santa Barbara Place Residences Project proposal and notes 

that none of the regulations for Review Area 2 or FAA are applicable to the project and there are no 

bird attractants or other attributed which would constitute electrical interference or visual hazard. 
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Therefore, the ALUC stated that no determination of consistency with the ALUCP is applicable (San 

Diego County Regional Airport Authority 2015b).  

Combined Project Analysis  

Compatibility with the ALUCP is based on height and location within a noise contour appropriate 

for the proposed land use. As neither of the projects would conflict with these issues, the combined 

project would not conflict with the SDIA ALUCP. Based on two separate memorandums provided 

by the Airport Land Use Commission on each projects, regulations and limitations within the 

ALUCP are not applicable, and neither project requires a determination of consistency with the 

ALUCP (San Diego Regional Airport Authority 2015a, 2015b). 

5.1.10 SIGNIFICANCE OF IMPACT 

Mission Beach Residences Project  

The Mission Beach Residences Project would be compatible with the adopted ALUCP, including 

aircraft noise levels as defined by the plan. Therefore, impacts would be less than significant.  

Santa Barbara Place Residences Project  

The Santa Barbara Place Residences Project would be compatible with the adopted ALUCP, including 

aircraft noise levels as defined by the plan. Therefore, impacts would be less than significant.  

Combined Project Analysis  

As stated previously, the combined project would not conflict with an applicable ALUCP. 

Therefore, impacts would be less than significant.  

5.1.11 MITIGATION, MONITORING, AND REPORTING 

Mission Beach Residences Project  

Since no significant impacts were identified, no mitigation measures are required.  

Santa Barbara Place Residences Project  

Since no significant impacts were identified, no mitigation measures are required.  

Combined Project 

Since no significant impacts were identified, no mitigation measures are required.  
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5.1.12 PROJECT CONSISTENCY WITH GENERAL AND COMMUNITY PLANS 

Tables 5.1-1, Consistency with the City of San Diego’s 2008 General Plan; 5.1-2, Consistency 

with the City of San Diego Mission Beach Precise Plan and Local Coastal Program Addendum; 

and 5.1-3, Consistency with the Mission Beach Planned District Ordinance outline the projects’ 

consistency or inconsistency with relevant planning documents. As disclosed in detail in these 

tables, the projects would implement many of the goals, policies, guidelines, and 

recommendations in the existing General Plan and Mission Beach Precise Plan, and be consistent 

with the restrictions within the Mission Beach Planned District Ordinance. 
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Table 5.1-1 

Consistency with the City of San Diego General Plan 

Goal/Recommendation 
Number Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Land Use and Community Planning Element 

Policy LU-C.1b Rely on community plans for site-specific 
land use density designations and 
recommendations. 

The project would require a community plan 
amendment to ensure the proposed residential 
development is allowed through a land use 
update from School designation in the Mission 
Beach Precise Plan to residential. This project is 
consistent with this policy.  

This project does not require a change in land use or 
density, or a change in an adopted community plan. 
This project is consistent with this policy.  

Policy LU-C.2a-1 Include a variety of residential densities, 
including mixed use, to increase the 
amount of housing types and sizes, and 
provide affordable housing opportunities.  

The project would develop 51 total condominium 
units in a variety of configurations, floor plans and 
spatial allocations. 

The project would develop 12 total condominium 
units in a variety of configurations, floor plans 
and spatial allocations. 

Policy LU-D.1 Require a General Plan and community 
plan amendment for proposals that 
involve: a change in community plan 
adopted land use or density/intensity 
range; a change in the adopted 
community plan development phasing 
schedule; or a change in plan policies, 
maps, and diagrams. (Note: state law 
mandates that General Plan and 
community plan amendments are not to 
be required for projects utilizing state-
mandated housing density bonuses.) 

The project would require a community plan 
amendment to ensure the proposed residential 
development is allowed through a land use 
update from School designation in the Mission 
Beach Precise Plan to residential.  

This project does not require a change in land use or 
density, or a change in an adopted community plan.  

Consistency Goal 1 Zoning concurrent with community plan 
updates and amendments to ensure 
consistency with community plan land use 
designations.  

The project is consistent with the zoning 
designation outlined in the Mission Beach 
Precise Plan.  

The project is consistent with the zoning 
designation outlined in the Mission Beach 
Precise Plan. 

Policy LU-H.3 Provide a variety of housing types and sizes 
with varying levels of affordability in 
residential and village developments.  

The project would develop 51 total condominium 
units with a variety of configurations, floor plans and 
spatial allocations.  

This project would develop 12 total condominium 
units with a variety of configurations, floor plans 
and spatial allocations. 
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Table 5.1-1 

Consistency with the City of San Diego General Plan 

Goal/Recommendation 
Number Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Environmental Justice 
Goals 

Ensure a just and equitable society by 
increasing public outreach and participation 
in the planning process.  

The project would include several public outreach 
meetings and public notifications, as consistent with 
all applicable notification process requirements 
associated with the California Environmental Quality 
Act (CEQA). 

The project would include several public outreach 
meetings and public notifications, as be 
consistent with all applicable notification process 
requirements associated with the California 
Environmental Quality Act (CEQA). 

Policy LU-I.1 Ensure environmental justice in the 
planning process through meaningful public 
involvement.  

a. Assure potentially affected community 
residents that they have opportunities 
to participate in decisions that affect 
their environment and health, and that 
the concerns of all participants 
involved will be considered in the 
decision-making process. 

b. Increase public outreach to all 
segments of the community so that 
it is informative and detailed in 
terms of process and options 
available to the community. 

c. Consult with Native American tribes to 
provide them with an opportunity to 
participate in local land use 
discussions at an early planning stage, 
for the purpose of protecting, or 
mitigating impacts to cultural places.  

The project would be consistent with all applicable 
notification process requirements associated with the 
California Environmental Quality Act (CEQA). In 
compliance with Section 15082 of the CEQA 
Guidelines, the City Development Services Department 
circulated the NOP and Scoping Letter, dated August 
29, 2014, to interested agencies, groups, and 
individuals. The 30-day public scoping period ended 
September 29, 2014. In addition, a public scoping 
meeting was held on September 23, 2014, at the City of 
San Diego Santa Clara Recreation Center, to gather 
additional public input. Comments received during the 
NOP public scoping period and meeting were 
considered during the preparation of this MEIR. The 
NOP and Scoping Letter comments are included as 
Appendix A of this MEIR.  

The project would be consistent with all applicable 
notification process requirements associated with the 
California Environmental Quality Act (CEQA). In 
compliance with Section 15082 of the CEQA 
Guidelines, the City Development Services Department 
circulated the NOP and Scoping Letter, dated August 
29, 2014, to interested agencies, groups, and 
individuals. The 30-day public scoping period ended 
September 29, 2014. In addition, a public scoping 
meeting was held on September 23, 2014, at the City 
of San Diego Santa Clara Recreation Center, to gather 
additional public input. Comments received during the 
NOP public scoping period and meeting were 
considered during the preparation of this MEIR. The 
NOP and Scoping Letter comments are included as 
Appendix A of this MEIR.  
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Table 5.1-1 

Consistency with the City of San Diego General Plan 

Goal/Recommendation 
Number Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Urban Design Element 

Policy UD-A.5 Design buildings that contribute to a positive 
neighborhood character and relate to 
neighborhood and community context. 

b. encourage designs that are sensitive to 
the scale, form, rhythm, proportions, and 
materials in proximity to commercial areas 
and residential neighborhoods that have a 
well-established, distinctive character.  

The project would develop 51 condominium dwelling 
units that are consistent with both building and lot size 
and scale of the surrounding residences. The project 
would also include a pocket park. Each unit would be 
located in three-story buildings and would be consistent 
with the density maximum of 36 dwelling units per acre.  

The project would develop 12 multifamily dwelling 
units that are consistent with both building and lot 
size and scale of the surrounding residences. 
Each of these units would be located in three-story 
buildings and would be consistent with the density 
maximum of 36 dwelling units per acre.  

Policy UD-A-6 Create street frontages with architectural 
and landscape interest to provide visual 
appeal to the streetscape and enhance the 
pedestrian experience.  

The project would include landscaped areas associated 
with each building and a 0.201-acre pocket park adjacent 
to Mission Boulevard.  

The project would include landscaped areas 
associated with each building including a 
landscaped triangle space adjacent to Mission 
Boulevard.  

Policy UD-A.12 Reduce the amount and visual impact of 
surface parking lots. 

The project would remove the surface parking lot 
associated with the previous Mission Beach School 
facility. In addition, parking for the proposed development 
would be a mixture of tandem spaces within enclosed 
garage spaces. 

The project would remove the surface parking lot 
associated with the previous Mission Beach School 
facility. In addition, parking for the proposed 
development would be a mixture of tandem spaces 
within enclosed garage spaces. 
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Table 5.1-1 

Consistency with the City of San Diego General Plan 

Goal/Recommendation 
Number Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Distinctive 
Neighborhoods and 
Residential Design  
Goal 3 

Architectural design that contributes to the 
creation and preservation of 
neighborhood character and vitality. 

As discussed in Section 7.12, Visual Effects and 
Neighborhood Character, with overall compliance 
with the PDO requirements and general residential 
land use recommendations of the Mission Beach 
Precise Plan, the Mission Beach Residences Project 
would develop structures of bulk and scale that 
would be consistent with the character of the 
surrounding community. The existing residential 
development includes a broad mix of old and 
new/remodeled structures exhibiting a variety of 
architectural styles between individual lots. The 
current land use detracts from the visual quality of 
the area due to its existing vacant 
state.Development of the Mission Beach 
Residences Project would increase the 
cohesiveness of the Mission Beach community by 
furthering the goals of retaining the residential 
character of the area and would enhance the visual 
quality of the area. 

As discussed in Section 7.12, Visual Effects and 
Neighborhood Character, with overall 
compliance with the PDO requirements and 
general residential land use recommendations of 
the Mission Beach Precise Plan, the Santa 
Barbara Place Residences Project would 
develop structures of bulk and scale that would 
be consistent with the character of the 
surrounding community. The existing residential 
development includes a broad mix of old and 
new/remodeled structures exhibiting a variety of 
architectural styles between individual lots. The 
existing site structures and use detracts from the 
visual quality of the area due to its vacant state. 
Development of the Santa Barbara Place Project 
would increase the cohesiveness of the Mission 
Beach community by furthering the goals of 
retaining the residential character of the area 
and would enhance the visual quality of the area. 

Distinctive 
Neighborhoods and 
Residential Design  
Goal 4 

Innovative design for a variety of housing 
types to meet the needs of the population. 

The project would develop 51 total condominium 

units in a variety of configurations, floor plans and 
spatial allocations.  

This project would develop 12 total condominium 
units in a variety of configurations, floor plans 
and spatial allocations. 
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Table 5.1-1 

Consistency with the City of San Diego General Plan 

Goal/Recommendation 
Number Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Distinctive 
Neighborhoods and 
Residential Design  
Goal 5 

Infill housing, roadways, and new construction 
that are sensitive to the character and quality 
of existing neighborhoods. 

The project would develop 51 condominium 
dwelling units that are consistent with the both 
building and lot size and scale of the surrounding 
residences. Each of these units would be located 
in three-story buildings and would be consistent 
with the density recommendation of 36-dwelling-
units-per acre density maximum. Currently there 
are 93 130 lots within the 300-foot noticing survey 
radius from the project. Of those 130 lots, there are 
42 single-family homes, 80 buildings with 2 to 4 
units, and 8 buildings with 5 or more units. Of 
those 93 lots there are 22 single family homes, 61 
buildings with 2-4 units, and 10 buildings with 5 or 
more units. The surrounding area is comprised of 
predominantly multifamily unit developments. As 
such the proposed project is consistent with the 
character of the surrounding neighborhood. The 
proposed development also complies with all 
aspects of the Mission Beach PDO, including those 
regulations limiting size, bulk, floor area, maximum 
number of units, and lot consolidations.  

The project would develop 12 multifamily dwelling 
units that are consistent with the both building and 
lot size and scale of the surrounding residences. 
Each of these units would be located in three-story 
buildings, and would consistent with the density 
recommendation of 36-dwelling-units-per-acre 
density maximum. Currently there are 93 lots within 
the 300-foot noticing survey radius from the project. 
Of those 93 lots there are 22 single family homes, 
61 buildings with 2-4 units, and 10 buildings with 5 
or more units. The surrounding area is comprised of 
predominantly multifamily unit developments. As 
such the proposed project is consistent with the 
character of the surrounding neighborhood. The 
proposed development also complies with all 
aspects of the Mission Beach PDO, including those 
regulations limiting size, bulk, floor area, maximum 
number of units, and lot consolidations. 

Distinctive 
Neighborhoods and 
Residential Design  
Goal 6 

Pedestrian connections linking 
residential areas, commercial areas, 
parks, and open space.  

The project would extend Jersey Court and two 
unnamed alleys and connect to the similar existing 
pedestrian network in the surrounding residential 
community. The private alleys would be open to the 
public. Additionally, the location of the pocket park 
along Mission Boulevard would provide improved 
pedestrian access to passive open space 
opportunities.  

The project would not impact pedestrian and 
vehicular circulation in the general vicinity of 
the project.  
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Table 5.1-1 

Consistency with the City of San Diego General Plan 

Goal/Recommendation 
Number Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Policy UD-B.1 Recognize that the quality of a 
neighborhood is linked to the overall 
quality of the built environment. Project 
should not be viewed singularly, but 
viewed as part of the larger 
neighborhood or community plan area 
in which they are located for design 
continuity and compatibility.  

a. Integrate new construction with 
the existing fabric and scale of 
development in surrounding 
neighborhoods. Taller or denser 
development is not necessarily 
inconsistent with older, lower-
density neighborhoods but must 
be designed with sensitivity to 
existing development. For 
example, new development 
should not cast shadows or 
create wind tunnels that will 
significantly impact existing 
development and should not 
restrict vehicular or pedestrian 
movements from existing 
development.  

b. Design new construction to 
respect the pedestrian orientation 
of neighborhoods. 

c. Provide innovative designs for a 
variety of housing types to meet 
the needs of the population.  

The project would develop 51 condominium dwelling 
units that are consistent with the both building and 
lot size and scale of the surrounding residences. 
Units would include a variety of configurations, floor 
plans and spatial allocations. Each of these units will 
be located in three-story buildings, and consistent 
with the density recommendation of 36-dwelling-
units-per-acre density maximum. Currently there are 
93 130 lots within the 300-foot noticing survey 
radius from the project. Of those 130 lots, there are 
42 single-family homes, 80 buildings with 2 to 4 
units, and 8 buildings with 5 or more units.Of those 
93 lots there are 22 single family homes, 61 
buildings with 2-4 units, and 10 buildings with 5 or 
more units. The surrounding area is comprised of 
predominantly multifamily unit developments. As 
such the proposed project is consistent with the 
character of the surrounding neighborhood. The 
proposed development also complies with all 
aspects of the Mission Beach PDO, including those 
regulations limiting size, bulk, floor area, maximum 
number of units, and lot consolidations.  

The project would develop 12 multifamily 
dwelling units that are consistent with the both 
building and lot size and scale of the surrounding 
residences. Each of these units will be located in 
three-story buildings, and consistent with the 
density recommendation of 36-dwelling-units-
per-acre density maximum. Currently there are 
93 lots within the 300-foot noticing survey radius 
from the project. Of those 93 lots there are 22 
single family homes, 61 buildings with 2-4 units, 
and 10 buildings with 5 or more units. The 
surrounding area is comprised of predominantly 
multifamily unit developments. As such the 
proposed project is consistent with the character 
of the surrounding neighborhood. The proposed 
development also complies with all aspects of 
the Mission Beach PDO, including those 
regulations limiting size, bulk, floor area, 
maximum number of units, and lot 
consolidations.  
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Table 5.1-1 

Consistency with the City of San Diego General Plan 

Goal/Recommendation 
Number Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Policy UD-B.2 Achieve a mix of housing types within 
single developments 

a. Incorporate a variety of unit types 
in multifamily projects 

b. Incorporate a variety of single-
family housing types in a single-
family projects/subdivisions 

c. Provide transitions of scale 
between higher-density 
development and lower-density 
neighborhoods. 

d. Identify sites for revitalization and 
additional housing opportunities in 
neighborhoods 

The project would develop 51 total condominium 
units, with a variety of configurations, floor plans and 
spatial allocations. Currently there are 93 130 lots 
within the 300-foot noticing survey radius from the 
project. Of those 130 lots, there are 42 single-
family homes, 80 buildings with 2 to 4 units, and 8 
buildings with 5 or more units.Of those 93 lots there 
are 22 single family homes, 61 buildings with 2-4 
units, and 10 buildings with 5 or more units. The 
surrounding area is comprised of predominantly 
multifamily unit developments. As such the 
proposed project is consistent with the character of 
the surrounding neighborhood. The proposed 
development also complies with all aspects of the 
Mission Beach PDO, including those regulations 
limiting size, bulk, floor area, maximum number of 
units, and lot consolidations.  

This project would develop 12 total 
condominium units with a variety of 
configurations, floor plans and spatial 
allocations. Currently there are 93 lots within 
the 300-foot noticing survey radius from the 
project. Of those 93 lots there are 22 single 
family homes, 61 buildings with 2-4 units, 
and 10 buildings with 5 or more units. The 
surrounding area is comprised of 
predominantly multifamily unit developments. 
As such the proposed project is consistent 
with the character of the surrounding 
neighborhood. The proposed development 
also complies with all aspects of the Mission 
Beach PDO, including those regulations 
limiting size, bulk, floor area, maximum 
number of units, and lot consolidations. 
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Policy UD-B.3 Design subdivisions to respect the existing lot 
pattern established within neighborhoods to 
maintain community character. 

a Create lot divisions that respect the 
existing pattern of development for 
neighborhood continuity and 
compatibility. 

b Design lot divisions to have a portion 
of each created lot in areas of less 
than 25 percent gradient.  

The project involves a development that is consistent 
with the lot size, architectural character, and density 
of the surrounding neighborhood. Each of the 
residential units proposed would be located in three-
story buildings and would be consistent with the 
density recommendation of the 36-dwelling-units-per-
acre density maximum. Currently there are 93 130 
lots within the 300-foot noticing survey radius from the 
project. . Of those 130 lots, there are 42 single-
family homes, 80 buildings with 2 to 4 units, and 8 
buildings with 5 or more units. Of those 93 lots there 
are 22 single family homes, 61 buildings with 2-4 
units, and 10 buildings with 5 or more units. The 
surrounding area is comprised of predominantly 
multifamily unit developments. As such the proposed 
project is consistent with the character of the 
surrounding neighborhood. The proposed 
development also complies with all aspects of the 
Mission Beach PDO, including those regulations 
limiting size, bulk, floor area, maximum number of 
units, and lot consolidations. 

The project involves a development that is 
consistent with the lot size, architectural character, 
and density of the surrounding neighborhood. 
Each of the residential units proposed would be 
located in three-story buildings, and consistent 
with the density recommendation of the 36-
dwelling-units-per-acre density maximum. 
Currently there are 93 lots within the 300-foot 
noticing survey radius from the project. Of those 
93 lots there are 22 single family homes, 61 
buildings with 2-4 units, and 10 buildings with 5 or 
more units. The surrounding area is comprised of 
predominantly multifamily unit developments. As 
such the proposed project is consistent with the 
character of the surrounding neighborhood. The 
proposed development also complies with all 
aspects of the Mission Beach PDO, including 
those regulations limiting size, bulk, floor area, 
maximum number of units, and lot consolidations. 
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Policy UD-B.4 Create street frontages with architectural and 
landscape interest for both pedestrians and 
neighboring residents. 

a. Locate buildings on the site so 
that they reinforce street 
frontages. 

b. Relate buildings to existing and 
planned adjacent uses. 

c. Provide ground level entries and 
ensure that building entries are 
prominent and visible.  

d. Maintain existing setback patterns, 
except where community plans call 
for redevelopment to change the 
existing pattern. 

e. Locate transparent features such as 
porches, stoops, balconies, and 
windows facing the street to promote 
a sense of community. 

f. Encourage side- and rear-loaded 
garages. Where not possible, reduce 
the prominence of the garage 
through architectural features and 
varying planes. 

g. Minimize the number of curb-cuts 
along residential streets. 

The project would extend Jersey Court and two 
unnamed alleys (open to the public) and connect to 
the similar existing pedestrian network in the 
surrounding residential community. The project would 
include landscaped areas associated with each building 
and a 0.201-acre pocket park adjacent to Mission 
Boulevard. See Figures 3-2a, 3-2b, and 3-3 for 
depictions of street frontages, elevations and site design. 
Structures would be located along the street frontage to 
effectively interact with the pedestrian amenities. 
Architectural design, bulk, and scale would be consistent 
with the surrounding residential community. Setbacks 
would be consistent with City standards. Jersey Court is 
a private alley which would be extended to Bayside 
Lane. Although proposed as a private alley, Jersey 
Court would observe the 15-foot standard setback 
required for public streets. Balconies and windows 
would be oriented toward alleyways which would be 
accessible to the public. Orientation of such features 
would be consistent with surrounding development. 
Garage entrances would be located on the bottom floor 
of all units and would be provided via private alleyways, 
away from primary public spaces such as Mission Blvd. 
Two units would access unit parking spaces via 
Bayside Lane. Curb cuts would be limited.  

The project would include landscaped areas 
associated with each building including a 
landscaped triangle space adjacent to Mission 
Boulevard. See Figures 3-5a, 3-5b, and 3-6 for 
depictions of street frontages, elevations and site 
design. Structures would be located along the 
street frontage to effectively interact with the 
pedestrian amenities. Architectural design, bulk, 
and scale would be consistent with the 
surrounding residential community. Setbacks 
would be consistent with City standards. 
Balconies and windows would be oriented 
toward alleyways which would be accessible to 
the public. Orientation of such features would be 
consistent with surrounding development. 
Garage entrances would be located on the 
bottom floor of all units and would be provided 
via private alleyways, away from primary public 
spaces such as Mission Blvd. Curb cuts would 
be limited. 
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Policy UD-B.5a Design or retrofit street systems to 
achieve high levels of connectivity within 
the neighborhood street network that link 
individual subdivisions/projects to each 
other and the community.  

The project would extend Jersey Court and two 
unnamed alleys and connect to the similar existing 
pedestrian network in the surrounding residential 
community. The vehicular alleys will also be extend 
through the project site to connect the street 
network through the project site and would be open 
to the public.  

The project would not impact pedestrian and 
vehicular circulation in the general vicinity of 
the project. 

Policy UD-B.6 Utilize alleys to provide improved and 
alternative pedestrian access to sites. 
This would include consideration of a 
promenade or paseo design for alleys 
when enhanced landscaping, and 
residential units or uses that face the 
alleys to activate them as alternative 
pedestrian streets. This could provide an 
alternative function for alleys that is non-
vehicular, but still provides linkages to 
other sites and uses and adds to a 
neighborhood’s connectivity.  

The project would extend Jersey Court and two 
unnamed alleys and connect to the similar existing 
pedestrian network in the surrounding residential 
community. The vehicular alleys will also be extend 
through the project site to connect the street 
network through the project site and would be open 
to the public. 

The project would not impact pedestrian and 
vehicular circulation in the general vicinity of the 
project, and utilize alleys as alternative 
pedestrian access to the site. 

Public Facilities, Services, and Safety Element 

Evaluation of Growth, 
Facilities, and Services 
Goal 1 

Adequate public facilities available at the 
time of need. 

The project would not significantly impact any public 
facilities serving the project area. Based on projected 
population growth associated with the proposed 
project, the addition of approximately 96 residents to 
the project area would not substantially increase 
demand for public services including fire protection, 
police protection, school facilities or libraries. See 
Section 7.10 for additional information.  

The project would not significantly impact any 
public facilities serving the project area. Based on 
projected population growth associated with the 
proposed project, the addition of approximately 23 
residents to the project area would not 
substantially increase demand for public services 
including fire protection, police protection, school 
facilities or libraries. See Section 7.10 for 
additional information.  
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Policy PF-C.1 Require development proposals to fully 
address impacts to public facilities and 
services. 

a. Identify the demand for public 
facilities and services resulting from 
discretionary projects. 

b. Identify specific improvements and 
financing which would be provided by 
the project, including but not limited to 
sewer, water, storm drain, solid waste, 
fire, police, libraries, parks, open 
space, and transportation projects. 

c. Subject projects, as a condition of 
approval, to exactions that are 
reasonably related and in rough 
proportionality to the impacts resulting 
from the proposed development.  

d. Provide public facilities and services 
to assure that current levels of 
service are maintained or improved.  

The project would not significantly impact any public 
facilities serving the project area. Based on projected 
population growth associated with the proposed 
project, the addition of approximately 96 residents to 
the project area would not substantially increase 
demand for public services including fire protection, 
police protection, school facilities or libraries. The 
project would address impacts to parks through the 
provision of a 0.201-acre pocket park. See Section 
7.10 for additional information.  

The project would not significantly impact any 
public facilities serving the project area. Based on 
projected population growth associated with the 
proposed project, the addition of approximately 23 
residents to the project area would not 
substantially increase demand for public services 
including fire protection, police protection, school 
facilities or libraries. See Section 7.10 for 
additional information.  

Fire-Rescue Goal 1 Protection of life, property, and environment 
by delivering the highest level of 
emergency and fire-rescue services, 
hazard prevention, and safety education.  

Adequate public services are available to serve the 
project to ensure protection of life, property, and 
environment. Details are included in Section 7.10 of 
this MEIR. 

Adequate public services are available to serve 
the project to ensure protection of life, property, 
and environment. Details are included within 
Section 7.10 of this MEIR. 

Police Goal 1 Safe, peaceful, and orderly communities. Adequate police services are available to serve the 
project to ensure protection of safe, peaceful, and 
orderly communities. See Section 7.10 of this MEIR. 

Adequate police services are available to serve the 
project to ensure protection of safe, peaceful, and 
orderly communities. See Section 7.10 of this MEIR. 

Policy PF-F.13 Maintain a cost-effective system of meeting or 
preferably exceeding regulatory standards 
related to wastewater collection and treatment 
and stormwater pollution prevention.  

The project would be consistent with all applicable 
stormwater regulations during construction and 
operations to ensure a minimal impact on water quality. 
See Section 7.6 of this MEIR. 

The project would be consistent with all applicable 
stormwater regulations during construction and 
operations to ensure a minimal impact on water 
quality. See Section 7.6 of this MEIR. 
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Storm Water 
Infrastructure Goal 1 

Protection of beneficial water resources 
through pollution prevention and 
interception efforts.  

The project would be consistent with all applicable 
stormwater regulations during construction and 
operations to ensure a minimal impact on water 
quality. See Section 7.6 of this MEIR. 

The project would be consistent with all applicable 
stormwater regulations during construction and 
operations to ensure a minimal impact on water 
quality. See Section 7.6 of this MEIR. 

Storm Water 
Infrastructure Goal 2 

A storm water conveyance system that 
effectively reduces pollutants in urban 
runoff and storm water to the maximum 
extent practicable.  

The project would be consistent with all applicable 
stormwater regulations during construction and 
operations to ensure a minimal impact on water 
quality. See Section 7.6 of this MEIR. 

The project would be consistent with all applicable 
stormwater regulations during construction and 
operations to ensure a minimal impact on water 
quality. See Section 7.6 of this MEIR. 

Policy PF-G.1 Ensure that all storm water conveyance 
systems, structures, and maintenance 
practices are consistent with federal 
Clean Water Act and California Regional 
Water Quality Control Board NPDES 
[National Pollutant Discharge Elimination 
System] Permit standards.  

The project would be consistent with all applicable 
stormwater regulations during construction and 
operations to ensure a minimal impact on water 
quality. See Section 7.6 of this MEIR. 

The project would be consistent with all applicable 
stormwater regulations during construction and 
operations to ensure a minimal impact on water 
quality. See Section 7.6 of this MEIR. 

Policy PF-G.3 Meet and preferably exceed regulatory 
mandates to protect water quality in a 
cost-effective manner monitored through 
performance measures.  

The project would be consistent with all applicable 
stormwater regulations during construction and 
operations to ensure a minimal impact on water 
quality. See Section 7.6 of this MEIR. 

The project would be consistent with all applicable 
stormwater regulations during construction and 
operations to ensure a minimal impact on water 
quality. See Section 7.6 of this MEIR. 

Mobility Element 

Walkable Communities 
Goal 2 

A safe and comfortable pedestrian 
environment. 

The project would extend Jersey Court and two 
unnamed alleys (open to the public) and connect to 
the similar existing pedestrian network in the 
surrounding residential community. The addition of 
residential units to the site where a currently 
vacated, fenced-in site exists would activate the 
pedestrian streetscape and provide additional “eyes 
on the street” improving safety and sense of 
community. Balconies, windows and patios would all 
face pedestrian walkways.  

The project would not impact the existing safe 
and comfortable pedestrian environment in the 
community. The addition of residential units to 
the site where a currently vacated, fenced-in site 
exists would activate the pedestrian streetscape 
and provide additional “eyes on the street” 
improving safety and sense of community. 
Balconies, windows and patios would all face 
pedestrian walkways.  
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Walkable Communities 
Goal 3 

A complete, functional, and 
interconnected pedestrian network that is 
accessible to pedestrians of all abilities. 

The project would extend Jersey Court and two 
unnamed alleys (open to the public) and connect to 
the similar existing pedestrian network in the 
surrounding residential community. The addition of 
residential units to the site where a currently 
vacated, fenced-in site exists would activate the 
pedestrian streetscape. 

The project would not impact the existing 
pedestrian network in the community. The 
addition of residential units to the site where a 
currently vacated, fenced-in site exists would 
activate the pedestrian streetscape. 

Walkable Communities 
Goal 4 

Greater walkability achieved through 
pedestrian friendly street, site, and 
building design.  

The project would extend Jersey Court and two 
unnamed alleys (open to the public) and connect to 
the similar existing pedestrian network in the 
surrounding residential community. The addition of 
residential units to the site where a currently 
vacated, fenced-in site exists would activate the 
pedestrian streetscape and provide additional “eyes 
on the street” improving safety and sense of 
community. Balconies, windows and patios would all 
face pedestrian walkways. 

The project would not impact the existing 
pedestrian network in the community. The 
addition of residential units to the site where a 
currently vacated, fenced-in site exists would 
activate the pedestrian streetscape and provide 
additional “eyes on the street” improving safety 
and sense of community. Balconies, windows 
and patios would all face pedestrian walkways. 

Policy ME-A.2 Design and implement safe pedestrian 
routes. 

The project would extend Jersey Court and two 
unnamed alleys (open to the public) and connect to 
the similar existing pedestrian network in the 
surrounding residential community. 

The project would not impact the existing 
pedestrian network in the community. 

Street and Freeway 
System Goal 3 

Vehicle congestion relief.  The project would include adequate parking for the 
additional residences proposed, limiting vehicle 
congestion due to parking problems. The project 
also includes vehicular traffic alleys through the site 
which would be open to the public.  

The project would include adequate parking for 
the additional residences proposed, limiting 
vehicle congestion due to parking problems.  
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Policy ME-C.8 Implement Traffic Impact Study 
Guidelines that address site and 
community specific issues.  

a. Consider the results of site-specific 
studies or reports that justify 
vehicle trip reductions.  

A traffic impact analysis was prepared specific to the 
project. This report and additional site-specific 
analysis are included in Section 5.4 of this MEIR.  

A traffic impact analysis was prepared specific to 
the proposed project. This report and additional 
site-specific analysis are included in Section 5.4 
of this MEIR.  

Parking Management 
Goal 1  

Parking that is reasonably available when 
and where it is needed through 
management of the supply.  

A minimum of 102 spaces are required. The project 
would include 102 parking spaces in enclosed 
garage tandem spaces. 

A minimum of 24 spaces are required. The project 
would include 24 parking spaces in enclosed garage 
tandem spaces. 

Policy ME-G.1 Provide and manage parking so that it is 
reasonably available when and where it is 
needed. 

a. Implement strategies to address 
community parking problems using 
a mix of parking supply, 
management, and demand 
solutions, including but not limited 
to those described on Table ME-3, 
Parking Strategies Toolbox.  

A minimum of 102 spaces are required. The project 
would include 102 parking spaces in enclosed 
garage tandem spaces. The project includes parking 
tool “Tandem Parking” (enclosed), from Table ME-3, 
Parking Strategies Toolbox. 

A minimum of 24 spaces are required. The 
project would include 24 parking spaces in 
enclosed garage tandem spaces. The project 
includes parking tool “Tandem Parking” 
(enclosed), from Table ME-3, Parking Strategies 
Toolbox. 

Policy ME-G.4 Support innovative programs and 
strategies that help to reduce the space 
required for, and demand for parking. 

A minimum of 102 spaces are required. The project 
would include 102 parking spaces in enclosed 
garage tandem spaces. 

A minimum of 102 spaces are required. The project 
would include 102 parking spaces in enclosed 
garage tandem spaces. 

Policy ME-G.5 Implement parking strategies that are 
designed to help reduce the number and 
length of automobile trips.  

A minimum of 102 spaces are required. The project 
would include 102 parking spaces in enclosed 
garage tandem spaces. 

A minimum of 102 spaces are required. The project 
would include 102 parking spaces in enclosed 
garage tandem spaces. 
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Conservation Element 

Climate Change and 
Sustainable 
Development Goal 

To reduce the City’s overall carbon dioxide 
footprint by improving energy efficiency, 
increasing use of alternative modes of 
transportation, employing sustainable planning 
and design techniques, and providing 
environmentally sound waste management. 

The project would be designed to meet LEED-Silver 
certification and employ a variety of sustainable 
design and energy efficiency techniques and include 
a PV system.  

The project would be designed to meet 
LEED-Silver certification and employ a 
variety of sustainable design and energy 
efficiency techniques and include a PV system. 

Policy CE-A.5 Employ sustainable or “green” building 
techniques for the construction and 
operation of buildings. 

The project would be designed to meet LEED-Silver 
certification and employ a variety of sustainable 
design and energy efficiency techniques and include 
a PV system. 

The project would be designed to meet LEED-Silver 
certification and employ a variety of sustainable 
design and energy efficiency techniques and 
include a PV system. 
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Policy CE-A.7 Construct and operate buildings using 
materials, methods, and mechanical and 
electrical systems that ensure a healthful indoor 
air quality. Avoid contamination by 
carcinogens, volatile organic compounds, 
fungi, molds, bacteria, and other known toxics. 

a. Eliminate the use of 
chlorofluorocarbon-based 
refrigerants in newly constructed 
facilities and major building 
renovations and retrofits for all 
heating, ventilation, air 
conditioning, and refrigerant-based 
building systems.  

b. Reduce the quantity of indoor air 
contaminants that are odorous or 
potentially irritating to protect 
installers and occupant’s health 
and comfort. Where feasible, select 
low emitting adhesives, paints, 
coatings, carpet systems, 
composite wood, agri-fiber 
products, and others.  

The project would be designed to meet LEED-Silver 
certification and include a PV system. Credits 
associated with this certification include specific 
focus on increasing indoor air quality and eliminating 
the use of chlorofluorocarbons. 

The project would be designed to meet LEED-
Silver certification and include a PV system. 
Credits associated with this certification include 
specific focus on increasing indoor air quality 
and eliminating the use of chlorofluorocarbons. 

Policy CE-A.9 Reuse building materials, use materials 
that have recycled content, or use 
materials that are derived from 
sustainable or rapidly renewable sources 
to the extent possible.  

This project would be designed to meet LEED-Silver 
certification and include a PV system. Credits 
associated with this certification include specific 
focus on the use of recycled materials, local 
materials, or sustainable materials.  

This project would be designed to meet LEED-
Silver certification and include a PV system. 
Credits associated with this certification include 
specific focus on the use of recycled materials, 
local materials, or sustainable materials. 
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Policy CE-A.11 Implement sustainable landscape design 
and maintenance. 

This project would be designed to meet LEED-Silver 
certification and include a PV system. Credits 
associated with this certification include specific 
allotments of potable water use, and reductions in 
impervious surface and water reuse.  

This project would be designed to meet LEED-
Silver certification and include a PV system. 
Credits associated with this certification include 
specific allotments of potable water use, and 
reductions in impervious surface and water 
reuse. 

Policy CE-B.4 Limit and control runoff, sedimentation, 
and erosion both during and after 
construction activity.  

The project would be consistent with all applicable 
stormwater regulations during construction and 
operations to ensure a minimal impact on water 
quality. See Section 7.6 of this MEIR. 

The project would be consistent with all 
applicable stormwater regulations during 
construction and operations to ensure a 
minimal impact on water quality. See Section 
7.6 of this MEIR. 

Policy CE-E.3 Require contractors to comply with 
accepted storm water pollution prevention 
planning practices for all projects.  

a. Minimize the amount of graded land 
surface exposed to erosion and enforce 
erosion control ordinances. 

b. Continue routine inspection practices 
to check for proper erosion control 
methods and housekeeping practices 
during construction.  

The project would be consistent with all applicable 
stormwater regulations during construction and 
operations to ensure a minimal impact on water 
quality. See Section 7.6 of this MEIR. 

The project would be consistent with all applicable 
stormwater regulations during construction and 
operations to ensure a minimal impact on water 
quality. See Section 7.6 of this MEIR. 
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Noise Element 

A. Noise and Land Use 
Compatibility Goal 

Consider existing and future noise levels 
when making land use planning decisions 
to minimize people’s exposure to 
excessive noise. 

The project considers the noise impacts associated 
with the adjacent San Diego International Airport in 
the impact analysis. No impacts associated with 
airport noise are anticipated. Temporary 
construction noise impacts would be considered 
significant and unavoidable due to the proximity of 
existing nearby residences to the project site; 
however, Mitigation Measure MB-NOI-1 is provided 
to reduce construction noise to the maximum extent 
feasible. Construction noise impacts would cease 
upon completion of construction activities. 
Operational noise impacts would be less than 
significant. See Section 5.2 of this MEIR. 

The project considers the noise impacts 
associated with the adjacent San Diego 
International Airport in the impact analysis. No 
impacts associated with airport noise are 
anticipated. Temporary construction noise impacts 
would be considered significant and unavoidable 
due to the proximity of existing nearby residences 
to the project site; however, Mitigation Measure 
SBP-NOI-1 is provided to reduce construction 
noise to the maximum extent feasible. 
Construction noise impacts would cease upon 
completion of construction activities. Operational 
noise impacts would be less than significant. See 
Section 5.2 of this MEIR.  

Policy NE-A.1 Separate excessive noise-generating 
uses from residential and other noise-
sensitive land uses with sufficient spatial 
buffer of less sensitive uses. 

The project involves residential use surrounded by a 
residential community with similar land use. 
Temporary construction noise impacts would be 
considered significant and unavoidable due to the 
proximity of existing nearby residences to the 
project site; however, Mitigation Measure MB-NOI-1 
is provided to reduce construction noise to the 
maximum extent feasible. Construction noise 
impacts would cease upon completion of 
construction activities. Operational noise impacts 
would be less than significant. See Section 5.2 of 
this MEIR. 

The project involves residential use surrounded 
by a residential community with similar land use. 
Temporary construction noise impacts would be 
considered significant and unavoidable due to 
the proximity of existing nearby residences to the 
project site; however, Mitigation Measure SBP-
NOI-1 is provided to reduce construction noise to 
the maximum extent feasible. Construction noise 
impacts would cease upon completion of 
construction activities. Operational noise impacts 
would be less than significant. See Section 5.2 
of this MEIR. 
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Policy NE-A.2 Assure the appropriateness of proposed 
developments relative to existing and 
future noise levels by consulting the 
guidelines for noise-compatible land use 
to minimize the effects on noise-sensitive 
land uses.  

The project involves residential use surrounded by a 
residential community with similar land use. Temporary 
construction noise impacts would be considered 
significant and unavoidable due to the proximity of 
existing nearby residences to the project site; however, 
Mitigation Measure MB-NOI-1 is provided to reduce 
construction noise to the maximum extent feasible. 
Construction noise impacts would cease upon 
completion of construction activities. Operational noise 
impacts would be less than significant. See Section 5.2 
of this MEIR. 

The project involves residential use 
surrounded by a residential community with 
similar land use. Temporary construction 
noise impacts would be considered significant 
and unavoidable due to the proximity of 
existing nearby residences to the project site; 
however, Mitigation Measure SBP-NOI-1 is 
provided to reduce construction noise to the 
maximum extent feasible. Construction noise 
impacts would cease upon completion of 
construction activities. Operational noise 
impacts would be less than significant. See 
Section 5.2 of this MEIR. 

Policy NE-A.3 Limit future residential and other noise-
sensitive land uses in areas exposed to 
high levels of noise.  

The project considers the noise impacts associated 
with the adjacent San Diego International Airport in 
the impact analysis. No impacts associated with the 
airport noise are anticipated. Temporary 
construction noise impacts would be considered 
significant and unavoidable due to the proximity of 
existing nearby residences to the project site; 
however, Mitigation Measure MB-NOI-1 is provided 
to reduce construction noise to the maximum extent 
feasible. Construction noise impacts would cease 
upon completion of construction activities. 
Operational noise impacts would be less than 
significant. See Section 5.2 of this MEIR. 

The project considers the noise impacts associated 
with the adjacent San Diego International Airport in 
the impact analysis. No impacts associated with the 
airport noise are anticipated. Temporary construction 
noise impacts would be considered significant and 
unavoidable due to the proximity of existing nearby 
residences to the project site; however, Mitigation 
Measure SBP-NOI-1 is provided to reduce 
construction noise to the maximum extent feasible. 
Construction noise impacts would cease upon 
completion of construction activities. Operational 
noise impacts would be less than significant. See 
Section 5.2 of this MEIR. 

Motor Vehicle Traffic 
Noise Goal 1 

Create minimal excessive motor vehicle 
traffic noise on residential and other 
noise-sensitive land uses.  

The project involves residential use surrounded by a 
residential community with similar land use. 
Operational noise impacts, including vehicular 
traffic-generated noise, would be less than 
significant. See Section 5.2 of this MEIR. 

The project involves residential use surrounded 
by a residential community with similar land use. 
Operational noise impacts, including vehicular 
traffic-generated noise, would be less than 
significant. See Section 5.2 of this MEIR. 
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Table 5.1-1 

Consistency with the City of San Diego General Plan 

Goal/Recommendation 
Number Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Construction, Refuse 
Vehicles, Parking Lot 
Sweepers, and Public 
Activity Goal 1 

Minimal exposure of residential and other 
noise-sensitive land uses to excessive 
construction, refuse vehicles, parking lot 
sweeper-related noise and public noise. 

Temporary construction noise impacts would be 
considered significant and unavoidable due to the 
proximity of existing nearby residences to the 
project site; however, Mitigation Measure MB-NOI-1 
is provided to reduce construction noise to the 
maximum extent feasible. Construction noise 
impacts would cease upon completion of 
construction activities. See Section 5.2 of this MEIR. 

Temporary construction noise impacts would be 
considered significant and unavoidable due to the 
proximity of existing nearby residences to the project 
site; however, Mitigation Measure SBP-NOI-1 is 
provided to reduce construction noise to the 
maximum extent feasible. Construction noise 
impacts would cease upon completion of 
construction activities. See Section 5.2 of this MEIR. 

Policy NE-G.1 Implement limits on the hours of operation 
for non-emergency construction and 
refuse vehicle and parking lot sweeper 
activity in residential areas and areas 
abutting residential areas. 

Temporary construction noise impacts would be 
considered significant and unavoidable due to the 
proximity of existing nearby residences to the 
project site; however, Mitigation Measure MB-NOI-1 
is provided to reduce construction noise to the 
maximum extent feasible. Construction noise 
impacts would cease upon completion of 
construction activities. Construction activities would 
not exceed the City’s Noise Ordinance time frames. 
See Section 5.2 of this MEIR.  

Temporary construction noise impacts would be 
considered significant and unavoidable due to 
the proximity of existing nearby residences to the 
project site; however, Mitigation Measure SBP-
NOI-1 is provided to reduce construction noise to 
the maximum extent feasible. Construction noise 
impacts would cease upon completion of 
construction activities. Construction activities 
would not exceed the City’s Noise Ordinance 
time frames. See Section 5.2 of this MEIR.  

Policy NE-G.2 Implement limits on excessive public 
noises that a person could reasonably 
consider disturbing and/or annoying in 
residential areas and areas abutting 
residential areas. 

The project considers the noise impacts associated 
with the adjacent San Diego International Airport in 
the impact analysis. No impacts associated with the 
airport noise are anticipated. Temporary 
construction noise impacts would be considered 
significant and unavoidable due to the proximity of 
existing nearby residences to the project site; 
however, Mitigation Measure MB-NOI-1 is provided 
to reduce construction noise to the maximum extent 
feasible. Construction noise impacts would cease 
upon completion of construction activities. 
Operational noise impacts would be less than 
significant. See Section 5.2 of this MEIR.  

The project considers the noise impacts associated 
with the adjacent San Diego International Airport in 
the impact analysis. No impacts associated with the 
airport noise are anticipated. Temporary construction 
noise impacts would be considered significant and 
unavoidable due to the proximity of existing nearby 
residences to the project site; however, Mitigation 
Measure SBP-NOI-1 is provided to reduce 
construction noise to the maximum extent feasible. 
Construction noise impacts would cease upon 
completion of construction activities. Operational 
noise impacts would be less than significant. See 
Section 5.2 of this MEIR.  
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Table 5.1-1 

Consistency with the City of San Diego General Plan 

Goal/Recommendation 
Number Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

I. Typical Noise 
Attenuation Methods Goal 

Attenuate the effect of noise on future 
residential and other noise-sensitive land 
uses by applying feasible noise mitigation 
measures. 

The project involves residential use surrounded by a 
residential community with similar land use. Temporary 
construction noise impacts would be considered 
significant and unavoidable due to the proximity of 
existing nearby residences to the project site. 
Construction noise impacts would cease upon 
completion of construction activities. Construction 
activities would not exceed the City’s Noise Ordinance 
time frames. Additionally, mitigation measures MB-
NOI-1 and MB-NOI-2 would be implemented to reduce 
construction and operational noise impacts. See 
Section 5.2 of this MEIR.  

The project involves residential use surrounded 
by a residential community with similar land use. 
Temporary construction noise impacts would be 
considered significant and unavoidable due to 
the proximity of existing nearby residences to the 
project site. Construction noise impacts would 
cease upon completion of construction activities. 
Construction activities would not exceed the 
City’s Noise Ordinance time frames. Additionally, 
mitigation measures SBP-NOI-1 and SBP-NOI-2 
would be implemented to reduce construction 
and operational noise impacts. See Section 5.2 
of this MEIR.  

Policy NE-I.1 Require noise attenuation measures to 
reduce the noise to an acceptable noise 
level for proposed developments to ensure 
an acceptable interior noise level, as 
appropriate, in accordance with California’s 
noise insulation standards (California Code 
of Regulations (CCR) Title 24) and airport 
land use compatibility plans.  

The project involves residential use surrounded by a 
residential community with similar land use. 
Temporary construction noise impacts would be 
considered significant and unavoidable due to the 
proximity of existing nearby residences to the 
project site. Construction noise impacts would cease 
upon completion of construction activities. 
Construction activities would not exceed the City’s 
Noise Ordinance time frames. Additionally, 
mitigation measures MB-NOI-1 and MB-NOI-2 
would be implemented to reduce construction and 
operational noise impacts to the maximum extent 
feasible. See Section 5.2 of this MEIR.  

The project involves residential use surrounded 
by a residential community with similar land use. 
Temporary construction noise impacts would be 
considered significant and unavoidable due to 
the proximity of existing nearby residences to the 
project site Construction noise impacts would 
cease upon completion of construction activities. 
Construction activities would not exceed the 
City’s Noise Ordinance time frames. Additionally, 
mitigation measures SBP-NOI-1 and SBP-NOI-2 
would be implemented to reduce construction 
and operational noise impacts to the maximum 
extent feasible. See Section 5.2 of this MEIR. 
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Table 5.1-1 

Consistency with the City of San Diego General Plan 

Goal/Recommendation 
Number Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Policy NE-I.2 Apply CCR Title 24 noise attenuation 
requirements to reduce the noise to an 
acceptable noise level for proposed 
single-family homes, mobile homes, 
senior housing, and all other types of 
residential uses not addressed by CCR 
Title 24 to ensure an acceptable interior 
noise level, as appropriate.  

The project involves residential use surrounded by a 
residential community with similar land use. 
Temporary construction noise impacts would be 
considered significant and unavoidable due to the 
proximity of existing nearby residences to the project 
site. Construction noise impacts would cease upon 
completion of construction activities. Construction 
activities would not exceed the City’s Noise 
Ordinance time frames. Additionally, mitigation 
measures MB-NOI-1 and MB-NOI-2 would be 
implemented to reduce construction and operational 
noise impacts including interior noise impacts.  

The project involves residential use surrounded 
by a residential community with similar land use. 
Temporary construction noise impacts would be 
considered significant and unavoidable due to 
the proximity of existing nearby residences to the 
project site. Construction noise impacts would 
cease upon completion of construction activities. 
Construction activities would not exceed the 
City’s Noise Ordinance time frames. Additionally, 
mitigation measures SBP-NOI-1 and SBP-NOI-2 
would be implemented to reduce construction 
and operational noise impacts including interior 
noise impacts.  

Policy NE-I.3 Consider noise attenuation measures and 
techniques addressed by the Noise 
Element, as well as other feasible 
attenuation measures not addressed as 
potential mitigation measures, to reduce 
the effect of noise on future residential 
and other noise-sensitive land uses to an 
acceptable noise level. 

The project involves residential use surrounded by a 
residential community with similar land use. 
Temporary construction noise impacts would be 
considered significant and unavoidable due to the 
proximity of existing nearby residences to the 
project site. Construction noise impacts would cease 
upon completion of construction activities. 
Construction activities would not exceed the City’s 
Noise Ordinance time frames. Additionally, 
mitigation measures MB-NOI-1 and MB-NOI-2 
would be implemented to reduce construction and 
operational noise impacts including interior noise 
impacts to the maximum extent feasible. See 
Section 5.2, Noise.  

The project involves residential use surrounded 
by a residential community with similar land use. 
Temporary construction noise impacts would be 
considered significant and unavoidable due to 
the proximity of existing nearby residences to the 
project site. Construction noise impacts would 
cease upon completion of construction activities. 
Construction activities would not exceed the 
City’s Noise Ordinance time frames. Additionally, 
mitigation measures SBP-NOI-1 and SBP-NOI-2 
would be implemented to reduce construction 
and operational noise impacts including interior 
noise impacts to the maximum extent feasible. 
See Section 5.2, Noise.  
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Table 5.1-2 

Consistency with the City of San Diego Mission Beach Precise Plan and Local Coastal Program Addendum 

Goal/Recommendation 
Number Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Goal The continuation of the existing medium-
density character of Mission Beach, 
exemplified by the overall low profile and 
random mix of housing types and styles. 

The project would develop 51 condominium 
dwelling units that are consistent with the both 
building and lot size and scale of the surrounding 
residences. Each of these units would be located 
in three-story buildings, and consistent with the 
density recommendation of 36-dwelling-units-per-
acre density maximum. Currently there are 93 
130 lots within the 300-foot noticing survey radius 
from the project. Of those 130 lots, there are 42 
single-family homes, 80 buildings with 2 to 4 units, 
and 8 buildings with 5 or more units.Of those 93 
lots there are 22 single family homes, 61 
buildings with 2-4 units, and 10 buildings with 5 or 
more units. The surrounding area is comprised of 
predominantly multifamily unit developments. As 
such the proposed project is consistent with the 
character of the surrounding neighborhood. The 
proposed development also complies with all 
aspects of the Mission Beach PDO, including 
those regulations limiting size, bulk, floor area, 
maximum number of units, and lot consolidations. 

The project would develop 12 multifamily 
dwelling units that are consistent with the both 
building and lot size and scale of the 
surrounding residences. Each of these units 
would be located in three-story buildings, and 
consistent with the density recommendation of 
36-dwelling-units-per-acre density maximum. 
Currently there are 93 lots within the 300-foot 
noticing survey radius from the project. Of 
those 93 lots there are 22 single family homes, 
61 buildings with 2-4 units, and 10 buildings 
with 5 or more units. The surrounding area is 
comprised of predominantly multifamily unit 
developments. As such the proposed project is 
consistent with the character of the surrounding 
neighborhood. The proposed development also 
complies with all aspects of the Mission Beach 
PDO, including those regulations limiting size, 
bulk, floor area, maximum number of units, and 
lot consolidations. 
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Table 5.1-2 

Consistency with the City of San Diego Mission Beach Precise Plan and Local Coastal Program Addendum 

Goal/Recommendation 
Number Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Goal The promotion of a community balanced 
by housing types, dwelling unit sizes, a 
variety of individuals and family sized, 
housing price, and racial and ethnic 
composition. 

The project would develop 51 total condominium 
units, with a variety of configurations, floor plans and 
spatial allocations. Currently there are 93 130 lots 
within the 300-foot noticing survey radius from the 
project. Of those 130 lots, there are 42 single-
family homes, 80 buildings with 2 to 4 units, and 8 
buildings with 5 or more units.Of those 93 lots there 
are 22 single family homes, 61 buildings with 2-4 
units, and 10 buildings with 5 or more units.  The 
surrounding area is comprised of predominantly 
multifamily unit developments. As such the 
proposed project is consistent with the character of 
the surrounding neighborhood. The proposed 
development also complies with all aspects of the 
Mission Beach PDO, including those regulations 
limiting size, bulk, floor area, maximum number of 
units, and lot consolidations.  

The project would develop 12 total condominium 
units, with a variety of configurations, floor plans 
and spatial allocations. Currently there are 93 lots 
within the 300-foot noticing survey radius from the 
project. Of those 93 lots there are 22 single family 
homes, 61 buildings with 2-4 units, and 10 
buildings with 5 or more units. The surrounding 
area is comprised of predominantly multifamily 
unit developments. As such the proposed project 
is consistent with the character of the surrounding 
neighborhood. The proposed development also 
complies with all aspects of the Mission Beach 
PDO, including those regulations limiting size, 
bulk, floor area, maximum number of units, and lot 
consolidations.  

Goal The enhancement of the overall quality of 
the physical environment in Mission 
Beach. 

The project involves in-fill development on a 
previously developed site with vacant, dilapidated 
facilities that areis currently fenced-in with an 
unattractive chain-linked fence. This development 
will remove a surface parking lot and existing 
empty structure and revitalize the area by 
improving an underdeveloped site that is currently 
fenced off from use, including a pocket park for 
public use and landscaped areas, increasing 
connectivity of mobile and pedestrian networks 
through pedestrian improvements and alley 
extensions, and increase site interaction with the 
pedestrian realm by locating development and 
project features that face the street. 

The project involves in-fill development on a 
previously developed site with vacant, 
dilapidated facilities that areis currently fenced-in 
with an unattractive chain-linked fence. This 
development will remove a surface parking lot 
and an existing empty structure and revitalize 
the area by improving an underdeveloped site 
that is currently fenced off from use, including 
landscaped areas, increasing connectivity of 
mobile and pedestrian networks through 
pedestrian improvements and alley extensions, 
and increase site interaction with the pedestrian 
realm by locating development and project 
features that face the street. 
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Consistency with the City of San Diego Mission Beach Precise Plan and Local Coastal Program Addendum 

Goal/Recommendation 
Number Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Residential Element 

Goal The permanent control of height and 
building bulk so that structures in Mission 
Beach will not have adverse effects on 
surrounding property, the beaches, and 
the community in general. 

The project would develop 51 condominium dwelling 
units that are consistent with the both building and 
lot size and scale of the surrounding residences. 
Each of these units would be located in three-story 
buildings, and consistent with the density 
recommendation of 36-dwelling-units-per-acre 
density maximum. Currently there are 93 130 lots 
within the 300-foot noticing survey radius from the 
project. Of those 130 lots, there are 42 single-
family homes, 80 buildings with 2 to 4 units, and 8 
buildings with 5 or more units. Of those 93 lots 
there are 22 single family homes, 61 buildings with 
2-4 units, and 10 buildings with 5 or more units. The 
surrounding area is comprised of predominantly 
multifamily unit developments. As such the 
proposed project is consistent with the character of 
the surrounding neighborhood. The proposed 
development also complies with all aspects of the 
Mission Beach PDO, including those regulations 
limiting size, bulk, floor area, maximum number of 
units, setbacks, height and lot consolidations. 

The project would develop 12 multifamily 
dwelling units that are consistent with the both 
building and lot size and scale of the surrounding 
residences. Each of these units would be located 
in three-story buildings, and consistent with the 
density recommendation of 36-dwelling-units-
per-acre density maximum. Currently there are 
93 lots within the 300-foot noticing survey radius 
from the project. Of those 93 lots there are 22 
single family homes, 61 buildings with 2-4 units, 
and 10 buildings with 5 or more units. The 
surrounding area is comprised of predominantly 
multifamily unit developments. As such the 
proposed project is consistent with the character 
of the surrounding neighborhood. The proposed 
development also complies with all aspects of 
the Mission Beach PDO, including those 
regulations limiting size, bulk, floor area, 
maximum number of units, setbacks, height and 
lot consolidations. 

Goal The insurance of necessary 
environmental amenities such as the 
provision of open space, landscaping, and 
vegetation.  

The project would include a 0.201-acre pocket park 
in association with the proposed residential units in 
addition to landscaping consistent with City 
standards. Landscaping would include native and 
drought-tolerant vegetation and tree plantings.  

The project would include landscaped areas 
associated with each building including a 
landscaped triangle adjacent to Mission Blvd. 
Landscaping would be consistent with City 
standards and would include native and drought-
tolerant vegetation and tree plantings. 

Goal The development of increased on-site 
residential parking requirements in order 
to alleviate the critical parking storage. 

A minimum of 102 spaces are required. The project 
would include 102 parking spaces in enclosed 
garage tandem spaces. 

A minimum of 24 spaces are required. The 
project would include 24 parking spaces in 
enclosed garage tandem spaces. 
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Consistency with the City of San Diego Mission Beach Precise Plan and Local Coastal Program Addendum 

Goal/Recommendation 
Number Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Recommendation That a density limitation of 36 dwelling 
units per net residential acre be 
established for Mission Beach and all new 
development.  

The project involves 51 condominium dwelling units 
that are consistent with the both building and lot size 
and scale of the surrounding residences. Each of 
these units would be located in three-story buildings, 
and consistent with the density recommendation of 
36-dwelling-units-per-acre density maximum. 

The project involves 12 multifamily dwelling units 
that are consistent with the both building and lot 
size and scale of the surrounding residences. 
Each of these units would be located in three-
story buildings, and consistent with the density 
recommendation of 36-dwelling-units-per-acre 
density maximum. 

Recommendation That a basic height limit of 35 feet with a 
three-story maximum be established. 

All buildings associated with the project will be three 
stories and would not exceed a height of 30 feet. No 
building is proposed higher than 30 feet. 

All buildings associated with the project will be 
three stories and would not exceed a height of 
30 feet. No building is proposed higher than 30 
feet. 

Recommendation That on-site parking requirements be as 
follows: 

 Single-family: 2.0 spaces per unit 

 Two-family (duplex): 1.5 spaces per unit 

 Three or more family (apartment): 1.3 
spaces per unit (studio), 1.5 spaces 
per unit (one bedroom), 2.0 spaces 
per unit (two or more bedrooms) 

A minimum of 102 spaces are required, with two 
designated parking spaces for each unit. The project 
would include 102 parking spaces in enclosed 
garage tandem spaces. 

A minimum of 24 spaces are required, with two 
designated parking spaces for each unit. The 
project would include 24 parking spaces in 
enclosed garage tandem spaces. 

Recommendation That tandem parking be permitted provided 
that at least one space per unit is accessible 
to a public right-of-way. 

A minimum of 102 spaces are required. The project 
would include 102 parking spaces in enclosed 
garage tandem spaces which would be accessible 
via publicly accessible alleys. 

A minimum of 24 spaces are required. The 
project would include 24 parking spaces in 
enclosed garage tandem spaces which would be 
accessible via publicly accessible alleys. 
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Consistency with the City of San Diego Mission Beach Precise Plan and Local Coastal Program Addendum 

Goal/Recommendation 
Number Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Recommendation That 20 percent of the lot area in residential 
development be landscaped. 

The project would include a 0.201-acre pocket park 
as a part of the residential development including 
landscaping. The project landscape plan would be in 
compliance with the Mission Beach Planned District 
Ordinance, Mission Beach Precise Plan, Land 
Development Code – Landscape Regulations, the 
Land Development Manual – Landscape Standards, 
Standard Specifications for Public Works 
Construction (Green Book), and the San Diego 
Regional Standard Drawings.  

The project would include landscaped areas 
associated with each building including a landscaped 
triangle which would serve as a landscape buffer and 
pedestrian amenity adjacent to Mission Blvd. The 
project landscape plan would be in compliance 
with the Mission Beach Planned District 
Ordinance, Mission Beach Precise Plan, Land 
Development Code – Landscape Regulations, the 
Land Development Manual – Landscape 
Standards, Standard Specifications for Public 
Works Construction (Green Book), and the San 
Diego Regional Standard Drawings.  

Housing Element 

Goal The continuation of a variety of housing 
types, including single-family, multifamily, 
townhouses, garden apartments, and 
condominiums.  

The project would develop 51 total condominium 
units in a variety of configurations, floor plans and 
spatial allocations. 

The project would develop 12 total condominium 
units in a variety of configurations, floor plans 
and spatial allocations. 

Goal The promotion of a wider variety of 
dwelling unit sizes including studios, one, 
two, or more bedroom houses and 
apartments. 

The project would develop 51 total condominium 
units in a variety of configurations, floor plans and 
spatial allocations. 

The project would develop 12 total condominium 
units in a variety of configurations, floor plans 
and spatial allocations. 

Goal The encouragement of all types and 
individuals and family sizes to live in 
Mission Beach. 

The project would develop 51 total condominium 
units in a variety of configurations, floor plans and 
spatial allocations. 

The project would develop 12 total condominium 
units in a variety of configurations, floor plans 
and spatial allocations. 
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Consistency with the City of San Diego Mission Beach Precise Plan and Local Coastal Program Addendum 

Goal/Recommendation 
Number Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Community Facilities Element 

Goal The provision of adequate elementary and 
secondary education to all school age 
persons in Mission Beach.  

As outlined in Section 7.10, Public Services and 
Facilities, of this MEIR, there are adequate 
elementary school facilities available to Mission 
Beach elementary school students at the Pacific 
Beach Elementary School located at 1234 
Tourmaline Street in Pacific Beach. This facility 
would be able to serve the additional population 
increase associated with the proposed development.  

As outlined in Section 7.10, Public Services and 
Facilities, of this EIR, there are adequate elementary 
school facilities available to Mission Beach 
elementary school students at the Pacific Beach 
Elementary School located at 1234 Tourmaline 
Street in Pacific Beach. This facility would be able to 
serve the additional population increase associated 
with the proposed development.  

Goal The encouragement of intensive use of 
the public school facility for other uses in 
addition to elementary education such as 
special education, adult education, 
recreation, and civic and cultural activities. 

With the current land use designation, the project 
would be inconsistent with this goal. However, with 
the proposed GPA and CPA change of land use to 
residential use, the underlying goals would 
subsequently change, and the project would be 
consistent with the updated land use.  

This goal is not applicable to this project.  

Recommendation That the Mission Beach Elementary 
School be reopened as an elementary 
educational facility at its present location. 

The SDUSD has not established a demand for the 
reopening of the school and therefore is not 
warranted. SDUSD declared the facility as excess 
space that was not required to accommodate student 
capacity; therefore, the school district sold the 
property. Further, with the current land use 
designation, the project would be inconsistent with 
this goal. However, with the proposed GPA and CPA 
change of land use to residential use, the underlying 
goals would subsequently change and the project 
would be consistent with the updated land use.  

This goal is not applicable to this project.  

Recommendation That consideration be given to the 
development of small public mini-parks 
throughout Mission Beach in conjunction 
with lot consolidation efforts. 

The project would include a privately developed 
0.201-acre pocket park that would be open to the 
public in association with the residential development. 
Lot consolidations would not be required.  

The project would develop 12 condominium units 
and would include landscaped areas including a 
landscaped triangle adjacent to Mission Blvd. Lot 
consolidations would not be required. 
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Consistency with the City of San Diego Mission Beach Precise Plan and Local Coastal Program Addendum 

Goal/Recommendation 
Number Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Transportation Element 

Vehicular Parking Goal The provision of increased residential, 
commercial, and recreational parking in 
order to reduce the serious deficit that 
presently exists.  

A minimum of 102 spaces are required. The project 
would include 102 parking spaces in enclosed garage 
tandem spaces. 

A minimum of 24 spaces are required. The project 
would include 24 parking spaces in enclosed garage 
tandem spaces. 

Pedestrian Movement 
Recommendation 

That any development adjacent to pedestrian 
paths give specific consideration to the 
relationship between structure and people 
passing by.  

The project involves in-fill development on a 
previously developed site with vacant, dilapidated 
facilities that are currently fenced-in with an 
unattractive chain-linked fence. This development 
will remove a surface parking lot and existing empty 
structure and revitalize the area by improving an 
underdeveloped site that is currently fenced off from 
use, including a pocket park for public use and 
landscaped areas, increasing connectivity of mobile 
and pedestrian networks through pedestrian 
improvements and alley extensions, and increase 
site interaction with the pedestrian realm by locating 
development and project features that face the 
street. The project would also extend Jersey Court 
and two unnamed alleys (open to the public) to 
ensure a safe and comfortable pedestrian environment.  

The project involves in-fill development on a 
previously developed site with vacant, 
dilapidated facilities that are currently fenced-in 
with an unattractive chain-linked fence. This 
development will remove a surface parking lot 
and existing empty structure and revitalize the 
area by improving an underdeveloped site that is 
currently fenced off from use, including 
landscaped areas, increasing connectivity of 
mobile and pedestrian networks through 
pedestrian improvements and alley extensions, 
and increase site interaction with the pedestrian 
realm by locating development and project 
features that face the street. 

Local Coastal Program Addendum 

Locating and Planning 
New Development 
Recommendation 

That the ends of places and school 
playgrounds be developed into mini-parks, 
provided that such developments shall not 
have an adverse effect on the availability of 
public parking or access to private parking. 

The project would include landscaped areas associated 
with each building and a 0.201-acre pocket park adjacent 
to Mission Boulevard. The 0.201-acre pocket park would 
be privately developed, owned and maintained, but 
would be open to the public. In addition to the residential 
and park development, the project would include 102 
parking spaces to provide adequate parking facilities for 
residents and would not adversely affect public parking.  

The project would include landscaped areas 
associated with each building including a landscaped 
triangle space adjacent to Mission Boulevard which 
would serve as a landscape buffer and pedestrian 
amenity along Mission Boulevard. The project would 
include 24 parking spaces to provide adequate 
parking facilities for residents and would not 
adversely affect public parking. 
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Consistency with the City of San Diego Mission Beach Precise Plan and Local Coastal Program Addendum 

Goal/Recommendation 
Number Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Visual Resources and 
Special Communities 
Goal 

To enhance the quality of the physical 
environment of Mission Beach by 
upgrading the existing community and 
encouraging attractive development in 
the future. 

As discussed in Section 7.12, Visual Effects and 
Neighborhood Character, with overall compliance 
with the PDO requirements and general residential 
land use recommendations of the Mission Beach 
Precise Plan, the Mission Beach Residences Project 
would develop structures of bulk and scale that 
would be consistent with the character of the 
surrounding community. The existing residential 
development includes a broad mix of old and 
new/remodeled structures exhibiting a variety of 
architectural styles between individual lots. The 
current land use detracts from the visual quality of 
the area due to its existing vacant 
state.Development of the Mission Beach 
Residences Project would increase the 
cohesiveness of the Mission Beach community by 
furthering the goals of retaining the residential 
character of the area and would enhance the visual 
quality of the area. 

As discussed in Section 7.12, Visual Effects and 
Neighborhood Character, Santa Barbara Place 
Residences Project would be consistent with 
the development regulations of the PDO, 
which implements the design 
recommendations of the Mission Beach 
Precise Plan. The currents uses detract from 
the visual quality of the area due to its existing 
vacant state. The Santa Barbara Place 
Residences Project would increase the 
cohesiveness of the Mission Beach community 
by furthering the goals of retaining the low-profile 
and compact residential character of the area. 

Visual Resources and 
Special Communities 
Goal 

The insurance of necessary 
environmental amenities such as the 
provision of open space, landscaping and 
vegetation. 

The project would include landscaped areas 
associated with each building and a 0.201-acre 
pocket park adjacent to Mission Boulevard. The 
0.201-acre pocket park would be privately 
developed, owned and maintained, but would be 
open to the public. Landscaping would include 
native and drought-tolerant vegetation and tree 
plantings. 

The project would include landscaped areas 
associated with each building including a 
landscaped triangle space adjacent to Mission 
Boulevard which would serve as a landscape 
buffer and pedestrian amenity along Mission 
Boulevard. Landscaping would include native and 
drought-tolerant vegetation and tree plantings. 
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Consistency with the City of San Diego Mission Beach Precise Plan and Local Coastal Program Addendum 

Goal/Recommendation 
Number Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Visual Resources and 
Special Communities 
Recommendation 

Views to, and along the shoreline from 
public areas shall be protected from 
blockage by development and or 
vegetation. This proposal is consistent 
with the Plan’s intent to preserve and 
improve the physical appearance and 
character of the Mission Beach 
community. 

Construction of the proposed project would include the 
demolition of the existing Mission Beach Elementary 
School structure to develop condominium units as well 
as the extension of Jersey Court to Bayside Lane. 
Extension of Jersey Court, as shown in Figure 5.12-3, 
would provide a new view from Mission 
Boulevard/Jersey Court to Mission Bay and the beach 
which is currently obstructed by the existing school 
structure. Implementation of the project would increase 
visual and physical access to Mission Bay, the beach 
and coastal resources. Additionally, the project would 
revitalize an existing vacant, dilapidated site by 
providing new residential development consistent with 
the neighborhood’s existing architectural style, bulk, 
mass and height, including a pocket park, landscaping 
and vegetation.  

The project would redevelop an existing vacant, 
dilapidated site by providing new residential 
development consistent with the neighborhood’s 
existing architectural style. The project would not 
obstruct existing views of the shoreline. 
Additionally, as discussed in Section 7.12, Visual 
Effects and Neighborhood Character, Santa 
Barbara Place Residences Project would be 
consistent with the development regulations of 
the PDO, which implements the design 
recommendations of the Mission Beach 
Precise Plan. The Project would increase the 
cohesiveness of the Mission Beach community 
by furthering the goals of retaining the low-profile 
and compact residential character of the area. 

Visual Resources and 
Special Communities 
Goal 

The continuation of the existing medium 
density character of Mission Beach 
exemplified by the overall low profile and 
random mix of housing types and styles. 

As discussed in Section 7.12, Visual Effects and 
Neighborhood Character, the Mission Beach 
Residences Project would be consistent with the 
development regulations of the PDO, which 
implements the design recommendations of the 
Mission Beach Precise Plan. The Project would 
increase the cohesiveness of the Mission Beach 
community by furthering the goals of retaining the 
low-profile and compact residential character of the 
area. The project would include a variety of housing 
products, floor plans, and architectural styles.  

As discussed in Section 7.12, Visual Effects and 
Neighborhood Character, Santa Barbara Place 
Residences Project would be consistent with the 
development regulations of the PDO, which 
implements the design recommendations of the 
Mission Beach Precise Plan. The Project would 
increase the cohesiveness of the Mission Beach 
community by furthering the goals of retaining the 
low-profile and compact residential character of the 
area. The project would include a variety of housing 
products, floor plans, and architectural styles. 

Visual Resources and 
Special Communities 
Recommendation 

The maximum number of dwelling units 
per structure shall be four. 

The proposed project would not exceed four 
dwelling units per structure.  

The proposed project would not exceed four 
dwelling units per structure.  
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 Consistency with the Mission Beach Planned District Ordinance 

Section/Name Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Section 1513.0303(a) 
Permitted Uses–
Residential 
Subdistricts–Primary 
Uses 

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

1. single dwelling units 

2. duplexes (2 dwelling units in a single 
structure) 

3. multiple dwelling units; restricted to a 
maximum of four dwelling units in any 
single structure including common 
wall construction on adjoining lots. 

4. Parks and Playgrounds 

5. Off-premises parking lots for 
residential uses in accordance with 
the provisions of the Land 
Development Code Section 142.0535 
except that the parking lot shall be 
within a horizontal distance of 300 
feet of the premises for which the off-
street parking is located. Off-premises 
parking shall not be utilized in lieu of 
required on-premises parking. 

The project is consistent with this regulation. The 
project consists of 50 multifamily attached 
condominium dwelling units and one detached 
condominium dwelling units with a maximum of four 
units per building.  

The project is consistent with this regulation. 
The project consists of 12 condominium units, 
with a maximum of four units per building.  

 

Section 1513.0303(b) 
Permitted Uses–
Residential 
Subdistricts–Accessory 
Uses 

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

1. Private garages, parking areas, and 
storage areas 

The project is consistent with this regulation. All 
buildings will contain private garages as accessory use 
to the primary residence.  

The project is consistent with this regulation. 
All buildings will contain private garages as 
accessory use to the primary residence. 
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Table 5.1-3 

 Consistency with the Mission Beach Planned District Ordinance 

Section/Name Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

2. Recreational facilities intended only 
for the use of residents residing on 
the premises 

3. Permitted lodgers 

4. On-premises signs subject to the sign 
regulations in Section 1513.0404(a). 

Section 1513.0304(a) 
Property Development 
Regulations–
Residential Subdistricts 
Density Regulations 

One dwelling unit shall be allowed, including 
lodging and boarding units, per 1,200 square 
feet of lot area; except as follows: 

1. A single R-S lot of 2,000 to 2,400 
square feet shall be entitled to a 
maximum of 2 dwelling units. 

2. Two contiguous R-S lots developed 
concurrently with common wall 
construction shall be entitled to a 
maximum of 4 dwelling units. 

3. Fractions of a dwelling unit shall not 
be rounded up when determining the 
total units permitted on a lot or lots. 

The project is consistent with this regulation. The 
smallest proposed lot is approximately 2,500 square 
feet. Methods 1 and 2 are used to provide a maximum 
of four dwelling units per building. 

The project is consistent with this regulation. 
The smallest proposed lot is 2,400 square 
feet. Method 2 is used to provide a maximum 
of four dwelling units per building. 

Section 1513.0304(b) 
Property Development 
Regulations–
Residential Subdistricts 
Minimum Lot Standards  

The minimum lot standards as shown in 
Table 1513-03A apply except that any lot 
as defined in the Land Development Code 
Section 113.0103 that meets the criteria 
for being a legal lot under Section 
113.0237 and which does not comply in all 
respects with the minimum lot dimensions 
specified in Table 1513-03A, may be used 
in accordance with the regulations of the 
applicable zone.  

Deviations from SDMC 1513.0304, SDMC 
144.0211(a), and 113.0273 are proposed, as 
outlined in detail within Section 5.1.6. The project 
is consistent with this regulation. All proposed 
standard lots meet criteria. Irregular end-lots lack 
minimum street frontage, but have historically been 
permitted.  

The project is consistent with this regulation. 
All proposed lots meet criteria. 
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 Consistency with the Mission Beach Planned District Ordinance 

Section/Name Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Section 1513.0304(c)(2) 
Property Development 
Regulations–
Residential Subdistricts 
Yards Minimum Yards 
for Courts and Places 

A. R-N Subdistrict – 10 foot standard 
setback 

B. R-S Subdistrict – 15 foot standard 
setback 

C. Exceptions: 

(i) Buildings on the south side of a 
Court or Place shall observe an 
additional setback beginning at 20 
feet above existing grade or 
proposed grade, whichever is 
lower, at the standard setback and 
sloping back at a 45 degree angle 
on the north facing façade. The 
angle is measured in a horizontal 
plane perpendicular to and away 
from the building wall in either 
direction.  

(ii) Buildings on the north side of a 
Court or Place shall observe an 
additional setback beginning 25 
feet above existing grade or 
proposed grade, whichever is 
lower, at the setback and sloping 
back at a 45 degree angle on the 
south facing façade. The angle is 
measured in a horizontal plane 
perpendicular to and away from 
the building wall in either direction.  

The project is consistent with this regulation. All 
buildings fronting a court or place observe these 
setbacks. Additionally, Jersey Court, although 
proposed as a private alley, would observe the 15-
foot standard setback. 

The project is consistent with this regulation. 
All buildings fronting a court or place observe 
these setbacks. 

Section 1513.0304(c)(3) 
Property Development 
Regulations-Residential 
Subdistricts Yards 

A. Five foot standard setback 

B. Exceptions:  

(i) A three-foot setback may be 
applied to a structure that is 20 

The project is consistent with this regulation. All 
buildings have a 5-foot interior yard setback, or 10% of 
lot width, whichever is greater. 

The project is consistent with this regulation. 
All buildings have a 5-foot interior yard 
setback, or 10% of lot width, whichever is 
greater. 
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 Consistency with the Mission Beach Planned District Ordinance 

Section/Name Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Minimum Interior Yards feet or less above existing or 
proposed grade, whichever is 
lower, provided that any portion of 
the structure’s façade that 
exceeds 20 feet in height above 
existing grade or proposed grade, 
whichever is lower, shall observe 
an additional setback for the 
remainder of the structure height 
by sloping away from the vertical 
plane of the façade at an angle not 
exceed 45 degrees. 

(ii) Structures that are developed with 
portions of the structure observing 
a 3-foot setback and other portions 
of the structure observing a 5-foot 
setback may use a combination of 
Sections 1513.0304(c)(3)(A) and 
Section 1513.0304(c)(3)(B)(i). 

(iii) In the R-N Subdistrict 
development of any lot or 
combination of lots 45 feet or 
greater in width shall have a 
minimum interior yard setback of 6 
feet or 10 percent of the lot width, 
whichever is greater.  

(iv) In the R-S subdistrict development 
of any lot or combination of lots 55 
feet or greater in width shall have a 
minimum or interior yard setback of 
6 feet or 10 percent of the lot width, 
whichever is greater. 
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Section/Name Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Section 1513.0304(c)(4) 
Property Development 
Regulations–
Residential Subdistricts 
Yards Minimum Yards 
on Streets and Alleys 

Yards abutting Strandway and Bayside 
Lane and alleys shall not be required. 

The project is consistent with this regulation. Small 
landscaped spaces and tree plantings would abut 
Bayside Lane. 

The project is consistent with this regulation. 
Yards abutting Bayside Lane would not be 
proposed. 

Section 1513.0304(c)(5) 
Property Development 
Regulations–
Residential Subdistricts 
Yards Mission 
Boulevard Yards 

Buildings abutting Mission Boulevard shall 
observe a minimum standard setback of 3 
feet or 10 percent of the lot’s shortest 
property line intersecting Mission 
Boulevard, whichever is the greater. The 
maximum yard required need not exceed a 
7-foot standard setback. 

The project is consistent with this regulation. Buildings 
abutting Mission Boulevard have a 3-foot setback, or 
10% shortest property line, whichever is greater. 

The project is consistent with this regulation. 
Buildings abutting Mission Boulevard have a 
3 foot-setback, or 10% shortest property line, 
whichever is greater. 

Section 1513.0304(c)(6) 
Property Development 
Regulations–
Residential Subdistricts 
Yards Minimum Rear 
Yards 

No rear yard is required except where the 
rear yard abuts an interior rear yard of an 
adjacent lot; then the regulations of 
1513.0304(c)(3) shall apply. 

The project is consistent with this regulation. Rear 
yards are not provided. 

The project is consistent with this regulation. 
Rear yards are not provided. 

Section 
1513.0304(d)(1) 

Only the encroachments identified in 
Section 1513.0304(d) are allowed, as 
outlined in Table 1513-03B. 

The project is consistent with this regulation. Only the 
encroachments listed as allowed are proposed. 

The project is consistent with this regulation. 
Only the encroachments listed as allowed are 
proposed. 
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 Consistency with the Mission Beach Planned District Ordinance 

Section/Name Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Section 
1513.0304(d)(2)(a) 

The following encroachments are permitted 
in yards for Courts, Places, and Walks:  

(i) An encroachment of up to 18 inches 
or a vertical offset extending full 
height of the building that is a 
maximum of 3 feet in deep and not 
less than 45 degrees for at least 50 
percent of the building provided that 
the width of the encroaching offset is 
not more than one-half of the total 
building width, and an insert area 
equal to the width of the encroaching 
offset at a minimum depth of 18 
inches is undeveloped behind the 
required setback line parallel to the 
Court, Place, or Walk.  

(ii) Only those encroachments identified 
in Table 1513-03B are allowed in the 
offset and inset areas. 

The project is consistent with this regulation. Only the 
encroachments listed as allowed are proposed. 

The project is consistent with this regulation. 
Only the encroachments listed as allowed are 
proposed. 

Section 
1513.0304(d)(2)(b) 

The following encroachments are not 
permitted into yards for Courts, Places, 
or Walks: 

(i) Encroachment into the 45 degree 
setback by any part of the 
structure (including but not limited 
to eaves, fireplaces, chimneys, 
stairs, or railings). 

(ii) any structure that exceeds 3 feet in 
height above existing grade or 
proposed grade, whichever is 
lower, (including fences; solid, 
glass, planter, or retaining walls, 

The project is consistent with this regulation. Project 
does not incorporate any of these prohibited features 

The project is consistent with this regulation. 
Project does not incorporate any of these 
prohibited features. 
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Section/Name Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

stairs, rails, bay or garden 
windows, and fireplaces, grills, or 
barbeques that are constructed in 
place) except that encroachments 
consistent with Section 
1513.0304(d)(2)(a) are permitted.  

Section 
1513.0304(d)(3) 

Encroachments into interior yards and 
yards abutting Mission Boulevard 

a. Only those encroachments listed in 
Table 1513-03B are allowed in the 
interior yard. 

b. (b) No encroachment may be closer 
than 2 feet, 6 inches from the 
property line. 

The project is consistent with this regulation. Only the 
encroachments listed are proposed. 

The project is consistent with this regulation. 
Only the encroachments listed are proposed. 

Section 1513.0304(e) 
Building Width 

1. Buildings facing a Court, Place, 
Bayside or Ocean Front Walk shall 
not be wider than 30 feet in the R-S 
Subdistrict, unless a vertical offset in 
the front façade is provided. The 
vertical offset shall be a minimum of 3 
feet in depth, not less than 45 
degrees, and extend the full height of 
the building. The offset in Section 
1513.0304(d)(2)(A)(i) may be used to 
satisfy this requirement.  

2. The use of vertical offsets in Section 
1513.0304(e)(1) is allowed for 
building widths less than 30 feet in the 
R-S subdistrict. 

The project is consistent with this regulation. Buildings 
greater than 30 feet in width provide the required 3-foot’ 
vertical offset.  

The project is consistent with this regulation. 
Buildings greater than 30 feet in width provide 
the required 3-foot vertical offset. 
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Section/Name Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Section 1513.0304(f) 
Maximum Lot Coverage 

The maximum lot coverage shall be 65 
percent. 

The project is consistent with this regulation. No 
building covers more than 53% of the lot. 

The project is consistent with this regulation. 
No building covers more than 60% of the lot. 

Section 
1513.0304(g)(1) Floor 
Area Ratio 

The basic maximum floor area ratio shall 
be 1:1. 

The project is consistent with this regulation.  The project is consistent with this regulation.  

Section 
1513.0304(g)(2) Floor 
Area Ratio 

Portions of the building or structure used 
exclusively for required off-street parking 
shall not be included as part of the building 
area for the purposes of determining floor 
area ration. This exemption is restricted to 
a maximum 200 square foot per required 
off-street parking space.  

The project is consistent with this regulation. 200 
square feet per required parking stall is not included in 
the FAR calculation. 

The project is consistent with this regulation. 
200 square feet per required parking stall is 
not included in the FAR calculation. 

Section 
1513.0304(g)(3) Floor 
Area Ratio 

Regardless of lot size, individual buildings, 
including common wall construction, shall not 
exceed 5,280 square feet in total gross floor 
area. However, those areas excluded by 
Section 1513.0304(g)(2) from the 
calculations of floor area ratio shall not be 
considered as a part of the 5,280 square feet. 

The project is consistent with this regulation. Largest 
proposed building is 5,280 square feet of floor area. 

The project is consistent with this regulation. 
Largest proposed building is 5,280 square 
feet of floor area. 

Section 1513.0304(h) 
Height 

The maximum height of a building or 
structure shall be 30 feet. If the 30-foot 
height limitation of Ordinance NO. 10960 
N.S. is removed from Mission Beach, the 
building height limit shall be 35 feet.  

The project is consistent with this regulation. No 
building is proposed higher than 30 feet.  

The project is consistent with this regulation. 
No building is proposed higher than 30 feet. 

Section 
1513.0401(a)(1) 
Fences–All Subdistricts 

No fence shall exceed 3 feet in height above 
existing grade or proposed grade, whichever is 
lower, in that triangular area created by 
measuring 10 feet along each property line 
from the point of intersection where any 
combination of streets or alleys intersect. 

The project is consistent with this regulation. Proposed 
walls and fences in these areas are no higher than 3 
feet. 

The project is consistent with this regulation. 
Proposed walls and fences in these areas are 
no higher than 3 feet. 
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Section 
1513.0401(a)(2) 
Fences–All Subdistricts 

No sharp-pointed or electrically charged 
fence shall be erected or maintained. 

The project is consistent with this regulation. None of 
these fencing types are proposed. 

The project is consistent with this regulation. 
None of these fencing types are proposed. 

Section 
1513.0401(b)(1) 
Fences–Residential 
Subdistricts 

Fences and walls, including glass walls, 
trellis walls, and retaining walls, located 
within required yards for Courts, Places, 
and Walks shall not exceed a height of 3 
feet above existing grade or proposed 
grade, whichever is lower.  

The project is consistent with this regulation. Proposed 
walls and fences in these areas are no higher than 3 
feet. 

The project is consistent with this regulation. 
Proposed walls and fences in these areas are 
no higher than 3 feet. 

Section 
1513.0401(b)(2) 
Fences–Residential 
Subdistricts 

Fences and walls, including glass walls, 
trellis walls, and retaining walls, located in 
interior or rear yards or adjacent to alleys 
or streets except Mission Boulevard shall 
not exceed a height of 6 feet above 
existing grade or proposed grade, 
whichever is lower. 

The project is consistent with this regulation. Proposed 
walls and fences in these areas are no higher than 6 
feet. 

The project is consistent with this regulation. 
Proposed walls and fences in these areas are 
no higher than 6 feet. 

Section 
1513.0401(b)(3) 
Fences–Residential 
Subdistricts 

Fences and walls, including glass walls, 
trellis walls, and retaining walls, located in 
yards adjacent to Mission Boulevard shall 
not exceed a height of 3 feet above 
existing grade or proposed grade, 
whichever is lower. 

The project is consistent with this regulation. Proposed 
walls and fences in these areas are no higher than 3 
feet. 

The project is consistent with this regulation. 
Proposed walls and fences in these areas are 
no higher than 3 feet. 

Section 
1513.0402(a)(1) 
Landscaping–
Residential Subdistricts 

One hundred percent of all required yards 
except interior yards and rear yards shall be 
landscaped with a minimum of at least 50 
percent and shall be any combination of 
trees, shrubs, and ground cover; except that 
the use of trees to meet this requirement 
shall be optional. All proposed landscaping in 
the required yard areas for Courts, Places, or 
Walks shall be maintained at a height of 
three feet or lower (including raised planters) 

The project is consistent with this regulation. The 
minimum required landscape area is provided, and 
proposed landscape meets all requirements 

The project is consistent with this regulation. 
The minimum required landscape area is 
provided, and the proposed landscape meets 
all requirements 
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to preserve public views. All landscaping 
shall be drought-tolerant and native or non-
invasive plant species. The remaining 50 
percent may include, but is not restricted to, 
fountains, reflecting pools, art objects, 
decorative walkways, screens, walls, fences, 
benches, and decks not exceeding three feet 
in height.  

Section 
1513.0402(a)(2) 
Landscaping–
Residential Subdistricts 

 Landscaping located within the required 
yards for Courts and Places shall protect 
pedestrian view corridors by emphasizing-
canopy trees that reach a height of 24 feet 
at maturity and ground cover. Landscaping 
materials shall not encroach or overhang 
into the Courts and Places rights-of-way 
and view corridors. Mature trees shall be 
maintained so that branches do not 
encroach below a height of 8 feet above 
the finish surface or finished grade, as 
measured at the trunk. Any trees proposed 
in the required yard areas along Courts, 
Places, or Walks, shall be limited to no 
more than two trees which shall be planted 
within four to five feet of the primary 
structure. All landscaping and irrigation 
within the public right of way shall be 
developed in accordance with the 
Landscape Standards of the Land 
Development Manual. 

The project is consistent with this regulation. The 
proposed landscape meets all requirements. 

The project is consistent with this regulation. 
The proposed landscape meets all 
requirements. 
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Table 5.1-3 

 Consistency with the Mission Beach Planned District Ordinance 

Section/Name Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Section 
1513.0403(a)(1) 
Parking–All Subdistricts 

Where off-street parking access is 
perpendicular to an alley or street, it shall 
be a minimum of 21 feet measured from 
the opposite edge of the right-of-way. This 
21-foot distance may be reduced one foot 
for each 6-inch increase in parking space 
width but shall not be less than 18 feet.  

Required parking access is provided.  Required parking access is provided.  

Section 
1513.0403(a)(2) 
Parking–All Subdistricts 

When an existing use is enlarged, the number 
of off-street parking spaces required are only 
those required by the enlargement consistent 
with Section1513.0403(a)(1) above. 

The project is consistent with this regulation. No 
existing uses remain. 

The project is consistent with this regulation. 
No existing uses remain. 

Section 
1513.0403(b)(1) 
Parking–Residential 
Subdistricts 

Every premises used for one or more of 
those uses permitted in Section 1513.0303 
shall be provided with a minimum of 
permanently maintained off-street parking 
spaces located on the premises as follows: 

a. Two spaces per dwelling unit; except 
for the following: 

(i) In R-S subdistricts when a unit is 
added to a lot with an existing single-
family unit and the lot has less than 34 
feet of frontage on a street or alley, 
then the requirement shall be 1.5 
spaces per dwelling unit. 

(ii) In the R-N subdistrict, the 
requirement shall be one space per 
dwelling unit for lots abutting Ocean 
Front Walk or Bayside Walk with 
less than 10 feet of vehicular 
access on a street or alley.  

b. One space per unit (room) of boarder 
or lodger. 

The project is consistent with this regulation. Two 
designated parking spaces per dwelling unit are 
provided. 

The project is consistent with this regulation. 
Two designated parking spaces per dwelling 
unit are provided. 



MISSION BEACH RESIDENCES PROJECT AND SANTA BARBARA PLACE RESIDENCES PROJECT MEIR 
 SECTION 5.1 – LAND USE 

December 2015 5.1-73 8133 

Table 5.1-3 

 Consistency with the Mission Beach Planned District Ordinance 

Section/Name Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Section 
1513.0403(b)(2) 
Parking–Residential 
Subdistricts 

At least one space per dwelling unit and 
once space per 2 boarding or lodging units 
shall have direct access to a dedicated 
and improved street or alley.  

The project is consistent with this regulation. Tandem 
parking arrangement provides direct access to alley. 

The project is consistent with this regulation. 
Tandem parking arrangement provides direct 
access to alley. 

Section 
1513.0403(b)(3) 
Parking–Residential 
Subdistricts 

Parking shall not be permitted in required 
yards other than interior or rear yards, 
except as provided herein. 

The project is consistent with this regulation. Parking 
not proposed in yards. 

The project is consistent with this regulation. 
Parking not proposed in yards. 

Section 
1513.0403(b)(4) 
Parking–Residential 
Subdistricts 

Tandem off-street parking is permitted 
consistent with the following:  

a. The space required is 8 feet by 36 
feet and accommodates 2 cars, one 
behind the other, except that the width 
of parking spaces that abut a wall, 
column, or other immovable obstacle 
shall be 8 feet and 6 inches.  

b. Both of the tandem spaces shall be 
assigned to the same unit. 

c. Tandem spaces are not required to be 
enclosed.  

b. (d) Unenclosed tandem parking spaces 
may only encroach into an interior yard to 
achieve the required 36 foot depth. 

The project is consistent with this regulation. Tandem 
parking meets all requirements. 

The project is consistent with this regulation. 
Tandem parking meets all requirements. 

Section 
1513.0403(b)(5) 
Parking–Residential 
Subdistricts 

Fifty percent of the individual (non-tandem) 
parking spaces shall have a minimum of 8-
foot width and 19-foot depth. The other 50 
percent shall not be less than a minimum 
8-foot width and 17 foot depth. The width 
of parking spaces that abut a wall, column, 
or other immovable obstacle shall be 8 feet 
and 6 inches. 

The project is consistent with this regulation. All 
proposed parking stalls meet these minimum 
dimensions.  

The project is consistent with this regulation. 
All proposed parking stalls meet these 
minimum dimensions. 



MISSION BEACH RESIDENCES PROJECT AND SANTA BARBARA PLACE RESIDENCES PROJECT MEIR 
 SECTION 5.1 – LAND USE 

December 2015 5.1-74 8133 

Table 5.1-3 

 Consistency with the Mission Beach Planned District Ordinance 

Section/Name Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Section 
1513.0403(b)(6) 
Parking–Residential 
Subdistricts 

All parking areas adjacent to Courts Places, 
Walks, or Mission Boulevard shall be screen 
by a solid fence three feet in height.  

(8) Curb cuts are not allowed on Mission 
Boulevard unless the premises have less than 
10 feet of vehicular access from an alley.  

The project is consistent with this regulation. All 
proposed parking is screened by building walls and 
garage doors. No curb cuts for parking are proposed 
from Mission Boulevard. 

The project is consistent with this regulation. 
All proposed parking is screened by building 
walls and garage doors. No curb cuts for 
parking are proposed from Mission 
Boulevard. 

Section 
1513.0403(b)(7) 
Parking–Residential 
Subdistricts 

Driveways and parking are not allowed 
within required yards for Courts, Places, or 
Walks unless exempted in accordance 
with Section 1513.0403(b)(3). 

The project is consistent with this regulation. No 
driveway or parking is proposed in these areas. 

The project is consistent with this regulation. 
No driveway or parking is proposed in these 
areas. 

Section 
1513.0403(b)(8) 
Parking–Residential 
Subdistricts 

Curb cuts are not allowed on Mission 
Boulevard unless the premises have less than 
10 feet of vehicular access from an alley. 

The project is consistent with this regulation. No curb 
cuts for parking are proposed from Mission Boulevard. 

The project is consistent with this regulation. 
No curb cuts for parking are proposed from 
Mission Boulevard. 

Section 
1513.0404(a)(1) On-
Premises Sign 
Regulations Residential 
Subdistricts 

The following non-illuminated wall signs 
shall be permitted, provided that no sign 
shall project above the parapet or eaves of 
the building to which affixed. 

(1) One nameplate per dwelling unit not 
exceeding one square foot in total area to 
identify only the occupant; 

The project is consistent with this regulation. Proposed 
signage meets the size and location requirements. 

The project is consistent with this regulation. 
Proposed signage meets the size and 
location requirements. 

Section 
1513.0404(a)(2) On-
Premises Sign 
Regulations Residential 
Subdistricts 

 In lieu of 1513.0404(a)(1), the occupant of 
a dwelling unit, if the possessor of a valid 
home occupation permit, shall be 
permitted a sign indicating the nature of 
the home occupation, not to exceed 2 
square feet in total area. 

The project is consistent with this regulation. Proposed 
signage meets the size and location requirements. 

The project is consistent with this regulation. 
Proposed signage meets the size and 
location requirements. 

Section 1513.0404(a)(3) 
On-Premises Sign 
Regulations Residential 
Subdistricts 

One building identity sign not exceeding 
one percent of the area of the wall to which 
it is affixed or 20 square feet, whichever is 
the smaller figure.  

The project is consistent with this regulation. Building 
identity signs not proposed. 

The project is consistent with this regulation. 
Building identity signs not proposed. 
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Table 5.1-3 

 Consistency with the Mission Beach Planned District Ordinance 

Section/Name Goal/Recommendation Mission Beach Residences Santa Barbara Place Residences 

Section 
1513.0404(a)(4) On-
Premises Sign 
Regulations Residential 
Subdistricts 

One directional sign per vehicular 
entryway not exceeding 2 square feet in 
total area or 4 feet in height measured to 
the apex of the sign. 

The project is consistent with this regulation. Vehicular 
signs not proposed. 

The project is consistent with this regulation. 
Vehicular signs not proposed. 

Section 
1513.0404(a)(5) On-
Premises Sign 
Regulations Residential 
Subdistricts 

One temporary wall or freestanding sign 
offering the premises for sale, rent or 
lease, not to exceed 8 square feet in total 
area or 4 feet in height measured to the 
apex of the sign. Such sign is permitted in 
required yards. 

The project would not violate temporary wall or 
freestanding sign regulations. The project is consistent 
with this regulation.  

The project would not violate temporary wall 
or freestanding sign regulations. The project 
is consistent with this regulation.  

Section 
1513.0404(a)(6) On-
Premises Sign 
Regulations Residential 
Subdistricts 

One public interest wall or ground sign not 
to exceed 8 square feet in total area or 4 
feet in height measures to the apex of the 
sign. Such sign is permitted in required 
yard. 

The project would not violate temporary wall or 
freestanding sign regulations. The project is consistent 
with this regulation.  

The project would not violate temporary wall 
or freestanding sign regulations. The project 
is consistent with this regulation.  
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FIGURE General Plan Land Use Designation
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FIGURE Mission Beach Land Use Plan
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FIGURE Mission Beach Zoning Update

CITY OF SAN DIEGO - DEVELOPMENT SERVICES

Z:
\P

ro
jec

ts\
j81

33
01

\M
AP

DO
C\

M
AP

S\
Se

ct
ion

5_
1_

La
nd

Us
e\

Fi
g5

_1
_3

_M
B_

Zo
nin

gU
pd

at
e.

m
xd

Mission Beach Residences Project and Santa Barbara Place Residences 
Project MEIR   Project No. 366139 5.1-3

SOURCE: City of San Diego Planning Department.



MISSION BEACH RESIDENCES PROJECT AND SANTA BARBARA PLACE RESIDENCES PROJECT MEIR 
 SECTION 5.1 – LAND USE 

December 2015 5.1-82 8133 

 

INTENTIONALLY LEFT BLANK 

  



FIGURE Mission Beach Coastal Zone
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5.2 NOISE 

5.2.1 INTRODUCTION 

The purpose of this section is to estimate and evaluate the potential noise impacts associated with 

implementation of the Mission Beach Residences Project and the Santa Barbara Place 

Residences Project. The following discussion summarizes the findings of two noise technical 

reports: (1) the Environmental Noise Assessment for the Mission Beach Residences Project 

(Mission Beach Noise Report) prepared by Dudek in August 2014 (Appendix C1) and (2) the 

Environmental Noise Assessment for the Santa Barbara Place Residences Project (Santa Barbara 

Place Noise Report) prepared by Dudek in August 2014 (Appendix C2). 

5.2.2 EXISTING CONDITIONS 

Noise Definitions and Criteria 

The following is a brief discussion of fundamental noise concepts. The basic terminology and 

concepts of noise are described as follows, with technical terms defined in Appendices C1 and C2. 

Sound, Noise, and Acoustics  

Sound is actually a process that consists of three components: the sound source, the sound path, 

and the sound receiver. All three components must be present for sound to exist. Without a source 

to produce sound, there is no sound. Similarly, without a medium to transmit sound pressure 

waves, there is no sound. Finally, sound must be received; a hearing organ, sensor, or object must 

be present to perceive, register, or be affected by sound or noise. In most situations, there are many 

different sound sources, paths, and receptors rather than just one of each. Acoustics is the field of 

science that deals with the production, propagation, reception, effects, and control of sound. Noise 

is defined as sound that is loud, unpleasant, unexpected, or undesired. 

Sound Pressure Levels and Decibels  

The amplitude of a sound determines its loudness. Loudness of sound increases with increasing 

amplitude. Sound pressure amplitude is measured in units of micronewton per square meter, also 

called micropascal. One micropascal is approximately one-hundred billionth (0.00000000001) of 

normal atmospheric pressure. The pressure of a very loud sound may be 200 million 

micropascals, or 10 million times the pressure of the weakest audible sound. Because expressing 

sound levels in terms of micropascal would be very cumbersome, sound pressure level in 

logarithmic units is used instead to describe the ratio of actual sound pressures to a reference 

pressure squared. These units are called Bels. To provide a finer resolution, a Bel is subdivided 

into 10 decibels, abbreviated dB. 
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A-Weighted Sound Level  

Sound pressure level alone is not a reliable indicator of loudness. The frequency, or pitch, of a 

sound also has a substantial effect on how humans will respond. Although the intensity (energy 

per unit area) of the sound is a purely physical quantity, the loudness or human response is 

determined by the characteristics of the human ear.  

Human hearing is limited not only in the range of audible frequencies but also in the way it perceives 

the sound in that range. In general, the healthy human ear is most sensitive to sounds between 1,000 

hertz (Hz) and 5,000 Hz, and it perceives a sound within that range as more intense than a sound of 

higher or lower frequency with the same magnitude. To approximate the frequency response of the 

human ear, a series of sound level adjustments is usually applied to the sound measured by a sound 

level meter. The adjustments (referred to as a weighting network) are frequency-dependent. 

The A-scale weighting network approximates the frequency response of the average young ear 

when listening to most ordinary sounds. When people make judgments about the relative 

loudness or annoyance of a sound, their judgments correlate well with the A-scale sound levels 

of those sounds. Other weighting networks have been devised to address high noise levels or 

other special situations (e.g., B-scale, C-scale, D-scale), but these scales are rarely used in 

conjunction with most environmental noise. Noise levels are typically reported in terms of A-

weighted sound levels. All sound levels discussed in this report are A-weighted. Examples of 

typical noise levels for common indoor and outdoor activities are depicted in Table 5.2-1.  

Table 5.2-1 

Typical Sound Levels in the Environment and Industry 

Common Outdoor Activities Noise Level (dB) Common Indoor Activities 

 110 Rock band 

Jet fly-over at 300 meters (1,000 feet) 100  

Gas lawn mower at 1 meter (3 feet) 90  

Diesel truck at 15 meters (50 feet), at 80 
kilometers/hour (50 miles per hour) 

80 Food blender at 1 meter (3 feet), garbage disposal at 1 
meter (3 feet) 

Noisy urban area, daytime 

Gas lawn mower at 30 meters (100 feet) 

70 Vacuum cleaner at 3 meters (10 feet) 

Commercial area 

Heavy traffic at 90 meters (300 feet) 

60 Normal speech at 1 meter (3 feet) 

Quiet urban daytime 50 Large business office, dishwasher next room 

Quiet urban nighttime 40 Theater, large conference room (background) 

Quiet suburban nighttime 30 Library 

Quiet rural nighttime 20 Bedroom at night, concert hall (background) 

 10 Broadcast/Recording Studio 

Lowest threshold of human hearing 0 Lowest Threshold of Human Hearing 

Source: Caltrans 1998. 
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Human Response to Changes in Noise Levels  

Under controlled conditions in an acoustics laboratory, the trained, healthy human ear is able to 

discern changes in sound levels of 1 dB when exposed to steady, single-frequency signals in the 

mid-frequency range. Outside such controlled conditions, the trained ear can detect changes of 2 

dB in normal environmental noise. It is widely accepted that the average healthy ear, however, can 

barely perceive noise level changes of 3 dB. A change of 5 dB is readily perceptible, and a change 

of 10 dB is perceived as twice or half as loud. As discussed previously, a doubling of sound energy 

results in a 3 dB increase in sound, which means that a doubling of sound energy (e.g., doubling 

the volume of traffic on a road) would result in a barely perceptible change in sound level). 

Noise Descriptors  

Additional units of measure have also been developed to evaluate the long-term characteristics of 

sound. The equivalent sound level (Leq) is also referred to as the time-average sound level. It is 

the equivalent steady-state sound level that in a stated period of time would contain the same 

acoustical energy as the time-varying sound level during the same time period. The 1-hour A-

weighted equivalent sound level, Leq (h), is the energy average of the A-weighted sound levels 

occurring during a 1-hour period and is the basis for the City of San Diego (City) noise 

ordinance criteria. 

People are generally more sensitive and annoyed by noise occurring during the evening and 

nighttime hours. Thus, another noise descriptor used in community noise assessments termed 

the Community Noise Equivalent Level (CNEL) was introduced. The CNEL scale represents a 

time-weighted, 24-hour average noise level based on the A-weighted sound level. The CNEL 

accounts for the increased noise sensitivity during the evening hours (7:00 p.m. to 10 p.m.) and 

nighttime hours (10:00 p.m. to 7:00 a.m.) by adding 5 dB and 10 dB, respectively, to the 

average sound levels occurring during the nighttime hours. 

Sound Propagation  

Sound propagation (i.e., the passage of sound from a noise source to a receiver) is influenced by 

several factors. These factors include geometric spreading, ground absorption, and atmospheric 

effects, as well as shielding by natural and/or man-made features. 

Sound levels are attenuated at a rate of approximately 6 dB per doubling of distance from an 

outdoor point source due to the geometric spreading of the sound waves. Additional sound 

attenuation can result from man-made features such as intervening walls and buildings, as well 

as natural features such as hills and dense woods. Atmospheric conditions such as humidity, 

temperature, and wind gradients can temporarily either increase or decrease sound levels. In 
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general, the greater the distance the receiver is from the source, the greater the potential for 

variation in sound levels due to atmospheric effects. 

Noise Standards 

City of San Diego General Plan Noise Element  

The purpose of the noise element is to protect people living and working in the City from excessive 

noise. The Noise Element provides goals and policies to guide compatible land uses and incorporates 

noise attenuation measures for new uses to protect people living and working in the City from an 

excessive noise environment. This purpose becomes more relevant as the City continues to grow 

with infill and mixed-use development consistent with the Land Use Element. 

The City’s General Plan Noise Element contains noise guidelines (City of San Diego 2008a). As 

depicted in Table 5.2.-2, the City considers outdoor noise levels of up to 70 dB CNEL to be 

conditionally acceptable for the outdoor use areas of the single and multifamily land uses. 

Interior noise levels are considered compatible up to 45 dB CNEL. 

Table 5.2-2 

Land Use – Noise Compatibility Guidelines  

Land Use Category 

Exterior Noise Exposure (dBA CNEL) 

60 65 70 75 

Open Space and Parks and Recreational 

Community and neighborhood parks; passive recreation      

Regional parks; outdoor spectator sports, golf courses; athletic fields; 
outdoor spectator sports, water recreational facilities; horse stables; park 
maintenance facilities 

     

Agricultural 

Crop raising and farming; aquaculture, dairies; horticulture nurseries and 
greenhouses; animal raising, maintenance and keeping; commercial stables 

     

Residential 

Single units; mobile homes; senior housing   45    

Multiple units; mixed-use commercial/residential; live work; group living 
accommodations  

 45 45*   

Institutional 

Hospitals; nursing facilities; intermediate care facilities; kindergarten through 
grade 12 educational facilities; libraries; museums; places of worship; child 
care facilities 

 45    

Vocational or professional educational facilities; higher education institution 
facilities (community or junior colleges, colleges, or universities) 

 45 45   

Cemeteries      
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Table 5.2-2 

Land Use – Noise Compatibility Guidelines  

Land Use Category 

Exterior Noise Exposure (dBA CNEL) 

60 65 70 75 

Sales 

Building supplies/equipment; food, beverages, and groceries; pets and pet 
supplies; sundries, pharmaceutical and convenience sales; wearing apparel 
and accessories 

  50 50  

Commercial Services 

Building services; business support; eating and drinking; financial institutions; 
assembly and entertainment; radio and television studios; golf course 
support 

  50 50  

Visitor accommodations  45 45 45  

Offices 

Business and professional; government; medical, dental and health 
practitioner; regional and corporate headquarters 

  50 50  

Vehicle and Vehicular Equipment Sales and Services Use  

Commercial or personal vehicle repair and maintenance; commercial or 
personal vehicle sales and rentals; vehicle equipment and supplies sales and 
rentals; vehicle parking 

     

Wholesale, Distribution, Storage Use Category 

Equipment and materials storage yards; moving and storage facilities; 
warehouse; wholesale distribution  

     

Industrial 

Heavy manufacturing; light manufacturing; marine industry; trucking and 
transportation terminals; mining and extractive industries 

     

Research and development    50  

 Compatible Indoor Uses Standard construction methods should attenuate exterior noise to an 
acceptable indoor noise level.  

Outdoor Uses Activities associated with the land use may be carried out. 

 Conditionally Compatible Indoor Uses Building structure must attenuate exterior noise to the indoor noise level 
indicated by the number for occupied areas.  

Outdoor Uses Feasible noise mitigation techniques should be analyzed and 
incorporated to make the outdoor activities acceptable.  

 Incompatible Indoor Uses New construction should not be undertaken. 

Outdoor Uses Severe noise interference makes outdoor activities unacceptable. 

Source: City of San Diego 2008a. 
* For uses affected by aircraft noise, refer to Policies NE-D.2. and NE-D.3. 

The City has also adopted the following General Plan Noise Element policies related to 

aircraft noise: 

 NE-D.1. Encourage noise-compatible land use within airport influence areas in 

accordance with federal and state noise standards and guidelines.  
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 NE-D.2. Limit future residential uses within airport influence areas to the 65 dB CNEL 

airport noise contour, except for multiple-unit, mixed-use, and live–work residential uses 

within the San Diego International Airport influence area in areas with existing 

residential uses and where a community plan and the Airport Land Use Compatibility 

Plan allow future residential uses.  

 NE-D.3. Ensure that future multiple-unit, mixed-use, and live–work residential uses within the 

San Diego International Airport influence area that are located greater than the 65 dB CNEL 

airport noise contour are located in areas with existing residential uses and where a community 

plan and Airport Land Use Compatibility Plan allow future residential uses.  

o Limit the amount of outdoor areas subject to exposure above the 65 dB CNEL.  

o Provide noise attenuation to ensure an interior noise level that does not exceed 

45 dB CNEL.  

 NE-D.4. Discourage outdoor uses in areas where people could be exposed to prolonged 

periods of high aircraft noise levels greater than the 65 dB CNEL airport noise contour.  

City of San Diego Noise Ordinance Criteria 

The City has adopted a quantitative noise ordinance to control excessive noise generated in the 

City (City of San Diego 2008b). The noise ordinance limits are in terms of a 1-hour average 

sound level. The allowable noise limits depend upon the land use zone, time of day, and duration 

of the noise, as depicted in Table 5.2-3, City of San Diego Sound Level Limits.  

Table 5.2-3 

City of San Diego Sound Level Limits 

Land Use Time of Day 
1-Hour Average  

Sound Level (dB) 

Single-Family Residential 7 a.m. to 7 p.m. 

7 p.m. to 10 p.m. 

10 p.m. to 7 a.m. 

50 

45 

40 

Multifamily Residential (up to maximum density of 1/2,000) 7 a.m. to 7 p.m. 

7 p.m. to 10 p.m. 

10 p.m. to 7 a.m. 

55 

50 

45 

All other residential 7 a.m. to 7 p.m. 

7 p.m. to 10 p.m. 

10 p.m. to 7 a.m. 

60 

55 

50 

Commercial 7 a.m. to 7 p.m. 

7 p.m. to 10 p.m. 

10 p.m. to 7 a.m. 

65 

60 

60 

Industrial or Agricultural Anytime 75 

Source: City of San Diego 2008b. 
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The City also regulates noise associated with construction activities. Construction is permitted 

between the hours of 7:00 a.m. and 7:00 p.m., Monday through Saturdays, with the exception of 

legal holidays. Construction equipment shall be operated so as not to cause, at or beyond the 

property lines of any property zoned residential, an average sound level greater than 75 dB 

during the 12-hour period from 7:00 a.m. to 7:00 p.m. 

Existing Noise 

The ambient noise in the area of both projects is primarily generated by traffic along Mission 

Boulevard. The existing average daily traffic (ADT) volume along Mission Boulevard adjacent 

to the west side of both project sites is 14,884 (see Appendices C1 and C2).  

Ambient Noise Monitoring  

Noise measurements were made using a SoftdB Piccolo integrating sound-level meter equipped 

with 0.5-inch pre-polarized condenser microphone with pre-amplifier. The sound-level meter 

meets the current American National Standards Institute standard for a Type 2 (General Purpose) 

sound-level meter. The sound-level meter was calibrated before and after the measurements, and 

the measurements were conducted with the microphone positioned 5 feet aboveground and 

covered with a windscreen. 

Both the Mission Beach Noise Report and the Santa Barbara Place Noise Report relies on the same 

ambient noise measurements. Short-term noise measurements were conducted at one on-site and 

three site-adjacent locations between 12:15 p.m. and 1:10 p.m., April 28, 2014, as depicted in 

Figure 5.2-1. Site M1 was along the west side of Mission Boulevard at Jersey Court, across from 

both the Mission Beach Residences and Santa Barbara Place Residences project sites; Site M2 was 

located on the south side of Santa Barbara Place, approximately mid-block; Site M3 was located 

on the east side of Bayside Lane, east of both project sites; and Site M4 near the center of the 

Mission Beach Residences Project site. The measured average noise levels ranged from 

approximately 55 dBA Leq at Site M3 to 63 dBA Leq at Site M1, as shown in Table 5.2-4.  

Table 5.2-4 

Measured Noise Levels and CNEL 

Site Description Leq1 CNEL2 

M1 Approximately 50 feet from the centerline of Mission Boulevard 63 dBA 66 dBA 

M2 Approximately 25 feet from the centerline of Santa Barbara Place and 185 feet from the 
centerline of Mission Boulevard 

62 dBA 65 dBA 

M3 Approximately 20 feet from the center line of Bayside Drive 55 dBA 58 dBA 

M4 Approximately 150 feet from the center line of Mission Boulevard 57 dBA 60 dBA 

Source: See Appendices C1 and C2. 
Notes: 
1 Equivalent Continuous Sound Level (time-average sound level) 
2 Community Noise Equivalent Level (CNEL) based on diurnal noise patterns for roadways over 10,000 ADT 
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Noise Modeling 

The Federal Highway Administration’s Traffic Noise Model 2.5 was used to model noise 

generated by existing and future traffic along the roads (FHWA 2004). The Traffic Noise Model 

2.5 accepts as input the number and types of vehicles on the roadway, vehicle speeds, receiver 

locations, and other input data including noise attenuation from structures such as existing or 

future buildings or walls. The modeled traffic speed was 30 miles per hour (mph) along Mission 

Beach Boulevard. Modeling data is provided in Appendices C1 and C2.  

5.2.3 IMPACTS 

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

ambient noise levels? 

Issue 2: Would the proposal result in the exposure of people to noise levels which exceed 

the City’s Noise Ordinance or are incompatible with the Noise Compatibility 

Guidelines (Table NE-3) in the Noise Element of the General Plan?  

Issue 3: Would the proposal result in the exposure of people to current or future 

transportation noise levels which exceed standards established in the 

Transportation Element of the General Plan or an adopted airport 

Comprehensive Land Use Plan? 

Based on the City’s California Environmental Quality Act (CEQA) Significance Determination 

Thresholds (City of San Diego 2011), noise impacts may be significant if the project would: 

 Generate noise levels that exceed the City’s Noise Ordinance Standards or General  

Plan policies. 

 Cause temporary construction noise that exceeds the standards in San Diego Municipal 

Code Section 59.5.0404. 

 Expose people to transportation noise levels that exceed standards established in the 

General Plan or an adopted airport land use compatibility plan. 

Construction Noise 

Mission Beach Residences Project 

Construction noise and vibration are temporary phenomena. Construction noise and vibration 

levels would vary from hour-to-hour and day-to-day, depending on the equipment in use, the 

operations being performed, and the distance between the source and receptor.  
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Total construction is expected to take approximately 18–24 months. Demolition of the existing 

building and associated development on the Mission Beach Residences Project site would be 

required prior to construction. Construction of the Mission Beach Residences Project would 

include grading; public and private utilities work; building and garage construction; coatings, 

paving of alleys and sidewalks; and public improvements, landscaping and pocket park 

improvements. The Mission Beach Residences Project would require a total export of 

approximately 2,465 cubic yards of soil to a location outside the coastal zone. 

The U.S. Environmental Protection Agency has compiled data regarding the noise-generating 

characteristics of specific types of construction equipment. The typical maximum noise levels for 

various pieces of construction equipment at a distance of 50 feet are presented in Table 5.1-3.  

Note that the equipment noise levels presented in Table 5.2-5 are maximum noise levels. The 

equipment operates in alternating cycles of full power and low power, thus, producing noise 

levels less than the maximum level. The average sound level of the construction activity also 

depends upon the amount of time that the equipment operates and the intensity of the 

construction during the time period. 

Table 5.2-5 

Construction Equipment Noise Levels 

Equipment Type 
“Typical” Equipment 

 dB(A) at 50 feet 
“Quiet” 1 Equipment 

dB(A) at 50 feet 

Air compressor 81 71 

Backhoe 85 80 

Concrete pump 82 80 

Concrete vibrator 76 70 

Truck, crane 88 80 

Dozer 87 83 

Generator 78 71 

Loader 84 80 

Paver 88 80 

Pneumatic tools 85 75 

Water pump 76 71 

Power hand saw 78 70 

Shovel 82 80 

Trucks 88 83 

Source: See Appendix C1. 
Note: 
1 Quieted equipment: with enclosures, mufflers, or other noise-reducing features. 

The nearest noise-sensitive land uses are single-family and multifamily residences located on all 

four sides of the Mission Beach Residences Project. Construction activities would take place as 
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near as 25 feet from the closest existing residences (located to the north and to the east of the 

Mission Beach Residences Project, across from Kennebeck Court and Bayside Lane, 

respectively), although in general they would be substantially further.  

Based on previous noise measurements of similar projects and number of pieces of primary 

equipment anticipated to be used for construction of the Mission Beach Residences Project, the 

12-hour average sound level for construction would range up to approximately 81 dBA at 25 feet 

from the construction equipment. The City’s Noise Ordinance states that construction equipment 

shall be operated so as not to cause, at or beyond the property lines of any property zoned 

residential, an average sound level greater than 75 dB during the 12-hour period from 7:00 a.m. 

to 7:00 p.m. Thus, the construction noise level could exceed the City’s noise criterion by up to 6 

dB at the closest existing residences and has the potential to adversely affect adjacent noise-

sensitive uses such as residences. 

Santa Barbara Place Residences Project 

Total construction of the Santa Barbara Place Residences Project is expected to take 

approximately 10–12 months. Demolition of the existing former Mission Beach Elementary 

School educational building would be required prior to construction. Construction of the Santa 

Barbara Place Residences Project would include grading; public and private utilities work; 

building and garage construction; coatings; paving of alleys and sidewalks; and public and 

private improvements and landscaping. The Santa Barbara Place Residences Project would not 

require soil import or export.  

The nearest noise-sensitive land uses are single-family and multifamily residences located to 

the east, west, and south of the Santa Barbara Place Residences Project. Construction 

activities would take place as near as 10 feet from the closest existing residences (located 

immediately to the east of the Santa Barbara Place Residences Project); although in general 

they would be substantially further. 

Based on previous noise measurements for similar projects and number of pieces of primary 

equipment anticipated to be used for the Santa Barbara Place Residences Project, the 12-hour 

average sound level would range up to approximately 90 dBA at 10 feet from the 

construction equipment. Thus, the construction noise level could exceed the City’s noise 

criterion by up to 14 dB at the closest existing residences and has the potential to adversely 

affect adjacent noise-sensitive uses.  
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Combined Project Analysis 

As noted earlier, construction of the Mission Beach Residences Project is expected to take 

approximately 18–24 months. Construction of the Santa Barbara Place Residences Project is 

expected to take approximately 10–12 months. As each project individually would exceed the 

City’s Noise Ordinance, when construction phases overlap, the combination of both projects has 

the potential to also exceed the City’s thresholds.  

Due to the fact that these are two completely separate projects, construction of either the Santa 

Barbara Place Residences Project or the Mission Beach Residences Project may be complete and 

become occupied while construction is still in progress for the other project. If either project is 

complete and occupied while the other is still under construction, the occupied project would 

become an additional sensitive land use to construction noise as the project sites are approximately 

25 feet apart. Therefore, the 12-hour average sound level from construction equipment would 

potentially range up to approximately 81 dBA at the property line, exceeding the City’s Noise 

Ordinance by 6 dB.  

Operations – Exterior Noise  

Residential land uses are not typically considered substantial sources of noise. Therefore, the 

two projects would not likely result in direct noise impacts to other noise-sensitive land uses 

during operation. Traffic induced by each project would contribute to increases in ambient 

noise levels; however, as discussed in detail below, each project would result in a minimal 

increase in traffic noise. 

Mission Beach Residences Project 

The future (Horizon Year 2030) traffic volumes along Mission Boulevard adjacent to the Mission 

Beach Residences Project site are projected to be approximately 29,000 ADT without the project 

and 29,086 with the project (see Appendix C1). The future (Horizon Year 2030) traffic volumes 

also account for the Santa Barbara Place Residences Project traffic. The Mission Beach Residences 

Project would have a common outdoor use area (pocket park) that would be considered noise 

sensitive and would be affected by future traffic noise. The pocket park would need to comply with 

the City’s 65 dBA CNEL exterior noise level requirement for traffic noise, per the City’s 

Significance Determination Thresholds. Figure 5.2-2 shows the receptor locations that coincide 

with Table 5.2-6. As shown in Table 5.2-6, the Horizon Year 2030 with Mission Beach Residences 

Project traffic noise level within the pocket park (Receptor R5) is predicted to be approximately 66 

dBA CNEL, and therefore would exceed the 65 dBA CNEL threshold. However, as noted in the 

City’s Significance Determination Thresholds, if the Mission Beach Residences Project is 
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currently at or exceeds 65 dBA CNEL, then a 3 dB increase resulting from project implementation 

becomes the threshold for determining significance. 

Table 5.2-6 

On-Site Future (Horizon Year 2030)  

Exterior Noise Levels –Mission Beach Residences Project 

Receptor 
1st Floor Noise Level 

(dBA CNEL) 
2nd Floor Noise Level 

 (dBA CNEL) 
3rd Floor Noise Level 

(dBA CNEL) 

R1 63 63 63 

R2 59 60 60 

R3 62 62 62 

R4 62 63 62 

R5 65 n/a n/a 

R6 58 58 53 

R7 55 56 n/a 

R8 52 54 46 

R9 50 53 n/a 

R10 53 53 36 

R11 49 50 35 

R12 46 46 34 

R13 57 57 47 

R14 53 53 36 

R15 49 49 34 

R16 59 59 n/a 

R17 55 55 36 

R18 53 53 n/a 

R19 50 50 34 

R20 48 48 n/a 

R21 46 46 32 

Sources: Dudek 2014a; See Appendix C1. 
Notes: n/a = Not applicable (ground floor/second floor receivers only). 
Noise levels for the modeled Horizon Year 2030 traffic per Traffic Impact Analysis prepared by Urban Systems Associates Inc., provided as 
Appendix F to this Master Environmental Impact Report. 

As stated in the project-specific noise technical report, the minimally induced traffic resulting from 

the Mission Beach Residences Project and Santa Barbara Place Residences Project would 

effectively result in a 0 dB noise increase (rounded to the nearest whole number) (Dudek 2014). 

Therefore, the Mission Beach Residences Project would not cause traffic noise to increase by 3 dB 

and would be below the City’s threshold; therefore, impacts would be less than significant.  

The noise modeling receptor locations are situated at the common outdoor use area and along the 

exterior building façades. The noise levels at all three floor levels at the patios/balconies closest to 
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Mission Boulevard (Receptors R1, R2, R3, and R4) were examined and were found to be 63 dBA 

CNEL or less. Therefore, impacts would be less than significant.  

Santa Barbara Place Residences Project 

The near-term traffic volumes along Mission Boulevard adjacent to the Santa Barbara Place 

Residences Project site are projected to be approximately 16,950 ADT without the project 

and 17,040 with the project (see Appendix F). The Near-Term Plus Project traffic condition 

was used due to the likelihood that the Santa Barbara Place Residences Project would be 

completed and occupied before the Mission Beach Residences Project. The Santa Barbara 

Place Residences Project would have private outdoor use areas (patios and balconies) that 

would be considered noise sensitive and would need to comply with the City’s 65 dBA 

CNEL exterior noise level requirement for traffic noise. Figure 5.2-3 shows the receptor 

locations that coincide with Table 5.2-7. The noise modeling receptors are situated at the 

private outdoor use areas and along the exterior building façades.  

Table 5.2-7 

On-Site Future (Near-Term)  

Exterior Noise Levels –Santa Barbara Place Residences Project 

Receptor 
1st Floor Noise Level 

(dBA CNEL) 
2nd Floor Noise Level 

 (dBA CNEL) 
3rd Floor Noise Level 

(dBA CNEL) 

R1 60 61 60 

R2 57 57 n/a 

R3 55 56 50 

R4 53 53 n/a 

R5 51 52 45 

R6 50 50 n/a 

Note: n/a = Not applicable (ground floor/second floor receivers only). 

As shown in Table 5.2-4, the Near-Term Plus Project traffic noise levels at the patios/balconies 

would be 61 dBA CNEL or less; therefore, impacts would be less than significant. 

Combined Project Analysis 

As the Mission Beach Residences Project analysis utilizes future (Horizon Year 2030) traffic 

counts for noise, it already includes traffic (and the resulting ambient noise) generated from the 

Santa Barbara Place Residences Project. As discussed earlier, future traffic noise resulting from 

the Mission Beach Residences Project and Santa Barbara Place Residences Project would not 

exceed the City’s thresholds on the Mission Beach Residences Project site. Impacts under the 

combined project analysis would be less than significant. 
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Operations – Interior Noise 

Residential land uses are not typically considered substantial sources of noise. Therefore, the 

two projects would not likely result in direct noise impacts to other noise-sensitive land uses 

during operation. Traffic induced by each project would contribute to increases in ambient 

noise levels; however, as discussed previously, each project would result in a less than 3dB 

increase in traffic noise. 

Mission Beach Residences Project 

As outlined in Section 5.1.12, the City and state require that interior noise levels not exceed a 

CNEL of 45 dBA within multifamily dwelling units. The data previously shown in Table 5.2-3 

indicate that future traffic noise levels would range from approximately 59 to 63 dBA CNEL at 

the façades of the dwelling units adjacent to Mission Boulevard due to traffic noise. The interior 

noise levels in habitable rooms are expected to exceed the 45 dBA CNEL noise criterion with 

windows open, or even with windows closed, depending on the window/door size, construction, 

and actual location. Residential land uses are not typically considered substantial sources of noise, 

and the Mission Beach Residence Project would not likely result in direct noise impacts to adjacent 

noise-sensitive land uses during operation. 

Santa Barbara Place Residences Project 

The data previously shown in Table 5.2-4 indicate that future traffic noise levels would range 

from approximately 57 to 61 dBA CNEL at the façades of the dwelling units adjacent to 

Mission Boulevard due to the traffic and noise. The interior noise levels in habitable rooms are 

expected to exceed the 45 dBA CNEL noise criterion with windows open, or even with 

windows closed, depending on the window/door size, construction, and actual location. 

Residential land uses are not typically considered substantial sources of noise, and the Santa 

Barbara Place Residences Project would not likely result in direct noise impacts to adjacent 

noise-sensitive land uses during operation. 

Combined Project Analysis 

As both projects propose residential land uses, the only potential for substantial noise generation 

at either project site would be indirectly through the introduction of additional traffic to the area. 

As the Mission Beach Residences Project analysis above utilizes future (Year 2030) traffic 

counts for noise, it already includes traffic (and the resulting noise) generated from the Santa 

Barbara Place Residences Project. When combined, interior noise levels at both project sites 

would be expected to remain above 45 dBA CNEL. As outlined above, residential land uses are 
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not typically considered substantial sources of noise. Therefore, the two projects would not likely 

result in direct noise impacts to other noise-sensitive land uses during operation. 

5.2.4 SIGNIFICANCE OF IMPACTS 

Construction Noise 

Mission Beach Residences Project 

The construction noise related to the Mission Beach Residences Project could exceed the City’s 

noise criterion by up to 6 dB at the closest existing residences and has the potential to adversely 

affect adjacent noise-sensitive uses. As such, these noise levels represent a temporary potentially 

significant impact, and mitigation is required. Mitigation measure MB-NOI-1, provided in 

Section 5.2.5, states that the Mission Beach Residences Project shall be required to limit 

construction hours, place mufflers on equipment engines, erect temporary noise barriers, and 

orient stationary sources to direct noise away from sensitive uses. However, even following the 

implementation of these mitigation measures, it is likely that noise from construction activities 

would still exceed the City’s noise standard for construction. Therefore, construction noise 

would result in a significant increase in existing ambient noise levels, and would result in a 

temporary significant and unavoidable impact. 

Santa Barbara Place Residences Project 

The construction noise level related to the Santa Barbara Place Residences Project could exceed 

the City’s noise criterion by up to 14 dB at the closest existing residences and has the potential to 

adversely affect adjacent noise-sensitive uses. As such, these noise levels represent a temporary 

potentially significant impact and mitigation is required. Mitigation measure SBP-NOI-1 

provided in Section 5.2.5 states that the Santa Barbara Place Residences Project shall be required 

to limit construction hours, place mufflers on equipment engines, erect temporary noise barriers, 

and orient stationary sources to direct noise away from sensitive uses. However, even following 

the implementation of these mitigation measures, it is likely that noise from construction 

activities would still exceed the City’s noise standard for construction. Therefore, construction 

noise would result in a significant increase in existing ambient noise levels, and would result in a 

temporary significant and unavoidable impact. 

Combined Project Analysis 

The Mission Beach Residences Project and the Santa Barbara Place Residences Project would 

each, individually, exceed the City’s Noise Ordinance for construction noise at the property lines 

of existing residential land uses. Even with mitigation incorporated, each project individually 
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would still likely exceed the City’s Noise Ordinance; therefore, each project would result in 

significant and unavoidable impacts.  

Due to the fact that these are two completely separate projects, construction of either the Santa 

Barbara Place Residences Project or the Mission Beach Residences Project may be complete and 

become occupied while construction is still in progress for the other project. If either project is 

complete and occupied while the other is still under construction, the occupied project would 

become an additional sensitive land use to construction noise as the project sites are approximately 

25 feet apart. Therefore, the 12-hour average sound level from construction equipment would 

potentially range up to approximately 81 dBA at the property line, exceeding the City’s Noise 

Ordinance by 6 dB.  

While this may be a new sensitive land use, the impacts to the completed project from the 

construction of the remaining project would be considered under the same construction noise 

impact to existing sensitive land uses (i.e., existing residences adjacent to the project site). As 

described above, the Mission Beach Residences Project would incorporate mitigation measure 

MB-NOI-1 and the Santa Barbara Place Residences Project would incorporate mitigation 

measure SBP-NOI-1 provided in Section 5.2.5. However, even with mitigation, impacts would 

remain significant and unavoidable.  

Operations – Exterior Noise  

Mission Beach Residences Project 

Future (Horizon Year 2030) exterior on-site noise levels would be approximately 66 dBA CNEL 

at the pocket park and 63 dBA CNEL or less at the patios/balconies of the nearest proposed units to 

Mission Boulevard, and therefore the pocket park would exceed the City’s threshold of 65 dBA 

CNEL. However, the Mission Beach Residences Project’s traffic noise contribution would be less 

than 3 dB to an already existing 65 dBA CNEL or greater. Based on the City’s Significance 

Determination Threshold of a 3 dB increase, impacts would be less than significant. 

Santa Barbara Place Residences Project 

Near-term exterior noise levels would be approximately 61 dBA CNEL or less on 

patios/balconies nearest Mission Boulevard, and therefore would be below the City’s threshold of 

65 dBA CNEL. Impacts would be less than significant. 

Combined Project Analysis 

The Mission Beach Residences Project noise analysis already accounted for the Santa Barbara 

Place Residences Project-generated traffic and traffic noise. Because traffic generated by both 
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projects is minimal, the resulting traffic noise would not be substantial. On-site future traffic 

noise impacts at the Santa Barbara Place Residences Project site would be similar to the Mission 

Beach Residences Project. Impacts would be less than significant.  

Operations – Interior Noise 

Mission Beach Residences Project 

Interior noise levels of proposed residences closest to Mission Boulevard are likely to exceed the 

City’s threshold of 45 dB CNEL, and impacts would be potentially significant. With the 

incorporation of mitigation measure MB-NOI-2 provided in Section 5.2.5, potentially significant 

impacts would be reduced to a level below significance. The Mission Beach Residences Project 

would not likely result in direct noise impacts to other adjacent noise-sensitive land uses 

during operation; impacts would be less than significant.  

Santa Barbara Place Residences Project 

Interior noise levels of the proposed residence closest to Mission Boulevard are likely to exceed 

the City’s threshold of 45 dB CNEL, and impacts would be potentially significant. With the 

incorporation of mitigation measure SBP-NOI-2 provided in Section 5.2.5, potentially significant 

impacts would be reduced to a level below significance. The Santa Barbara Place Residences 

Project would not likely result in direct noise impacts to other adjacent noise-sensitive land 

uses during operation. Impacts would be less than significant. 

Combined Project Analysis 

As the Mission Beach Residences Project analysis above utilizes future (Horizon Year 

2030) traffic counts for noise, it already includes traffic (and the resulting ambient noise) 

generated from the Santa Barbara Place Residences Project. When combined, interior noise 

levels at the Mission Beach Residences Project would be expected to remain above 45 dBA 

CNEL. The analysis above for the Santa Barbara Place Residences Project accounts for 

near-term traffic and is anticipated to exceed the interior noise threshold of 45 dBA CNEL. 

Therefore, when accounting for any additional traffic from the Mission Beach Residences 

Project, interior noise levels would still remain above 45 dBA CNEL. As no new interior 

noise impact would occur when combined, each project would still individually mitigate 

for interior noise levels through incorporation of mitigation measures MB-NOI-2 and SBP-

NOI-2 provided in Section 5.2.5. With incorporation of individual mitigation measures, 

potentially significant interior noise impacts would be reduced to a level below 

significance. The two projects would not likely result in direct noise impacts to other 

adjacent noise-sensitive land uses during operation. Impacts would be less than significant. 
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5.2.5 MITIGATION, MONITORING, AND REPORTING 

Mission Beach Residences Project 

The following mitigation measure would reduce construction noise-related impacts, but not to a 

level below significance. 

MB-NOI-1 Construction Noise Mitigation: Prior to the issuance of the first demolition 

permit, the applicant shall ensure the following, to the satisfaction of the City of 

San Diego Development Services Department:  

 All construction equipment, fixed or mobile, shall be equipped with properly 

operating and maintained mufflers. 

 Temporary sound barriers/shielding are installed. This may comprise 

shielding of equipment in the vicinity of non-mobile equipment where this is 

the source, or alternatively shielding at the site boundaries (i.e., the northern, 

southern, and eastern sides, where adjacent residences are closest).  

 Construction noise reduction methods, such as shutting off idling equipment, 

installing temporary acoustic barriers around stationary construction noise 

sources, maximizing the distance between construction equipment staging 

areas and occupied residential areas, and use of electric air compressors and 

similar power tools rather than diesel equipment, shall be used where feasible. 

 During construction, stationary construction equipment shall be placed such that 

emitted noise is directed away from or shielded from sensitive noise receivers. 

 During construction, stockpiling and vehicle staging areas shall be located as 

far as practical from noise sensitive land uses. 

 The project shall limit construction activities, including grading, to the hours 

of 7:00 a.m. to 5:00 p.m., Monday through Friday, excluding legal holidays 

pursuant to Section 59.5.0404 of the San Diego Municipal Code.  

The following mitigation measure would reduce interior noise levels to a level below significance. 

MB-NOI-2 Interior Noise Mitigation Analysis for Proposed Lots 1, 11, and 16: Upon 

completion of detailed building plans (i.e., room dimensions, wall and roof 

assemblies and window/door schedules) and prior to the issuance of the first 

occupancy permit, the applicant shall ensure that an interior noise mitigation 

analysis be prepared, to the satisfaction of the City of San Diego Development 

Services Department. The analysis shall identify specific mitigation measures to 
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ensure interior noise levels remain at or below 45 dB per the City of San Diego’s 

interior noise standard. Noise abatement features shall be identified to attenuate 

noise and shall be incorporated into project design as necessary. Such features 

may include mechanical ventilation or an air-conditioning system, sound-rated 

windows and sound-rated doors. 

Santa Barbara Place Residences Project 

The following mitigation measure would reduce construction noise related impacts, but not to a 

level below significance. 

SBP-NOI-1 Construction Noise Mitigation: Prior to the issuance of the first demolition 

permit, the applicant shall ensure the following, to the satisfaction of the City of 

San Diego Development Services Department:  

 All construction equipment, fixed or mobile, shall be equipped with properly 

operating and maintained mufflers. 

 Temporary sound barriers/shielding are installed. This may comprise 

shielding of equipment in the vicinity of non-mobile equipment where this is 

the source, or alternatively shielding at the site boundaries (i.e., the southern 

and eastern sides, where adjacent residences are closest).  

 Construction noise reduction methods, such as shutting off idling equipment, 

installing temporary acoustic barriers around stationary construction noise 

sources, maximizing the distance between construction equipment staging 

areas and occupied residential areas, and use of electric air compressors and 

similar power tools rather than diesel equipment, shall be used where feasible. 

 During construction, stationary construction equipment shall be placed such that 

emitted noise is directed away from or shielded from sensitive noise receivers. 

 During construction, stockpiling and vehicle staging areas shall be located as 

far as practical from noise sensitive land uses. 

 The project shall limit construction activities, including grading, to the hours 

of 7:00 a.m. to 5:00 p.m., Monday through Friday, excluding legal holidays 

pursuant to Section 59.5.0404 of the San Diego Municipal Code.  

The following mitigation measure would reduce interior noise levels to a level below significance. 

SBP-NOI-2 Interior Noise Mitigation Analysis for Proposed Lot 1: Upon completion of 

detailed building plans (i.e., room dimensions, wall and roof assemblies and 
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window/door schedules) and prior to the issuance of the first occupancy permit, 

the applicant shall ensure that an interior noise mitigation analysis be prepared, to 

the satisfaction of the City of San Diego Development Services Department. The 

analysis shall identify specific mitigation measures to ensure interior noise levels 

remain at or below 45 dB per the City of San Diego’s interior noise standard. 

Noise abatement features shall be identified to attenuate noise and shall be 

incorporated into project design as necessary. Such features may include 

mechanical ventilation or an air-conditioning system, sound-rated windows and 

sound-rated doors. 
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5.3 HEALTH AND SAFETY 

5.3.1 INTRODUCTION 

This section is based on the following technical studies: 

 Hazardous Materials Assessment Technical Report – Mission Beach Residential Project, 

prepared by Dudek (Appendix D1) 

 Limited Asbestos Building Inspection and Lead-Based Paint Testing for Mission Beach 

Center, prepared by Aurora (Appendix D2) 

 Mission Beach Residential Project Hazards Assessment for 825 Santa Barbara Place, 

prepared by Dudek (Appendix D3) 

 Limited Asbestos Building Inspection and Lead-Based Paint Testing for Mission Beach 

Center, prepared by Aurora (Appendix D4) 

These reports were based on a regulatory file review, site records file review, site visit, and an 

Environmental Data Resources (EDR) search for the both project sites. This section summarizes 

the findings and recommendations of the environmental hazards reports that are included as 

Appendices D1 through D4 of this Master Environmental Impact Report (MEIR). 

5.3.2 REGULATORY SETTING 

Hazardous materials and wastes are identified and defined by federal and state regulations for the 

purpose of protecting public health and the environment. Hazardous materials contain certain 

chemical, physical, or infectious properties that cause them to be considered hazardous. 

Hazardous wastes are defined in the Code of Federal Regulations (CFR) Title 40, Volume 25, 

Parts 260–265, and in the California Code of Regulations (CCR), Title 22 Division 4.5, Chapter 

11, Article 1, Section 66261. Over the years, the laws and regulations have evolved to deal with 

different aspects of the handling, treatment, storage, and disposal of hazardous substances. 

Federal Regulations 

Federal Toxic Substances Control Act (1976) 

The Federal Toxic Substances Control Act of 1976 and the Resource Conservation and Recovery 

Act of 1976 established a program administered by the U.S. Environmental Protection Agency 

(EPA) for the regulation of the generation, transportation, treatment, storage, and disposal of 

hazardous waste. The Resource Conservation and Recovery Act was amended in 1984 by the 

Hazardous and Solid Waste Act, which affirmed and extended the “cradle-to-grave” system of 
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regulating hazardous wastes. The use of certain techniques for the disposal of some hazardous 

wastes was specifically prohibited by the Hazardous and Solid Waste Act (EPA 2013). 

Comprehensive Environmental Response, Compensation, and Liability Act (1980) 

The Comprehensive Environmental Response, Compensation, and Liability Act (CERCLA), 

commonly known as “Superfund,” was enacted by Congress on December 11, 1980. This law 

provided broad federal authority to respond directly to releases or threatened releases of 

hazardous substances that may endanger public health or the environment. CERCLA established 

requirements concerning closed and abandoned hazardous waste sites, provided for liability of 

persons responsible for releases of hazardous waste at these sites, and established a trust fund to 

provide for cleanup when no responsible party could be identified. CERCLA also enabled the 

revision of the National Contingency Plan. The National Contingency Plan provided the 

guidelines and procedures needed to respond to releases and threatened releases of hazardous 

substances, pollutants, or contaminants. The National Contingency Plan also established the 

National Priorities List, which is a list of contaminated sites warranting further investigation by 

the EPA. CERCLA was amended by the Superfund Amendments and Reauthorization Act on 

October 17, 1986 (EPA 2011).  

State Regulations 

California Environmental Protection Agency 

The California Environmental Protection Agency (CalEPA) implements and enforces a statewide 

hazardous materials program known as the Certified Unified Program established by Senate Bill 

(SB) 1802 to consolidate, coordinate, and make consistent the administrative requirements, 

permits, inspections, and enforcement activities for the following environmental and emergency 

management programs for hazardous materials: 

 Hazardous Materials Release Response Plans and Inventories (Business Plans) 

 California Accidental Release Prevention Program 

 Underground Storage Tank Program 

 Aboveground Petroleum Storage Act Requirements for Spill Prevention, Control, and 

Countermeasure Plans 

 Hazardous Waste Generator and On-Site Hazardous Waste Treatment Programs  

 California Uniform Fire Code, Hazardous Materials Management Plans, and Hazardous 

Material Inventory Statements 
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California Hazardous Waste Control Law 

The California Hazardous Waste Control Law is administered by the CalEPA to regulate 

hazardous wastes. While the Hazardous Waste Control Law is generally more stringent than the 

Resource Conservation and Recovery Act, until the EPA approves the California hazardous 

waste control program (which is charged with regulating the generation, treatment, storage, and 

disposal of hazardous waste), both the state and federal laws apply in California. The Hazardous 

Waste Control Law lists 791 chemicals and approximately 300 common materials that may be 

hazardous; establishes criteria for identifying, packaging, and labeling hazardous wastes; 

prescribes management controls; establishes permit requirements for treatment, storage, disposal, 

and transportation; and identifies some wastes that cannot be disposed of in landfills. 

CCR, Title 22, Chapter 11, Article 2, Section 66261.10 provides the following definition for 

hazardous waste: 

[a] (1) a waste that exhibits the characteristics may: (A) cause, or significantly 

contribute to, an increase in mortality or an increase in serious irreversible, or 

incapacitating reversible, illness; or (B) pose a substantial present or potential 

hazard to human health or environment when improperly treated, stored, 

transported, or disposed or otherwise managed. 

According to CCR Title 22, substances having a characteristic of toxicity, ignitability, 

corrosivity, or reactivity are considered hazardous waste. Hazardous wastes are hazardous 

substances that no longer have a practical use, such as material that has been abandoned, 

discarded, spilled, contaminated, or are being stored prior to proper disposal. 

Toxic substances may cause short-term or long-lasting health effects, ranging from temporary 

effects to permanent disability or death. For example, toxic substances can cause eye or skin 

irritation, disorientation, headache, nausea, allergic reactions, acute poisoning, chronic illness, or 

other adverse health effects if human exposure exceeds certain levels (the level depends on the 

substance involved). Carcinogens (substances known to cause cancer) are a special class of toxic 

substances. Examples of toxic substances include most heavy metals, pesticides, and benzene (a 

carcinogenic component of gasoline). Ignitable substances (e.g., gasoline, hexane, and natural 

gas) are hazardous because of their flammable properties. Corrosive substances (e.g., strong 

acids and bases such as sulfuric (battery) acid or lye) are chemically active and can damage other 

materials or cause severe burns upon contact. Reactive substances (e.g., explosives, pressurized 

canisters, and pure sodium metal, which react violently with water) may cause explosions or 

generate gases or fumes. 
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Other types of hazardous materials include radioactive and biohazardous materials. Radioactive 

materials and wastes contain radioisotopes, which are atoms with unstable nuclei that emit 

ionizing radiation to increase their stability. Radioactive waste mixed with chemical hazardous 

waste is referred to as “mixed wastes.” Biohazardous materials and wastes include anything 

derived from living organisms. They may be contaminated with disease-causing agents, such as 

bacteria or viruses (DTSC 2010). 

California Accidental Release Prevention Program 

The California Accidental Release Prevention (CalARP) program was implemented on January 

1, 1997, and replaced the California Risk Management and Prevention Program. The objectives 

of the CalARP program are to present accidental releases of substances that can cause serious 

harm to the public and the environment, to minimize the damage if releases do occur, and to 

satisfy community right-to-know laws. This is accomplished by requiring businesses that 

handle more than a threshold quantity of a regulated substance listed in the regulations to 

develop a risk management plan. A risk management plan is a detailed engineering analysis of 

the potential accident factors present at a business and the mitigation measures that can be 

implemented to reduce this accident potential. The CalARP program is implemented at the 

local government level by Certified Unified Program Agencies (CUPAs) also known as 

administering agencies. The CalARP program is designed so these agencies work directly with 

the regulated businesses. CUPAs determine the level of detail in the risk management plans, 

review the risk management plans, and conduct facility inspections (CalOES 2011). 

California Department of Toxic Substances Control and California Highway Patrol 

Hazard Transportation Program 

The California Department of Toxic Substances Control (DTSC) administers the transportation 

of hazardous materials throughout the state. Regulations applicable to the transportation of 

hazardous waste include Title 22, Division 4.5, Chapters 13 and 29 of the CCR, as well as 

Division 20, Chapter 6.5, Articles 6.5, 6.6, and 13 of the California Health and Safety Code 

(DTSC 2007). The DTSC requires that drivers transporting hazardous wastes obtain a certificate 

of driver training that shows the driver has met the minimum requirements concerning the 

transport of hazardous materials, including proper labeling and marking procedures, 

loading/handling processes, incident reporting and emergency procedures, and appropriate 

driving and parking rules. The California Highway Patrol also requires shippers and carriers to 

complete hazardous materials employee training before transporting hazardous materials. 

http://www.calepa.ca.gov/cupa/
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California Health and Safety Code 

The handling and storage of hazardous materials is regulated by Division 20, Chapter 6.95 of the 

California Health and Safety Code. Under Sections 25500–25543.3, facilities handling hazardous 

materials are required to prepare a Hazardous Materials Business Plan. Hazardous Materials 

Business Plans contain basic information on the location, type, quantity, and health risks of 

hazardous materials stored, used, or disposed of in the state.  

Chapter 6.95 of the Health and Safety Code establishes minimum statewide standards for 

Hazardous Materials Business Plans. Each business shall prepare a Hazardous Materials Business 

Plan if that business uses, handles, or stores a hazardous material (including hazardous waste) or an 

extremely hazardous material in discloseable quantities greater than or equal to the following: 

 500 pounds of a solid substance 

 55 gallons of a liquid 

 200 cubic feet of compressed gas 

 A hazardous compressed gas in any amount (highly toxic with a Threshold Limit Value 

of 10 parts per million or less) 

 Extremely hazardous substances in threshold planning quantities 

California Occupational Safety and Health Administration Hazard  

Handling Procedures 

The California Occupational Safety and Health Administration (CalOSHA) is the primary 

agency responsible for worker safety in the handling and use of chemicals in the work place. 

California Occupational Safety and Health Administration standards are generally more stringent 

than federal regulations. The employer is required to monitor worker exposure to listed 

hazardous substances and notify workers of exposure (8 CCR 337–340). The regulations specify 

requirements for employee training, availability of safety equipment, accident prevention 

programs, and hazardous substance exposure warnings. 

Safe Drinking Water and Toxic Enforcement Act 1986 

Pursuant to the Safe Drinking Water and Toxic Enforcement Act of 1986, California Health 

Screening Levels were developed by the Office of Environmental Health Hazard Assessment and 

identify the concentration of hazardous chemicals in soil or soil gas that the CalEPA considers to 

cause cancer or reproductive toxicity. The thresholds of concern are an excess lifetime cancer 

risk of one in a million and a hazard quotient of 1.0 for non-cancer health effects. The California 
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Health Screening Levels are used to screen sites for potential human health concerns where 

hazardous chemicals have been released into soils (CalEPA 2010). 

Emergency Services Act 

Under the Emergency Services Act, the State of California developed an emergency response 

plan to coordinate emergency services provided by federal, state, and local agencies. Rapid 

response to incidents involving hazardous materials or hazardous waste is an integral part of the 

plan, which is administered but the Governor’s Office of Emergency Services. The Office of 

Emergency Services coordinates the responses of other agencies, including the EPA, California 

Highway Patrol, regional water quality control boards, air quality management districts, and 

county disaster response offices (Governor’s Office of Emergency Services 2009). 

The Emergency Planning Community Right-to-Know Act 

The Emergency Planning Community Right-to-Know Act requires facilities to disclose 

quantities and type of toxic chemicals stored to the State and Local Emergency Planning 

Committee. In order to avoid multiple reports to various agencies, California Health and Safety 

Code requires notification of chemical inventory to the Administering Agency (DTSC). 

Notification of chemical inventory shall be accomplished through completion of the Hazardous 

Materials Business Plan and inventory (EPA 2012). 

5.3.3 EXISTING CONDITIONS 

Mission Beach Residences Project 

Information on past and current chemical storage at the Mission Beach Residences Project area 

was obtained from review of the EDR report and a site reconnaissance as described in Appendix 

D1. Additionally, information on chemical storage and known releases at the project area or at 

sites near the project area was obtained from review of the Phase I Environmental Site 

Assessment. The information reviewed indicated that the site was formerly used as an 

elementary school from 1925 until the early 1980s. The Mission Beach Residences Project area 

is surrounded by residential development. 

Site History 

The site history is based on the site records and review of Sanborn fire insurance maps, aerial 

photographs, topographic maps, and city directories obtained from EDR. In 1925, the 

Mission Beach School was established on the southern portion of the Mission Beach 

Residences Project area; the northern portion of the project area consisted of residences. 

Since at least 1937, the school site encompassed the entire Mission Beach Residences Project 
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area. The Mission Beach Residences Project area was used as a school until at least the early 

1980s. The project area was then used by San Diego Unified School District (SDUSD) for 

administrative purposes until 2013.  

Sanborn Fire Insurance Maps 

The history of the Mission Beach Residences Project area and surrounding area was also 

established by reviewing Sanborn Fire Insurance Maps for the year: 1929, 1937, 1956, 1958, 

1959, and 1965 (Appendix D1). A residential building and a school building are depicted on the 

project area in 1929. The school building is labeled as Mission Beach School. According to the 

map, natural gas and electricity were used to heat and light the school building, respectively. In 

1937, the residential building is no longer present on the project area and the school building was 

expanded to the east and west. The school grounds have extended north to encompass the area 

between Kennebeck Court and Santa Barbara Place. The 1956 through 1965 maps depict one L-

shaped building and one rectangular classroom building. Also, the 1956 through 1965 maps 

depict a label “built in 1925” south of the school building. 

The Mission Beach Residences Project area is depicted in a residential setting in the 1929 

through 1965 maps. Also, one classroom building is depicted on the southern adjoining property 

in the 1956 through 1965 maps. 

Aerial Photographs 

The aerial photographs reviewed were from 1953, 1964, 1974, 1980, 1990, 1994, 2005, 2009, 

2010, and 2012 (Appendix D1). The driveway and landscaping are visible on the central/northern 

portion of the Mission Beach Residences Project area. Buildings associated with the school site 

are visible on the southern portion of the project area in each of the aerial photographs. The 

aerial photographs show residential-sized buildings to the north, east, and west of the project 

area. A commercial-sized building (classroom building) with parking is present south of the 

project area. The aerial photographs did not indicate evidence of recognized environmental 

conditions at the project area. 

Topographic Maps 

The historical topographic maps reviewed were from 1904, 1953, 1967, 1975 revised from 1967, 

and 1996 (Appendix D1). The 1904 map had a scale of 1:250,000, which is too large a scale to 

discern details about the Mission Beach Residences Project area. The remaining maps had a 

scale of 1:24,000. The project area is depicted as a school in each of the topographic maps (1953 

to 1996). Areas to the north, east, south, and west are depicted as built up areas. The topographic 

maps did not indicate evidence of recognized environmental conditions at the project area. 
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City Directories  

The city directory listings searched were for the years 1903 through 2013, in 2-5 year 

intervals (Appendix D1). The Mission Beach Residences Project area, 818 Santa Barbara, 

was listed in the 1933 through 2013 city directories. 

Between 1933 and 1992, the project area was listed as Mission Beach School. Between 2000 and 

2006, the project area was listed as Beach Center and SD Admission. In 2008, the project area 

was listed as District Intern Programs; in 2013, the project area was listed as San Diego Unified 

School Programs. The surrounding properties were listed as residences. 

Records Review 

File review requests were submitted to the San Diego County Department of Environmental 

Health (DEH) and City of San Diego Fire – Rescue Department to obtain information about 

potential spills, tanks, or environmental investigations at the subject property. The DEH and SD 

Fire stated that no records are on file for the site (Appendix D1).  

Site Records 

The following documents were reviewed: 

 Phase I Environmental Site Assessment (ESA), dated October 17, 2013, prepared by  

SCS Engineers 

o No recognized environmental conditions were identified by SCS Engineers in the 

Phase I ESA report. SCS Engineers recommended an asbestos and lead-based paint 

inspection be performed prior to demolition of the on-site buildings. 

o In addition, as part of the Phase I ESA investigation, SCS Engineers interviewed 

representatives for San Diego Unified School District (the former project area owner). 

The following was obtained from interviews with the former property owner 

representative and maintenance inspector: 

 The project area operated as Mission Beach School from 1925 until the early 

1980s. From the early 1980s until 2012, the project area was used as 

administrative and training offices for San Diego Unified School District. 

 No hazardous materials or petroleum products were used or stored at the project area. 

 No hazardous waste was generated at the project area. 
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 Site Map, dated May 2, 2007, prepared by the SDUSD Architectural Program.  

o According to the site map legend, six buildings were formerly located on the project 

area and were demolished in 1975. The construction years for the former buildings 

ranged between 1925 and 1950. 

o Three buildings are currently located on the southern portion of the project area. The 

building located along Mission Boulevard has three Building Identification Numbers 

08- 09, 05-05, and 04-04, which were constructed in 1952, 1939, and 1938, 

respectively. The two remaining buildings (09-11 and 09-12) were constructed in 1976. 

Landscaping and sidewalks are depicted in the central portion of the project area. 

Parking areas are located on the northern and southeastern portion of the project area. 

Site Reconnaissance 

The site reconnaissance was conducted on February 20, 2014. The site reconnaissance consisted 

of walking the site, taking notes on observations, and taking photographs. Site photographs are 

presented in Appendix D1. Building numbers are provided for identification purposes and 

locations of buildings are provided in Appendix D1.  

The Mission Beach Residences Project area consists of three buildings, landscaping, a driveway, 

and asphalt paved parking areas. Fencing was observed along the perimeter of the project area. 

Parking areas were observed on the southeastern portion of the property. The driveway consists 

of dirt, gravel, and asphalt, and is located on the central and northern portions of the project area. 

Raised vegetable garden beds and three 2.5-gallon containers of herbicide were observed north 

of Building 08-09. Landscaping and concrete walkways were observed north of Buildings 09-11 

and 09-12 and east of building 08-09. The buildings are vacant and planned for demolition.  

The building located along Mission Boulevard was observed in poor condition. Due to roof leaks 

(and break-ins), ceiling tiles, lighting, and various debris were observed on the floor. In addition, 

warped floor boards were observed in Building 04-04. One gallon of paint was observed within 

Building 05-05. No additional chemicals/hazardous materials were observed in the building. 

Building 09-12 was observed in fair condition. The custodian closet and maintenance closet are 

located in the eastern and northwestern portions of Building 09-12, respectively. A one-gallon 

container of ammonia was observed in the custodian closet. A natural gas boiler was observed in 

the maintenance closet. Staining was observed on the concrete floor in each closet. The 

remaining portions of Building 09-12 consisted of vacant classrooms, kitchen areas, and 

restrooms. In addition, a spray bottle containing household cleaning products was observed in 

the restroom. Building 09-11 was observed in fair condition and consists of vacant classrooms. 

No chemicals or hazardous materials were observed in Building 09-11. 
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Hazardous Sites Database Searches 

A records review of federal, state, and local regulatory agency databases was also used to 

evaluate environmental conditions of potential concern with the Mission Beach Residences 

Project area and surrounding properties within a one-mile radius. 

The project area was listed in the EDR report in the one of the databases searched by EDR: 

HAZNET (Appendix D1). The HAZNET listings provide hazardous waste manifest information 

for the project area. The HAZNET listing was due to transporting 0.1 ton of inorganic solid 

waste off site in 2006. 

In addition to the project area, 13 sites were identified to be within 1 mile of the subject property. 

Three of the 13 sites were listed in databases which are associated with permitting and are not 

databases that would indicate that an unauthorized release had occurred. The remaining 10 sites 

are discussed below. 

Two of the ten sites reported a release to soil and/or groundwater for which the investigation was 

closed by the lead regulatory agency. Because these cases have been closed, it can be concluded 

that these sites have not impacted the environmental conditions at the subject property. 

 Al King’s Garage, 3779 Mission Boulevard, is located approximately 0.62 mile north of 

the project area. This site was listed in the Hazardous Waste and Substances Sites List 

(Hist Cortese), Leaking Underground Storage Tank (LUST), Spills Leaks Investigations 

and Cleanup Program (SLIC), and Site Mitigation and Brownfields Reuse Program 

Envirostor Database (Envirostor) databases. Two unauthorized releases (H12882-001 and 

H12882-002) of petroleum products were identified at the site. The releases were closed 

by the lead regulatory agency, San Diego DEH, in 2000 and 2001, respectively. 

 Hyatt Islandia Hotel, 1441 Quivira Road, is located approximately 0.77 mile southeast of 

the project area. This site was listed in the Statewide Environmental Evaluation and 

Planning System Underground Storage Tank listing (SWEEPS UST), California 

Hazardous Material Incident Report System (CHMIRS), Proposition 65 Records (Notify 

65), San Diego County Hazardous Materials Management Division Database (HMMD), 

and San Diego County Site Assessment and Mitigation (SAM) databases. The SWEEPS 

UST, Notify 65, and HMMD listings are associated with permitting. The CHMIRS and 

SAM listings are associated with unauthorized releases. 

o The CHMIRs listing is associated with surface releases of petroleum products at 

Mission Bay on September 8, 2006, March 21, 2013, May 31, 2013, and July 27, 

2013. Based on the reporting of the incidents to appropriate agencies, the releases 
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were addressed, and it can be concluded that these releases have not impacted the 

environmental conditions of the project area. 

o The SAM database listing is due to an unauthorized release in 1987. The release was 

closed by the lead agency (San Diego DEH) in 1994. 

The remaining eight sites were listed in the EDR proprietary historical databases. The sites in 

this database were identified by EDR as historical cleaners and/or gasoline stations. No 

additional information was available for these sites. As no releases have been reported for these 

sites, it can be concluded that they have not affected the environmental conditions at the Mission 

Beach Residences Project area. The information is summarized below: 

 Christa S Wash was listed at 3232 Mission Boulevard which is approximately 0.1 mile 

south of the project area. A self-serve laundry was listed at this site from 1984 until 2006. 

 Nub-A-Dub-Dub Laundry was listed at 3221 Mission Boulevard, which is located 

approximately 0.12 mile south of the project area. The self-serve laundry was listed at 

this site from 1970 until 1975. 

 Rub-A-Dub-Dub was listed at 3219 Mission Boulevard, which is approximately 0.12 

mile south of the project area. The self-serve laundry was listed at the site in 1961. 

 Harry S Laundry and Cleaning as listed at 3424 Mission Boulevard, which is approximately 

0.11 mile north of the project area. The laundry was listed at this address in 1961. 

 Wood R S was listed at 3205 Mission Boulevard, which is approximately 0.14 mile south of 

the project area. The gasoline station was listed at this address in 1943, 1952, and 1966. 

 Ventura Laundromat was listed at 750 Ventura Place, which is approximately 0.14 

mile south of the project area. The self-serve laundry was listed at the address from 

1961 until 1966. 

 Mobil Oil was listed at 3185 Mission Boulevard, which is approximately 0.19 mile south 

of the project area. The gasoline station was listed at this address from 1961 until 1975. 

 Midas Auto was listed at 3510 Mission Boulevard, which is approximately 0.20 mile 

north of the project area. The auto service facility was listed at this address in 1999.  

Due to inadequate address information, 19 facilities were cited but were unmapped. Based on 

further research of these facilities, none of the unmapped facilities listed are located within 1 

mile of the project area. 
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Asbestos and Lead Based Paint 

A Limited Asbestos Building Inspection and Lead-Based Paint Testing report was conducted 

(Appendix D2) and identified asbestos-containing material and lead-based paint materials in the 

existing structures on site. Asbestos-containing material found on site includes rolled roofing 

found on the parapet walls of the roof of the west building, roofing mastics, rolled roofing on the 

east side of the west building, vinyl floor tile in the west building, vinyl floor tile and associated 

mastics in the south building, and vinyl floor sheeting in the south building.  

Lead-based paint was detected in the west and south buildings including window frames, 

awning posts, exterior walls, interior door frames, gym cabinets, restroom sinks and tub, and 

interior room walls.  

Santa Barbara Place Residences Project  

Information reviewed indicated that the site was formerly used by SDUSD as an educational 

building associated with the Mission Beach School. An EDR search consisting of reviewing 

computerized regulatory agency records and available historical source information was 

conducted to identify potential environmental impacts to the site. 

Site History 

Sanborn Fire Insurance Maps 

Sanborn fire insurance maps, historical aerial photographs, and topographic maps were reviewed 

to determine if evidence of recognized environmental conditions is located on the subject 

property. The Sanborn fire insurance maps reviewed were from 1929, 1937, 1956, 1958, 1959, 

and 1965. No buildings are depicted on the subject property in the 1929 and 1937 Sanborn maps; 

Mission Beach School is depicted to the north of the subject property. Other surrounding 

properties consist of residences. The 1956 through 1965 Sanborn maps depict one building 

which is labeled as classrooms; Mission Beach School is depicted to the north of the Santa 

Barbara Place Residences Project area. The address is listed as 815 Santa Barbara Place in the 

1956 through 1965 maps. The Sanborn maps did not indicate evidence of recognized 

environmental conditions at the subject property. 

Aerial Photographs 

The aerial photographs reviewed were from 1953, 1964, 1974, 1980, 1990, 1994, 2005, 2009, 

2010, and 2012. The classroom building is visible in all of the photographs. The aerial 

photographs show a school site and residential-sized buildings in the vicinity of the subject 
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property. The aerial photographs did not indicate evidence of recognized environmental 

conditions at the subject property. 

Topographic Maps 

The historical topographic maps reviewed were from 1904, 1953, 1967, 1975 revised from 1967, 

and 1996. The 1904 map had a scale of 1:250,000 which is too large a scale to discern details 

about the subject property. The remaining maps had a scale of 1:24,000. The subject property is 

depicted as built-up area in each of the topographic maps (1953–1996). A school is depicted 

north of the subject property. Areas to the east, west, and south are depicted as built up areas. 

The topographic maps did not indicate evidence of recognized environmental conditions at the 

subject property. 

City Directories  

The city directories reviewed were from 1903 through 2013, in 2- to 5-year intervals (Appendix 

D3). The subject property (825 Santa Barbara Place) was not identified in the city directories 

reviewed. Residences and a school are listed at the surrounding properties from 1927 until 2013. 

The city directories did not indicate evidence of recognized environmental conditions at the 

subject property. 

Records Review 

File review requests were submitted to the San Diego County Department of Environmental 

Health (DEH) and City of San Diego Fire – Rescue Department to obtain information about 

potential spills, tanks, or environmental investigations at the subject property. The DEH and SD 

Fire stated that no records are on file for the site (Appendix D1).  

Hazardous Sites Database Searches 

An EDR search, which consists of a computerized database search of regulatory agency records 

and available historical source information, was conducted to identify potential environmental 

impacts to the subject property. 

A government records search conducted by EDR on February 20, 2014. The subject property 

was listed on the Hazardous Waste Manifests (HAZNET) database. The HAZNET listing was 

due to transporting laboratory waste chemicals off site in 2008. Since the HAZNET database 

listing is not associated with a reported release, this listing does not present an environmental 

condition at the subject property. 
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The EDR radius map listed 13 additional sites located in close proximity to the Santa Barbara 

Place Residences Project site. Three of the sites were listed in regulatory databases which are 

associated with permitting and are not listed in databases which would indicate that an 

unauthorized release had occurred at the site. The remaining ten sites are discussed below: 

 Eight of the sites were listed in the EDR proprietary historical databases. Five sites were 

identified as historical cleaners and three sites as historical gasoline stations. The 

historical cleaners were identified by EDR as operating in at least one of the following 

year(s): 1961, 1966, 1970, 1975, 1980, 1984, 1999, 2000, 2001, 2002, 2003, and 2006. 

The historical gasoline stations were identified by EDR as operating in at least one of the 

following year(s) 1943, 1952, 1961, 1966, 1970, 1975, and 1999. The sites were located 

greater than 0.1 mile from the subject property. No additional information was available 

for these sites. As no releases have been reported for these sites, it is unlikely they have 

affected the environmental conditions at the subject property. 

 Al King’s Garage, 3779 Mission Boulevard, is located approximately 0.7 mile north of 

the subject property. This site was listed in the Hazardous Waste and Substances Sites 

List (Hist Cortese), Leaking LUST, SLIC, and Site Mitigation and Brownfields Reuse 

Program Envirostor databases. Two unauthorized releases (H12882-001 and H12882-

002) of petroleum products were identified at the site. The releases were closed by the 

lead agency (San Diego DEH) on September 26, 2000, and July 26, 2001. Due to case 

closure and site distance from the subject property, it is unlikely that this site has 

impacted the environmental conditions at the subject property. 

 Hyatt Islandia Hotel, 1441 Quivira Road, is located approximately 0.8 mile southeast of 

the subject property. This site was listed in the SWEEPS UST, CHMIRS, Notify 65, San 

Diego County (MMD, and San Diego County SAM databases. The SWEEPS UST, 

Notify 65, and HMMD database listings are associated with permitting. The CHMIRS 

listing is associated with surface water releases of petroleum products at Mission Bay on 

September 8, 2006, March 21, 2013, May 31, 2013, and July 27, 2013. No further 

information is available regarding the cleanups. Based on the reporting of the incident to 

appropriate agencies, the releases were addressed, and it is unlikely that these releases 

impacted the environmental conditions of the subject property. The SAM database listing 

is due to an unauthorized release in 1987. The release was closed by the lead agency (San 

Diego DEH) in 1994. 

The EDR report identified 19 sites located in San Diego County that were not mapped due to 

limited address information. None of the unmapped sites were located within 1 mile of the 

subject property.  



MISSION BEACH RESIDENCES PROJECT AND SANTA BARBARA PLACE RESIDENCES PROJECT MEIR 
 SECTION 5.3 – HEALTH AND SAFETY 

December 2015 5.3-15 8133 

Based on the EDR and historical source review, no potential environmental conditions were 

identified at the site. 

Asbestos and Lead Based Paint 

A Limited Asbestos Building Inspection and Lead-Based Paint Testing report was conducted 

(Appendix D4) and identified asbestos-containing material and lead-based paint materials in the 

existing structures on site. Asbestos-containing material found on site includes vinyl floor tile 

and associated mastics, mastic near penetrations and in corners, corrugated paper pipe insulation, 

and hard pack pipe insulation and fittings.  

Lead-based paint was detected throughout the building including the roof, door frames, window 

frames, wood screen door, overhangs, ceramic tiles, sinks, urinals, and other areas.  

5.3.4 IMPACTS 

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

acutely hazardous materials, substances, or waste within a quarter-mile of an 

existing or proposed school? 

Issue 2: Would the proposal be located on a site that is included on a list of hazardous 

materials sites compiled pursuant to Government Code Section 65962.5 and, 

as a result, create a significant hazard to the public or environment? 

Issue 3: Would the proposal expose people to toxic substances, such as pesticides and 

herbicides, some of which have long-lasting ability, applied to the soil during 

previous agricultural uses? 

The City’s California Environmental Quality Act Significance Determination Thresholds (City 

of San Diego 2011) provide the following guidance regarding the significance of health and 

safety impacts: 

 Project sites on or near known contamination sources may result in a significant impact. 

Sources of this information are: 

o State Department of Toxic Substances Control (DTSC) 

www.dtsc.ca.gov/database/index.cfm  

o Other possible sources – Sanborn maps, Fire Department records, topographic/ 

existing conditions surveys 
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o Site-specific emission data from the San Diego Air Pollution Control District 

(SDAPCD); www.sdapcd.org/index.html 

o State Water Resources Control Board; www.geotracker.swrcb.ca.gov 

 Project sites that meet one or more of the following criteria may result in a significant impact: 

o Located within 1,000 feet of a known contamination site 

o Located within 2,000 feet of a known “border zone property” (also known as a 

“Superfund” site) or a hazardous waste property subject to corrective action pursuant 

to the Health and Safety Code  

o DEH site file closed. These cases are especially important where excavation (e.g., 

sewer/water pipeline projects, below-grade parking, basements) is involved. DEH often 

closes a listing when there is no longer danger to the existing use on the property. Where a 

change in use is proposed, DEH should be consulted. Excavation, which would disturb 

contaminated soils, potentially resulting in the migration of hazardous substances (e.g., 

along utility trench lines), would require consultation by the applicant and analyst with 

DEH. The applicant may be required to obtain a concurrence letter from DEH subsequent 

to participation in the Voluntary Assistance Program (VAP). Information regarding the 

County of San Diego VAP can be found on the internet at http://www.sdcounty.ca.gov/ 

deh/water/sam_voluntary_assistance_program.html. 

o Located in Centre City San Diego, Barrio Logan, or other areas known or suspected 

to contain contamination sites (check with DEH).  

Mission Beach Residences Project 

Construction, Demolition and Grading Activities 

As discussed previously, the Mission Beach Residences Project site is currently occupied by the 

former Mission Beach Elementary School. Currently, no hazardous substances are stored on site. 

Site investigations have indicated that the site contains hazardous building materials, including 

lead-based paint and asbestos-containing building materials. Demolition of the on-site facilities 

without proper removal of these materials may result in potential health and safety hazards, 

resulting in a significant impact. Mitigation measures MB-HS-1 and MB-HS-2 as provided in 

Section 5.3.6,would ensure that all hazardous materials on the site are properly identified and, 

where found, properly handled and removed prior to demolition.  

A variety of hazardous substances and wastes would be stored, used, and generated on the project 

site during construction activities. These would include fuels for machinery and vehicles, new and 

used motor oils, cleaning solvents, paints, and storage containers and applicators containing such 
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materials. Accidental spills, leaks, fires, explosions, or pressure releases involving hazardous 

materials represent a potential threat to human health and the environment if not properly treated, 

which would result in a significant impact. Accident prevention and containment are the 

responsibility of the construction contractors, and provisions to properly manage hazardous 

substances and wastes are typically included in construction specifications. To ensure that 

construction contractors adhere to all applicable laws and regulations governing hazardous 

materials on the site, and that in the event of an accidental spill containment measures are taken to 

the extent feasible, mitigation measure MB-HS-3 as provided in Section 5.3.6, shall be 

implemented. With implementation of mitigation measure MB-HS-3, impacts from the accidental 

release of hazardous materials during construction activities would be less than significant. 

Additionally, the Mission Beach Residences Project site is not located within 0.25 mile of an 

existing or proposed school. The existing project site was formerly an elementary school; 

however, the site is currently vacant and has not been used as a school since the early 1980s. 

The nearest active school to the project site is Crown Point Elementary School located 

approximately 1.45 miles northeast across Mission Bay. Hazardous materials impacts in 

proximity to schools would be less than significant.  

Project Operations  

Operation of the proposed residential units would not result in the storage of substantial amounts 

of hazardous materials, nor would project operations result in the use of pesticides or herbicides. 

Additionally, no health hazards or health risks are anticipated with the Mission Beach 

Residences Project as the site would be developed with typical residential uses. Therefore, 

impacts would be less than significant during operation of the project.  

Additionally, the Mission Beach Residences Project site is not located on or near a 

contaminated site as identified on or under the San Diego County Environmental Assessment 

Case Listing, the State Department of Toxic Substances Control, Sanborn maps, Fire Department 

records, San Diego Air Pollution Control District, or State Water Resources Control Board. 

Furthermore, the project site is not located within 1,000 feet of a known contamination site; is 

not located within 2,000 feet of a known “border zone property;” is not located on a DEH 

identified site; and is not located within the Centre City San Diego, Barrio Logan, or other area 

known or suspected to contain contaminated sites.  
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Santa Barbara Place Residences Project 

Construction, Demolition and Grading Activities 

Currently no hazardous substances are stored on the Santa Barbara Place Residences Project site. 

Site investigations have indicated that the site contains hazardous building materials, including 

lead-based paint and asbestos-containing building materials. Demolition of the on-site facilities 

without proper removal of these materials may result in potential health and environmental 

hazards. Mitigation measures SBP-HS-1 and SBP-HS-2 as provided in Section 5.3.6, would 

ensure that all hazardous materials on the site are properly identified and, where found, properly 

handled and removed prior to demolition. With implementation of mitigation measures SBP-HS-

1 and SBP-HS-2, impacts from the release of hazardous materials during demolition activities 

would be less than significant.  

A variety of hazardous substances and wastes would be stored, used, and generated on the 

Santa Barbara Place Residences Project site during construction activities. These would include 

fuels for machinery and vehicles, new and used motor oils, cleaning solvents, paints, and 

storage containers and applicators containing such materials. Accidental spills, leaks, fires, 

explosions, or pressure releases involving hazardous materials represent a potential threat to 

human health and the environment if not properly treated, which would result in a significant 

impact. Accident prevention and containment are the responsibility of the construction 

contractors, and provisions to properly manage hazardous substances and wastes are typically 

included in construction specifications. To ensure that construction contractors adhere to all 

applicable laws and regulations governing hazardous materials on the site, and that in the event 

of an accidental spill containment measures are taken to the extent feasible, mitigation measure 

SBP-HS-3 as provided in Section 5.3.6, shall be implemented. With implementation of 

mitigation measure SBP-HS-3, impacts from the accidental release of hazardous materials 

during construction activities would be less than significant. 

Additionally, the Santa Barbara Place Residences Project site is not located within 0.25 mile 

of an existing or proposed school. The existing project site was formerly an elementary 

school; however, the site is currently vacant and has not been used as a school since the early 

1980s. The nearest active school to the project site is Crown Point Elementary School 

located approximately 1.45 miles northeast across Mission Bay. Hazardous materials impacts 

in proximity to schools would be less than significant. 

Project Operations  

Operation of the proposed residential units would not result in the storage of substantial amounts 

of hazardous materials, nor would project operations result in the use of pesticides or herbicides. 
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Additionally, no health hazards or health risks are anticipated with the Santa Barbara Place 

Residences Project as the site would be developed with typical residential uses. Therefore, 

impacts would be less than significant during operation of the project.  

Additionally, the Santa Barbara Place Residences Project site is not located on or near a 

contaminated site as identified on or under the San Diego County Environmental Assessment 

Case Listing, the State Department of Toxic Substances Control, Sanborn maps, Fire Department 

records, San Diego Air Pollution Control District, or State Water Resources Control Board. 

Furthermore, the project site is not located within 1,000 feet of a known contamination site; is 

not located within 2,000 feet of a known “border zone property”; is not located on a DEH 

identified site; and is not located within the Centre City San Diego, Barrio Logan, or other area 

known or suspected to contain contaminated sites.  

Combined Project Analysis 

Construction, Demolition, and Grading Activities 

Impacts resulting from individual development of the Mission Beach Residences Project and 

Santa Barbara Place Residences Project are analyzed earlier. Each project would mitigate all 

impacts to a level that is less than significant on an individual project basis through 

implementation of mitigation measures MB-HS-1, MB-HS-2, MB-HS-3, SBP-HS-1, SBP-HS-2, 

and SBP-HS-3 as provided in Section 5.3.6. The only impacts that would result from 

implementation of either project would occur during construction activities; therefore, following 

completion of construction of both projects, all health and safety impacts would cease. As such, 

because all impacts for either project would be mitigated to a level that is less than significant on 

an individual project basis, and no operational health and safety impacts would occur following 

completion of construction, no additional or more severe impacts would result when the two 

projects are considered together.  

Project Operations  

Operation of the residential units proposed for the Mission Beach Residences Project and Santa 

Barbara Place Residences Project when analyzed together, would not result in the storage of 

substantial amounts of hazardous materials, nor would project operations result in the use of 

pesticides or herbicides. Additionally, no health hazards or health risks are anticipated under the 

combined project analysis as both sites would be developed with typical residential uses similar 

to those in the immediate area. Therefore, impacts would be less than significant during 

operation of the projects.  
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Additionally, neither project site is located on or near a contaminated site as identified on or 

under the San Diego County Environmental Assessment Case Listing, the State Department of 

Toxic Substances Control, Sanborn maps, Fire Department records, San Diego Air Pollution 

Control District, or State Water Resources Control Board. Furthermore, neither project site is 

located within 1,000 feet of a known contamination site; is located within 2,000 feet of a known 

“border zone property;” is located on a DEH identified site; or is located within the Centre City 

San Diego, Barrio Logan, or other area known or suspected to contain contaminated sites.  

5.3.5 SIGNIFICANCE OF IMPACTS 

Mission Beach Residences Project 

Construction, Demolition, and Grading Activities 

Site investigations have indicated that the site contains hazardous building materials, including 

lead-based paint and asbestos-containing building materials. Demolition of the on-site facilities 

without proper removal of these materials may result in potential health and safety hazards, 

resulting in a significant impact. Mitigation measures MB-HS-1 and MB-HS-2 will ensure that 

all hazardous materials, including asbestos-containing material and lead-based paint on the site 

are properly identified and, where found, properly handled and removed prior to demolition. 

With implementation of mitigation measures MB-HS-1 and MB-HS-2, impacts from the release 

of hazardous materials during demolition activities would be less than significant. 

To ensure that construction contractors adhere to all applicable laws and regulations governing 

hazardous materials on the site, and that in the event of an accidental spill containment measures 

are taken to the extent feasible, mitigation measure MB-HS-3 shall be implemented. With 

implementation of mitigation measure MB-HS-3, impacts from the accidental release of 

hazardous materials during construction activities would be less than significant. 

Additionally, the Mission Beach Residences Project site is not located within 0.25 mile of an 

existing or proposed school; therefore, hazardous materials impacts in proximity to schools 

would be less than significant. 

Project Operations  

Operation of the proposed residential units would not result in the storage of substantial amounts 

of hazardous materials. Additionally, no health hazards or health risks are anticipated with the 

project as the site would be developed with typical residential uses. Therefore, impacts would be 

less than significant during operation of the Mission Beach Residences Project. 
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Santa Barbara Place Residences Project 

Construction, Demolition, and Grading Activities 

Similar to the Mission Beach Residences Project, site investigations have indicated that the Santa 

Barbara Place Residences Project site contains hazardous building materials, including lead-

based paint and asbestos-containing building materials. Demolition of the on-site facilities 

without proper removal of these materials may result in potential health and safety hazards, 

resulting in a significant impact. Mitigation measures SBP-HS-1 and SBP-HS-2 will ensure that 

all hazardous materials, including asbestos-containing material and lead-based paint on the site 

are properly identified and, where found, properly handled and removed prior to demolition. 

With implementation of mitigation measures SBP-HS-1 and SBP-HS-2, impacts from the release 

of hazardous materials during demolition activities would be less than significant. 

To ensure that construction contractors adhere to all applicable laws and regulations governing 

hazardous materials on the site, and that in the event of an accidental spill containment measures 

are taken to the extent feasible, mitigation measure SBP-HS-3 shall be implemented. With 

implementation of mitigation measure SBP-HS-3, impacts from the accidental release of 

hazardous materials during construction activities would be less than significant. 

Additionally, the Santa Barbara Place Residences Project site is not located within 0.25 mile of 

an existing or proposed school; therefore, hazardous materials impacts in proximity to schools 

would be less than significant. 

Project Operations  

Operation of the proposed residential units would not result in the storage of substantial amounts of 

hazardous materials, and no health hazards or health risks are anticipated with the proposed 

residential uses. Therefore, impacts would be less than significant during Santa Barbara Place 

Residences Project operations.  

Combined Project Analysis 

Construction, Demolition, and Grading Activities 

The only impacts that would result from implementation of either project would occur during 

construction activities; therefore, following completion of construction for both projects, all 

potential health and safety impacts would cease. As such, because all impacts for either project 

would be mitigated to a level that is less than significant on an individual project basis through 

implementation of mitigation measures MB-HS-1, MB-HS-2, MB-HS-3, SBP-HS-1, SBP-HS-2, 

and SBP-HS-3 and no operational health and safety impacts would occur following completion 
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of construction, no additional or more severe impacts would result when the two projects are 

considered together.  

Project Operations  

Operation of the proposed residential units when analyzed together would not result in the 

storage of substantial amounts of hazardous materials. Additionally, no health hazards or health 

risks are anticipated under the combined project analysis as both sites would be developed with 

typical residential uses similar to those in the immediate area. Therefore, impacts would be less 

than significant during operation of the projects. 

5.3.6 MITIGATION MONITORING AND REPORTING 

Mission Beach Residences Project 

To reduce identified significant impacts from the release of hazardous materials to below a level 

of significance, the following mitigation measures are provided for the Mission Beach 

Residences Project:  

MB-HS-1 Prior to demolition permit issuance, the project applicant shall provide proof to 

the City of San Diego that: A qualified environmental specialist has inspected the 

site buildings for the presence of polychlorinated biphenyls, mercury, and other 

hazardous building materials. If found, these materials shall be managed in 

accordance with the Metallic Discards Act of 1991 (California Public Resources 

Code, Sections 42160–42185) and other state and federal guidelines and 

regulations. Demolition plans and contract specifications shall incorporate any 

necessary abatement measures in compliance with the Metallic Discards Act, 

particularly Section 42175, which describes materials requiring special handling, 

for the removal of mercury switches, polychlorinated biphenyl-containing 

ballasts, and refrigerants. 

MB-HS-2 Prior to demolition permit issuance, an asbestos and lead-based paint abatement 

work plan shall be prepared in compliance with local, state, and federal 

regulations for any necessary removal and disposal of such materials. Prior to 

implementation, the work plan must be reviewed and accepted by the San Diego 

County Department of Environmental Health. A California-licensed lead/asbestos 

abatement contractor shall be utilized for the removal work and proper removal 

methodology as outlined in CalOSHA 8CCR1529, and all other applicable 

federal, state, and local regulations regarding the removal, transport and disposal 

of asbestos-containing material shall be applied. The asbestos and lead-based 
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paint abatement work plan shall include a monitoring plan to be conducted by a 

qualified consultant during abatement activities to ensure compliance with the 

work plan requirements and abatement contractor specifications. The work plan 

shall include provisions for construction worker training, worker protection, and 

conduction of exposure assessments as needed. As part of the work plan, 

construction contractors shall consult federal Occupational Safety and Health 

Administration (OSHA) Regulations at 29 CFR 1926.62 and Cal-OSHA 

Regulations at Title 8, 1532.1, “Lead in Construction” standards for complete 

requirements. Demolition plans and contract specifications shall incorporate any 

necessary abatement measures for the removal of materials containing lead-based 

paint and asbestos to the satisfaction of the City Planning and Building 

Department. The measures shall be consistent with the abatement work plan 

prepared for the project and conducted by a California-licensed lead/asbestos 

abatement contractor.  

MB-HS-3 To reduce the risk of accidental release of hazardous materials during construction 

activities at the site, the project applicant shall prepare and implement during all 

construction activities a hazardous substance management, handling, storage, 

disposal, and emergency response plan prior to demolition activities on-site. This 

plan shall be implemented during all project-related construction activities. A 

hazardous materials spill kit shall be maintained on site for small spills. 

Additionally, the project applicant shall monitor all contractors for compliance with 

applicable regulations, including regulations regarding hazardous materials and 

hazardous wastes, including disposal. Hazardous materials shall not be disposed of 

or released on the ground, in the underlying groundwater, or any surface water. 

Totally enclosed containment shall be provided for all trash. All construction waste, 

including trash and litter, garbage, and other solid waste shall be diverted, recycled, 

or properly disposed. Petroleum products and other potentially hazardous materials 

shall be removed to a waste facility permitted to treat, store, or dispose of such 

materials. The hazardous substance management, handling, storage, disposal, and 

emergency response plan shall be prepared prior to demolition permit issuance, to 

the satisfaction of the City of San Diego. The plan shall be provided to the City of 

San Diego Development Services for review prior to issuance of a grading permit.  

Santa Barbara Place Residences Project 

To reduce identified significant impacts from the release of hazardous materials to below a level 

of significance, the following mitigation measures are provided for the Santa Barbara Place 

Residences Project:  
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SBP-HS-1 Prior to demolition permit issuance, the project applicant shall provide proof to 

the City of San Diego that: A qualified environmental specialist has inspected the 

site buildings for the presence of polychlorinated biphenyls, mercury, and other 

hazardous building materials. If found, these materials shall be managed in 

accordance with the Metallic Discards Act of 1991 (California Public Resources 

Code, Sections 42160–42185) and other state and federal guidelines and 

regulations. Demolition plans and contract specifications shall incorporate any 

necessary abatement measures in compliance with the Metallic Discards Act, 

particularly Section 42175, which describes materials requiring special handling, 

for the removal of mercury switches, polychlorinated biphenyl-containing 

ballasts, and refrigerants.  

SBP-HS-2 Prior to demolition permit issuance, an asbestos and lead-based paint abatement 

work plan shall be prepared in compliance with local, state, and federal 

regulations for any necessary removal and disposal of such materials. Prior to 

implementation, the work plan must be reviewed and accepted by the San Diego 

County Department of Environmental Health. A California-licensed lead/asbestos 

abatement contractor shall be utilized for the removal work and proper removal 

methodology as outlined in CalOSHA 8CCR1529, and all other applicable 

federal, state, and local regulations regarding the removal, transport and disposal 

of asbestos-containing material shall be applied. The asbestos and lead-based 

paint abatement work plan shall include a monitoring plan to be conducted by a 

qualified consultant during abatement activities to ensure compliance with the 

work plan requirements and abatement contractor specifications. The work plan 

shall include provisions for construction worker training, worker protection, and 

conduction of exposure assessments as needed. As part of the work plan, 

construction contractors shall consult federal Occupational Safety and Health 

Administration (OSHA) Regulations at 29 CFR 1926.62 and Cal-OSHA 

Regulations at Title 8, 1532.1, “Lead in Construction” standards for complete 

requirements. Demolition plans and contract specifications shall incorporate any 

necessary abatement measures for the removal of materials containing lead-based 

paint and asbestos to the satisfaction of the City Planning and Building 

Department. The measures shall be consistent with the abatement work plan 

prepared for the project and conducted by a California-licensed lead/asbestos 

abatement contractor.  

SBP-HS-3 To reduce the risk of accidental release of hazardous materials during 

construction activities at the site, the project applicant shall prepare a hazardous 

substance management, handling, storage, disposal, and emergency response plan 
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prior to demolition activities on-site. This plan shall be implemented during all 

project-related construction activities. A hazardous materials spill kit shall be 

maintained on site for small spills. Additionally, the project applicant shall 

monitor all contractors for compliance with applicable regulations, including 

regulations regarding hazardous materials and hazardous wastes, including 

disposal. Hazardous materials shall not be disposed of or released on the ground, 

in the underlying groundwater, or any surface water. Totally enclosed 

containment shall be provided for all trash. All construction waste, including trash 

and litter, garbage, and other solid waste shall be diverted, recycled, or properly 

disposed. Petroleum products and other potentially hazardous materials shall be 

removed to a waste facility permitted to treat, store, or dispose of such materials. 

The hazardous substance management, handling, storage, disposal, and 

emergency response plan shall be prepared prior to demolition permit issuance, to 

the satisfaction of the City of San Diego. 

Combined Project Analysis 

The combined project analysis would not require additional mitigation beyond that identified for 

the Mission Beach Residences Project and Santa Barbara Place Residences Project.  

5.3.7 IMPACTS 

Issue 4:  Would the proposal impair implementation of, or physically interfere with, 

an adopted emergency response plan? 

Mission Beach Residences Project 

The Mission Beach Residences Project would connect provide a non-motorized extension of 

Jersey Court between Mission Boulevard and Bayside Lane, which would provide an additional 

road toaccess for emergency services. Construction work may present traffic delays and 

therefore, temporary delays in emergency response service. Additionally, during construction 

activities, parking may be suspended on Mission Boulevard between Kennebeck Court and Santa 

Barbara Place in order for at least one traffic lane in each direction to remain open. All potential 

impacts associated with parking would be temporary. 

As described in Section 3.1.5, the project applicant would prepare a traffic control plan, a 

requirement of all projects to specifically address construction traffic within the City’s public 

rights-of-way. The traffic control plan would include provisions for construction times, control 

plans for allowance of bicyclists, pedestrians, and bus access throughout construction. The traffic 

control plan would also include provisions to ensure emergency vehicle passage at all times, and 
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include signage and flagmen when necessary to allow the heavy equipment to utilize surrounding 

streets. The traffic control plan would include provisions for coordinating with local school hours 

and emergency service providers regarding construction times. With implementation of the 

traffic control plan, impacts related to interference with an emergency response plan would 

remain less than significant.  

Operation of the Mission Beach Residences Project following completion of construction activities 

would not result in an interference with emergency response plans. Therefore impacts would be less 

than significant.  

Santa Barbara Place Residences Project 

Similar to the Mission Beach Residences Project, the Santa Barbara Place Residences Project 

would potentially result in minimal delays in emergency response service during construction 

activities; however, with implementation of a traffic control plan during construction activities as 

described in Section 3.2.5, impacts would remain less than significant.  

Operation of the Santa Barbara Place Residences Project following completion of construction 

activities would not result in an interference with emergency response plans. Therefore, impacts 

would remain less than significant.  

Combined Project Analysis 

Construction of the Mission Beach Residences Project and Santa Barbara Place Residences 

Project would occur simultaneously; therefore, construction traffic and presence of equipment 

would be greater than if either project were constructed individually. Although construction 

traffic would be greater when considered together, each project’s traffic  control plan would 

ensure emergency access is provided for service providers at all times and would address the 

potential issues associated with congestion within the Mission Beach Precise Plan area. 

Implementation of individual project traffic control plans would ensure impacts to emergency 

access would remain less than significant under the combined project scenario.  

5.3.8 SIGNIFICANCE OF IMPACTS 

Mission Beach Residences Project 

The Mission Beach Residences Project may result in minimal delays in emergency response service 

during construction activities; however, implementation of required traffic control during 

construction activities would ensure impacts remain less than significant. 
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Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project may result in minimal delays in emergency response 

service during construction activities; however, implementation of required traffic control during 

construction activities would ensure impacts remain less than significant. 

Combined Project Analysis 

As previously discussed, although construction traffic would be greater when considered 

together, each project’s traffic control plan would ensure emergency access is provided for 

service providers at all times and would address the potential issues associated with congestion 

within the Mission Beach Precise Plan area. Implementation of individual project traffic control 

plans would ensure impacts to emergency access would remain less than significant under the 

combined project scenario. 

5.3.9 MITIGATION MONITORING AND REPORTING 

Mission Beach Residences Project 

Impacts would be less than significant, and mitigation measures would not be required. 

Santa Barbara Place Residences Project 

Impacts would be less than significant, and mitigation measures would not be required. 

5.3.10 IMPACTS 

Issue 5: Would the proposal expose people or structures to a significant risk of loss, injury, 

or death involving wildland fires, including when wildlands are adjacent to 

urbanized areas or where residences are intermixed with wildlands? 

Mission Beach Residences Project 

The Mission Beach Residences Project site is located in a highly developed urban area and is 

surrounded by development and the Pacific Ocean. The property is not within or adjacent to an 

area designated as within the City’s “Very High Fire Hazards Severity Zone” (City of San Diego 

2009). Additionally, open space on the site will be maintained and landscaped with a sprinkler 

system. The risk of wildland fire occurring on the site is anticipated to be very low. Impacts 

related to wildland fires at the site would not result.  
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Santa Barbara Place Residences Project 

Similar to the Mission Beach Residences Project, the Santa Barbara Place Residences Project site 

is located in a highly developed urban area and is surrounded by development and the Pacific 

Ocean. The property is not within or adjacent to an area designated as within the City’s “Very High 

Fire Hazards Severity Zone” (City of San Diego 2009). The risk of wildland fire occurring on the 

site is anticipated to be very low. Impacts related to wildland fires at the site would not result. 

Combined Project Analysis 

The Mission Beach Residences Project and Santa Barbara Place Residences Project when 

analyzed together would not result in any greater impacts as when analyzed individually. The 

project sites combined are surrounded by urban and developed areas, do not include native 

habitat areas, would include fully irrigated landscaping, and are bordered by residential 

development and the Pacific Ocean to the west and east. Therefore, impacts to wildland fires 

under the combined project analysis would not occur. 

5.3.11 SIGNIFICANCE OF IMPACTS 

Mission Beach Residences Project 

Due to the proposed development of the Mission Beach Residences Project site, which includes 

paved areas around the site perimeter, no native habitat areas, and fully irrigated landscaping, as 

well as the surrounding fully developed sites, the risk of wildfire on the site is considered low. 

For these reasons, the development of the site for residential units would not result in an increase 

in risk of loss, injury, or death involving wildland fires. No impacts would result. 

Santa Barbara Place Residences Project 

Similar to the Mission Beach Residences Project, the development of the Santa Barbara Place 

Residences Project site for residential units would not result in an increase in risk of loss, injury, 

or death involving wildland fires. No impacts would result. 

Combined Project Analysis 

The Mission Beach Residences Project and Santa Barbara Place Residences Project when 

analyzed together would not result in any greater impacts as when analyzed individually. The 

project sites combined are surrounded by urban and developed areas, do not include native 

habitat areas, would include fully irrigated landscaping, and are bordered by residential 

development and the Pacific Ocean to the west and east. Therefore, impacts to wildland fires 

under the combined project analysis would not occur.  
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5.3.12 MITIGATION MONITORING AND REPORTING 

Mission Beach Residences Project 

Significant impacts were not identified and mitigation measures would not be required. 

Santa Barbara Place Residences Project 

Significant impacts were identified, and mitigation measures would not be required. 

Combined Project Analysis 

Significant impacts were identified, and mitigation measures would not be required. 

5.3.13 IMPACTS 

Issue 6: Would the proposal result in a safety hazard for people residing or working 

in a designated airport influence area? 

Issue 7:  Would the proposal result in a safety hazard for people residing or working 

within two miles of a private airstrip or a private airport or heliport facility 

that is not covered by an adopted Airport Land Use Compatibility Plan? 

Mission Beach Residences Project 

The Mission Beach Residences Project site is located within the airport influence area of the San 

Diego International Airport. According to the San Diego International Airport Land Use 

Compatibility Plan (ALUCP), the project site is located within Review Area 2 (San Diego 

County Regional Airport Authority 2014). Review Area 1 is subject to the 60 decibel community 

noise equivalent level (dB CNEL) contour, the outer boundary of all safety zones and airspace 

siting surfaces (referred to as Threshold Siting Surfaces, this area defines critical protected 

airspace for aircraft approach and any objects that penetrate this surface would cause alterations 

in air traffic, including reductions in landing distances); Review Area 2 is subject to airspace 

protection and overflight boundaries that extend beyond Review Area 2 (San Diego County 

Regional Airport Authority 2014). As the project site is located outside of Review Area 1, it is 

also located outside all safety compatibility zones which are subject to standards that regulate 

permitted, prohibited, and conditionally compatible land uses.  

The Mission Beach Residences Project is subject to airspace protection standards and policies. 

The site is within the Federal Aviation Administration Part 77 Notification Area, but proposed 

building heights would not exceed 200 feet above ground level. The project site is also not 
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within the Threshold Siting Surface boundary, which is a defined area of critical protected 

airspace. Additionally, the project would not introduce new sources of substantial glare, lighting, 

or other such hazards to aircrafts. As indicated in the San Diego International ALUCP, the 

project site is not within the overflight notification boundary, and an overflight notification is not 

required for the proposed residential development (San Diego County Regional Airport 

Authority 2014). No private airstrip, airport, or heliport is located within 2 miles of the project 

site. Overall, the Mission Beach Residences Project would not result in adverse safety impacts to 

the future residents of the project and the operations of the San Diego International Airport. 

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project site is located adjacent to the Mission Beach 

Residences Project site within Review Area 2 of the San Diego International Airport ALUCP. 

The site is also outside the safety compatibility zones, Threshold Siting Surface boundary, and 

overflight notification boundary for the San Diego International Airport. While the Santa 

Barbara Place Residences Project site is within the Federal Aviation Administration Part 77 

Notification Area, the proposed building heights would not exceed 200 feet above ground level. 

Similar to the Mission Beach Residences Project, the Santa Barbara Place Residences Project 

would not introduce any new substantial sources of glare, lighting, or other such hazards to 

aircrafts. No private airstrip, airport, or heliport is located within 2 miles of the project site. 

Overall, the Santa Barbara Place Residences Project would not result in adverse safety impacts to 

the future residents of the project and the operations of the San Diego International Airport. 

Combined Project Analysis 

Each project individually would not result in any adverse safety impacts to the future residents of 

each project and the operations of the San Diego International Airport. When combined, the two 

projects would not result in any new or greater safety impacts to future occupants or the 

operations of the airport. The combination of the two projects would not result in any height 

exceedances or new substantial sources of light, glare, or other hazards to aircrafts.  

5.3.14 SIGNIFICANCE OF IMPACTS 

Mission Beach Residences Project 

The Mission Beach Residences Project site is located outside safety compatibility zones, 

Threshold Siting Surfaces, and the overflight notification boundary. The project would not 

introduce structures greater than 200 feet above ground level or new substantial sources of light, 

glare, or other hazards to aircrafts. Therefore, impacts would be less than significant.  
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Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project site is located outside safety compatibility zones, 

Threshold Siting Surfaces, and the overflight notification boundary. The project would not 

introduce structures greater than 200 feet above ground level or new substantial sources of light, 

glare, or other hazards to aircrafts. Therefore, impacts would be less than significant.  

Combined Project Analysis 

The two projects would not combine to result in any new or greater impacts related to airport 

safety hazards than the two projects individually. Impacts would be less than significant.  

5.3.15 MITIGATION MONITORING AND REPORTING 

Mission Beach Residences Project 

Impacts would be less than significant, and mitigation measures would not be required. 

Santa Barbara Place Residences Project 

Impacts would be less than significant, and mitigation measures would not be required. 

Combined Project Analysis 

Impacts would be less than significant, and mitigation measures would not be required. 
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5.4 TRANSPORTATION/CIRCULATION AND PARKING 

5.4.1 INTRODUCTION 

The following discussion summarizes the Traffic Impact Analysis for Santa Barbara Place 

Residences and Mission Beach Residences prepared by Urban Systems Associates Inc. dated 

March 20, 2015. The complete report, prepared for both the Santa Barbara Place Residences 

Project and the Mission Beach Residences Project is included as Appendix F of this Master 

Environmental Impact Report (MEIR). The traffic study area consists of five intersections and 

six roadway segments, which were evaluated for the following scenarios: existing conditions, 

“Existing Plus Project,” “Near Term Without and Plus Project,” and “Horizon Year 2030 

Without and With Project.” Applicable mitigation measures are included in order to reduce 

significant impacts identified within Appendix F. This section also addresses the potential 

impacts on transit, bicycle, and pedestrian activities in the study area. 

5.4.2 EXISTING CONDITIONS  

Roadway Network 

The Mission Beach vehicular circulation system consists of one main street, Mission Boulevard, 

which bisects the community. There are two access points in and out of Mission Beach: one at 

West Mission Bay Drive and the other at Mission Boulevard as it continues north toward Pacific 

Beach. Internal vehicular movement is served by alleys parallel to Mission Boulevard, Bayside 

Lane, and Strand Way. Perpendicular to Mission Boulevard are a series of east and west trending 

alleys, called “places” and “courts,” which alternate over the length of Mission Beach. The 

places, such as Santa Barbara Place, serve automobiles, while the courts are sidewalks that are 

solely for pedestrian use.  

For the purposes of the traffic analysis, the study area includes Mission Boulevard and West 

Mission Bay Drive. The specific intersections and roadway segments evaluated in this section 

are shown in Figure 5.4-1, Project Study Area Roadways and Intersections. The existing 

transportation facilities surrounding the project sites consist of state and city roadways, transit 

services, pedestrian amenities, and a bicycle network. 

Mission Boulevard is functions as a two-lane roadway from Santa Barbara Place to Santa Rita 

Place. It currently provides one vehicular travel lane in each direction divided by a center 

raised median. From Santa Barbara Place to West Mission Bay Drive, Mission Boulevard 

functions as a 3 lane roadway, with one lane northbound and two lanes southbound. A few 

stop-controlled intersections along Mission Boulevard are striped two lanes in each direction 

approximately 150 feet before and after the intersection. The posted speed limit is 30 miles per 
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hour (mph). On-street parking is provided on both sides of the street, and the curb-to-curb 

width of the road with the raised median is 60 feet. Class II bike lanes are not provided along 

Mission Boulevard within the study area.  

West Mission Bay Drive functions as a four-lane major arterial from Mission Boulevard to 

Gleason Road. On-street parking and Class II bike lanes are provided on both sides of the street. 

The curb-to-curb width of the street ranges from 72 feet to 90 feet. 

Intersections  

Generally, LOS ranges from A to F, with LOS A though C represent free-flowing traffic 

conditions with little or no delay, while LOS F represents severely congested conditions. 

Table 5.4-1, Intersection Level of Service and Delay Ranges shows the corresponding 

average stopped delay per vehicle for each LOS. For the City of San Diego (City), LOS D or 

better is the acceptable standard for roadways and intersections. 

Table 5.4-1 

Intersection Level of Service and Delay Ranges 

LOS 

Delay (seconds/vehicle) 

Signalized Intersections Unsignalized Intersections 

A < 10.0 < 10.0 

B > 10.0 to < 20.0 > 10.0 to < 15.0 

C > 20.0 to < 35.0 > 15.0 to < 25.0 

D > 35.0 to < 55.0 > 25.0 to < 35.0 

E > 55.0 to < 80.0 > 35.0 to < 50.0 

F > 80.0 > 50.0 

Source: See Appendix F.  

Five intersections are included within the study area outlined in Figure 5.4-1, Project Study Area 

Roadways and Intersections. Morning and evening peak-hour traffic data at these intersections 

was based on the 2000 HCM, using operational analysis procedures through a computer program 

called Synchro. The existing morning and evening peak-hour LOS is based on the existing peak-

hour intersection volumes and the existing intersection geometry. As shown in Table 5.4-2, 

Existing Peak-Hour Intersection Levels of Service, all intersections currently operate at 

acceptable LOS during both the morning and evening peak-hour periods, pursuant to the City’s 

standard of LOS D or greater (City of San Diego 1998). To determine the existing traffic 

volumes at the study intersections, intersection movement counts were taken on a typical 

weekday during the morning (7:00 a.m. to 9:00 a.m.) and evening (4:00 p.m. to 6:00 p.m.) 

peak periods on February 27, 2014. ADT volumes were also collected along the study 

roadway segments over a 24-hour period on March 27, 2014. 
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Table 5.4-2 

Existing Peak-Hour Intersection Levels of Service 

Study Intersection Control 

AM Peak Hour PM Peak Hour  

Delay LOS Delay LOS 

1. Mission Boulevard at Santa Clara Place Signalized 15.4 B 17.2 B 

2. Mission Boulevard at El Carmel Place All-Way Stop 8.9 A 10.8 B 

3. Mission Boulevard at Santa Barbara Place Minor Street Stop 16.2 C 26.9 D 

4. Mission Boulevard at West Mission Bay Drive Signalized 31.4 C 46.5 D 

5. West Mission Bay Drive at Gleason Road Signalized 14.6 B 18.4 B 

Source: See Appendix F. 

Roadway Segments 

The roadway segment analysis of the study area roadways is based on roadway 

classifications and capacity thresholds defined in the City’s Traffic Impact Study Manual and 

the San Diego Association of Governments (SANDAG) Congestion Management Program. 

The roadway segment LOS criteria are outlined in Table 5.4-3, Level of Service Thresholds 

for Roadway Segments within Study Area. According to the Traffic Impact Study Manual, the 

City’s goal for acceptable service standards during daily periods is LOS D for all roadway 

segments (City of San Diego 1998).  

Table 5.4-3 

Level of Service Thresholds for Roadway Segments within Study Area 

Classification 

LOS 

A B C D E 

Major Arterial (Four lanes)  15,000 21,000 30,000 35,000 40,000 

Collector (Two lanes lanes) (no fronting property) 4,000 5,500 7,500 9,000 10,000 

Collector (Two lanes) (commercial–industrial fronting) 2,500 3,500 5,000 6,500 8,000 

Source: See Appendix F. 

Similar to the intersection movement counts, ADT volumes were also collected along the 

study roadway segments over a 24-hour period on March 27, 2014. Roadway segment LOS 

was calculated based on established capacity thresholds defined by the roadway 

classification and the ADT volumes noted during monitoring. As shown in Table 5.4-4, 

Existing Roadway Segments Level of Service, all roadway segments are projected to operate 

at an acceptable LOS above LOS D in the existing condition pursuant to the City’s standard 

of LOS D or greater.  
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Table 5.4-4 

Existing Roadway Segments Level of Service 

Roadway Segment 

Existing Conditions 

Classification Capacity ADT V/C LOS 

West Mission  
Bay Drive 

Mission Boulevard to Gleason Road 4-M 40,000 23,091 0.58 C 

East of Gleason Road 4-M 40,000 23,075 0.58 C 

Mission Boulevard North of Santa Clara Place 2* 20,000 15,436 0.78 D 

Santa Clara Place to El Carmel Place 2* 20,000 15,092 0.76 D 

El Carmel Place to Santa Barbara Place 2* 20,000 14,884 0.74 C 

Santa Barbara Place to Mission Bay Drive 3** 30,000 16,298 0.54 C 

Notes: 
4-M = Four-Lane Major Arterial 
LOS = Level of Service 
V/C = Volume to Capacity Ratio 
* Roadway functions as a 2 lane road with LOS E capacity of 20,000 ADT 
** Roadway functions as a 3 lane road (2 southbound lanes and 1 northbound lane) with LOS E capacity of 30,000 ADT. V/C = volume-to-

capacity ratio 
Source: See Appendix F. 

Transit System 

Both the Mission Beach Residences and Santa Barbara Place Residences projects are in close 

proximity to bus Route 8 operated by the San Diego Metropolitan Transit System (MTS). Route 8 

has a stop at the intersection of West Mission Bay Drive and Mission Boulevard approximately 0.2 

mile south of both project sites. Route 8 travels from Old Town to Pacific Beach through Mission 

Boulevard adjacent to both project sites (see Appendix F).  

Local bus service at this stop is scheduled on a 30 minute interval. Weekday service at this stop 

runs between 6:00 am and 12:30 am, while Sunday service runs between 6:00 am and 10:00 pm. 

On Saturdays, this service is scheduled on the typical 30 minute interval between 6:00 am and 

12:00 pm, and a 20 minute interval from 12:00 pm to 12:30 am.  

Bicycle and Pedestrian System 

Perpendicular to Mission Boulevard are a series of east and west trending alleys, called “places” 

and “courts,” which alternate over the length of Mission Beach. The courts are sidewalks that are 

solely for pedestrian use. Non-contiguous sidewalks line both sides of Mission Boulevard, while 

West Mission Bay Drive has continues sidewalks on either side. A marked pedestrian crosswalk 

currently intersects Mission Boulevard at Santa Barbara Place.  

Ocean Front Walk, a 2-mile long boardwalk that lines the length of Mission Beach, and Bayside 

Walk, a boardwalk that lines Mission Bay, provide access for recreational bicycle and pedestrian 

path throughout the Mission Beach community. There are no designated bike lanes along 
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Mission Boulevard, while West Mission Bay Drive has Class II bike lanes on either side of the 

street for bicycle use.  

Parking 

There is parking deficiency in the Mission Beach community due to the high level of 

tourism, commercial space, dense residential development, and recreation in the area. On-

street parking is provided on both sides of Mission Boulevard adjacent to both project sites 

(with the exception of trash pickup days), and in several surface parking lots within the 

community. The El Carmel parking lot, primarily serving beach traffic and adjacent 

commercial businesses, is approximately 0.27 mile north of both project sites, with 

approximately 100 public spaces. 

5.4.3 IMPACTS 

Issue 1: Would the proposal result in an increase in projected traffic which is substantial 

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

Issue 2: Would the proposal result in the addition of a substantial amount of traffic to 

a congested freeway segment, interchange, or ramp?  

Issue 3:  Would the proposal result in a substantial alteration to present circulation 

movements including effects on existing public access to beaches, parks, or 

other open space areas? 

The City’s California Environmental Quality Act (CEQA) Significance Determination 

Thresholds document identifies significant impacts if one of the following criteria is met (City of 

San Diego 2011):  

 If any intersection, roadway segment, or freeway segment affected by a project would 

operate at LOS E or F under either direct or cumulative conditions, or if project traffic 

takes a facility from acceptable to unacceptable LOS, the impact would be significant if 

the project exceeds the thresholds shown in Table 5.4-5, City of San Diego Traffic Impact 

Significance Thresholds. 

 At any ramp meter location with delays above 15 minutes, the impact would be 

significant if the project exceeds the thresholds shown in Table 5.4-5, City of San Diego 

Traffic Impact Significance Thresholds. 

 If a project would add a substantial amount of traffic to a congested freeway segment, 

interchange, or ramp as shown in Table 5.4-5, City of San Diego Traffic Impact 

Significance Thresholds, the impact may be significant. 



MISSION BEACH RESIDENCES PROJECT AND SANTA BARBARA PLACE RESIDENCES PROJECT MEIR 
 SECTION 5.4 – TRANSPORTATION/CIRCULATION AND PARKING 

December 2015 5.4-6 8133 

Table 5.4-5 

City of San Diego Traffic Impact Significance Thresholds 

LOS with Project 

Allowable Change Due To Project Impact 

Freeways Roadway Segments Intersections Ramp Metering 

V/C Speed (mph) V/C Speed (mph) Delay (seconds) Delay (minutes) 

E (or ramp-meter delays 
above 15 minutes) 

0.010 1.0 0.02 1.0 2.0 2.0 

F (or ramp-meter delays 
above 15 minutes) 

0.005 0.5 0.01 0.5 1.0 1.0 

Source: See Appendix F. 

If the thresholds of significance are exceeded under Existing or Near-Term conditions, the 

project is determined to have a direct impact. In the Horizon Year 2030, if the thresholds are 

exceeded, the project is determined to have a cumulative impact. Cumulative impacts may be 

mitigated through the payment of a fair-share contribution to an improvement. Fair share 

contributions are based on the percentage of daily traffic generated by each project divided by 

the combined daily traffic generated by both projects. Since the Mission Beach Residences 

project is anticipated to generate 318 ADT as outlined in Table 5.4-6, and the Santa Barbara 

Place Residences is anticipated to generate 72 ADT as outlined in Table 5.4-7, the fair share 

percentages would be approximately 82% and 18% for each project respectively.  

Project Traffic 

Freeway segment, interchange, or ramps were not evaluated in this analysis, as none are located 

within the project study area, and since both the Mission Beach Residences Project and the Santa 

Barbara Place Residences project would contribute a minor amount of traffic to nearby freeways. 

When combined, both projects would add less than 50 peak hour trips to the freeway main lanes, 

and less than 20 peak hour trips to the ramp meters.  

Mission Beach Residences Project  

Table 5.4-6, Forecast Mission Beach Residences Generated Trips, shows the forecasted trip 

generation for the net increase in project trips associated with the 51 units proposed in the 

Mission Beach Residences Project based on the trip-generation rates outlined in Appendix F. As 

shown, at buildout, the Mission Beach Residences Project is forecasted to increase the total trips 

from the site by approximately 318 ADT, including 25 morning peak-hour trips, and 32 evening 

peak-hour trips. These trips are assumed to be new to the area, and distribute 25% to the north 

and 75% to the south on Mission Boulevard.  
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Table 5.4-6 

Forecast Mission Beach Residences Generated Trips 

Land Use 
Amount 

(DUs) ADT 

AM Peak Hour PM Peak Hour 

Total Inbound Outbound Total Inbound Outbound 

Single-Family Residential 1 10 1 0 1 1 1 0 

Duplex 4 32 3 1 2 3 2 1 

Triplex 24 144 11 2 9 14 10 4 

Irregular Triplex 6 36 3 1 2 4 3 1 

Irregular Four-Plex 8 48 4 1 3 5 3 2 

Four-Plex 8 48 4 1 3 5 3 2 

Total  51 318 26 6 20 32 22 10 

Notes: 
DU = Dwelling unit. 
ADT=Average Daily Trips 
Source: See Appendix F. 

The Mission Beach Residences Project includes two on-grade parking stalls for every proposed 

residential unit, pursuant to two stall per unit requirement within the Mission Beach Planned 

District Ordinance within City’s Municipal Code Section 1513.0403(b)(1)(A). These proposed 

102 parking spaces are in compliance with the City’s parking impact overlay zone, residential 

tandem parking overlay zone, and all associated City parking requirements. Therefore, the 

project provides parking for the associated increase in vehicles associated with the increase in 

residential units. Since appropriate parking is provided, no impacts to circulation associated with 

parking are anticipated. In addition, the 318 ADT associated with the project would not 

significantly affect circulation of adjacent roadways. Therefore, access to Mission Beach, 

Mission Bay, or other open space areas within the Mission Beach community would not be 

significantly impacted through implementation of the Mission Beach Residences Project.  

Santa Barbara Place Residences Project  

Table 5.4-7, Forecast Santa Barbara Place Residences Generated Trips, shows the forecasted 

trip generation for the net increase in project trips associated with the 12 units proposed in the 

Santa Barbara Place Residences Project based on the trip-generation rates outlined in Appendix 

F. As shown, at buildout, the Santa Barbara Place Residences Project is forecasted to increase 

the total trips from the site by approximately 72 ADT, including 6 morning peak-hour trips, and 

7 evening peak-hour trips. Similar to the Mission Beach Residence Project, traffic is assumed to 

be new to the area, and distribute 25% to the north and 75% to the south on Mission Boulevard.  
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Table 5.4-7 

Forecast Santa Barbara Place Residences Generated Trips 

Land Use 
Amount 

(DUs) ADT 

AM Peak Hour PM Peak Hour 

Total Inbound Outbound Total Inbound Outbound 

Four-Plex  12 72 6 1 5 7 5 2 

Total  12 72 6 1 5 7 5 2 

Notes: 
DU = Dwelling unit. 
ADT=Average Daily Trips 
Source: See Appendix F. 

The Santa Barbara Place Residences Project includes two on-grade parking stalls for every 

proposed residential unit, pursuant to two stall per unit requirement within the Mission Beach 

Planned District Ordinance within City’s Municipal Code Section 1513.0403(b)(1)(A). These 

proposed 24 parking spaces are in compliance with the City’s parking impact overlay zone, 

residential tandem parking overlay zone, and all associated City parking requirements. 

Therefore, the project provides parking for the associated increase in vehicles associated with the 

increase in residential units. In addition, the 72 ADT associated with the project would not 

significantly affect circulation of adjacent roadways. Since appropriate parking is provided with 

minimal increase in traffic, no impacts to circulation associated with parking are anticipated. 

Therefore, access to Mission Beach, Mission Bay, or other open space areas within the Mission 

Beach community would not be significantly impacted through implementation of the Santa 

Barbara Place project.  

Combined Project Analysis  

Table 5.4-8, Forecast Combined Project Generated Trips, shows the forecasted trip generation 

for the net increase in project trips associated with the combination of the 51 units proposed for 

the Mission Beach Residences Project and the 12 units proposed for the Santa Barbara Place 

Residences Project based on the trip-generation rates outlined in Appendix F. This combined 

analysis looks at the trips associated with the 63 total units proposed under the two separate 

projects. As shown, at buildout, the two projects combined are forecasted to increase the total 

trips from the site by approximately 390 ADT, including 33 morning peak-hour trips, and 39 

evening peak-hour trips. Similar to the individual projects, this analysis assumes that all traffic is 

new to the area, and is distributed 25% to the north and 75% to the south on Mission Boulevard.  
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Table 5.4-8 

Forecast Combined Project Generated Trips 

Land Use 
Amount 

(DUs) ADT 

AM Peak Hour PM Peak Hour 

Total Inbound Outbound Total Inbound Outbound 

Mission Beach Residences Project 

Single-Family Residential 1 10 1 0 1 1 1 0 

Duplex 4 32 3 1 2 3 2 1 

Triplex 24 144 11 2 9 14 10 4 

Irregular Triplex 6 36 3 1 2 4 3 1 

Irregular Four-Plex 8 48 4 1 3 5 3 2 

Four-Plex 8 48 4 1 3 5 3 2 

Subtotal  51 318 26 6 20 32 22 10 

Santa Barbara Place Residences Project 

Four-Plex  12 72 6 1 5 7 5 2 

Subtotal 12 72 6 1 5 7 5 2 

Total 63 390 33 7 25 39 27 12 

Notes: 
DU = Dwelling unit. 
ADT=Average Daily Trips 
Source: See Appendix F. 

Both projects include two on-grade parking stalls for every proposed residential unit, pursuant to 

two stall per unit requirement within the Mission Beach Planned District Ordinance within City’s 

Municipal Code Section 1513.0403(b)(1)(A). These proposed 126 parking spaces are in 

compliance with the City’s parking impact overlay zone, residential tandem parking overlay zone, 

and all associated City parking requirements. Therefore, the project provides parking for the 

associated anticipated increase in vehicles associated with the increase in residential units. In 

addition, the 390 ADT associated with both projects would not significantly affect circulation of 

adjacent roadways. Since appropriate parking is provided with minimal increase in traffic, no 

impacts to circulation associated with parking are anticipated. Therefore, access to Mission Beach, 

Mission Bay, or other open space areas within the Mission Beach community would not be 

significantly impacted through implementation of the Mission Beach Residences and Santa 

Barbara Place projects.  

Existing Plus Project Traffic 

Mission Beach Residences Project  

The peak-hour intersection LOS under Existing Plus Mission Beach Residences Project 

conditions is provided in Table 5.4-9, Existing Plus Mission Beach Residences Intersection 

Level of Service. Under this scenario, all intersections within the project study area are 
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forecast to continue operating at an acceptable LOS D or better. Therefore, impacts to area 

intersections under this scenario would be less than significant. 

The peak-hour roadway segment LOS under Existing Plus Mission Beach Residences Project 

conditions is provided in Table 5.4-10, Existing Plus Mission Beach Residences Roadway 

Segment Level of Service. Street segments LOS with Mission Beach Residences Project traffic 

were determined by adding expected Mission Beach Residences Project only daily traffic 

volumes to the counted existing daily traffic volumes. As shown, all study street segments are 

projected to operate an acceptable LOS D or better when the Mission Beach Residences Project 

traffic is added to existing traffic. Therefore, impacts to area roadway segments under this 

scenario would be less than significant.  

Table 5.4-9 

Existing Plus Mission Beach Residences Intersection Level of Service 

Study Intersection 

Existing 
Existing Plus Mission Beach 

Residences 

∆ Delay Significant 
Impact 

AM PM AM PM 

Delay LOS Delay LOS Delay LOS Delay LOS AM PM 

1. Mission Boulevard at 
Santa Clara Place 

15.4 B 17.2 B 15.4 B 18.4 B 0 1.2 No 

2. Mission Boulevard at El 
Carmel Place 

8.9 A 10.8 B 9.0 A 10.8 B 0.1 0.0 No 

3. Mission Boulevard at 
Santa Barbara Place 

16.2 C 26.9 D 18.3 C 29.9 D 2.1 3.0 No 

4. Mission Boulevard at 
West Mission Bay Drive 

31.4 C 46.5 D 31.7 C 49.3 D 0.3 2.8 No 

5. West Mission Bay Drive 
at Gleason Road 

14.6 B 18.4 B 17.8 B 19.518.9 B 3.2 1.10.5 No 

Notes: Refer to Table 5.4-1 regarding LOS distinction criteria. 
∆ = change 
Source: See Appendix F. 

Table 5.4-10 

Existing Plus Mission Beach Residences Roadway Segment Level of Service 

Roadway Segment Capacity 

Existing 
Existing Plus Mission Beach 

Residences Significant 
Impact ADT V/C LOS ADT V/C LOS ∆ V/C 

West 
Mission 
Bay Drive 

Mission Boulevard to 
Gleason Road 

40,000 23,091 0.58 C 23,314 0.58 C 0.0056 No 

East of Gleason Road 40,000 23,075 0.58 C 23,294 0.58 C 0.0055 No 
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Table 5.4-10 

Existing Plus Mission Beach Residences Roadway Segment Level of Service 

Roadway Segment Capacity 

Existing 
Existing Plus Mission Beach 

Residences Significant 
Impact ADT V/C LOS ADT V/C LOS ∆ V/C 

Mission 
Boulevard 

North of Santa Clara 
Place 

20,000 15,436 0.77 D 15,509 0.76 D 0.0037 No 

Santa Clara Place to 
El Carmel Place 

20,000 15,092 0.76 D 15,168 0.76 D 0.0038 No 

El Carmel Place to 
Santa Barbara Place 

20,000 14,884 0.74 C 14,964 0.75 C 0.0040 No 

Santa Barbara Place 
to Mission Bay Drive 

30,000 16,298 0.54 C 16,537 0.55 C 0.0080 No 

Note: Refer to Table 5.4-1 regarding LOS distinction criteria.  
∆ = change 
Source: See Appendix F.  

Santa Barbara Place Residences Project  

The peak-hour intersection LOS under Existing Plus Santa Barbara Place Residences Project 

conditions is provided in Table 5.4-11, Existing Plus Santa Barbara Place Residences 

Intersection Level of Service. Under this scenario, all intersections within the project study 

area are forecast to continue operating at an acceptable LOS D or better and/or would not 

result in a significant change in delay. Therefore, impacts to area intersections under this 

scenario would be less than significant. 

The peak-hour roadway segment LOS under Existing Plus Santa Barbara Place Residences Project 

conditions is provided in Table 5.4-12, Existing Plus Santa Barbara Place Residences Roadway 

Segment Level of Service. Street segments LOS with Santa Barbara Place Residences Project 

traffic were determined by adding expected Santa Barbara Place Residences Project only daily 

traffic volumes to the counted existing daily traffic volumes. As shown, all study street segments 

are projected to operate at an acceptable LOS D or better when the Santa Barbara Place 

Residences Project traffic is added to existing traffic. Therefore, impacts to area roadway 

segments under this scenario would be less than significant.  
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Table 5.4-11 

Existing Plus Santa Barbara Place Residences Intersection Level of Service 

Study Intersection 

Existing 
Existing Plus Santa Barbara 

Place Residences 

∆ Delay Significant 
Impact 

AM PM AM PM 

Delay LOS Delay LOS Delay LOS Delay LOS AM PM 

1. Mission Boulevard at 
Santa Clara Place 

15.4 B 17.2 B 15.4 B 18.4 B 0.0 1.2 No 

2. Mission Boulevard at El 
Carmel Place 

8.9 A 10.8 B 8.9 A 10.8 B 0.0 0.0 No 

3. Mission Boulevard at 
Santa Barbara Place 

16.2 C 26.9 D 16.7 C 26.9 D 0.5 0.0 No 

4. Mission Boulevard at 
West Mission Bay Drive 

31.4 C 46.5 D 31.5 C 47.7 D 0.1 1.2 No 

5. West Mission Bay Drive 
at Gleason Road 

14.6 B 18.4 B 17.0 B 19.718.5 B 2.4 1.30.1 No 

Note: Refer to Table 5.4-1 regarding LOS distinction criteria.  
Source: See Appendix F. 

Table 5.4-12 

Existing Plus Santa Barbara Place Residences Roadway Segment Level of Service 

Roadway Segment Capacity 

Existing 
Existing Plus Santa Barbara 

Place Residences Significant 
Impact ADT V/C LOS ADT V/C LOS ∆ V/C 

West 
Mission 
Bay Drive 

Mission Boulevard to 
Gleason Road 

40,000 23,091 0.58 C 23,141 0.58 C 0.0013 No 

East of Gleason Road 40,000 23,075 0.58 C 23,125 0.58 C 0.0012 No  

Mission 
Boulevard 

North of Santa Clara 
Place 

20,000 15,436 0.77 D 15,453 0.77 D 0.0008 No  

Santa Clara Place to 
El Carmel Place 

20,000 15,092 0.76 C 15,109 0.76 D 0.0009 No  

El Carmel Place to 
Santa Barbara Place 

20,000 14,884 0.74 C 14,902 0.75 C 0.0009 No  

Santa Barbara Place 
to Mission Bay Drive 

30,000 16,298 0.54 C 16,352 0.55 C 0.0018 No  

Note: Refer to Table 5.4-1 regarding LOS distinction criteria.  
Source: See Appendix F.  

Combined Project Analysis  

The purpose of this analysis is to evaluate the direct impacts of both the Mission Beach Residences 

Project and the Santa Barbara Place Residences Project in comparison to the existing traffic 

conditions in the study area.  
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The peak-hour intersection LOS under the Existing Plus Combined Project conditions is provided in 

Table 5.4-13, Existing Plus Combined Project Intersection Level of Service. Under this scenario, 

all intersections within the combined project study area are forecast to continue operating at an 

acceptable LOS D or better and/or would not result in a significant change in delay. Therefore, 

impacts to area intersections under this scenario would be less than significant. 

The peak-hour roadway segment LOS under Existing Plus Combined Project conditions is 

provided in Table 5.4-14, Existing Plus Combined Project Roadway Segment Level of Service. 

Street segment LOS of the combined project’s traffic was determined by adding expected traffic for 

the two separate projects to the counted existing daily traffic volumes. As shown, all study street 

segments are projected to operate at an acceptable LOS D or better when both the Mission Beach 

Residences Project traffic and the Santa Barbara Place Residences Project traffic are added to 

existing traffic conditions. Therefore, impacts to area roadway segments through the 

combination of the two separate projects under this scenario would be less than significant.  

Table 5.4-13 

Existing Plus Combined Project Intersection Level of Service 

Study Intersection 

Existing 
Existing Plus Combined 

Project 

∆ Delay Significant 
Impact 

AM PM AM PM 

Delay LOS Delay LOS Delay LOS Delay LOS AM PM 

1. Mission Boulevard at 
Santa Clara Place 

15.4 B 17.2 B 15.4 B 18.4 B 0.0 0.6 No 

2. Mission Boulevard at El 
Carmel Place 

8.9 A 10.8 B 9.0 A 10.8 B 0.1 0.0 No 

3. Mission Boulevard at 
Santa Barbara Place 

16.2 C 26.9 D 18.8 C 29.9 D 2.6 3.5 No 

4. Mission Boulevard at 
West Mission Bay Drive 

31.4 C 46.5 D 32.3 C 49.6 D 0.9 1.1 No 

5. West Mission Bay Drive 
at Gleason Road 

14.6 B 18.4 B 18.5 B 19.519.0 B 3.9 0.20.6 No 

Note: Refer to Table 5.4-1 regarding LOS distinction criteria.  
Source: See Appendix F. 

Table 5.4-14 

Existing Plus Combined Project Roadway Segment Level of Service 

Roadway Segment Capacity 

Existing Existing Plus Combined Project Significant 
Impact ADT V/C LOS ADT V/C LOS ∆ V/C 

West 
Mission 
Bay Drive 

Mission Boulevard 
to Gleason Road 

40,000 23,091 0.58 C 23,364 0.58 C 0.0068 No 

East of Gleason 
Road 

40,000 23,075 0.58 C 23,334 0.58 C 0.0067 No 



MISSION BEACH RESIDENCES PROJECT AND SANTA BARBARA PLACE RESIDENCES PROJECT MEIR 
 SECTION 5.4 – TRANSPORTATION/CIRCULATION AND PARKING 

December 2015 5.4-14 8133 

Table 5.4-14 

Existing Plus Combined Project Roadway Segment Level of Service 

Roadway Segment Capacity 

Existing Existing Plus Combined Project Significant 
Impact ADT V/C LOS ADT V/C LOS ∆ V/C 

Mission 
Boulevard 

North of Santa Clara 
Place 

20,000 15,436 0.77 D 15,526 0.78 D 0.0045 No 

Santa Clara Place to 
El Carmel Place 

20,000 15,092 0.76 D 15,186 0.76 D 0.0047 No 

El Carmel Place to 
Santa Barbara Place 

20,000 14,884 0.74 C 14,982 0.75 C 0.0049 No 

Santa Barbara Place 
to Mission Bay Drive 

30,000 16,298 0.54 C 16,591 0.55 C 0.0098 No 

Note: Refer to Table 5.4-1 regarding LOS distinction criteria.  
Source: See Appendix F.  

Cumulative Projects 

To determine the cumulative impacts on the roadway system associated with City-approved or 

pending projects within the study area, research into potential reasonably foreseeable projects 

was conducted. This includes pending or approved projects that are expected to be completed 

and occupied prior to operation of the Mission Beach Residences Project and the Santa Barbara 

Place Residences Project. Working in concert with City staff, no projects were found to add 

traffic in the vicinity of the project. Since no other projects were identified to contribute traffic to 

the immediate vicinity of both projects, a 4% growth factor was analyzed to cover any 

unforeseen future projects that may contribute traffic to the vicinity in the next 3 years. This 4% 

growth factor was determined by analyzing the growth per year as the ratio of existing ADT 

volume and the Horizon Year 2030 ADT volume from Mission Boulevard. This growth per year, 

which equals a 1.2% increase in ADT per year, was multiplied by 3 years to factor until 2017.  

Near-Term Traffic 

Mission Beach Residences Project  

Near Term Plus Mission Beach Residences Project traffic conditions are evaluated by adding 

cumulative projects plus the Mission Beach Residences Project traffic to existing volumes and 

evaluating project traffic impacts. Since no other projects were identified for analysis of traffic 

impacts, a 4% growth factor was analyzed to cover any unforeseen future projects that may 

contribute traffic to the vicinity in the next 3 years. 

As shown in Table 5.4-15, Near-Term Plus Mission Beach Residences Project Peak-Hour 

Intersection Level of Service, all study intersections are forecast to operate at an acceptable 
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LOS D or better under Near Term with Mission Beach Residences Project conditions. 

Additionally, as shown in Table 5.4-16, Near-Term Plus Mission Beach Residences Project 

Roadway Segment LOS, all roadway segments are forecast to operate at an acceptable LOS D 

or better under Near Term with Mission Beach Residences Project conditions. Therefore, the 

Mission Beach Residences Project would not result in any significant impacts to study area 

intersections or roadway segments under the near-term scenario. 

Table 5.4-15 

Near-Term Plus Mission Beach Residences Project Peak-Hour Intersection Level of Service 

Study Intersection 

Without Project 
With Mission Beach 

Residences 

∆ Delay Significant 
Impact 

AM PM AM PM 

Delay LOS Delay LOS Delay LOS Delay LOS AM PM 

1. Mission Boulevard at 
Santa Clara Place 

15.5 B 19.0 B 15.5 B 19.2 B 0.0 0.2 No 

2. Mission Boulevard at 
El Carmel Place 

9.1 A 11.1 B 9.2 A 11.2 B 0.1 0.1 No 

3. Mission Boulevard at 
Santa Barbara Place 

16.9 C 29.0 D 19.2 C 32.5 D 2.3 3.5 No 

4. Mission Boulevard at 
West Mission Bay Drive 

32.0 C 42.347.4 D 33.7 C 43.049.9 D 1.7 0.72.5 No 

5. West Mission Bay 
Drive at Gleason Road 

14.6 B 17.418.4 B 19.9 B 18.619.0 B 5.3 1.20.6 No 

Note: Refer to Table 5.4-1 regarding LOS distinction criteria.  
Source: See Appendix F. 

Table 5.4-16 

Near-Term Plus Mission Beach Residences Project Roadway Segment Level of Service 

Roadway Segment Capacity 

Without Project With Mission Beach Residences Significan
t Impact ADT V/C LOS ADT V/C LOS ∆ V/C 

West 
Mission 
Bay Drive 

Mission 
Boulevard to 
Gleason Road 

40,000 24,015 0.60 C 24,237 0.61 C 0.0056 No 

East of Gleason 
Road 

40,000 23,998 0.60 C 24,217 0.61 C 0.0058 No 

Mission 
Boulevard 

North of Santa 
Clara Place 

20,000 16,053 0.80 D 16,127 0.81 D 0.0037 No 

Santa Clara Place 
to El Carmel 
Place 

20,000 15,696 0.79 D 15,778 0.79 D 0.0038 No 
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Table 5.4-16 

Near-Term Plus Mission Beach Residences Project Roadway Segment Level of Service 

Roadway Segment Capacity 

Without Project With Mission Beach Residences Significan
t Impact ADT V/C LOS ADT V/C LOS ∆ V/C 

El Carmel Place 
to Santa Barbara 
Place 

20,000 15,479 0.77 D 15,559 0.78 D 0.0040 No 

Santa Barbara 
Place to Mission 
Bay Drive 

30,000 16,950 0.57 C 17,188 0.57 C 0.0080 No 

Note: Refer to Table 5.4-1 regarding LOS distinction criteria.  
Source: See Appendix F. 

Santa Barbara Place Residences Project  

As stated earlier, no other projects were identified for analysis of cumulative traffic impacts. 

Therefore, Near Term with the Santa Barbara Place Residences Project traffic conditions are 

evaluated by adding a 4% growth factor to cover any unforeseen future projects that may 

contribute traffic to the vicinity in the next 3 years.  

As shown in Table 5.4-17, Near-Term Plus Santa Barbara Place Residences Project Peak-Hour 

Intersection Level of Service, all study intersections are forecast to operate at an acceptable LOS 

D or better under Near Term with Santa Barbara Place Residences Project conditions. 

Additionally, as shown in Table 5.4-18, Near-Term Plus Santa Barbara Place Residences 

Project Roadway Segment Level of Service, all roadway segments are forecast to operate at an 

acceptable LOS D or better under Near Term with Santa Barbara Place Residences Project 

conditions. Therefore, the Santa Barbara Place Residences Project would not result in any 

significant impacts to study area intersections or roadway segments under the near-term scenario. 

Table 5.4-17 

Near Term Plus Santa Barbara Place Residences  

Project -- Peak-Hour Intersection Level of Service 

Study Intersection 

Without Project 
With Santa Barbara  
Place Residences 

∆ Delay Significant 
Impact 

AM PM AM PM 

Delay LOS Delay LOS Delay LOS Delay LOS AM PM 

1. Mission Boulevard at 
Santa Clara Place 

15.5 B 19.0 B 15.5 B 19.0 B 0.0 0.0 No 

2. Mission Boulevard at 
El Carmel Place 

9.1 A 11.1 B 9.1 A 11.2 B 0.0 0.1 No 

3. Mission Boulevard at 
Santa Barbara Place 

16.9 C 29.0 D 17.5 C 29.0 D 0.6 0.0 No 



MISSION BEACH RESIDENCES PROJECT AND SANTA BARBARA PLACE RESIDENCES PROJECT MEIR 
 SECTION 5.4 – TRANSPORTATION/CIRCULATION AND PARKING 

December 2015 5.4-17 8133 

Table 5.4-17 

Near Term Plus Santa Barbara Place Residences  

Project -- Peak-Hour Intersection Level of Service 

Study Intersection 

Without Project 
With Santa Barbara  
Place Residences 

∆ Delay Significant 
Impact 

AM PM AM PM 

Delay LOS Delay LOS Delay LOS Delay LOS AM PM 

4. Mission Boulevard at 
West Mission Bay Drive 

32.0 C 42.347.4 D 32.0 C 42.348.0 D 0.0 0.00.6 No 

5. West Mission Bay 
Drive at Gleason Road 

14.6 B 17.418.4 B 16.6 B 17.818.8 B 2.0 0.4 No 

Note: Refer to Table 5.4-1 regarding LOS distinction criteria.  
Source: See Appendix F. 

Table 5.4-18 

Near-Term Plus Santa Barbara Place  

Residences Project Roadway Segment Level of Service 

Roadway Segment Capacity 

Without Project 
With Santa Barbara  
Place Residences  Significant 

Impact ADT V/C LOS ADT V/C LOS ∆ V/C 

West 
Mission 
Bay Drive 

Mission 
Boulevard to 
Gleason Road 

40,000 24,015 0.60 C 24,065 0.60 C 0.0013 No 

East of 
Gleason Road 

40,000 23,998 0.60 C 24,048 0.60 C 0.0012 No 

Mission 
Boulevard 

North of Santa 
Clara Place 

20,000 16,053 0.80 D 16,070 0.80 D 0.0008 No 

Santa Clara 
Place to El 
Carmel Place 

20,000 15,696 0.79 D 15,713 0.79 D 0.0009 No 

El Carmel 
Place to Santa 
Barbara Place 

20,000 15,479 0.77 D 15,497 0.78 D 0.0009 No 

Santa Barbara 
Place to 
Mission Bay 
Drive 

30,000 16,950 0.57 C 17,004 0.57 C 0.0018 No 

Note: Refer to Table 5.4-1 regarding LOS distinction criteria.  
Source: See Appendix F.  

Combined Project Analysis  

As stated earlier, no other projects were identified for the analysis of cumulative traffic impacts 

of the combined Mission Beach Residences and Santa Barbara Place Residences projects. 
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Therefore, Near Term with the Combined Project traffic conditions are evaluated by adding a 4% 

growth factor to cover any unforeseen future projects that may contribute traffic to the vicinity in 

the next 3 years.  

As shown in Table 5.4-19, Near-Term Plus Combined Project Peak-Hour Intersection Level of 

Service, all study intersections are forecast to operate at an acceptable LOS D or better under 

Near Term with the Combined Project traffic conditions. Additionally, as shown in Table 5.4-20, 

Near-Term Plus Combined Project Roadway Segment Level of Service, all roadway segments are 

forecast to operate at an acceptable LOS D or better under Near Term Plus Combined Project 

traffic conditions. Therefore, the combination of the two separate projects would not result in any 

significant impacts to study area intersections or roadway segments under the near-term scenario. 

Table 5.4-19 

Near-Term Plus Combined Project Peak-Hour Intersection Level of Service 

Study Intersection 

Without Project 

Mission Beach Residences 
and Santa Barbara Place 

Residences 

∆ Delay Significant 
Impact 

AM PM AM PM 

Delay LOS Delay LOS Delay LOS Delay LOS AM PM 

1. Mission Boulevard at 
Santa Clara Place 

15.5 B 19.0 B 15.5 B 19.1 B 0.0 0.1 No 

2. Mission Boulevard at 
El Carmel Place 

9.1 A 11.1 B 9.2 A 11.2 B 0.1 0.1 No 

3. Mission Boulevard at 
Santa Barbara Place 

16.9 C 29.0 D 19.8 C 32.9 D 2.9 3.9 No 

4. Mission Boulevard at 
West Mission Bay Drive 

32.0 C 42.347.4 D 34.6 C 43.050.4 D 2.6 0.73.0 No 

5. West Mission Bay 
Drive at Gleason Road 

14.6 B 17.418.4 B 17.9 B 18.619.1 B 3.3 1.20.7 No 

Note: Refer to Table 5.4-1 regarding LOS distinction criteria.  
Source: See Appendix F. 

Table 5.4-20 

Near-Term Plus Combined Project Roadway Segment Level of Service 

Roadway Segment Capacity 

Without Project 
Mission Beach Residences and 

Santa Barbara Place Residences Significant 
Impact ADT V/C LOS ADT V/C LOS ∆ V/C 

West 
Mission 
Bay Drive 

Mission 
Boulevard to 
Gleason Road 

40,000 24,015 0.60 C 24,288 0.61 C 0.0068 No 

East of Gleason 
Road 

40,000 23,998 0.60 C 24,267 0.61 C 0.0067 No 
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Table 5.4-20 

Near-Term Plus Combined Project Roadway Segment Level of Service 

Roadway Segment Capacity 

Without Project 
Mission Beach Residences and 

Santa Barbara Place Residences Significant 
Impact ADT V/C LOS ADT V/C LOS ∆ V/C 

Mission 
Boulevard 

North of Santa 
Clara Place 

20,000 16,053 0.80 D 16,143 0.81 D 0.0045 No 

Santa Clara 
Place to El 
Carmel Place 

20,000 15,696 0.79 D 15,789 0.79 D 0.0047 No 

El Carmel Place 
to Santa 
Barbara Place 

20,000 15,479 0.77 D 15,577 0.78 D 0.0049 No 

Santa Barbara 
Place to Mission 
Bay Drive 

30,000 16,950 0.57 C 17,242 0.58 C 0.0098 No 

Note: Refer to Table 5.4-1 regarding LOS distinction criteria.  
Source: See Appendix F.  

Horizon Year 2030 Traffic 

Combined Project Analysis  

The Horizon Year 2030 scenario analyzes the cumulative impacts to intersections and street 

segments within the study area. SANDAG series traffic models were evaluated to determine the 

appropriate horizon year for analysis of both the Mission Beach Residences Project and the Santa 

Barbara Place Residences Project. Review of traffic models along with the existing count data 

recently obtained on Mission Boulevard, Series 11 (Year 2030) traffic volumes were most 

appropriate, although Series 11 (Year 2030) volumes almost double the existing traffic volumes. 

For example, Mission Boulevard from Santa Barbara Place to Mission Bay Drive today has 

16,298 ADT and in the future is projected to have 30,600 ADT. This represents an unrealistic 

growth of 88% for a community that is primarily built out. Based on a review of the traffic 

analysis zones from Series 11 (Year 2030) along Mission Boulevard from Grand Avenue to West 

Mission Bay Drive, traffic growth is approximately 24%. Therefore, the daily and peak-hour 

future (Year 2030) traffic volumes in this analysis use this 24% growth rate. Refer to Appendix F 

for the detailed evaluation of the traffic analysis zones and future volumes in different SANDAG 

scenarios. Mission Beach Residences Project traffic and Santa Barbara Place Residences Project 

traffic was then added to the Series 11 (Year 2030) volumes to derive the Horizon Year 2030 

With Combined Project traffic volumes to be conservative. 

As shown in Table 5.4-21, Horizon Year 2030 Combined Project Peak-Hour Intersection 

Level of Service, all intersections are projected to operate at LOS D or better in the Horizon 
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Year 2030 Without and With Project conditions, with the exception of the intersection of 

Mission Boulevard and Santa Barbara Place. This intersection would operate at an LOS E 

in the evening peak hour under the without and with combined project scenario. Although 

the intersection during the evening peak hour in the Horizon Year 2030 would operate at an 

LOS E without the projects, both the Mission Beach Residences Project and the Santa 

Barbara Residences Project would add additional delays. Based on the City’s significance 

criteria for impacting an already deficient intersection, outlined in Table 5.4-21 as adding a 

delay of more than 2.0 seconds, the combined project would add an addit ional 7.1 seconds 

of delay. Therefore, the combined project’s traffic impact at the intersection of Mission 

Boulevard and Santa Barbara Place under the Horizon Year 2030 With Combined Project 

scenario would be significant. 

As shown in Table 5.4-22, Horizon Year 2030 Combined Project Roadway Segment Level of 

Service, three street segments on Mission Boulevard are projected to operate at acceptable LOS 

E in the Horizon Year 2030 Without and With Combined Project conditions. These segments of 

Mission Boulevard would operate at an LOS E without the projects in the Horizon Year 2030, 

and the combined project would add an additional 90 to 98 ADT on these roadway segments. 

Based on the City’s significance criteria for impacting an already deficient roadway segment,  

outlined in Table 5.4-22 as adding a volume-to-capacity ratio (V/C) of 0.02, the largest 

increase in volume-to-capacity ratio the combined project would add to an already deficient 

roadway segment would be a 0.0049 change in the V/C.  

Table 5.4-21 

Horizon Year 2030 Combined Project Peak-Hour Intersection Level of Service 

Study Intersection 

Without Project 

With Mission Beach 
Residences and Santa Barbara 

Place Residences  

∆ Delay Significant 
Impact 

AM PM AM PM 

Delay LOS Delay LOS Delay LOS Delay LOS AM PM 

1. Mission Boulevard at 
Santa Clara Place 

15.6 B 20.4 C 15.6 B 20.4 C 0.0 0.0 No 

2. Mission Boulevard at 
El Carmel Place 

10.1 B 13.5 B 10.1 B 13.7 B 0.0 0.2 No 

3. Mission Boulevard at 
Santa Barbara Place 

20.7 C 42.4 E 25.3 D 49.5 E 4.6 7.1 Yes 

4. Mission Boulevard at 
West Mission Bay Drive 

40.2 D 43.150.0 D 46.0 D 46.351.1 D 5.8 3.21.1 No 

5. West Mission Bay 
Drive at Gleason Road 

17.1 B 19.8 C 20.1 C 20.0 B 3.0 0.2 No 

Note: Refer to Table 5.4-1 regarding LOS distinction criteria.  
Source: See Appendix F. 
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Table 5.4-22 

Horizon Year 2030 Combined Project Roadway Segment Level of Service 

Roadway Segment Capacity 

Without Project 

With Mission Beach Residences 
and Santa Barbara Place 

Residences  Significant 
Impact ADT V/C LOS ADT V/C LOS ∆ V/C 

West 
Mission 
Bay Drive 

Mission 
Boulevard to 
Gleason Road 

40,000 28,600 0.72 C 28,873 0.72 C 0.0068 No 

East of Gleason 
Road 

40,000 28,600 0.72 C 28,869 0.72 C 0.0067 No 

Mission 
Boulevard 

North of Santa 
Clara Place 

20,000 19,100 0.96 E 19,190 0.96 E 0.0045 No 

Santa Clara 
Place to El 
Carmel Place 

20,000 18,700 0.94 E 18,794 0.94 E 0.0047 No 

El Carmel Place 
to Santa Barbara 
Place 

20,000 18,500 0.93 E 18,598 0.93 E 0.0049 No 

Santa Barbara 
Place to Mission 
Bay Drive 

30,000 20,200 0.67 C 20,493 0.68 C 0.0098 No 

Note: Refer to Table 5.4-1 regarding LOS distinction criteria.  
Source: See Appendix F.  

5.4.4 SIGNIFICANCE OF IMPACT 

Mission Beach Residences Analysis 

Based on the City’s significance thresholds outlined in Table 5.4-5, City of San Diego Traffic 

Impact Significance Thresholds, the 51 units proposed for the Mission Beach Residences Project 

would not result in an increase in projected traffic that is substantial in relation to the existing 

traffic load and capacity of the street system. Also, with respect to the City’s significance 

thresholds outlined in Table 5.4-5, the 51 units proposed for the Mission Beach Residences Project 

would not result in the addition of a substantial amount of traffic to a congested intersection or 

roadway segment. Since the project would not result in a substantial increase in traffic to a 

congested intersection or roadway segment, the project would not result in a substantial 

alteration to present circulation movements including effects on existing public access to 

beaches, parks, or other open space areas. Lastly, the project would not result in the addition of a 

substantial amount of traffic to a congested freeway segment, interchange, or ramp. Therefore, 

impacts would be less than significant. 
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Santa Barbara Place Residences Project 

Based on the City’s significance thresholds outlined in Table 5.4-5, City of San Diego Traffic 

Impact Significance Thresholds, the 12 units proposed for the Santa Barbara Place Residences 

Project would not result in an increase in projected traffic that is substantial in relation to the 

existing traffic load and capacity of the street system. Also, with respect to the City’s significance 

thresholds outlined in Table 5.4-5, the 12 units proposed for the Santa Barbara Place Residences 

Project would not result in the addition of a substantial amount of traffic to a congested intersection 

or roadway segment. Since the project would not result in a substantial increase in traffic to a 

congested intersection or roadway segment, the project would not result in a substantial 

alteration to present circulation movements including effects on existing public access to 

beaches, parks, or other open space areas. Lastly, the project would not result in the addition of a 

substantial amount of traffic to a congested freeway segment, interchange, or ramp. Therefore, 

impacts would be less than significant. 

Combined Project Analysis  

The combination of both projects would not result in the addition of a substantial amount of 

traffic to a congested freeway segment, interchange, or ramp. Based on the City’s significance 

thresholds outlined in Table 5.4-5, City of San Diego Traffic Impact Significance Thresholds, the 

combined impact of the 51 units proposed for the Mission Beach Residences Project and the 12 

units proposed for the Santa Barbara Place Residences Project would result in an increase in 

projected traffic that is substantial in relation to the existing traffic load and capacity of the street 

system. This would result in the addition of a substantial amount of traffic to a congested 

intersection or roadway segment. As shown in Table 5.4-21, the intersection of Mission 

Boulevard and Santa Barbara Place would have a 7.1-second delay in the Horizon Year 2030 due 

to the addition of both the Mission Beach Residences and Santa Barbara Place Residences. 

Based on the City’s significance thresholds outlined in Table 5.4-5, City of San Diego Traffic 

Impact Significance Thresholds, since the intersection of Mission Boulevard and Santa Barbara 

Place would operate at LOS E under the Horizon Year 2030, and the combination of the two 

projects would result in a greater than 2.0 second delay, impacts would be significant, and 

mitigation is required. The increase in delay would not result in a substantial alteration to present 

circulation movements including effects on existing public access to beaches, parks, or other 

open space areas.  

5.4.5 MITIGATION, MONITORING, AND REPORTING 

Mission Beach Residences Analysis 

Impacts would be less than significant, and no mitigation measures are required.  
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Santa Barbara Place Residences Project 

Impacts would be less than significant, and no mitigation measures are required.  

Combined Project Analysis  

Mitigation measure CP-TRA-1 would provide signalization at the intersection of Mission Boulevard 

and Santa Barbara Place. Mitigation which would fully mitigate the impact identified in the Horizon 

Year 2030 With Project scenario to below a level of significance.  

Additionally, due to the nature of the significant impact (the cumulative impact of both projects) 

both the Mission Beach Residences Project and the Santa Barbara Place Residences Project 

would be responsible for mitigating their portion of the traffic delay to the intersection. Fair 

share of the mitigation requirement is based on ADT associated with each separate project. The 

Mission Beach Residences Project would result in 318 ADT, while the Santa Barbara Place 

Residences Project would result in 72 ADT. Therefore, the project applicant for the Mission 

Beach Residences Project would be responsible for 82% of the cost of the signal improvement, 

and the project applicant for the Santa Barbara Place Residences Project would be responsible 

for 18% of the cost of the signal improvement. 

CP-TRA-1 Prior to issuance of the first building permit in either the Mission Beach 

Residences project or the Santa Barbara Residences project, the Owner/Permittee 

shall assure by permit and bond the installation of a traffic signal at the 

intersection of Mission Boulevard and Santa Barbara Place to the satisfaction of 

the City Engineer. The traffic signal shall be installed by the Owner/Permittee no 

later than May 1, 2025, to the satisfaction of the City Engineer; provided, 

however, that the City Engineer may require installation of the traffic signal by 

the Owner/Permittee prior to May 1, 2025, based on the results of annual traffic 

counts and impact analysis for this intersection submitted by the Owner/Permittee 

on or before May 1 of each year. Fair share for the traffic signal shall be divided 

82% to the Owner/Permittee of Mission Beach Residences project and 18% to 

the Owner/Permittee of the Santa Barbara Place Residences project. 

For detailed analysis of mitigation’s effects on delays and LOS, refer to Appendix F, Traffic 

Impact Analysis, of this MEIR. 

5.4.6 IMPACTS 

Issue 4: Would the proposal result in traffic generation in excess of specific 

community plan allocation?  



MISSION BEACH RESIDENCES PROJECT AND SANTA BARBARA PLACE RESIDENCES PROJECT MEIR 
 SECTION 5.4 – TRANSPORTATION/CIRCULATION AND PARKING 

December 2015 5.4-24 8133 

Issue 5: Would the proposal result in a substantial impact upon existing or planned 

transportation systems? 

The City’s CEQA Significance Determination Thresholds document identifies significant 

impacts if one of the following criteria is met (City of San Diego 2011):  

 If the project would result in the construction of a roadway which is inconsistent with the 

General Plan and/or community plan, the impact would be significant if the proposed 

roadway would not properly align with other existing or planned roadways.  

 If a project would result in a substantial restriction in access to publicly or privately 

owned land, the impact would be significant.  

Mission Beach Residences Project  

The Mission Beach Residences Project site is located within the Mission Beach community, 

within the planning area of the Mission Beach Precise Plan. This plan, approved in 1974 and 

most recently amended in 1989, does not acknowledge or analyze land use designations in 

conjunction with the associated ADT. As outlined in Section 5.4.3, all intersections and roadway 

segments within the project area would remain at an acceptable LOS D or above for the Mission 

Beach Residences Project. 

The Mission Beach Residences Project site is located in traffic analysis zone 2938 in the 

SANDAG Series 11 Year 2030 travel forecast. In this travel forecast, the existing School 

District Office land use designation allows for a trip generation of 400 vehicles (SANDAG 

2007). As outlined in Table 5.4-6, the Mission Beach Residences Project is anticipated to 

generate 318 ADT. Therefore, the Mission Beach Residences Project would not result in traffic 

generation in excess of the specific community plan allocation.  

The San Diego MTS provides transit service to the Mission Beach area (bus Route 8) which runs 

along Mission Boulevard. An MTS transit stop is located on the southeast side of West Mission 

Bay Drive and Mission Boulevard, just opposite the Belmont Park site. This transit stop is 

approximately 0.2 mile from the Mission Beach Residences Project. During weekdays, the bus 

service along Mission Boulevard typically runs on a 30-minute interval between 6:00 a.m. and 

12:30 a.m. Implementation of the project would not impact this public transportation route. In 

addition, residents of the project could utilize this adjacent route to decrease the estimated traffic 

trips associated with the project. 

The Mission Beach Residences Project would include two on-grade parking stalls in a tandem 

configuration per unit for a total of 102 parking spaces, pursuant to two stall per unit requirement 

within the Mission Beach Planned District Ordinance within City’s Municipal Code Section 



MISSION BEACH RESIDENCES PROJECT AND SANTA BARBARA PLACE RESIDENCES PROJECT MEIR 
 SECTION 5.4 – TRANSPORTATION/CIRCULATION AND PARKING 

December 2015 5.4-25 8133 

1513.0403(b)(1)(A). This is also in compliance with the City’s parking impact and residential 

tandem parking overlay zones. The proposed private alley would be built in compliance with City 

standards and no other roadways would be constructed as a part of this project. Additionally, no 

access to publicly or privately owned land would be substantially reduced or restricted. 

Santa Barbara Place Residences Project  

Similar to the Mission Beach Residences project, the Santa Barbara Place Residences Project 

site is located within the Mission Beach community, within the planning area of the Mission 

Beach Precise Plan. As stated earlier, this plan does not acknowledge or analyze land use 

designations in conjunction with the associated ADT. As outlined in Section 5.4.3, all 

intersections and roadway segments within the project area for the Santa Barbara Place 

Residences Project would remain at an acceptable LOS D or above. 

The Santa Barbara Place Residences Project site is located in traffic analysis zone 2938 in the 

SANDAG Series 11 Year 2030 travel forecast. In this travel forecast, the existing School 

District Office land use designation allows for a trip generation of 400 vehicles (SANDAG 

2007). As outlined in Table 5.4-7, the Santa Barbara Place Residences Project is anticipated to 

generate 72 ADT. Therefore, the Santa Barbara Place Residences Project would not result in 

traffic generation in excess of the specific community plan allocation.  

Similarly to the Mission Beach Residences Project, the Santa Barbara Place Residences Project 

would not significantly impact MTS transit service on adjacent Mission Boulevard. Additionally, 

residents of the project could utilize this adjacent route to decrease the estimated traffic trips 

associated with the project. 

The Santa Barbara Place Residences Project would include 24 on-grade parking stalls in a 

tandem configuration, pursuant to two stall per unit requirement within the Mission Beach 

Planned District Ordinance within City’s Municipal Code Section 1513.0403(b)(1)(A). This is 

also in compliance with the City’s parking impact and residential tandem parking overlay zones. 

No new roadways would be constructed as a part of this project, and no access to publicly or 

privately owned land would be substantially reduced or restricted.  

Combined Project Analysis  

Both the Mission Beach Residences Project and the Santa Barbara Place Residences Project 

sites are located in traffic analysis zone 2938 in the SANDAG Series 11 Year 2030 travel 

forecast. As noted above, the existing School District Office land use designation allows for a 

trip generation of 400 vehicles (SANDAG 2007). As outlined in Table 5.4-8, the combination 

of both projects would result in an increase of 390 ADT. Therefore, the combination of both 
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the Mission Beach Residences Project and the Santa Barbara Place Residences Project would 

not result in traffic generation in excess of the specific community plan allocation. 

Additionally, as outlined above, parking requirements would be fully met by both projects.  

Similar to each of the individual projects analyzed above, the Combined Project would not 

significantly impact MTS transit service on adjacent Mission Boulevard. Additionally, residents 

of the project could utilize this adjacent route to decrease the estimated traffic trips associated 

with the project. 

Similar to each of the individual projects analyzed above, no roadways aside from alleys would be 

constructed as a part of this project. Additionally, no access to publicly or privately owned land 

would be substantially reduced or restricted. 

5.4.7 SIGNIFICANCE OF IMPACT 

Mission Beach Residences Project  

The Mission Beach Residences Project would not result in traffic generation in excess of the 

specific community plan allocation, or result in a substantial impact upon existing or planned 

transportation system. Therefore, impacts would be less than significant.  

Santa Barbara Place Residences Project  

The Santa Barbara Place Residences Project would not result in traffic generation in excess of the 

specific community plan allocation, or result in a substantial impact upon an existing or planned 

transportation system. Therefore, impacts would be less than significant.  

Combined Project Analysis  

The combined impact of the 51 units proposed for the Mission Beach Residences Project and the 

12 units proposed for the Santa Barbara Place Residences Project would not result in traffic 

generation in excess of the specific community plan allocation, and would not result in a 

substantial impact upon an existing or planned transportation system. Therefore, impacts would 

be less than significant. 

5.4.8 MITIGATION, MONITORING, AND REPORTING 

Mission Beach Residences Analysis 

Impacts would be less than significant, and no mitigation measures are required.  
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Santa Barbara Place Residences Project 

Impacts would be less than significant, and no mitigation measures are required.  

Combined Project Analysis 

Impacts would be less than significant, and no mitigation measures are required.  

5.4.9 IMPACT 

Issue 6: Would the proposal result in an increase in traffic hazards for motor vehicles, 

bicycles, or pedestrians due to a proposed, non-standard design feature (e.g., poor 

sight distance or driveway onto an access-restricted roadway)? 

Issue 7: Would the proposal result in a conflict with adopted policies, plans, or 

programs supporting alternative transportation models (e.g., bus turnouts, 

bicycle racks)? 

The City’s CEQA Significance Determination Thresholds document identifies significant 

impacts if one of the following criteria is met (City of San Diego 2011):  

 If the project would increase traffic hazards to motor vehicles, bicyclists, or pedestrians 

due to proposed nonstandard design features (e.g., poor sight distance, proposed 

driveway onto access-restricted roadway), the impact would be significant.  

Mission Beach Residences Project  

The Mission Beach Residences Project includes the construction of 51 residential units on a site 

that is currently developed as the former Mission Beach Elementary School facility and a surface 

parking lot in the northern portion of the site. Vehicular and pedestrian access in the general project 

vicinity is provided by a series of east–west alleys, places, and courts. Vehicular access to the 

project site would be provided through proposed private alleys that would be open to the public. 

The access points have been designed consistent with the City’s roadway standards and, therefore, 

would not create a hazard for vehicles, bicycles, or pedestrians entering or exiting the site. 

The Mission Beach Residences Project would include restoration of two alleys and a portion of 

Jersey Court (non-motorized) that originally passed through the project site but were vacated in 

1938 and 1941 to accommodate the former school facility. The proposed alleys and Jersey Court 

would extend to Bayside Lane as private thoroughfares which would be open to the public. These 

would help to facilitate the pedestrian and bicycling circulation network both on site and for those 
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accessing Mission Beach or Mission Bay from the general vicinity, consistent with the existing 

pattern of streets, alleys, courts, and walks.  

The Mission Beach Residences Project could result in minimal delays in emergency response times 

during construction. As listed in Section 3.1.7, the project applicant would prepare a traffic control 

plan to specifically address construction traffic within the City’s public rights-of-way. The traffic 

control plan would include provisions for construction times, control plans for allowance of 

bicyclists, pedestrians, and bus access throughout construction. The traffic control plan would also 

include provisions to ensure emergency vehicle passage at all times, and include signage and flaggers 

when necessary to allow the heavy equipment to utilize surrounding streets. The traffic control plan 

would include provisions for coordinating with local school hours and emergency service providers 

regarding construction times. With implementation of the traffic control plan, impacts related to 

interference with an emergency response plan would remain less than significant.  

Operation of the Mission Beach Residences Project following completion of construction 

activities would not result in an interference with emergency response plans and impacts 

would be less than significant.  

Pedestrian access will be provided by a 7-foot sidewalk which currently exists on Mission 

Boulevard. Pedestrian access is provided on Santa Barbara Place, the proposed private non-

motorized extension of Jersey Court (open to the public), and existing Kennebeck Court. 

Currently, bikers use the 7-foot sidewalk, as Class II bike lanes are not provided on either side of 

Mission Boulevard. Implementation of the project would not impact the flow or availability of 

existing sidewalks. 

The Mission Beach Residences Project does not include any other project elements that could 

potentially create a hazard to the public. For more information regarding health and safety of the 

existing site and proposed residential units, refer to Section 5.3, Health and Safety. 

Santa Barbara Place Residences Project  

The Santa Barbara Place Residences Project includes the construction of 12 residential units on a 

previously developed site, used by the San Diego Unified School District as an educational 

building associated with Mission Beach School. Vehicular access to the project site would be 

provided from the existing unnamed alley located between Santa Barbara Place and Jamaica Court. 

The access points have been designed consistent with the City’s roadway standards and, therefore, 

would not create a hazard for vehicles, bicycles, or pedestrians entering or exiting the site.  

Similar to the Mission Beach Residences Project, the Santa Barbara Place Residences Project 

could potentially result in minimal delays in emergency response service during construction 
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activities; however, with implementation of a traffic control plan during construction activities as 

described in Section 3.2.7, impacts would remain less than significant.  

Operation of the following completion of construction activities would not result in an interference 

with emergency response plans and impacts would remain less than significant.  

Pedestrian access will be provided by a 7-foot sidewalk which currently exists on Mission 

Boulevard. Currently, bikers use the 7-foot sidewalk, as Class II bike lanes are not provided on 

either side of Mission Boulevard. Pedestrian access is also provided within Santa Barbara Place. 

Implementation of the project would not impact the flow or availability of existing sidewalks.  

The Santa Barbara Place Residences Project does not include any other project elements that 

could potentially create a hazard to the public. For more information regarding health and safety 

of the existing site and proposed residential units, refer to Section 5.3. 

Combined Project Analysis  

Construction of the Mission Beach Residences Project and Santa Barbara Place Residences Project 

would occur simultaneously; therefore, construction traffic and presence of equipment would be 

greater than if either project were constructed individually. Although construction traffic would be 

greater when considered together, each project’s traffic control plan would ensure emergency access 

is provided for service providers at all times and would address the potential issues associated with 

congestion within the Mission Beach Precise Plan area, and the effects of removing parking 

spaces during construction activities within the Parking Impact Overlay Zone. Implementation of 

individual project traffic control plans would ensure impacts to emergency access would remain 

less than significant under the combined project scenario. In addition, the traffic signal proposed 

within mitigation measure CP-TRA-1 would ensure pedestrian safety associated with the 

increase in vehicular trips would not negatively impact area pedestrian activity. No additional 

impacts are created by the combination of the two projects.  

5.4.10 SIGNIFICANCE OF IMPACT 

Mission Beach Residences Project  

The Mission Beach Residences Project would not result in an increase in traffic hazards for 

motor vehicles, bicycles, or pedestrians due to any proposed nonstandard design features. 

Therefore, impacts would be less than significant.  
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Santa Barbara Place Residences Project  

The Santa Barbara Place Residences Project would not result in an increase in traffic hazards for 

motor vehicles, bicycles, or pedestrians due to any proposed nonstandard design features. 

Therefore, impacts would be less than significant.  

Combined Project Analysis  

The combination of the 51 units proposed for the Mission Beach Residences Project and the 12 

units proposed for the Santa Barbara Place Residences Project would not result in an increase in 

traffic hazards for motor vehicles, bicycles, or pedestrians due to any proposed nonstandard 

design features. Therefore, impacts would be less than significant.  

5.4.11 MITIGATION, MONITORING, AND REPORTING 

Mission Beach Residences Project  

Impacts are less than significant, and no mitigation measures are required.  

Santa Barbara Place Residences Project  

Impacts are less than significant, and no mitigation measures are required.  

Combined Project Analysis  

Impacts are less than significant, and no mitigation measures are required.  
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5.5 HISTORICAL RESOURCES 

5.5.1 INTRODUCTION 

This section discusses the existing conditions and impacts related to historical resources 

resulting from the development of the two separate Mission Beach Residences and the 

Santa Barbara Place projects. The following discussion summarizes three reports: (1) the 

Phase I Archaeological Inventory Report for the Mission Beach Residences Project  

(Mission Beach Cultural Report) prepared by Dudek in April 2014 (see Appendix G1), (2) 

the Phase I Archaeological Inventory Report for the Santa Barbara Place Residences 

Project (Santa Barbara Place Cultural Report) prepared by Dudek in April 2014 (see 

Appendix G2), and (3) the Historical Resource Research Report prepared by Scott 

Moomjian in November 2013 (see Appendix G3).  

5.5.2 EXISTING CONDITIONS 

Regulatory Setting 

State 

California Environmental Quality Act 

The California Environmental Quality Act (CEQA) requires that all private and public 

activities not specifically exempted be evaluated for the potential to impact the 

environment, including effects to historical resources. Historical resources are recognized 

as part of the environment under CEQA, which defines historical resources per CEQA 

Guidelines Section 15064.5(a)(3) as “any object, building, structure, site, area, or place, 

which is historically significant in the architectural, engineering, scientific, economic, 

agricultural, educational, social, political, military, or cultural annals of California .”  

Lead agencies have a responsibility to evaluate historical resources against the California 

Register of Historical Resources (CRHR) criteria prior to making a finding as to a proposed 

project’s impacts to historical resources. Mitigation of adverse impacts is required if the 

proposed project will cause substantial adverse change. Substantial adverse change includes 

demolition, destruction, relocation, or alteration such that the significance of a historical 

resource would be impaired. CEQA Guidelines Section 15064.5(b)(1) provides that a project 

that demolishes or alters those physical characteristics of a historical resource that convey its 

historical significance (i.e., its character-defining features) can be considered to materially 

impair the resource’s significance. 
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The CRHR is used in the consideration of historic resources relative to significance for 

purposes of CEQA. The CRHR includes resources listed in, or formally determined eligible 

for some California State Landmarks and Points of Historical Interest. Properties of local 

significance that have been designated under a local preservation ordinance (local landmarks 

or landmark districts), or that have been identified in a local historical resources inventory 

may be eligible for listing in the CRHR and are presumed to be significant resources for 

purposes of CEQA unless a preponderance of evidence indicates otherwise. 

Generally, a resource shall be considered by the lead agency to be “historically significant” if 

the resource meets the criteria for listing on the CRHR (14 CCR Section 15064.5) consisting 

of the following: 

1. It is associated with events that have made a significant contribution to the broad patterns 

of local or regional history, or the cultural heritage of California or the United States; or 

2. It is associated with the lives of persons important to local, California, or national history; or 

3. It embodies the distinctive characteristics of a type, period, region, or method of 

construction, or represents the work of a master, or possesses high artistic values; or 

4. It has yielded, or has the potential to yield, information important to the prehistory or 

history of the local area, California, or the nation. 

In the event that Native American human remains or related cultural material are 

encountered, Section 15064.5(e) of the CEQA Guidelines (as incorporated from Public 

Resources Code Section 5097.98 and Health and Safety Code Section 7050.5) define the 

subsequent protocol. In the event of the accidental discovery or recognition of any human 

remains, excavation or other disturbances shall be suspended on the site or any nearby area 

reasonably suspected to overlie adjacent human remains or related material. Protocol requires 

that a county-approved coroner be contacted in order to determine if the remains are of 

Native American origin. Should the coroner determine the remains to be Native American, 

the coroner must contact the Native American Heritage Commission (NAHC) within 24 

hours. The NAHC will contact a Most Likely Descendent, who may then make 

recommendations to the landowner or the person responsible for the excavation work, for 

means of treating, with appropriate dignity, the human remains and any associated grave 

goods as provided in Public Resources Code Section 5097.98 (14 CCR Section 15064.5(e)). 
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Local 

City of San Diego Historic Resources Guidelines 

The City of San Diego (City) General Plan Programmatic Environmental Impact Report (City of 

San Diego 2007) states the following: 

Chapters 11, 12 and 14 of the City of San Diego Municipal Code establish the 

Historical Resources Board (HRB) authority, appointment and terms, meeting 

conduct, and powers and duties; the designation process including the nomination 

process, noticing and report requirements, appeals, recordation, amendments or 

recision, and nomination of historical resources to state and national registers; and 

development regulations for historical resources. The purpose of these regulations 

is to protect, preserve, and, where damaged, restore the historical resources of San 

Diego. The historical resources regulations require that designated historical 

resources and traditional cultural properties be preserved unless deviation findings 

can be made by the decision maker as part of a discretionary permit. Minor 

alterations consistent with the U.S. Secretary of the Interior’s Standards are 

exempt from the requirement to obtain a separate permit but must comply with 

the regulations and associated historical resources guidelines. Limited 

development may encroach into important archaeological sites if adequate 

mitigation measures are provided as a condition of approval. 

Historical Resources Guidelines, located in the Land Development Manual, 

provide property owners, the development community, consultants and the 

general public explicit guidance for the management of historical resources 

located within the City’s jurisdiction. These guidelines are designed to implement 

the historical resources regulations and guide the development review process 

from the need for a survey and how impacts are assessed to available mitigation 

strategies and report requirements and include appropriate methodologies for 

treating historical resources located in the City. 

Any improvement, building, structure, sign, interior element and fixture, feature, 

site, place, district, area, or object may be designated a historical resource by the 

City’s HRB if it meets one or more of the following designation criteria: 

a. exemplifies or reflects special elements of the City’s, a community’s, or a 

neighborhood’s, historical, archaeological, cultural, social, economic, 

political, aesthetic, engineering, landscaping or architectural development; 

b. is identified with persons or events significant in local, state or national history; 
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c. embodies distinctive characteristics of a style, type, period, or method of 

construction or is a valuable example of the use of indigenous materials 

or craftsmanship; 

d. is representative of the notable work or a master builder, designer, architect, 

engineer, landscape architect, interior designer, artist, or craftsman; 

e. is listed or has been determined eligible by the National Park Service for 

listing on the National Register of Historic Places or is listed or has been 

determined eligible by the State Historical Preservation Office for listing on 

the State Register of Historical Resources; or 

f. is a finite group of resources related to one another in a clearly distinguishable 

way or is a geographically definable area or neighborhood containing 

improvements which have a special character, historical interest or aesthetic 

value or which represent one or more architectural periods or styles in the 

history and development of the City. 

Previous Cultural Resource Investigations 

Mission Beach Residences Project 

Cultural Resources 

South Coastal Information Center (SCIC) staff conducted a records search for the Mission 

Beach Residences Project site and a surrounding 1-mile buffer on April 4, 2014. These 

records indicate that at least two previous cultural resources studies have included portions 

of the current project area. Five sites have been recorded within 1 mile of the Mission Beach 

Residences Project site (Table 5.5-1), but no cultural resource sites have been previously 

identified within the project site. 

Table 5.5-1 

Cultural Resource Sites within 1 Mile of Mission Beach Residences Project Site 

Primary 
Number Trinomial Age Site Type 

Distance to Direct  
Impact Area 

37-0011571 SDI-11571 Prehistoric Shell Midden 0.82 mile 

37-016522 — Historic Mission Beach Seawall and Boardwalk 0.07 mile 

37-016543 — Historic Historic Building 0.54 mile 

37-016579 — Historic Historic Building 0.82 mile 

37-028406 — Unknown Unknown 0.14 mile 

Source: See Appendix G1. 
Notes: 
Sites listed in Table 5.5-1 are on file at the SCIC. 
Direct Impact Area: Entirety of the Mission Beach Residences Project site that would be directly demolished and developed as part of the project. 
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SCIC records indicate that at least two previous cultural resources studies have included portions 

of the Mission Beach Residences Project site. These records, as shown in Table 5.5-2, Previous 

Studies within the Mission Beach Project Site, suggest that the eastern portion of the project area 

has not been previously surveyed. 

Built Environment 

A records search conducted by SCIC staff suggests that one prehistoric site, three historic 

structures, and one site of undetermined age have been recorded within 1-mile of the Mission 

Beach Residences Project, as shown in Table 5.5-1, Cultural Resource Sites within 1 Mile of 

Mission Beach Residences Project Site. The direct impact area is defined as the entirety of the 

Mission Beach Residences Project site that would be directly demolished and developed as part of 

the project. The nearest previously recorded site, consisting of the Mission Beach seawall and 

boardwalk, is located approximately 0.07 mile from the Mission Beach Residences Project site. 

Table 5.5-2 

Previous Studies within the Mission Beach Project Site 

Author Year SHPO ID Title 

City of 
San Diego 

2013 CITYSD1116 Sewer and Water Group 814. City of San Diego. Submitted to City of San Diego. Unpublished 
Report on file at South Coastal Information Center, San Diego State University.  

City of 
San Diego 

2013 CITYSD1124 Sewer and Water Group 814. City of San Diego. Submitted to City Council. Unpublished 
Report on file at South Coastal Information Center, San Diego State University. 

Source: See Appendix G1. 

The existing former Mission Beach Elementary School building within the Mission Beach 

Residences Project site has been previously evaluated for its historical significance. The results 

of this study were provided as a Historic Resource Research Report submitted by Scott A. 

Moomjian to the City of San Diego in November 2013. The report concluded that the existing 

former Mission Beach Elementary School building on the project site is not eligible for 

designation under any HRB criteria (see Regulatory Setting above) due to extensive 

modifications/additions over time, and a lack of associative integrity with historically significant 

development, events, builders/architects, or other individuals. City staff concurred with the 

report’s conclusion that the buildings on both parcels are not eligible for designation under any 

HRB criteria and observed that no further review would be required (City of San Diego 2014). 
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Santa Barbara Place Residences Project 

Cultural Resources 

The SCIC records search conducted on April 4, 2014, described earlier also included the Santa 

Barbara Place Residences Project site and a surrounding 1-mile buffer. No cultural resource 

sites have been previously identified within the Santa Barbara Place Residences Project site. 

The direct impact area is defined as the entirety of the Santa Barbara Place Residences Project 

site that would be directly demolished and developed as part of the project.  The same five sites 

listed in Table 5.5-1 are identified to be within a 1-mile radius of the Santa Barbara Place 

Residences Project site; these sites are listed again in Table 5.5-3, Cultural Resource Sites 

within 1 Mile of Santa Barbara Place Residences Project Site, as the relative distance to each 

separate project site may vary.  

Table 5.5-3 

Cultural Resource Sites within 1 Mile of Santa Barbara Place Residences Project Site 

Primary 
Number Trinomial Age Site Type 

Distance to Direct  
Impact Area 

37-0011571 SDI-11571 Prehistoric Shell Midden 0.85 mile 

37-016522 — Historic Mission Beach Seawall and Boardwalk 0.08 mile 

37-016543 — Historic Historic Building 0.52 mile 

37-016579 — Historic Historic Building 0.84 mile 

37-028406 — Unknown Unknown 0.14 mile 

Source: See Appendix G2. 
Notes: 
Sites listed in Table 5.5-1 are on file at the SCIC. 
Direct Impact Area: Entirety of the Santa Barbara Place Residences Project site that would be directly demolished and developed as part of the project. 

The two previous technical studies listed in Table 5.5-2, Previous Studies within the Mission 

Beach Project Site, that included the Mission Beach Residences Project site are also the found to 

include the Santa Barbara Place Residences Project site, as indicated by the SCIC records search. 

Built Environment 

The previously discussed Historic Resource Research Report submitted by Scott A. Moomjian to 

the City of San Diego in November 2013 also analyzed the historical significance of the existing 

building that is associated with the former Mission Beach Elementary School and is located 

within the Santa Barbara Place Residences Project site. The conclusion for the existing building 

within the Santa Barbara Place Residences Project site is the same as the former Mission Beach 

Elementary School; it is not eligible for designation under any HRB criteria, and no further 

review of its historical significance is required (City of San Diego 2014).  
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5.5.3 RESEARCH AND METHODOLOGY 

Tribal Correspondence 

Mission Beach Residences Project 

On April 3, 2014 a Sacred Lands File (SLF) search was conducted through the Native American 

Heritage Commission for the Mission Beach Residences Project site. The NAHC provided results on 

April 15, 2014. This search indicated the presence of a Native American traditional cultural place(s) 

within the project site. The NAHC also provided a list of Native American tribes and 

individuals/organizations that might have knowledge of cultural resources in or near the project site.  

Following the NAHC response, letters were sent to the listed tribal representatives and requested 

information, opinions, or concerns relating to the Mission Beach Residences Project impacts. 

These letters contained a brief description of the planned project, reference maps, and a summary 

of the NAHC SLF and SCIC search results. No information regarding traditional cultural places 

has since been provided in response to these letters, and no additional correspondence with 

Native American representatives has been received to date. 

Santa Barbara Place Residences Project 

The previously described NAHC SLF search also included the Santa Barbara Place Residences 

Project site. The search indicated the presence of a Native American traditional cultural place(s) 

within the Santa Barbara Place Residences Project site. The NAHC also provided a list of Native 

American tribes and individuals/organizations that might have knowledge of cultural resources 

in or near the project site.  

Following the NAHC response, letters were sent to the listed tribal representatives and requested 

information, opinions, or concerns relating to the Santa Barbara Place Residences Project. These 

letters contained a brief description of the planned project, reference maps, and a summary of the 

NAHC SLF and SCIC search results. No information regarding traditional cultural places has 

since been provided in response to these letters, and no additional correspondence with Native 

American representatives has been received to date. 

Methods 

Mission Beach Residences Project 

An intensive pedestrian cultural survey of the Mission Beach Residences Project site was 

conducted on April 15, 2014. A representative from the Barona Band of Mission Indians 

(Red Tail Monitoring) was present for all survey activities. The ground surface was directly 
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visible within the dirt portions of the parking areas located in the northern parcel ; however, 

all other areas were obscured by existing building landscaping and the paved parking lot. The 

Mission Beach Residences Project area of potential effect (APE) was subject to a 100% 

survey with transects spaced no more than approximately 49 feet apart and oriented in 

cardinal directions. Survey crew was equipped with a Global Positioning System (GPS) 

receiver with sub-meter accuracy. Evidence for buried cultural deposits was opportunistically 

sought through inspection of natural or artificial erosion exposures and the spoils from rodent 

burrows. No artifacts were collected during the survey. Field recording and photo 

documentation of features and the APE was completed.  

Based on the results of the pedestrian survey, limited subsurface exploratory probing 

(Extended Phase I) was conducted on April 25, 2014. Clint Linton, from the Santa Ysabel 

Band of Mission Indians (Kumeyaay), was present for all subsurface probing. Subsurface 

sampling methods included excavation of 1.64-foot x 0.82-foot shovel test pits (STPs) in areas 

where the ground surface is exposed. The STP sites were chosen based on potential to provide 

information on the level of previous subsurface impacts in the Mission Beach Residences 

Project area or were chosen due to a relatively high potential to contain subsurface cultural 

deposits. Excavation was conducted in arbitrary 7-inch to 8-inch levels from the surface. 

Subsurface STP wall profiles were sketched and photographed upon completion, prior to 

backfilling. All items recovered, none of which were definitively cultural, were bagged and 

reburied within their respective units and properly labeled. Documentation of all subsurface 

sediment profiles, visible disturbances, and content was included on Dudek STP Forms found 

in Appendix G1 of this Master Environmental Impact Report (MEIR). 

Documentation of cultural resources complied with the California Office of Historic Preservation 

(OHP) and Secretary of the Interior’s Standards and Guidelines for Archaeology and Historic 

Preservation (48 FR 44720 et seq.), and the OHP Planning Bulletin Number 4(a).  

Evident surface and subsurface disturbances have been caused through construction of buildings, 

landscaping, and a parking area related to the existing former Mission Beach Elementary School. 

A graveled dirt area in the northern portion of the Mission Beach Residences Project area 

appears to have impacted to a relatively lesser degree than other portions of the Mission Beach 

Residences Project site because of its use as a parking area. Extended Phase I probing suggests 

that while past disturbances have impacted the upper 11.8 inches to 15.7 inches below the 

surface, intact sandy sediment may be present below this depth in some areas. The areas within 

the landscaped planter features near Bayside Lane appear to have been severely impacted to a 

depth of at least 23.6 inches below the surface. It is clear that the sediments beneath the existing 

building have been disturbed to the greatest degree within the Mission Beach Residences Project 

site and possess very little integrity. 
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Santa Barbara Place Residences Project 

The same intensive pedestrian cultural survey performed by Dudek Archaeologist Adam 

Giacinto on April 15, 2014, described earlier was also conducted at the Santa Barbara Place 

Residences Project site. Bobby Curo from the Barona Band of Mission Indians (Red Tail 

Monitoring) was present for all survey activities. No artifacts were collected during the 

survey. Field recording and photo documentation of features and the APE was completed.  

Limited subsurface exploratory probing (Extended Phase I) utilizing STPs was also 

conducted on April 25, 2014, at the Santa Barbara Place Residences Project site in the 

same manner as described earlier. Clint Linton, from the Santa Ysabel Band of Mission 

Indians (Kumeyaay), was present for all subsurface probing. 

The asphalt parking area in the eastern portion of the Santa Barbara Place Residences Project site 

may have been impacted to a relatively lesser degree than the sediments beneath the existing 

educational building. Extended Phase I probing conducted in the grassy lawn areas suggests that 

relatively intact sediments may be present approximately 23.6 inches below the surface. The 

depth of disturbances in the area currently occupied by the parking area is unclear. It is evident 

that the sediments beneath the existing building have been disturbed to the greatest degree within 

the Santa Barbara Place Residences Project site and possess very little integrity. 

Results of Surveys 

Mission Beach Residences Project 

The intensive pedestrian survey conducted on April 15, 2014, by Dudek Archaeologist Adam 

Giacinto and Native American monitor Bobby Curo, from the Barona Band of Mission 

Indians (Red Tail Monitoring), yielded observations of marine shell. A sparse scatter of 

marine shell was observed throughout the exposed dirt and gravel parking area in the 

northern portion of the Mission Beach Residences Project site and within the landscaped 

planters adjacent to Bayside Lane in the southern portion of the project site. Chione sp., 

Argopecten sp., and Ostrea sp. were noted in all areas, with the addition of Mytolis sp. and 

Tagelus sp. in the planter area adjacent to Bayside Lane. With the exception of Mytolis sp., 

all of these shellfish are typically present in the Mission Bay, and consequently, may have 

been deposited in this location though both natural processes and historic-era dredging. 

However, these shellfish were also commonly consumed by prehistoric coastal Kumeyaay 

populations and are a constituent of shell midden sites. The shell is much more densely 

distributed in the landscaped area adjacent to Bayside Lane along the southeast side of the 

Mission Beach Residences Project site. Based on the unweathered appearance of this shell, 
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and the presence of bivalves that would be found elsewhere along rocky shorelines, it is 

possible that shell in this area is a product of recent deposition. 

As a result of the observations of the intensive pedestrian survey, the limited Extended Phase I 

subsurface probing was conducted, as described previously, within the parking lot in the 

northern portion of the Mission Beach Residences Project site and within the landscaped 

planters in the southern portion of the project site. Clint Linton, from the Santa Ysabel Band of 

Mission Indians (Kumeyaay), was present for all subsurface probing. The three STPs did not 

yield cultural resources. Full details can be found in Appendix G1 of this MEIR.  

Santa Barbara Place Residences Project 

As with the Mission Beach Residences Project, an intensive pedestrian survey was conducted 

at the Santa Barbara Place Residences Project site on April 15, 2014, by Dudek Archaeologist 

Adam Giacinto and Native American monitor Bobby Curo, from the Barona Band of Mission 

Indians (Red Tail Monitoring). The Native American monitor was present for all field 

activities. A small grassy lawn located in the southern portion of Santa Barbara Place 

Residences Project site is the sole area of exposed ground. No archaeological material was 

observed in this area. However, the presence of marine shell scatter within the adjacent 

Mission Beach Residences Project site suggests that there is some potential for prehistoric use.  

Due to the presence of marine shell scatter within adjacent areas, a limited Extended Phase I 

subsurface probing was conducted within the grass lawn on April 25, 2014, with the presence 

of Clint Linton, from the Santa Ysabel Band of Mission Indians (Kumeyaay). Refer to 

Appendix G2 for additional details. 

5.5.4 IMPACTS 

Issue 1: Would the proposal result in an alteration, including the adverse physical or 

aesthetic effects and/or the destruction of a prehistoric or historic building 

(including an architecturally significant building), structure, or object or site? 

Mission Beach Residences Project 

The only building within the Mission Beach Residences Project site is the existing former 

Mission Beach Elementary School. As discussed in Section 5.5.2, previous research has 

determined that this building is not eligible for designation under any HRB criteria due to 

extensive modifications/additions over time, and a lack of associative integrity with 

historically significant development, events, builders/architects, or other individuals . The 

results of this previous research are found in a Historic Resource Research Report submitted 
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by Scott A. Moomjian to the City of San Diego in November 2013 (Appendix G3). City staff 

concurred with the findings of the report (City of San Diego 2014). Therefore, while the 

Mission Beach Residences Project would require demolition of the existing former Mission 

Beach Elementary School building, the building is not considered historically significant.  

As listed in Table 5.5-1, Cultural Resource Sites within 1 Mile of Mission Beach Residences Project 

Site, the nearest identified historically designated structures or buildings to the Mission Beach 

Residences Project site are located approximately 0.07 mile (Mission Beach seawall and boardwalk) 

and 0.54 mile (historic building) away. An unknown resource is located approximately 0.14 mile 

from the project site. The Mission Beach Residences Project site is separated from the Mission Beach 

seawall and boardwalk by Mission Boulevard and residential land uses. The development of the 

Mission Beach Residences Project would not directly or indirectly result in adverse effects to the 

function, use, or accessibility of the Mission Beach seawall and boardwalk or otherwise lessen its 

historical significance. The Mission Beach Residences Project would introduce housing to the area 

similar to existing residential land uses and would not substantially alter the setting of any of the off-

site historic structures or buildings.  

Santa Barbara Place Residences Project 

The only building within the Santa Barbara Place Residences Project site is the existing 

educational building associated with the former Mission Beach Elementary School. As discussed 

in Section 5.5.2, previous research has determined that this building is not eligible for 

designation under any HRB criteria due to extensive modifications/additions over time, and a 

lack of associative integrity with historically significant development, events, builders/architects, 

or other individuals. The results of this previous research are found in a Historic Resource 

Research Report submitted by Scott A. Moomjian to the City of San Diego in November 2013 

(Appendix G3). City staff concurred with the findings of the report (City of San Diego 2014). 

Therefore, while the Santa Barbara Place Residences Project would require demolition of the existing 

building, the building is not considered historically significant.  

The nearest off-site historic structures and buildings are listed in Table 5.5-3, Cultural Resource Sites 

within 1 Mile of Santa Barbara Place Residences Project Site earlier in this section. The Santa 

Barbara Place Residences Project is also separated from off-site historic structures and buildings by 

roadways and residential land uses. For reasons similar to those discussed previously regarding the 

Mission Beach Residences Project, the Santa Barbara Place Residences Project would not 

substantially alter the setting of and area surrounding the off-site historic structures and buildings.  
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Combined Project Analysis 

When analyzing both projects together, direct impacts to historic buildings or structures would 

remain the same as when analyzed separately. Both the Mission Beach Residences Project and 

the Santa Barbara Place Residences Project would introduce housing similar in bulk, scale, and 

land use to each other and to surrounding development; when combined, both projects would 

still not result in substantial alterations to the setting and surroundings of the nearby historic 

structures and buildings. When combined, the two projects would not result in alterations in 

function, use, or accessibility of the Mission Beach seawall and boardwalk. As the two project 

sites would be separated from other off-site historic buildings by several other similar residential 

land uses, no indirect impacts would occur.  

5.5.5 SIGNIFICANCE OF IMPACT 

Mission Beach Residences Project 

No historically significant building or structure exists on site; therefore, the Mission Beach 

Residence Project would have less-than-significant direct impacts to historical buildings or 

structures. The setting and area of the off-site identified historic buildings and structures would 

not be substantially altered by the Mission Beach Residences Project. All off-site historic 

structures and buildings are separated from the project site by medium-density residential land 

uses. Indirect impacts to off-site historic buildings and structures would be less than significant.  

Santa Barbara Place Residences Project 

No historically significant building or structure exists on site; therefore, the Santa Barbara Place 

Residence Project would have less-than-significant direct impacts to historical buildings or 

structures. The setting and area of the off-site identified historic buildings and structures would 

not be substantially altered by the Santa Barbara Place Residences Project. All off-site historic 

structures and buildings are separated from the project site by medium-density residential land 

uses. Indirect impacts to off-site historic buildings and structures would be less than significant.  

Combined Project Analysis 

The projects would not combine to result in any additional direct or indirect impacts to historic 

buildings or structures; impacts would be less than significant.  
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5.5.6 MITIGATION, MONITORING, AND REPORTING 

Mission Beach Residences Project 

Impacts would be less than significant, and no mitigation is required.  

Santa Barbara Place Residences Project 

Impacts would be less than significant, and no mitigation is required.  

Combined Project Analysis 

Impacts would be less than significant, and no mitigation is required.  

5.5.7 IMPACTS 

Issue 2: Would the proposal result in any impact to existing religious or sacred uses 

within the potential impact area? 

Issue 3: Would the proposal result in the disturbance of any human remains, 

including those interred outside of formal cemeteries? 

Mission Beach Residences Project 

The Mission Beach Cultural Report suggests that there is low-to-moderate potential for the 

inadvertent discovery of cultural resources during ground-breaking activities (see Appendix G1). 

As discussed in Section 5.5.3, a limited Extended Phase I subsurface probing was conducted due 

to surface observation of marine shell. This presence of shell at the Mission Beach Residences 

Project site is consistent with evidence of indigenous subsistence activities; however, in the 

absence of other associated artifacts, it cannot be conclusively stated that this shell has not been 

deposited by natural processes or historic-era dredging. While it is very unlikely that cultural 

deposits could remain beneath the existing building on the Mission Beach Residences Project 

site, the nature and character of past disturbances to the parking area appears to have been 

relatively shallow. STP-1 and STP-2, located in the parking lot in the northern portion of the 

Mission Beach Residences Project site, suggest that native soils are relatively intact at a depth of 

approximately 11.8 to 15.7 below the surface. Additionally, although tribal correspondence 

yielded no results, the NAHC SLF search indicated that cultural resources are in the project area. 

Construction of the Mission Beach Residences Project would require grading of the entire 

project site at an approximate cut depth of 4 feet. As such, grading activities would reach a depth 

in which native soils are still relatively intact, beyond the disturbed near-surface soils. 
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Consequently, there is some possibility of encountering unknown subsurface cultural deposits or 

uncovering human remains within the Mission Beach Residences Project site.  

Santa Barbara Place Residences Project 

The Santa Barbara Place Cultural Report suggests that there is low-to-moderate potential for the 

inadvertent discovery of cultural resources during ground-breaking activities (see Appendix G2). 

While the intensive pedestrian survey yielded no observational results, the presence of marine shell 

scatter in the adjacent Mission Beach Residence Project site warranted further investigation at the 

Santa Barbara Place Residences Project site via an STP within the grassy lawn area. STP-1 

suggests that relatively intact native soils may be at a depth beginning at approximately 23.6 inches 

below the surface at the lawn area of the project site. Soils beneath the paved parking lot also likely 

remain intact beneath the disturbed near-surface soils, though the depth is unknown. The presence 

of shell in the vicinity of the Santa Barbara Place Residences Project is consistent with evidence of 

indigenous subsistence activities; however, in the absence of other associated artifacts it cannot be 

conclusively stated that this shell has not been deposited by natural processes or historic-era 

dredging. While it is very unlikely that cultural deposits could remain beneath the building on the 

parcel, the nature and character of past disturbances to the parking area may have been relatively 

shallow. Additionally, although tribal correspondence yielded no results, the NAHC SLF search 

indicated that cultural resources are in the project area. Construction of the Santa Barbara Place 

Residences Project would require grading of the entire project site at an approximate cut depth of 1 

foot. As the character of the soils are unknown for the majority of the project site, there is some 

possibility of encountering unknown subsurface cultural deposits or uncovering human remains 

within the Santa Barbara Place Residences Project site. 

Combined Project Analysis 

The combination of the Mission Beach Residences Project and Santa Barbara Place Residences 

Project would not result in new areas to be developed beyond what has been defined above for 

each separate project. As such, the two projects combined would not increase the area in which 

construction activities would potentially encounter unknown subsurface cultural deposits or 

uncover human remains; the potential of encountering unknown resources or human remains 

would remain the same as the two projects analyzed separately.  

5.5.8 SIGNIFICANCE OF IMPACT 

Mission Beach Residences Project 

As discussed earlier, there is some possibility of encountering subsurface cultural deposits within 

the Mission Beach Residences Project site. As archaeological sites that have not been previously 
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evaluated for local or CRHR listing are considered to be significant resources under local and 

CEQA Guidelines, in the event that archaeological or grave sites are encountered during project 

construction, impacts would be considered potentially significant. However, with proper 

implementation of an appropriate cultural resources monitoring program, as provided by 

mitigation measure MB-CUL-1, impacts would fall to a level below significance.  

Santa Barbara Place Residences Project 

As discussed earlier, there is some possibility of encountering subsurface cultural deposits within 

the Santa Barbara Place Residences Project site. As archaeological sites that have not been 

previously evaluated for local or CRHR listing are considered to be significant resources under 

local and CEQA Guidelines, in the event that archaeological or grave sites are encountered 

during project construction, impacts would be considered potentially significant. However, with 

proper implementation of an appropriate cultural resources monitoring program, as provided by 

mitigation measure SBP-CUL-1, impacts would fall to a level below significance.  

Combined Project Analysis 

As discussed earlier, separately the two projects would result in potentially significant impacts to 

unknown archeological resources or human remains. No new potentially significant or 

significant impacts, beyond what has been identified for each individual project, would result 

from the combination of the Mission Beach Residences Project and the Santa Barbara Place 

Residences Project. The two projects would separately and adequately mitigate for their 

respective potentially significant impacts.  

5.5.9 MITIGATION, MONITORING, AND REPORTING 

Mission Beach Residences Project 

The following mitigation measure would reduce potentially significant impacts to unknown 

subsurface cultural resources and human remains to a less-than-significant level: 

MB-CUL-1 The following shall be implemented to protect unknown archaeological resources 

and/or grave sites that may be identified during project construction phases. The 

following City of San Diego mitigation measure is current through October 2011. 

I. Prior to Permit Issuance 

A. Entitlements Plan Check 

1. Prior to issuance of any construction permits, including but not limited 

to, the first Grading Permit, Demolition Plans/Permits and Building 
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Plans/Permits or a Notice to Proceed for Subdivisions, but prior to the 

first preconstruction meeting, whichever is applicable, the Assistant 

Deputy Director (ADD) Environmental designee shall verify that the 

requirements for Archaeological Monitoring and Native American 

monitoring have been noted on the applicable construction documents 

through the plan check process. 

B. Letters of Qualification have been submitted to ADD 

1. The applicant shall submit a letter of verification to Mitigation Monitoring 

Coordination (MMC) identifying the Principal Investigator (PI) for the 

project and the names of all persons involved in the archaeological 

monitoring program, as defined in the City of San Diego Historical 

Resources Guidelines (HRG). If applicable, individuals involved in the 

archaeological monitoring program must have completed the 40-hour 

HAZWOPER training with certification documentation. 

2. MMC will provide a letter to the applicant confirming the qualifications 

of the PI and all persons involved in the archaeological monitoring of the 

project meet the qualifications established in the HRG. 

3. Prior to the start of work, the applicant must obtain written approval 

from MMC for any personnel changes associated with the 

monitoring program.  

II. Prior to Start of Construction 

A. Verification of Records Search 

1. The PI shall provide verification to MMC that a site specific records 

search (1/4 mile radius) has been completed. Verification includes, but 

is not limited to a copy of a confirmation letter from South Coastal 

Information Center, or, if the search was in-house, a letter of 

verification from the PI stating that the search was completed. 

2. The letter shall introduce any pertinent information concerning 

expectations and probabilities of discovery during trenching and/or 

grading activities. 

3. The PI may submit a detailed letter to MMC requesting a reduction to 

the 1/4 mile radius. 
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B. PI Shall Attend Precon Meetings 

1. Prior to beginning any work that requires monitoring; the Applicant shall 

arrange a Precon Meeting that shall include the PI, Native American 

consultant/monitor (where Native American resources may be impacted), 

Construction Manager (CM) and/or Grading Contractor, Resident 

Engineer (RE), Building Inspector (BI), if appropriate, and MMC. The 

qualified Archaeologist and Native American Monitor shall attend any 

grading/excavation related Precon Meetings to make comments and/or 

suggestions concerning the Archaeological Monitoring program with the 

Construction Manager and/or Grading Contractor. 

a. If the PI is unable to attend the Precon Meeting, the Applicant 

shall schedule a focused Precon Meeting with MMC, the PI, RE, 

CM or BI, if appropriate, prior to the start of any work that 

requires monitoring. 

2. Identify Areas to be Monitored 

a. Prior to the start of any work that requires monitoring, the PI shall 

submit an Archaeological Monitoring Exhibit (AME) (with 

verification that the AME has been reviewed and approved by the 

Native American consultant/monitor when Native American 

resources may be impacted) based on the appropriate construction 

documents (reduced to 11x17) to MMC identifying the areas to be 

monitored including the delineation of grading/excavation limits. 

b. The AME shall be based on the results of a site specific records 

search as well as information regarding existing known soil 

conditions (native or formation). 

3. When Monitoring Will Occur 

a. Prior to the start of any work, the PI shall also submit a 

construction schedule to MMC through the RE indicating when 

and where monitoring will occur. 

b. The PI may submit a detailed letter to MMC prior to the start of 

work or during construction requesting a modification to the 

monitoring program. This request shall be based on relevant 

information such as review of final construction documents which 

indicate site conditions such as depth of excavation and/or site 
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graded to bedrock, etc., which may reduce or increase the potential 

for resources to be present.  

III. During Construction 

A. Monitor(s) Shall be Present During Grading/Excavation/Trenching 

1. The Archaeological Monitor shall be present full-time during all soil 

disturbing and grading/excavation/trenching activities which could 

result in impacts to archaeological resources as identified on the AME. 

The Construction Manager is responsible for notifying the RE, PI, 

and MMC of changes to any construction activities such as in the 

case of a potential safety concern within the area being monitored. 

In certain circumstances OSHA safety requirements may 

necessitate modification of the AME. 

2. The Native American consultant/monitor shall determine the extent of 

their presence during soil disturbing and grading/excavation/trenching 

activities based on the AME and provide that information to the PI and 

MMC. If prehistoric resources are encountered during the Native 

American consultant/monitor’s absence, work shall stop and the 

Discovery Notification Process detailed in Section III.B-C and IV.A-D 

shall commence. 

3. The PI may submit a detailed letter to MMC during construction 

requesting a modification to the monitoring program when a field 

condition such as modern disturbance post-dating the previous 

grading/trenching activities, presence of fossil formations, or when 

native soils are encountered that may reduce or increase the potential 

for resources to be present. 

4. The archaeological and Native American consultant/monitor shall 

document field activity via the Consultant Site Visit Record (CSVR). 

The CSVR’s shall be faxed by the CM to the RE the first day of 

monitoring, the last day of monitoring, monthly (Notification of 

Monitoring Completion), and in the case of ANY discoveries. The RE 

shall forward copies to MMC. 

B. Discovery Notification Process 

1. In the event of a discovery, the Archaeological Monitor shall direct the 

contractor to temporarily divert all soil disturbing activities, including but 

not limited to digging, trenching, excavating or grading activities in the 
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area of discovery and in the area reasonably suspected to overlay adjacent 

resources and immediately notify the RE or BI, as appropriate. 

2. The Monitor shall immediately notify the PI (unless Monitor is the PI) 

of the discovery. 

3. The PI shall immediately notify MMC by phone of the discovery, and 

shall also submit written documentation to MMC within 24 hours by 

fax or email with photos of the resource in context, if possible. 

4. No soil shall be exported off-site until a determination can be made 

regarding the significance of the resource specifically if Native 

American resources are encountered. 

C. Determination of Significance 

1. The PI and Native American consultant/monitor, where Native 

American resources are discovered shall evaluate the significance of 

the resource. If Human Remains are involved, follow protocol in 

Section IV below. 

a. The PI shall immediately notify MMC by phone to discuss 

significance determination and shall also submit a letter to MMC 

indicating whether additional mitigation is required. 

b. If the resource is significant, the PI shall submit an Archaeological 

Data Recovery Program (ADRP) which has been reviewed by the 

Native American consultant/monitor, and obtain written approval 

from MMC. Impacts to significant resources must be mitigated 

before ground disturbing activities in the area of discovery will be 

allowed to resume. Note: If a unique archaeological site is also 

an historical resource as defined in CEQA, then the limits on 

the amount(s) that a project applicant may be required to pay 

to cover mitigation costs as indicated in CEQA Section 21083.2 

shall not apply. 

c. If the resource is not significant, the PI shall submit a letter to 

MMC indicating that artifacts will be collected, curated, and 

documented in the Final Monitoring Report. The letter shall also 

indicate that that no further work is required. 

IV. Discovery of Human Remains 

If human remains are discovered, work shall halt in that area and no soil shall 

be exported off-site until a determination can be made regarding the 
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provenance of the human remains; and the following procedures as set forth in 

CEQA Section 15064.5(e), the California Public Resources Code (Sec. 

5097.98) and State Health and Safety Code (Sec. 7050.5) shall be undertaken: 

A. Notification 

1. Archaeological Monitor shall notify the RE or BI as appropriate, 

MMC, and the PI, if the Monitor is not qualified as a PI. MMC will 

notify the appropriate Senior Planner in the Environmental Analysis 

Section (EAS) of the Development Services Department to assist with 

the discovery notification process. 

2. The PI shall notify the Medical Examiner after consultation with the 

RE, either in person or via telephone. 

B. Isolate discovery site 

1. Work shall be directed away from the location of the discovery and 

any nearby area reasonably suspected to overlay adjacent human 

remains until a determination can be made by the Medical Examiner in 

consultation with the PI concerning the provenance of the remains. 

2. The Medical Examiner, in consultation with the PI, will determine the 

need for a field examination to determine the provenance. 

3. If a field examination is not warranted, the Medical Examiner will 

determine with input from the PI, if the remains are or are most likely 

to be of Native American origin. 

C. If Human Remains ARE determined to be Native American 

1. The Medical Examiner will notify the Native American Heritage 

Commission (NAHC) within 24 hours. By law, ONLY the Medical 

Examiner can make this call. 

2. NAHC will immediately identify the person or persons determined to be 

the Most Likely Descendent (MLD) and provide contact information. 

3. The MLD will contact the PI within 24 hours or sooner after the 

Medical Examiner has completed coordination, to begin the 

consultation process in accordance with CEQA Section 15064.5(e), the 

California Public Resources and Health & Safety Codes. 

4. The MLD will have 48 hours to make recommendations to the 

property owner or representative, for the treatment or disposition with 

proper dignity, of the human remains and associated grave goods. 
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5. Disposition of Native American Human Remains will be determined 

between the MLD and the PI, and, if: 

a. The NAHC is unable to identify the MLD, OR the MLD failed to 

make a recommendation within 48 hours after being notified by the 

Commission; OR; 

b. The landowner or authorized representative rejects the 

recommendation of the MLD and mediation in accordance with 

PRC 5097.94 (k) by the NAHC fails to provide measures 

acceptable to the landowner, THEN, 

c. In order to protect these sites, the Landowner shall do one or more 

of the following: 

i. Record the site with the NAHC; 

ii. Record an open space or conservation easement on the site; 

iii. Record a document with the County. 

d. Upon the discovery of multiple Native American human remains 

during a ground disturbing land development activity, the 

landowner may agree that additional conferral with descendants is 

necessary to consider culturally appropriate treatment of multiple 

Native American human remains. Culturally appropriate treatment 

of such a discovery may be ascertained from review of the site 

utilizing cultural and archaeological standards. Where the parties 

are unable to agree on the appropriate treatment measures the 

human remains and items associated and buried with Native 

American human remains shall be reinterred with appropriate 

dignity, pursuant to Section 5.c., above. 

D. If Human Remains are NOT Native American 

1. The PI shall contact the Medical Examiner and notify them of the 

historic era context of the burial. 

2. The Medical Examiner will determine the appropriate course of action 

with the PI and City staff (PRC 5097.98). 

3. If the remains are of historic origin, they shall be appropriately 

removed and conveyed to the San Diego Museum of Man for analysis. 

The decision for internment of the human remains shall be made in 
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consultation with MMC, EAS, the applicant/landowner, any known 

descendant group, and the San Diego Museum of Man. 

V. Night and/or Weekend Work 

A. If night and/or weekend work is included in the contract 

1. When night and/or weekend work is included in the contract package, the 

extent and timing shall be presented and discussed at the precon meeting.  

2. The following procedures shall be followed. 

a. No Discoveries 

In the event that no discoveries were encountered during night and/or 

weekend work, the PI shall record the information on the CSVR and 

submit to MMC via fax by 8AM of the next business day. 

b. Discoveries 

All discoveries shall be processed and documented using the 

existing procedures detailed in Sections III - During Construction, 

and IV – Discovery of Human Remains. Discovery of human 

remains shall always be treated as a significant discovery. 

c. Potentially Significant Discoveries 

If the PI determines that a potentially significant discovery has been 

made, the procedures detailed under Section III - During Construction 

and IV-Discovery of Human Remains shall be followed.  

d. The PI shall immediately contact MMC, or by 8AM of the next 

business day to report and discuss the findings as indicated in 

Section III-B, unless other specific arrangements have been made. 

B. If night and/or weekend work becomes necessary during the course  

of construction 

1. The Construction Manager shall notify the RE, or BI, as appropriate, a 

minimum of 24 hours before the work is to begin. 

2. The RE, or BI, as appropriate, shall notify MMC immediately. 

C. All other procedures described above shall apply, as appropriate. 
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VI. Post Construction 

A. Preparation and Submittal of Draft Monitoring Report 

1. The PI shall submit two copies of the Draft Monitoring Report (even if 

negative), prepared in accordance with the Historical Resources 

Guidelines (Appendix C/D) which describes the results, analysis, and 

conclusions of all phases of the Archaeological Monitoring Program 

(with appropriate graphics) to MMC for review and approval within 90 

days following the completion of monitoring. It should be noted that 

if the PI is unable to submit the Draft Monitoring Report within 

the allotted 90-day timeframe resulting from delays with analysis, 

special study results or other complex issues, a schedule shall be 

submitted to MMC establishing agreed due dates and the 

provision for submittal of monthly status reports until this 

measure can be met. 

a. For significant archaeological resources encountered during 

monitoring, the Archaeological Data Recovery Program shall be 

included in the Draft Monitoring Report. 

b. Recording Sites with State of California Department of Parks 

and Recreation 

The PI shall be responsible for recording (on the appropriate State 

of California Department of Park and Recreation forms-DPR 523 

A/B) any significant or potentially significant resources 

encountered during the Archaeological Monitoring Program in 

accordance with the City’s Historical Resources Guidelines, and 

submittal of such forms to the South Coastal Information Center 

with the Final Monitoring Report. 

2. MMC shall return the Draft Monitoring Report to the PI for revision 

or, for preparation of the Final Report. 

3. The PI shall submit revised Draft Monitoring Report to MMC 

for approval. 

4. MMC shall provide written verification to the PI of the approved report. 

5. MMC shall notify the RE or BI, as appropriate, of receipt of all Draft 

Monitoring Report submittals and approvals. 
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B. Handling of Artifacts 

1. The PI shall be responsible for ensuring that all cultural remains 

collected are cleaned and catalogued. 

2. The PI shall be responsible for ensuring that all artifacts are analyzed 

to identify function and chronology as they relate to the history of the 

area; that faunal material is identified as to species; and that specialty 

studies are completed, as appropriate. 

3. The cost for curation is the responsibility of the property owner. 

C. Curation of artifacts: Accession Agreement and Acceptance Verification 

1. The PI shall be responsible for ensuring that all artifacts associated 

with the survey, testing and/or data recovery for this project are 

permanently curated with an appropriate institution. This shall be 

completed in consultation with MMC and the Native American 

representative, as applicable. 

2. The PI shall include the Acceptance Verification from the curation 

institution in the Final Monitoring Report submitted to the RE or BI 

and MMC. 

3. When applicable to the situation, the PI shall include written 

verification from the Native American consultant/monitor indicating 

that Native American resources were treated in accordance with state 

law and/or applicable agreements. If the resources were reinterred, 

verification shall be provided to show what protective measures were 

taken to ensure no further disturbance occurs in accordance with 

Section IV – Discovery of Human Remains, Subsection 5. 

D. Final Monitoring Report(s) 

1. The PI shall submit one copy of the approved Final Monitoring Report 

to the RE or BI as appropriate, and one copy to MMC (even if 

negative), within 90 days after notification from MMC that the draft 

report has been approved. 

2. The RE shall, in no case, issue the Notice of Completion and/or release 

of the Performance Bond for grading until receiving a copy of the 

approved Final Monitoring Report from MMC which includes the 

Acceptance Verification from the curation institution. 
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Santa Barbara Place Residences Project 

The following mitigation measure would reduce potentially significant impacts to unknown 

subsurface cultural resources and human remains to a less-than-significant level: 

SBP-CUL-1 The following shall be implemented to protect unknown archaeological resources 

and/or grave sites that may be identified during project construction phases. The 

following City of San Diego mitigation measure is current through October 2011. 

I. Prior to Permit Issuance 

A. Entitlements Plan Check 

1. Prior to issuance of any construction permits, including but not limited 

to, the first Grading Permit, Demolition Plans/Permits and Building 

Plans/Permits or a Notice to Proceed for Subdivisions, but prior to the 

first preconstruction meeting, whichever is applicable, the Assistant 

Deputy Director (ADD) Environmental designee shall verify that the 

requirements for Archaeological Monitoring and Native American 

monitoring have been noted on the applicable construction documents 

through the plan check process. 

B. Letters of Qualification have been submitted to ADD 

1. The applicant shall submit a letter of verification to Mitigation 

Monitoring Coordination (MMC) identifying the Principal 

Investigator (PI) for the project and the names of all persons 

involved in the archaeological monitoring program, as defined in 

the City of San Diego Historical Resources Guidelines (HRG). If 

applicable, individuals involved in the archaeological monitoring 

program must have completed the 40-hour HAZWOPER training 

with certification documentation. 

2. MMC will provide a letter to the applicant confirming the qualifications 

of the PI and all persons involved in the archaeological monitoring of the 

project meet the qualifications established in the HRG. 

3. Prior to the start of work, the applicant must obtain written approval from 

MMC for any personnel changes associated with the monitoring program.  
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II. Prior to Start of Construction 

A. Verification of Records Search 

1. The PI shall provide verification to MMC that a site specific records 

search (1/4 mile radius) has been completed. Verification includes, but 

is not limited to a copy of a confirmation letter from South Coastal 

Information Center, or, if the search was in-house, a letter of 

verification from the PI stating that the search was completed. 

2. The letter shall introduce any pertinent information concerning 

expectations and probabilities of discovery during trenching and/or 

grading activities. 

3. The PI may submit a detailed letter to MMC requesting a reduction to 

the 1/4 mile radius. 

B. PI Shall Attend Precon Meetings 

1. Prior to beginning any work that requires monitoring; the Applicant shall 

arrange a Precon Meeting that shall include the PI, Native American 

consultant/monitor (where Native American resources may be impacted), 

Construction Manager (CM) and/or Grading Contractor, Resident 

Engineer (RE), Building Inspector (BI), if appropriate, and MMC. The 

qualified Archaeologist and Native American Monitor shall attend any 

grading/excavation related Precon Meetings to make comments and/or 

suggestions concerning the Archaeological Monitoring program with the 

Construction Manager and/or Grading Contractor. 

a. If the PI is unable to attend the Precon Meeting, the Applicant 

shall schedule a focused Precon Meeting with MMC, the PI, RE, 

CM or BI, if appropriate, prior to the start of any work that 

requires monitoring. 

2. Identify Areas to be Monitored 

a. Prior to the start of any work that requires monitoring, the PI shall 

submit an Archaeological Monitoring Exhibit (AME) (with 

verification that the AME has been reviewed and approved by the 

Native American consultant/monitor when Native American 

resources may be impacted) based on the appropriate construction 

documents (reduced to 11x17) to MMC identifying the areas to be 

monitored including the delineation of grading/excavation limits. 
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b. The AME shall be based on the results of a site specific records 

search as well as information regarding existing known soil 

conditions (native or formation). 

3. When Monitoring Will Occur 

a. Prior to the start of any work, the PI shall also submit a 

construction schedule to MMC through the RE indicating when 

and where monitoring will occur. 

b. The PI may submit a detailed letter to MMC prior to the start of 

work or during construction requesting a modification to the 

monitoring program. This request shall be based on relevant 

information such as review of final construction documents which 

indicate site conditions such as depth of excavation and/or site 

graded to bedrock, etc., which may reduce or increase the potential 

for resources to be present.  

III. During Construction 

A. Monitor(s) Shall be Present During Grading/Excavation/Trenching 

1. The Archaeological Monitor shall be present full-time during all soil 

disturbing and grading/excavation/trenching activities which could 

result in impacts to archaeological resources as identified on the AME. 

The Construction Manager is responsible for notifying the RE, PI, 

and MMC of changes to any construction activities such as in the 

case of a potential safety concern within the area being monitored. 

In certain circumstances OSHA safety requirements may 

necessitate modification of the AME. 

2. The Native American consultant/monitor shall determine the extent of 

their presence during soil disturbing and grading/excavation/trenching 

activities based on the AME and provide that information to the PI and 

MMC. If prehistoric resources are encountered during the Native 

American consultant/monitor’s absence, work shall stop and the 

Discovery Notification Process detailed in Section III.B-C and IV.A-D 

shall commence. 

3. The PI may submit a detailed letter to MMC during construction 

requesting a modification to the monitoring program when a field 

condition such as modern disturbance post-dating the previous 

grading/trenching activities, presence of fossil formations, or when 
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native soils are encountered that may reduce or increase the potential 

for resources to be present. 

4. The archaeological and Native American consultant/monitor shall 

document field activity via the Consultant Site Visit Record (CSVR). 

The CSVR’s shall be faxed by the CM to the RE the first day of 

monitoring, the last day of monitoring, monthly (Notification of 

Monitoring Completion), and in the case of ANY discoveries. The RE 

shall forward copies to MMC. 

B. Discovery Notification Process 

1. In the event of a discovery, the Archaeological Monitor shall direct the 

contractor to temporarily divert all soil disturbing activities, including but 

not limited to digging, trenching, excavating or grading activities in the area 

of discovery and in the area reasonably suspected to overlay adjacent 

resources and immediately notify the RE or BI, as appropriate. 

2. The Monitor shall immediately notify the PI (unless Monitor is the PI) 

of the discovery. 

3. The PI shall immediately notify MMC by phone of the discovery, and 

shall also submit written documentation to MMC within 24 hours by 

fax or email with photos of the resource in context, if possible. 

4. No soil shall be exported off-site until a determination can be made 

regarding the significance of the resource specifically if Native 

American resources are encountered. 

C. Determination of Significance 

1. The PI and Native American consultant/monitor, where Native 

American resources are discovered shall evaluate the significance of 

the resource. If Human Remains are involved, follow protocol in 

Section IV below. 

a. The PI shall immediately notify MMC by phone to discuss 

significance determination and shall also submit a letter to MMC 

indicating whether additional mitigation is required. 

b. If the resource is significant, the PI shall submit an Archaeological 

Data Recovery Program (ADRP) which has been reviewed by the 

Native American consultant/monitor, and obtain written approval 

from MMC. Impacts to significant resources must be mitigated 

before ground disturbing activities in the area of discovery will be 



MISSION BEACH RESIDENCES PROJECT AND SANTA BARBARA PLACE RESIDENCES PROJECT MEIR 
 SECTION 5.5 – HISTORICAL RESOURCES 

December 2015 5.5-29 8133 

allowed to resume. Note: If a unique archaeological site is also 

an historical resource as defined in CEQA, then the limits on 

the amount(s) that a project applicant may be required to pay 

to cover mitigation costs as indicated in CEQA Section 21083.2 

shall not apply. 

c. If the resource is not significant, the PI shall submit a letter to 

MMC indicating that artifacts will be collected, curated, and 

documented in the Final Monitoring Report. The letter shall also 

indicate that that no further work is required. 

IV. Discovery of Human Remains 

If human remains are discovered, work shall halt in that area and no soil shall 

be exported off-site until a determination can be made regarding the 

provenance of the human remains; and the following procedures as set forth in 

CEQA Section 15064.5(e), the California Public Resources Code (Sec. 

5097.98) and State Health and Safety Code (Sec. 7050.5) shall be undertaken: 

A. Notification 

1. Archaeological Monitor shall notify the RE or BI as appropriate, 

MMC, and the PI, if the Monitor is not qualified as a PI. MMC will 

notify the appropriate Senior Planner in the Environmental Analysis 

Section (EAS) of the Development Services Department to assist with 

the discovery notification process. 

2. The PI shall notify the Medical Examiner after consultation with the 

RE, either in person or via telephone. 

B. Isolate discovery site 

1. Work shall be directed away from the location of the discovery and 

any nearby area reasonably suspected to overlay adjacent human 

remains until a determination can be made by the Medical Examiner in 

consultation with the PI concerning the provenance of the remains. 

2. The Medical Examiner, in consultation with the PI, will determine the 

need for a field examination to determine the provenance. 

3. If a field examination is not warranted, the Medical Examiner will 

determine with input from the PI, if the remains are or are most likely 

to be of Native American origin. 
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C. If Human Remains ARE determined to be Native American 

1. The Medical Examiner will notify the Native American Heritage 

Commission (NAHC) within 24 hours. By law, ONLY the Medical 

Examiner can make this call. 

2. NAHC will immediately identify the person or persons determined to be 

the Most Likely Descendent (MLD) and provide contact information. 

3. The MLD will contact the PI within 24 hours or sooner after the 

Medical Examiner has completed coordination, to begin the 

consultation process in accordance with CEQA Section 15064.5(e), the 

California Public Resources and Health & Safety Codes. 

4. The MLD will have 48 hours to make recommendations to the 

property owner or representative, for the treatment or disposition with 

proper dignity, of the human remains and associated grave goods. 

5. Disposition of Native American Human Remains will be determined 

between the MLD and the PI, and, if: 

a. The NAHC is unable to identify the MLD, OR the MLD failed to 

make a recommendation within 48 hours after being notified by the 

Commission; OR; 

b. The landowner or authorized representative rejects the 

recommendation of the MLD and mediation in accordance with 

PRC 5097.94 (k) by the NAHC fails to provide measures 

acceptable to the landowner, THEN, 

c. In order to protect these sites, the Landowner shall do one or more 

of the following: 

i. Record the site with the NAHC; 

ii. Record an open space or conservation easement on the site; 

iii. Record a document with the County. 

d. Upon the discovery of multiple Native American human remains 

during a ground disturbing land development activity, the 

landowner may agree that additional conferral with descendants is 

necessary to consider culturally appropriate treatment of multiple 

Native American human remains. Culturally appropriate treatment 

of such a discovery may be ascertained from review of the site 

utilizing cultural and archaeological standards. Where the parties 
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are unable to agree on the appropriate treatment measures the 

human remains and items associated and buried with Native 

American human remains shall be reinterred with appropriate 

dignity, pursuant to Section 5.c., above. 

D. If Human Remains are NOT Native American 

1. The PI shall contact the Medical Examiner and notify them of the 

historic era context of the burial. 

2. The Medical Examiner will determine the appropriate course of action 

with the PI and City staff (PRC 5097.98). 

3. If the remains are of historic origin, they shall be appropriately 

removed and conveyed to the San Diego Museum of Man for analysis. 

The decision for internment of the human remains shall be made in 

consultation with MMC, EAS, the applicant/landowner, any known 

descendant group, and the San Diego Museum of Man. 

V. Night and/or Weekend Work 

A. If night and/or weekend work is included in the contract 

1. When night and/or weekend work is included in the contract 

package, the extent and timing shall be presented and discussed at 

the precon meeting.  

2. The following procedures shall be followed. 

a. No Discoveries 

In the event that no discoveries were encountered during night and/or 

weekend work, the PI shall record the information on the CSVR and 

submit to MMC via fax by 8AM of the next business day. 

b. Discoveries 

All discoveries shall be processed and documented using the 

existing procedures detailed in Sections III - During Construction, 

and IV – Discovery of Human Remains. Discovery of human 

remains shall always be treated as a significant discovery. 

c. Potentially Significant Discoveries 

If the PI determines that a potentially significant discovery has been 

made, the procedures detailed under Section III - During Construction 

and IV-Discovery of Human Remains shall be followed.  
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d. The PI shall immediately contact MMC, or by 8AM of the next 

business day to report and discuss the findings as indicated in 

Section III-B, unless other specific arrangements have been made. 

B. If night and/or weekend work becomes necessary during the course  

of construction 

1. The Construction Manager shall notify the RE, or BI, as appropriate, a 

minimum of 24 hours before the work is to begin. 

2. The RE, or BI, as appropriate, shall notify MMC immediately. 

C. All other procedures described above shall apply, as appropriate. 

VI. Post Construction 

A. Preparation and Submittal of Draft Monitoring Report 

1. The PI shall submit two copies of the Draft Monitoring Report (even if 

negative), prepared in accordance with the Historical Resources 

Guidelines (Appendix C/D) which describes the results, analysis, and 

conclusions of all phases of the Archaeological Monitoring Program 

(with appropriate graphics) to MMC for review and approval within 90 

days following the completion of monitoring. It should be noted that 

if the PI is unable to submit the Draft Monitoring Report within 

the allotted 90-day timeframe resulting from delays with analysis, 

special study results or other complex issues, a schedule shall be 

submitted to MMC establishing agreed due dates and the 

provision for submittal of monthly status reports until this 

measure can be met. 

a. For significant archaeological resources encountered during 

monitoring, the Archaeological Data Recovery Program shall be 

included in the Draft Monitoring Report. 

b. Recording Sites with State of California Department of Parks 

and Recreation 

The PI shall be responsible for recording (on the appropriate State 

of California Department of Park and Recreation forms-DPR 523 

A/B) any significant or potentially significant resources 

encountered during the Archaeological Monitoring Program in 

accordance with the City’s Historical Resources Guidelines, and 

submittal of such forms to the South Coastal Information Center 

with the Final Monitoring Report. 
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2. MMC shall return the Draft Monitoring Report to the PI for revision 

or, for preparation of the Final Report. 

3. The PI shall submit revised Draft Monitoring Report to MMC 

for approval. 

4. MMC shall provide written verification to the PI of the approved report. 

5. MMC shall notify the RE or BI, as appropriate, of receipt of all Draft 

Monitoring Report submittals and approvals. 

B. Handling of Artifacts 

1. The PI shall be responsible for ensuring that all cultural remains 

collected are cleaned and catalogued. 

2. The PI shall be responsible for ensuring that all artifacts are analyzed 

to identify function and chronology as they relate to the history of the 

area; that faunal material is identified as to species; and that specialty 

studies are completed, as appropriate. 

3. The cost for curation is the responsibility of the property owner. 

C. Curation of artifacts: Accession Agreement and Acceptance Verification 

1. The PI shall be responsible for ensuring that all artifacts associated 

with the survey, testing and/or data recovery for this project are 

permanently curated with an appropriate institution. This shall be 

completed in consultation with MMC and the Native American 

representative, as applicable. 

2. The PI shall include the Acceptance Verification from the curation 

institution in the Final Monitoring Report submitted to the RE or BI 

and MMC. 

3. When applicable to the situation, the PI shall include written 

verification from the Native American consultant/monitor indicating 

that Native American resources were treated in accordance with state 

law and/or applicable agreements. If the resources were reinterred, 

verification shall be provided to show what protective measures were 

taken to ensure no further disturbance occurs in accordance with 

Section IV – Discovery of Human Remains, Subsection 5. 

D. Final Monitoring Report(s) 

1. The PI shall submit one copy of the approved Final Monitoring Report 

to the RE or BI as appropriate, and one copy to MMC (even if 



MISSION BEACH RESIDENCES PROJECT AND SANTA BARBARA PLACE RESIDENCES PROJECT MEIR 
 SECTION 5.5 – HISTORICAL RESOURCES 

December 2015 5.5-34 8133 

negative), within 90 days after notification from MMC that the draft 

report has been approved. 

2. The RE shall, in no case, issue the Notice of Completion and/or release 

of the Performance Bond for grading until receiving a copy of the 

approved Final Monitoring Report from MMC which includes the 

Acceptance Verification from the curation institution. 

Combined Project Analysis 

No new potentially significant or significant impacts are identified when combining the two 

separate projects. Individual mitigation measures, MB-CUL-1 and SBP-CUL-1, identified above 

would adequately reduce all potentially significant impacts of the Mission Beach Residences 

Project and the Santa Barbara Place Residences Project to a level below significance.  
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CHAPTER 6 CUMULATIVE IMPACTS 

In many cases, the impact of a single project may not be significant, but the cumulative impact 

may be significant when combined with other projects. Section 15355 of the California 

Environmental Quality Act (CEQA) Guidelines defines cumulative impacts as “two or more 

individual effects which, when considered together, are considerable or which compound or 

increase other environmental impacts.” CEQA Guidelines Section 15130(b) states that “the 

discussion [of cumulative impacts] need not provide as great detail as is provided for the effects 

attributable to the project alone.” Section 15130(b) further states that a cumulative impacts 

discussion “should be guided by standards of practicality and reasonableness.” 

Cumulative impacts can occur from the interactive effects of a single project. For example, the 

combination of noise and dust generated during construction activities can be additive and can 

have a greater impact than either noise or dust alone. However, substantial cumulative impacts 

more often result from the combined effect of past, present, and future projects located in 

proximity to the project under review. Therefore, it is important for a cumulative impacts 

analysis to be viewed over time and in conjunction with other related past, present, and 

reasonably foreseeable future developments, the impacts of which might compound or interrelate 

with those of the project under review. 

For the analysis of cumulative impacts associated with the Mission Beach Residences Project 

and Santa Barbara Residences Project, the subject area is the Mission Beach Precise Plan 

planning area. CEQA Guidelines Section 15130(b)(1)(A) allows for the preparation of a “list of 

past, present, and probable future projects” as a viable method of determining cumulative 

impacts. However, in preparation of this section, coordination with the City of San Diego (City) 

regarding any past, present, and probable future projects in the Mission Beach Precise Plan area 

was conducted, and no applicable projects within the Precise Plan area were reported. The City 

did not provide any past, present, or probable future projects within the Mission Beach Precise 

Plan study area that would be applicable for cumulative analysis. In addition, there are no 

unincorporated County of San Diego islands or any other cities within San Diego County in the 

general vicinity of the project sites. 

Additionally, coordination with the Department of Transportation (Caltrans) and San Diego 

Metropolitan Transit System was conducted. Two projects were listed in the City: the Interstate 5 

and Interstate 8 Connector Project, and the Mid-Coast Corridor Transit Project. Although both 

projects are within the City, neither project is within the cumulative study area of the Mission 

Beach Precise Plan area, and each are at least 3 miles away from the Mission Beach Residences 

Project and Santa Barbara Place Residences Project. Since the Interstate 5 and Interstate 8 

Connector Project, and the Mid-Coast Corridor Transit Project are not in the vicinity of the 
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projects, and neither project’s potential impacts would be related to Mission Beach Residences 

Project impacts or the Santa Barbara Place Residences Project impacts, these two projects are not 

included within this analysis.  

Due to the lack of past, present, or probable future projects within the projects’ study area, the list 

approach is not an applicable way to analyze potential cumulative impacts associated with 

implementation of both projects. Once the list approach was deemed insufficient for analyzing 

cumulative impacts, a growth factor method was deemed more appropriate to ensure potential 

impacts associated with cumulative growth could be analyzed. As outlined in detail within the 

Traffic Impact Analysis prepared by Urban Systems Associates (included as Appendix F), a 4% 

growth factor was analyzed to cover any unforeseen future projects that may contribute to 

potential cumulative transportation impacts in the next 3 years. This 4% growth factor was 

determined by analyzing the growth per year as the ratio of existing average daily traffic (ADT) 

volume and the Horizon Year 2030 ADT volumes from the adjacent Mission Boulevard. This 

growth per year, 1.2%, was multiplied by 3 years to factor until 2017.  

The cumulative analysis within this section uses this 4% growth factor to acknowledge any 

additional cumulative impacts that may arise under this growth model. The growth factor also 

takes into consideration both the growth associated with both the Mission Beach Residences 

Project and Santa Barbara Place Residences Project. The 4% growth model was also used to 

assess potential impacts to transportation/circulation as outlined in detail within Section 5.4 of 

this EIR. This growth factor is also used to assess impacts to the following resource areas: 

parking, land use, air quality, noise, and historical resources.  

6.1 CUMULATIVE EFFECTS FOUND TO BE SIGNIFICANT 

6.1.1 TRANSPORTATION/CIRCULATION AND PARKING 

As indicated in Section 5.4.4, a cumulative traffic analysis was conducted using a 4% growth 

factor to address planned future growth in the Mission Beach study area. All intersections are 

projected to operate at a level of service (LOS) D or better in the Horizon Year 2030 Without 

and With Project conditions, with the exception of the intersection of Mission Boulevard and 

Santa Barbara Place. This intersection would operate at an LOS E in the evening peak hour 

under the without and with combined project scenario. Although the intersection during the 

evening peak hour in the Horizon Year 2030 would operate at an LOS E without the project, 

both the Mission Beach Residences Project and the Santa Barbara Residences Project would add 

additional delays. Based on the City’s significance criteria for impacting an already deficient 

intersection, (City of San Diego 2011), adding a delay of more than 2.0 seconds, the combined 

project would add an additional 7.1 seconds of delay. Therefore, the combined project’s traffic 
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impact at the intersection of Mission Boulevard and Santa Barbara Place under the Horizon Year 

2030 With Combined Project scenario would be significant, and mitigation is required. 

As outlined in detail in Section 5.4.5, mitigation measure CP-TRA-1 would provide a traffic 

signal to be installed at the intersection of Mission Boulevard and Santa Barbara Place. Due to 

the nature of the significant impact from the cumulative impact of both projects, both the 

Mission Beach Residences Project and the Santa Barbara Place Residences Project would be 

responsible for mitigating their pro rata portion of the traffic delay to the intersection. Fair 

share contributions are based on the percentage of daily traffic generated by each project 

divided by the combined daily traffic generated by both projects. The Mission Beach 

Residences Project proposes an additional 318 ADT, while the Santa Barbara Place Residences 

Project proposes an additional 72 ADT. Therefore, the project applicant for the Mission Beach 

Residences project would be responsible for 82% of the cost of mitigation, and the project 

applicant for the Santa Barbara Place Residences project would be responsible for 18% of the 

cost of mitigation. With the implementation of the traffic signal, the intersection would operate 

at LOS B in the morning and evening peak hour in the Horizon Year 2030 With Project 

scenario. Therefore, impacts would be mitigated to less than significant. For detailed analysis 

of mitigation’s effects on delays and LOS, refer to Appendix F, Traffic Impact Analysis, of this 

Master Environmental Impact Report (MEIR). 

6.2 CUMULATIVE EFFECTS NOT FOUND TO BE SIGNIFICANT 

The following resource areas would be potentially impacted under the 4% future growth 

assumption, but as disclosed below, cumulative impacts would be less than significant for each. 

For the remaining issue areas, such as hydrology and water quality, public utilities, and health 

and safety, future growth would not result in additional cumulative effects beyond those 

addressed in the combined project analysis for the resource area. Refer to Chapter 5 for the 

combined project analysis for all resource areas.  

6.2.1 LAND USE 

Both the Mission Beach Residences Project and the Santa Barbara Place Residences Project 

would be consistent with the 36-dwelling-units-per-acre maximum for the residential zoning 

defined by the Mission Beach Precise Plan.  

As described in Section 5.1, Land Use, the Mission Beach Residences Project requires a General 

Plan Amendment (GPA), Community Plan Amendment (CPA), and Local Coastal Program 

Amendment (LCPA) to be consistent with the land use designation provided within the City’s 

General Plan, Mission Beach Precise Plan, and Local Coastal Program. However, with the 

approval of the GPA, CPA, and LCPA, the two projects when analyzed together would be 
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consistent with all land use goals and recommendations of applicable plans. The combination of 

the two projects and the 4% future growth assumption have the potential to create secondary 

impacts associated with the update to the Mission Beach Residences Project site land use 

designation. The traffic analysis prepared for the projects (Appendix F) includes the 4% growth 

assumption, and this scenario is analyzed in Sections 5.4 and 6.1.1 of this MEIR. With the 

implementation of the traffic mitigation identified in Section 5.4.5 (CP-TRA-1), all indirect and 

secondary impacts would be reduced to less than significant. Overall, cumulative impacts would 

not be considerable and no significant cumulative effects would result. 

6.2.2 AIR QUALITY 

Both Mission Beach Residences Project and the Santa Barbara Place Residences Project would be 

consistent with the existing zoning designation for the site, and both project sites would be consistent 

with the planned vehicle trip generation for each site. For these reasons, vehicle trip generation and 

planned development for each site is considered to be anticipated in the State Implementation Plan 

(SIP) and Regional Air Quality Strategy (RAQS) and when analyzed in conjunction, would not change 

the consistency with the SIP and RAQS. Both proposed projects and the 4% future growth factor are 

anticipated in local air quality plans, and hence would be consistent at a regional level with the 

underlying growth forecasts in the RAQS and SIP. Cumulative impacts would not be considerable and 

no significant cumulative effects would result. 

6.2.3 NOISE 

Construction noise impacts of each project would be significant and unavoidable, as disclosed in 

Section 5.2.4. Potential future growth in the study area would also trigger construction noise 

impacts, although the timing of that construction is unknown and not expected to occur at the 

same time as construction of the two projects. It is assumed that reasonably foreseeable projects 

would also be required to mitigate for construction noise on a project-by-project basis. 

Construction noise impacts would not be considerable and hence not cumulatively significant.  

As both projects propose residential land uses, the main potential for substantial operational 

noise generated would be indirect noise via additional traffic. The 4 % growth increase would 

cause an increase in interior noise levels, which would be mitigated for each individual project 

through mitigation measures MB-NOI-2 and SBP-NOI-2 outlined in Section 5.2. With 

incorporation of mitigation measures on a project-by-project basis, cumulative interior noise 

impacts would not be considerable and hence less than significant. 
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6.2.4 HISTORICAL RESOURCES 

The growth factor method of cumulative analysis was chosen due to the lack of past, present, and 

reasonably foreseeable projects within the vicinity of both projects, the location of cumulative 

projects relative to historical and archaeological resources is not known. However, as discussed 

in Section 5.5, previous records searches have indicated the presence of historical and 

archaeological resources within 1 mile of both project sites. Additionally, the Native American 

Heritage Commission’s Sacred Lands File search indicated the presence of a Native American 

traditional cultural place. Therefore, there is potential for projects resulting from growth in the 

area, especially those that may require excavation at depths that reach intact native soils, to 

inadvertently discover and adversely affect historical and archaeological resources. With proper 

implementation of a cultural resources monitoring program, as provided by mitigation measures 

MB-CUL-1 and SBP-CUL-1, cumulative impacts to archaeological resources would not be 

considerable. As both projects would not impact historical resources, either directly or indirectly, 

cumulative impacts to historical resources would not be considerable.  
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CHAPTER 7 EFFECTS NOT FOUND TO BE SIGNIFICANT 

Section 15128 of the California Environmental Quality Act (CEQA) Guidelines requires that an 

Environmental Impact Report (EIR) briefly describe potential environmental effects that were 

determined not to be significant and therefore were not discussed in detail in the EIR. The 

environmental issues discussed in the following sections are not considered significant, and the 

reasons for the conclusion of non-significance are described herein.  

7.1 AGRICULTURAL RESOURCES 

7.1.1 EXISTING CONDITIONS 

Mission Beach Residences Project 

The Mission Beach Residences Project site is located in the highly urbanized Mission Beach 

community of the City of San Diego (City). The project site is designated as “Urban Land” by 

the United States Department of Agriculture Soil Survey, and surrounding land is designated as 

“Made Land” and “Coastal Beaches” (USDA 2015). As it currently exists, the project site is 

developed as the former Mission Beach Elementary School, which is no longer in use. There are 

no active agricultural uses on the site, and the site is not currently or previously zoned for 

agricultural use. According to the State of California Department of Conservation Farmland 

Mapping and Monitoring Program map, San Diego County Important Farmland 2010 Sheet 1 of 

2, the Mission Beach Residences Project site is classified as “Urban and Built-Up Land” 

(Department of Conservation 2013a). Additionally, according to the Department of Conservation 

Division of Land Resource Protection map, San Diego County Williamson Act 2013/2014 Sheet 

1 of 2, the Mission Beach Residences Project site is not located on Williamson Act land 

(Department of Conservation 2013b).  

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project site is located adjacent to the Mission Beach 

Residences Project within the highly urbanized Mission Beach community of the City, and is 

currently fully developed with facilities associated with the former Mission Beach Elementary 

School. There are no active agricultural or forestry uses on site, and it is not zoned for 

agricultural or forestry use. The project site is also classified as “Urban and Built-Up Land,” and 

is not located on Williamson Act land. 
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7.1.2 REGULATORY SETTING 

State 

Department of Conservation Farmland Mapping and Monitoring Program  

In response to a critical need for assessing the location, quality, and quantity of agricultural lands 

and conversion of these lands over time, the Department of Conservation established the 

Farmland Mapping and Monitoring Program (FMMP) in 1982. The goal of the FMMP is to 

provide consistent and impartial data to decision makers for assessing the suitability of 

agricultural lands in California. The FMMP classifies land into five mapping categories based on 

soil and climatic conditions: Prime Farmland, Farmland of Statewide Importance, Unique 

Farmland, Farmland of Local Importance, and Grazing Land. In addition, the FMMP identifies 

non-agricultural lands as either “Urban and Built-Up Land” or “Other Land.” Important 

Farmland Maps are updated every 2 years. 

The FMMP identifies farmlands as follows: 

Prime Farmland: Prime Farmland has the best combination of physical and chemical features 

able to sustain long-term agricultural production. This land has the soil quality, growing season, 

and moisture supply needed to produce sustained high yields. Land must have been used for 

irrigated agriculture production at some time during the 4 years prior to the mapping date. 

Farmland of Statewide Importance: Farmland of Statewide Importance is similar to Prime 

Farmland, but with minor shortcomings such as greater slopes or less ability to store soil 

moisture. Land must have been used for irrigated agricultural production at some time during the 

4 years prior to the mapping date.  

Unique Farmland: Unique Farmland consists of lesser-quality soils used for the production of 

the state’s leading agricultural crops. This land is usually irrigated, but it may include non-

irrigated orchards or vineyards, as found in some climatic zones in California. Land must have 

been cropped at some time during the 4 years prior to the mapping date. 

Farmland of Local Importance: Land of importance to the local agricultural economy is 

determined by each county’s board of supervisors and a local advisory committee. The following 

lands are included in the Farmland of Local Importance category:  

 All farmable lands within San Diego County that do not meet the definitions of Prime, 

Statewide Importance, or Unique, but are currently irrigated pasture or non-irrigated crops.  
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 Non-irrigated land with soils qualifying for Prime Farmland or Farmland of 

Statewide Importance. 

 Lands that would have Prime or Statewide Importance designation and have been 

improved for irrigation but are now idle. 

 Lands with a general plan land use designation for agricultural purposes. 

 Lands that are legislated to be used only for agricultural (farmland) purposes. 

Grazing Land: Land on which the existing vegetation is suited to the grazing of livestock. The 

minimum mapping unit for Grazing Land is 40 acres.  

Williamson Act 

The California Land Conservation Act of 1965, commonly referred to as the Williamson Act, 

enables local governments to enter into contracts with private landowners for restricting specific 

parcels of land to agricultural or related open space use. In return, landowners receive property tax 

assessments that are much lower than normal because they are based on farming and open space uses 

as opposed to full market value. The goal of the Williamson Act is to encourage the preservation of 

California’s agricultural land and to prevent its premature conversion to urban uses. 

California Public Resources Code 

The California Public Resources Code (PRC) defines “forest land” and “timberland” as follows: 

PRC Section 12220(g): “Forest land” is land that can support 10% native tree cover of any 

species, including hardwoods, under natural conditions, and that allows for management of one 

or more forest resources, including timber, aesthetics, fish and wildlife, biodiversity, water 

quality, recreation, and other public benefits (PRC Section 12200 et seq.). 

PRC Section 4526: “Timberland” is land, other than land owned by the federal government and 

land designated as “experimental forest land,” that is available for, and capable of, growing a 

crop of trees of any commercial species used to produce lumber and other forest products, 

including Christmas trees. Commercial species are determined by the board on a district basis 

after consultation with the district committees and others (PRC Section 4521 et seq.). 
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California Government Code 

The California Government Code (GC) defines “timberland” zoned “timberland production” 

as follows: 

GC Section 51104(g): “Timberland production zone” is an area that has been zoned pursuant to 

GC Section 51112 or 51113 and is devoted to and used for growing and harvesting timber, or for 

growing and harvesting timber and compatible uses, as defined in subdivision (h). With respect 

to the general plans of cities and counties, “timberland preserve zone” means “timberland 

production zone” (GC Section 51100 et seq.). 

Local 

City of San Diego General Plan 

The City of San Diego General Plan Conservation Element contains the following policies 

related to agricultural resources relevant to the Mission Beach Residences Project and the Santa 

Barbara Place Residences Project:  

CE-L.3: Encourage agricultural operations such as community farms and gardens (especially 

on City-leased lands) to provide for educational experiences which demonstrate the history, 

importance, and value of agricultural operations, and to provide more healthy, sustainable, 

local food options. 

CE-L.8: Foster an urban agriculture system that is environmentally and economically sustainable. 

CE-L.9: Increase opportunities for urban agriculture. 

7.1.3 IMPACTS 

Issue 1: Would the proposal result in conversion of a substantial amount of Prime 

Farmland, Unique Farmland, or Farmland of Statewide Importance 

(Farmland) as shown on the maps prepared pursuant to the Farmland 

Mapping and Monitoring Program of the California Resources Agency, to 

non-agricultural use? 

Issue 2: Would the proposal result in conflict with existing zoning for agricultural 

use, or Williamson Act contract? 
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Issue 3: Would the proposal involve other changes in the existing environment which 

due to their location or nature, could result in conversion of Farmland, to 

non-agricultural use? 

Mission Beach Residences Project 

The Mission Beach Residences Project is located in the highly urbanized Mission Beach 

community of the City. As it currently exists, the project site is developed as the former Mission 

Beach Elementary School, which is no longer in use. There are no active agricultural uses on the 

site. According to the State of California Department of Conservation Farmland Mapping and 

Monitoring Program map, San Diego County Important Farmland 2010 Sheet 1 of 2, the Mission 

Beach Residences Project site is classified as “Urban and Built-Up Land” (Department of 

Conservation 2013a). The project would not convert land to non-agricultural use. 

According to the Department of Conservation Division of Land Resource Protection map, San 

Diego County Williamson Act 2013/2014 Sheet 1 of 2, the Mission Beach Residences Project 

site is not located on Williamson Act land (Department of Conservation 2013b).  

The Mission Beach Residences Project is on and surrounded by “built-up land,” and is not zoned 

for agricultural use. Additionally, the project site is currently fully developed with urban 

developed uses, does not act as a source of agricultural resources, and is not zoned for 

agricultural uses.  

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project is located adjacent to the Mission Beach Residences 

Project within the highly urbanized Mission Beach community of the City, and is currently fully 

developed as facilities associated with the former Mission Beach Elementary School. There are 

no active agricultural uses on site. The Santa Barbara Place Residences Project site is classified 

as “Urban and Built-Up Land.” The project would not convert land to non-agricultural use. 

According to the Department of Conservation Division of Land Resource Protection map, San 

Diego County Williamson Act 2013/2014 Sheet 1 of 2, the Santa Barbara Place Residences 

Project site is not located on Williamson Act land (Department of Conservation 2013b).  

The Santa Barbara Place Residences Project is on and surrounded by “built-up land,” and is not 

zoned for agricultural use. Additionally, the project site is currently fully developed with urban 

developed uses, does not act as a source of agricultural resources, and is not zoned for 

agricultural uses.  
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Combined Project Analysis 

The Mission Beach Residences Project and the Santa Barbara Place Residences Project would 

not separately result in the loss or conversion of agricultural resources, and, therefore, would not 

combine to result in the loss or conversion of such resources.  

7.1.4 SIGNIFICANCE OF IMPACT 

Mission Beach Residences Project 

The Mission Beach Residences Project is on and surrounded by “built-up land,” and is not zoned 

for agricultural use. Additionally, the project site is currently fully developed with urban 

developed uses, does not act as a source of agricultural resources, and is not zoned for 

agricultural uses. Therefore, impacts to agricultural resources would be less than significant.  

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project is on and surrounded by “built-up land” and is not 

zoned for agricultural use. Additionally, the project site is currently fully developed with urban 

developed uses, does not act as a source of agricultural resources, and is not zoned for 

agricultural uses. Therefore, impacts to agricultural resources would be less than significant. 

Combined Project Analysis 

The Mission Beach Residences Project and the Santa Barbara Place Residences Project would 

not separately result in the loss or conversion of agricultural resources, and, therefore, would not 

combine to result in the loss or conversion of such resources. Therefore, impacts to agricultural 

resources would be less than significant. 

7.2 AIR QUALITY AND ODOR 

7.2.1 INTRODUCTION 

The purpose of this section is to estimate and evaluate the potential air quality impacts associated 

with implementation of the Mission Beach Residences Project and Santa Barbara Place 

Residences Project relative to the City of San Diego’s California Environmental Quality Act 

(CEQA) Significance Determination Thresholds (City of San Diego 2011). This section is based 

on the Air Quality Technical Report for the Mission Beach Residences Project prepared by 

Dudek (Appendix H1) and air emission calculations prepared for the Santa Barbara Place 

Residences Project (Appendix H2).  
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7.2.2 EXISTING CONDITIONS  

Climate and Topography 

The weather of the San Diego region, as in most of Southern California, is influenced by the 

Pacific Ocean and its semi-permanent high-pressure systems that result in dry, warm summers 

and mild, occasionally wet winters. The average temperature ranges (in degrees Fahrenheit (°F)) 

from the mid-40s to the high 90s. Most of the region’s precipitation falls from November to 

April, with infrequent (approximately 10%) precipitation during the summer. The average 

seasonal precipitation along the coast is approximately 10 inches; the amount increases with 

elevation as moist air is lifted over the mountains. 

The topography in the San Diego region varies greatly, from beaches on the west to mountains 

and desert on the east; along with local meteorology, it influences the dispersal and movement of 

pollutants in the basin. The mountains to the east prohibit dispersal of pollutants in that direction 

and help trap them in inversion layers. 

The interaction of ocean, land, and the Pacific High Pressure Zone maintains clear skies for 

much of the year and influences the direction of prevailing winds (westerly to northwesterly). 

Local terrain is often the dominant factor inland, and winds in inland mountainous areas tend to 

blow through the valleys during the day and down the hills and valleys at night. 

Air Pollution Climatology 

The project sites are located within the San Diego Air Basin (SDAB) and are subject to the San 

Diego Air Pollution Control District (SDAPCD) guidelines and regulations. The SDAB is one of 

15 air basins that geographically divide the State of California. The SDAB is currently classified 

as a federal nonattainment area for ozone (O3) and a state nonattainment area for particulate 

matter less than 10 microns (PM10), particulate matter less than 2.5 microns (PM2.5), and O3. 

The SDAB lies in the southwest corner of California and comprises the entire San Diego region, 

covering 4,260 square miles, and is an area of high air pollution potential. The basin experiences 

warm summers, mild winters, infrequent rainfalls, light winds, and moderate humidity. This 

usually mild climatological pattern is interrupted infrequently by periods of extremely hot 

weather, winter storms, or Santa Ana winds. 

The SDAB experiences frequent temperature inversions. Subsidence inversions occur during 

the warmer months as descending air associated with the Pacific High Pressure Zone meets 

cool marine air. The boundary between the two layers of air creates a temperature inversion 

that traps pollutants. 
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The other type of inversion, a radiation inversion, develops on winter nights when air near the 

ground cools by heat radiation and air aloft remains warm. The shallow inversion layer formed 

between these two air masses also can trap pollutants. As the pollutants become more 

concentrated in the atmosphere, photochemical reactions occur that produce O3, commonly 

known as smog. 

Light daytime winds, predominately from the west, further aggravate the condition by driving air 

pollutants inland, toward the mountains. During the fall and winter, air quality problems are 

created due to carbon monoxide (CO) and oxides of nitrogen (NOx) emissions. CO 

concentrations are generally higher in the morning and late evening. In the morning, CO levels 

are elevated due to cold temperatures and the large number of motor vehicles traveling. Higher 

CO levels during the late evenings are a result of stagnant atmospheric conditions trapping CO in 

the area. Since CO is produced almost entirely from automobiles, the highest CO concentrations 

in the basin are associated with heavy traffic. Nitrogen dioxide (NO2) levels are also generally 

higher during fall and winter days. 

Under certain conditions, atmospheric oscillation results in the offshore transport of air from the 

Los Angeles region to San Diego County. This often produces high O3 concentrations, as 

measured at air pollutant monitoring stations within the County. The transport of air pollutants 

from Los Angeles to San Diego has also occurred within the stable layer of the elevated 

subsidence inversion, where high levels of O3 are transported. 

Air Quality Characteristics  

Air quality varies as a direct function of the amount of pollutants emitted into the atmosphere, 

the size and topography of the air basin, and the prevailing meteorological conditions. Air quality 

problems arise when the rate of pollutant emissions exceeds the rate of dispersion. Reduced 

visibility, eye irritation, and adverse health impacts upon those persons termed sensitive 

receptors are the most serious hazards of existing air quality conditions in the area. Some land 

uses are considered more sensitive to changes in air quality than others, depending on the 

population groups and the activities involved. People most likely to be affected by air pollution 

include children, the elderly, athletes, and people with cardiovascular and chronic respiratory 

diseases. Sensitive receptors include residences, schools, playgrounds, child care centers, athletic 

facilities, long-term health care facilities, rehabilitation centers, convalescent centers, and 

retirement homes. 

Pollutants and Effects  

Criteria air pollutants are defined as pollutants for which the federal and state governments have 

established ambient air quality standards, or criteria, for outdoor concentrations to protect public 
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health. The federal and state standards have been set, with an adequate margin of safety, at levels 

above which concentrations could be harmful to human health and welfare. These standards are 

designed to protect the most sensitive persons from illness or discomfort. Pollutants of concern 

include: O3, NO2, CO, sulfur dioxide (SO2), PM10, PM2.5, and lead (Pb). A discussion of these 

pollutants follows
.1 

In California, sulfates, vinyl chloride, hydrogen sulfide, and visibility-

reducing particles are also regulated as criteria air pollutants. 

Ozone. O3 is a colorless gas that is formed in the atmosphere when volatile organic compounds 

(VOCs), sometimes referred to as reactive organic gases (ROGs), and NOx react in the presence 

of ultraviolet sunlight. O3 is not a primary pollutant; it is a secondary pollutant formed by 

complex interactions of two pollutants directly emitted into the atmosphere. The primary sources 

of VOCs and NOx, the precursors of O3, are automobile exhaust and industrial sources. 

Meteorology and terrain play major roles in O3 formation, and ideal conditions occur during 

summer and early autumn, on days with low wind speeds or stagnant air, warm temperatures, 

and cloudless skies. Short-term exposures (lasting for a few hours) to O3 at levels typically 

observed in Southern California can result in breathing pattern changes, reduction of breathing 

capacity, increased susceptibility to infections, inflammation of the lung tissue, and some 

immunological changes. 

Nitrogen Dioxide. Most NO2, like O3, is not directly emitted into the atmosphere but is formed 

by an atmospheric chemical reaction between nitric oxide (NO) and atmospheric oxygen. NO 

and NO2 are collectively referred to as NOx and are major contributors to O3 formation. High 

concentrations of NO2 can cause breathing difficulties and result in a brownish-red cast to the 

atmosphere with reduced visibility. There is some indication of a relationship between NO2 and 

chronic pulmonary fibrosis, and some increase in bronchitis in children (2 and 3 years old) has 

also been observed at concentrations below 0.3 parts per million by volume (ppm). 

Carbon Monoxide. CO is a colorless and odorless gas formed by the incomplete combustion of 

fossil fuels. CO is emitted almost exclusively from motor vehicles, power plants, refineries, 

industrial boilers, ships, aircraft, and trains. In urban areas, such as the projects’ location, 

automobile exhaust accounts for the majority of CO emissions. CO is a nonreactive air pollutant 

that dissipates relatively quickly; therefore, ambient CO concentrations generally follow the 

spatial and temporal distributions of vehicular traffic. CO concentrations are influenced by local 

meteorological conditions; primarily wind speed, topography, and atmospheric stability. CO 

from motor vehicle exhaust can become locally concentrated when surface-based temperature 

                                                 
1  

The following descriptions of health effects for each of the criteria air pollutants associated with project 

construction and operations are based on the U.S. Environmental Protection Agency (EPA) Six Common Air 

Pollutants (EPA 2012) and the California Air Resources Board (CARB) Glossary of Air Pollutant Terms 

(CARB 2014a) published information. 
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inversions are combined with calm atmospheric conditions, a typical situation at dusk in urban 

areas between November and February. The highest levels of CO typically occur during the 

colder months of the year when inversion conditions are more frequent. In terms of health, CO 

competes with oxygen, often replacing it in the blood, thus reducing the blood’s ability to 

transport oxygen to vital organs. The results of excess CO exposure can be dizziness, fatigue, 

and impairment of central nervous system functions. 

Sulfur Dioxide. SO2 is a colorless, pungent gas formed primarily by the combustion of sulfur-

containing fossil fuels. Main sources of SO2 are coal and oil used in power plants and industries; 

as such, the highest levels of SO2 are generally found near large industrial complexes. In recent 

years, SO2 concentrations have been reduced by the increasingly stringent controls placed on 

stationary source emissions of SO2 and limits on the sulfur content of fuels. SO2 is an irritant gas 

that attacks the throat and lungs and can cause acute respiratory symptoms and diminished 

ventilator function in children. SO2 can also yellow plant leaves and erode iron and steel. 

Particulate Matter. Particulate matter pollution consists of very small liquid and solid particles 

floating in the air, which can include smoke, soot, dust, salts, acids, and metals. Particulate matter 

can form when gases emitted from industries and motor vehicles undergo chemical reactions in the 

atmosphere. PM2.5 and PM10 represent fractions of particulate matter. Fine particulate matter, or 

PM2.5, is roughly 1/28 the diameter of a human hair. PM2.5 results from fuel combustion (e.g., 

motor vehicles, power generation, and industrial facilities), residential fireplaces, and wood stoves. 

In addition, PM2.5 can be formed in the atmosphere from gases such as sulfur oxides (SOx), NOx, 

and VOC. Inhalable or coarse particulate matter, or PM10, is about 1/7 the thickness of a human 

hair. Major sources of PM10 include crushing or grinding operations; dust stirred up by vehicles 

traveling on roads; wood burning stoves and fireplaces; dust from construction, landfills, and 

agriculture; wildfires and brush/waste burning; industrial sources; windblown dust from open 

lands; and atmospheric chemical and photochemical reactions. 

PM2.5 and PM10 pose a greater health risk than larger-size particles. When inhaled, these tiny 

particles can penetrate the human respiratory system’s natural defenses and damage the 

respiratory tract. PM2.5 and PM10 can increase the number and severity of asthma attacks, cause 

or aggravate bronchitis and other lung diseases, and reduce the body’s ability to fight infections. 

Very small particles of substances, such as lead, sulfates, and nitrates, can cause lung damage 

directly or be absorbed into the blood stream, causing damage elsewhere in the body. 

Additionally, these substances can transport absorbed gases, such as chlorides or ammonium, 

into the lungs, also causing injury. Whereas PM10 tends to collect in the upper portion of the 

respiratory system, PM2.5 is so tiny that it can penetrate deeper into the lungs and damage lung 

tissues. Suspended particulates also damage and discolor surfaces on which they settle, as well as 

produce haze and reduce regional visibility. 
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Lead. Lead in the atmosphere occurs as particulate matter. Sources of lead include leaded 

gasoline; the manufacturing of batteries, paint, ink, ceramics, and ammunition; and secondary lead 

smelters. Prior to 1978, mobile emissions were the primary source of atmospheric lead. Between 

1978 and 1987, the phase-out of leaded gasoline reduced the overall inventory of airborne lead by 

nearly 95%. With the phase-out of leaded gasoline, secondary lead smelters, battery recycling, and 

manufacturing facilities are becoming lead-emission sources of greater concern. 

Prolonged exposure to atmospheric lead poses a serious threat to human health. Health effects 

associated with exposure to lead include gastrointestinal disturbances, anemia, kidney disease, 

and in severe cases, neuromuscular and neurological dysfunction. Of particular concern are low-

level lead exposures during infancy and childhood. Such exposures are associated with 

decrements in neurobehavioral performance including intelligence quotient performance, 

psychomotor performance, reaction time, and growth. 

Toxic Air Contaminants. A substance is considered toxic if it has the potential to cause adverse 

health effects in humans, including increasing the risk of cancer upon exposure, or acute and/or 

chronic noncancer health effects. A toxic substance released into the air is considered a toxic air 

contaminant (TAC). Examples include certain aromatic and chlorinated hydrocarbons, certain 

metals, and asbestos. TACs are generated by a number of sources, including stationary sources 

such as dry cleaners, gas stations, combustion sources, and laboratories; mobile sources such as 

automobiles; and area sources such as landfills. Adverse health effects associated with exposure 

to TACs may include carcinogenic (i.e., cancer-causing) and noncarcinogenic effects. 

Noncarcinogenic effects typically affect one or more target organ systems and may be 

experienced either on short-term (acute) or long-term (chronic) exposure to a given TAC. 

Local Air Quality  

San Diego Air Basin Attainment Designation  

An area is designated in attainment when it is in compliance with the National Ambient Air 

Quality Standards (NAAQS) and/or California Ambient Air Quality Standards (CAAQS). These 

standards are set by the EPA or CARB for the maximum level of a given air pollutant that can 

exist in the outdoor air without unacceptable effects on human health or the public welfare. 

The criteria pollutants of primary concern that are considered in this analysis are O3, NO2, CO, 

SO2, PM10, and PM2.5. Although there are no ambient standards for VOCs or NOx, they are 

important as precursors to O3. 

The portion of the SDAB where the project sites are located is designated by the EPA as an 

attainment area for the 1997 8-hour NAAQS for O3 and as a marginal nonattainment area 
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for the 2008 8-hour NAAQS for O3.The SDAB is designated in attainment for all other 

criteria pollutants under the NAAQS with the exception of PM10, which was determined to 

be unclassifiable.  

The SDAB is currently designated nonattainment for O3 and particulate matter, PM10 and PM2.5, 

under the CAAQS. It is designated attainment for the CAAQS for CO, NO2, SO2, lead, and sulfates.  

Table 7.2-1, San Diego Air Basin Attainment Classification, summarizes SDAB’s federal and 

state attainment designations for each of the criteria pollutants. 

Table 7.2-1 

San Diego Air Basin Attainment Classification 

Pollutant Federal Designationa State Designationb 

O3 (1-hour) Attainment1 Nonattainment 

O3 (8-hour – 1997) 

 (8-hour – 2008) 

Attainment (Maintenance) 

Nonattainment (Marginal)  

Nonattainment 

CO Unclassifiable/Attainment2 Attainment 

PM10 Unclassifiable3 Nonattainment 

PM2.5 Attainment Nonattainment 

NO2 Unclassifiable/Attainment Attainment 

SO2 Attainment Attainment 

Lead Attainment Attainment 

Sulfates (no federal standard) Attainment 

Hydrogen Sulfide (no federal standard) Unclassified 

Visibility-Reducing Particles (no federal standard) Unclassified 

Sources:  
a  EPA 2014; b CARB 2014b. 
Notes: 
1 The federal 1-hour standard of 0.12 ppm was in effect from 1979 through June 15, 2005. The revoked standard is referenced here 

because it was employed for such a long period and because this benchmark is addressed in State Implementation Plans. 
2 The western and central portions of the SDAB are designated attainment, while the eastern portion is designated unclassifiable/attainment. 
3 At the time of designation, if the available data does not support a designation of attainment or nonattainment, the area is designated  

as unclassifiable. 

Air Quality Monitoring Data  

The SDAPCD operates a network of ambient air monitoring stations throughout San Diego 

County, which measure ambient concentrations of pollutants and determine whether the ambient 

air quality meets the CAAQS and the NAAQS. The SDAPCD monitors air quality conditions at 

10 locations throughout the basin. Due to its proximity to the site and location in an area that is 

less congested than downtown San Diego, the Overland Avenue monitoring station 

concentrations for all pollutants, except CO and SO2, are considered most representative of the 

project sites. The downtown San Diego monitoring stations are the nearest locations to the 
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project sites where CO and SO2 concentrations are monitored. Ambient concentrations of 

pollutants from 2010 through 2013 are presented in Table 7.2-2, Ambient Air Quality Data. The 

number of days exceeding the ozone AAQS is shown in Table 7.2-3, Frequency of Air Quality 

Standard Violations; no AAQS for other pollutants were reported during the monitoring period. 

The state 8-hour and 1-hour O3 standards were exceeded in 2010 and 2011, while the federal 8-

hour O3 standard was exceeded in 2011. Air quality within the projects’ region was in 

compliance with both CAAQS and NAAQS for NO2, CO, PM10, PM2.5, and SO2 during this 

monitoring period. 

Table 7.2-2 

Ambient Air Quality Data (ppm unless otherwise indicated) 

Pollutant 
Averaging 

Time 2010 2011 2012 2013 

Most Stringent 
Ambient Air 

Quality Standard 
Monitoring 

Station 

O3 8-hour 0.074 0.087 0.047 0.053* 0.070 Overland 
Avenue 1-hour 0.100 0.097 0.050 0.063* 0.090 

PM10 Annual 18.7 μg/m3 20.3 μg/m3 — — 20 μg/m3 Overland 
Avenue 24-hour 32.0 μg/m3 47.0 μg/m3 22.0 μg/m3 36.0 μg/m3* 50 μg/m3 

PM2.5 Annual* 8.7 μg/m3 8.9 μg/m3 11.1 μg/m3 10.4 μg/m3* 12 μg/m3 Overland 
Avenue 24-hour 18.7 μg/m3 29.9 μg/m3 20.0 μg/m3 37.4 μg/m3* 35 μg/m3 

NO2 Annual 0.013 0.012 — — 0.030 Overland 
Avenue 1-hour 0.073 0.073 0.055 0.072* 0.180 

CO 8-hour 2.17 2.44 1.81 2.10* 9.0 Beardsley 
Street 1-hour* 2.8 2.8 2.6 3.0* 20 

SO2 Annual 0.000 — — — 0.030 Beardsley 
Street 24-hour 0.002 0.003 — — 0.040 

μg/m3 = micrograms per cubic meter ppm = parts per million 
Sources: CARB 2013b; EPA 2013. 
Notes: Data represent maximum values.  
* Data were taken from EPA 2013. Select data taken from Beardsley St. station when Overland Ave. data not available. 

Table 7.2-3 

Frequency of Air Quality Standard Violations 

Monitoring Site Year 

Number of Days Exceeding Standard 

State 

1-Hour O3 

State 

8-Hour O3 

National 

8-Hour O3 

Overland Avenue 2010 2 3 0 

2011 1 3 1 

2012 0 0 0 

2013 0 0 0 

Source: CARB 2013b. 
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Regulatory Setting  

Federal 

Clean Air Act  

The federal Clean Air Act (CAA), passed in 1970 and last amended in 1990, forms the basis for 

the national air pollution control effort. The EPA is responsible for implementing most aspects of 

the CAA, including the setting of NAAQS for major air pollutants, hazardous air pollutant 

standards, approval of state attainment plans, motor vehicle emission standards, stationary source 

emission standards and permits, acid rain control measures, stratospheric ozone (O3) protection, 

and enforcement provisions.  

NAAQS are established by the EPA for “criteria pollutants” under the CAA, which are O3, 

carbon monoxide (CO), nitrogen dioxide (NO2), sulfur dioxide (SO2), particulate matter (PM10 

and PM2.5), and lead (Pb). 

The NAAQS describe acceptable air quality conditions designed to protect the health and 

welfare of the citizens of the nation. The CAA requires the EPA to reassess the NAAQS at least 

every 5 years to determine whether adopted standards are adequate to protect public health based 

on current scientific evidence. States with areas that exceed the NAAQS must prepare a State 

Implementation Plan (SIP) that demonstrates how those areas will attain the standards within 

mandated time frames. 

State  

California Clean Air Act  

The California Clean Air Act (CCAA) was adopted in 1988 and establishes the State’s air quality 

goals, planning mechanisms, regulatory strategies, and standards of progress.  

Under the Clean Air Act, the task of air quality management and regulation has been 

legislatively granted to CARB, with subsidiary responsibilities assigned to air quality 

management districts (AQMDs) and air pollution control districts (APCDs) at the regional and 

county levels. CARB is responsible for ensuring implementation of the CCAA, responding to the 

federal CAA, and regulating emissions from motor vehicles and consumer products. Pursuant to 

the authority granted to it, CARB has established CAAQS, which are generally more restrictive 

than the NAAQS.  

The NAAQS and CAAQS are presented in Table 7.2-4, Ambient Air Quality Standards. 
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Table 7.2-4 

Ambient Air Quality Standards 

Pollutant Averaging Time 

California Standards
1
 National Standards

2
 

Concentration
3
 Primary

3,4
 Secondary

3,5
 

O3 1-hour 0.09 ppm (180 g/m3) — Same as Primary Standard 

8-hour 0.070 ppm (137 g/m3) 0.075 ppm (147 

g/m3) 

CO 1-hour 20 ppm (23 mg/m3) 35 ppm (40 mg/m3) — 

8-hour 9.0 ppm (10 mg/m3) 9 ppm (10 mg/m3) 

NO26 1-hour 0.18 ppm (339 g/m3) 0.100 ppm (188 

g/m3) 

Same as Primary Standard 

Annual Arithmetic 
Mean 

0.030 ppm (57 g/m3) 0.053 ppm (100 

g/m3) 

SO27 1-hour 0.25 ppm (655 g/m3) 0.75 ppm (196 g/m3) — 

3-hour — — 0.5 ppm (1300 g/m3) 

24-hour 0.04 ppm (105 g/m3) 0.14 ppm  
(for certain areas)7 

 

Annual Arithmetic 
Mean 

— 0.030 ppm  
(for certain areas)7 

— 

PM108 24-hour 50 g/m3 150 g/m3 Same as Primary Standard 

Annual Arithmetic 
Mean 

20 g/m3 — 

PM2.58 24-hour — 35 g/m3 Same as Primary Standard 

Annual Arithmetic 
Mean 

12 g/m3 12.0 g/m3 15.0 g/m3 

Lead9,10 30-day Average 1.5 g/m3 — — 

Calendar Quarter — 1.5 μg/m3  

(for certain areas)10 
Same as Primary Standard 

Rolling 3-Month 
Average 

— 0.15 μg/m3 

Hydrogen 
sulfide 

1 hour 0.03 ppm (42 g/m3) — — 

Vinyl 
chloride9 

24 hour 0.01 ppm (26 g/m3) — — 

Sulfates 24 hour 25 µg/m3 — — 

Visibility 
reducing 
particles11 

8 hour (10:00 a.m. to 
6:00 p.m. PST) 

See footnote 11 — — 

ppm= parts per million by volume g/m3 = micrograms per cubic meter  mg/m3= milligrams per cubic meter 
Source: CARB 2013a. 
Notes: 
1 California standards for ozone, carbon monoxide (except 8-hour Lake Tahoe), sulfur dioxide (1-hour and 24-hour), nitrogen dioxide, and 

particulate matter (PM10, PM2.5, and visibility reducing particles), are values that are not to be exceeded. All others are not to be equaled 
or exceeded. CAAQS are listed in the Table of Standards in Section 70200 of Title 17 of the California Code of Regulations. 

2 National standards (other than O3, NO2, SO2, particulate matter, and those based on annual averages or annual arithmetic mean) are not 
to be exceeded more than once a year. The O3 standard is attained when the fourth highest 8-hour concentration in a year, averaged 
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over 3 years, is equal to or less than the standard. For NO2 and SO2, the standard is attained when the 3-year average of the 98th and 
99th percentile, respectively, of the daily maximum 1-hour average at each monitor within an area does not exceed the standard. For 
PM10, the 24-hour standard is attained when the expected number of days per calendar year with a 24-hour average concentration above 
150 μg/m3 is equal to or less than one. For PM2.5, the 24-hour standard is attained when 98% of the daily concentrations, averaged over 3 
years, are equal to or less than the standard. 

3 Concentration expressed first in units in which it was promulgated. Equivalent units given in parentheses are based upon a reference 
temperature of 25° Celsius (°C) and a reference pressure of 760 torr. 

 Most measurements of air quality are to be corrected to a reference temperature of 25°C and a reference pressure of 760 torr; ppm in this 
table refers to ppm by volume, or micromoles of pollutant per mole of gas. 

4 National Primary Standards: The levels of air quality necessary, with an adequate margin of safety to protect the public health. 
5 National Secondary Standards: The levels of air quality necessary to protect the public welfare from any known or anticipated adverse 

effects of a pollutant. 
6  To attain the 1-hour national standard, the 3-year average of the annual 98th percentile of the 1-hour daily maximum concentrations at 

each site must not exceed 100 ppb. Note that the national 1-hour standard is in units of parts per billion (ppb). California standards are in 
units of parts per million (ppm). To directly compare the national 1-hour standard to the California standards the units can be converted 
from ppb to ppm. In this case, the national standard of 100 ppb is identical to 0.100 ppm. 

7 On June 2, 2010, a new 1-hour SO2 standard was established and the existing 24-hour and annual primary standards were revoked. To 
attain the 1-hour national standard, the 3-year average of the annual 99th percentile of the 1-hour daily maximum concentrations at each 
site must not exceed 75 ppb. The 1971 SO2 national standards (24-hour and annual) remain in effect until 1 year after an area is 
designated for the 2010 standard, except that in areas designated nonattainment for the 1971 standards, the 1971 standards remain in 
effect until implementation plans to attain or maintain the 2010 standards are approved.  

8 On December 14, 2012, the national annual PM2.5 primary standard was lowered from 15 μg/m3 to 12 μg/m3. The existing national 24-
hour PM2.5 standards (primary and secondary) were retained at 35 μg/m3, as was the annual secondary standard of 15 μg/m3. The 
existing 24-hour PM10 standards (primary and secondary) of 150 μg/m3 also were retained. The form of the annual primary and secondary 
standards is the annual mean, averaged over 3 years.  

9 CARB has identified lead and vinyl chloride as TACs with no threshold level of exposure for adverse health effects determined. These 
actions allow for the implementation of control measures at levels below the ambient concentrations specified for these pollutants.  

10 The national standard for lead was revised on October 15, 2008, to a rolling 3-month average. The 1978 lead standard (1.5 μg/m3 as a 
quarterly average) remains in effect until 1 year after an area is designated for the 2008 standard, except that in areas designated 
nonattainment for the 1978 standard, the 1978 standard remains in effect until implementation plans to attain or maintain the 2008 
standard are approved. 

11 In 1989, CARB converted both the general statewide 10-mile visibility standard and the Lake Tahoe 30-mile visibility standard to 
instrumental equivalents, which are “extinction of 0.23 per kilometer” and “extinction of 0.07 per kilometer” for the statewide and Lake 
Tahoe Air Basin standards, respectively. 

Toxic Air Contaminants 

California regulates TACs primarily through the Tanner Air Toxics Act (Assembly Bill 1807) 

and the Air Toxics Hot Spots Information and Assessment Act of 1987 (Assembly Bill 2588). 

The Tanner Act sets forth a formal procedure for CARB to designate substances as TACs. This 

includes research, public participation, and scientific peer review before CARB can designate a 

substance as a TAC. To date, CARB has identified over 21 TACs and has adopted the EPA’s list 

of hazardous air pollutants as TACs. Once a TAC is identified, CARB then adopts an airborne 

toxics control measure (ATCM) for sources that emit that particular TAC. If there is a safe 

threshold for a substance at which there is no toxic effect, the control measure must reduce 

exposure below that threshold. If there is no safe threshold, the measure must incorporate best 

available control technology for toxics to minimize emissions. None of the TACs identified by 

CARB have a safe threshold. 

Under the Air Toxics “Hot Spots” Act, existing facilities that emit air pollutants above 

specified levels were required to (1) prepare a TAC emission inventory plan and report, (2) 
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prepare a risk assessment if TAC emissions were significant, (3) notify the public of 

significant risk levels, and (4) if health impacts were above specified levels, prepare and 

implement risk reduction measures. 

California Health and Safety Code Section 41700 

This section of the Health and Safety Code states that a person shall not discharge from any 

source whatsoever quantities of air contaminants or other material that cause injury, detriment, 

nuisance, or annoyance to any considerable number of persons or to the public, or that endanger 

the comfort, repose, health, or safety of any of those persons or the public, or that cause, or have 

a natural tendency to cause, injury or damage to business or property. This section also applies to 

sources of objectionable odors. 

Local 

San Diego Air Pollution Control District 

While CARB is responsible for the regulation of mobile emission sources within the state, 

local AQMDs and APCDs are responsible for enforcing standards and regulating stationary 

sources. The project sites are located within the SDAB and are subject to the guidelines and 

regulations of the SDAPCD. 

In San Diego County, O3 and particulate matter are the pollutants of main concern, since 

exceedances of state ambient air quality standards for those pollutants are experienced here in most 

years. For this reason, the SDAB has been designated as a nonattainment area for the state PM10, 

PM2.5, and O3 standards. The SDAB is also a federal O3 attainment (maintenance) area for 1997 8-

hour O3 standard, an O3 nonattainment area for the 2008 8-hour O3 standard, and a CO maintenance 

area (western and central part of the SDAB only). The projects’ area is in the CO maintenance area.  

The SDAPCD and the San Diego Association of Governments (SANDAG) are responsible for 

developing and implementing the clean air plan for attainment and maintenance of the ambient air 

quality standards in the SDAB. The County Regional Air Quality Strategy (RAQS) was initially 

adopted in 1991, and is updated on a triennial basis, most recently in 2009 (SDAPCD 2009a). The 

RAQS outlines SDAPCD’s plans and control measures designed to attain the state air quality 

standards for O3. The RAQS relies on information from CARB and SANDAG, including mobile and 

area source emissions, and information regarding projected growth in the cities and San Diego 

County, to project future emissions and determine the strategies necessary for the reduction of 

emissions through regulatory controls. CARB mobile source emission projections and SANDAG 

growth projections are based on population, vehicle trends, and land use plans developed by the cities 

and San Diego County as part of the development of their general plans. 
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The Eight-Hour Ozone Attainment Plan for San Diego County indicates that local controls and 

state programs would allow the region to reach attainment of the federal 1997 8-hour O3 standard 

by 2009 (SDAPCD 2007). In this plan, SDAPCD relies on the RAQS to demonstrate how the 

region will comply with the federal O3 standard. The RAQS details how the region will manage 

and reduce O3 precursors (oxides of nitrogen (NOx) and VOCs) by identifying measures and 

regulations intended to reduce these contaminants. The control measures identified in the RAQS 

generally focus on stationary sources; however, the emissions inventories and projections in the 

RAQS address all potential sources, including those under the authority of CARB and the EPA. 

Incentive programs for reduction of emissions from heavy-duty diesel vehicles, off-road 

equipment, and school buses are also established in the RAQS. In the Redesignation Request and 

Maintenance Plan for the 1997 National Ozone Standard for San Diego County, the SDAB did 

not reach attainment of the federal 1997 standard until 2011 (SDAPCD 2012). This plan, 

however, demonstrates the region’s attainment of the 1997 O3 NAAQS and outlines the plan for 

maintaining attainment status. 

In December 2005, SDAPCD prepared a report titled Measures to Reduce Particulate Matter in 

San Diego County to address implementation of Senate Bill (SB) 656 in San Diego County (SB 

656 required additional controls to reduce ambient concentrations of PM10 and PM2.5) (SDAPCD 

2005). In the report, SDAPCD evaluated the implementation of source-control measures that 

would reduce particulate matter emissions associated with residential wood combustion; various 

construction activities including earthmoving, demolition, and grading; bulk material storage and 

handling; carryout and track out removal and cleanup methods; inactive disturbed land; disturbed 

open areas; unpaved parking lots/staging areas; unpaved roads; and windblown dust.  

As stated above, the SDAPCD is responsible for planning, implementing, and enforcing federal 

and state ambient standards in the SDAB. The following rules and regulations apply to all 

sources in the jurisdiction of SDAPCD:  

 SDAPCD Regulation IV: Prohibitions; Rule 51: Nuisance. Prohibits the discharge, 

from any source, of such quantities of air contaminants or other materials that cause or 

have a tendency to cause injury, detriment, nuisance, annoyance to people and/or the 

public, or damage to any business or property (SDAPCD 1969). 

 SDAPCD Regulation IV: Prohibitions; Rule 55: Fugitive Dust. Regulates fugitive 

dust emissions from any commercial construction or demolition activity capable of 

generating fugitive dust emissions, including active operations, open storage piles, and 

inactive disturbed areas, as well as track-out and carry-out onto paved roads beyond a 

project site (SDAPCD 2009b). 
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 SDAPCD Regulation IV: Prohibitions; Rule 67.0: Architectural Coatings. Requires 

manufacturers, distributors, and end users of architectural and industrial maintenance 

coatings to reduce VOC emissions from the use of these coatings, primarily by placing 

limits on the VOC content of various coating categories (SDAPCD 2001). 

7.2.3 THRESHOLDS OF SIGNIFICANCE  

The State of California has developed guidelines to address the significance of air quality 

impacts based on Appendix G of the CEQA Guidelines (14 CCR 15000 et seq.), which provides 

guidance that a project would have a significant environmental impact if it would: 

1. Conflict with or obstruct the implementation of the applicable air quality plan; 

2. Violate any air quality standard or contribute substantially to an existing or projected air 

quality violation;  

3. Result in a cumulatively considerable net increase of any criteria pollutant for which 

the project region is nonattainment under an applicable federal or state ambient air 

quality standard (including releasing emissions which exceed quantitative thresholds 

for O3 precursors);  

4. Expose sensitive receptors to substantial pollutant concentrations; or 

5. Create objectionable odors affecting a substantial number of people. 

SDAPCD 

As part of its air quality permitting process, the SDAPCD has established thresholds in Rule 20.2 

requiring the preparation of Air Quality Impact Assessments for permitted stationary sources. 

The SDAPCD sets forth quantitative emission thresholds below which a stationary source would 

not have a significant impact on ambient air quality. Project-related air quality impacts estimated 

in this environmental analysis would be considered significant if any of the applicable 

significance thresholds presented in Table 7.2-5, San Diego Air Pollution Control District Air 

Quality Significance Thresholds, are exceeded.  

For CEQA purposes, these screening criteria can be used as numeric methods to demonstrate that 

a project’s total emissions would not result in a significant impact to air quality. 
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Table 7.2-5 

San Diego Air Pollution Control District Air Quality Significance Thresholds 

Construction Emissions  

Pollutant  Total Emissions (Pounds per Day) 

Respirable Particulate Matter (PM10)  100 

Fine Particulate Matter (PM2.5)  55 

Oxides of Nitrogen (NOx)  250 

Oxides of Sulfur (SOx)  250 

Carbon Monoxide (CO)  550 

Volatile Organic Compounds (VOC)  137* 

Operational Emissions  

Pollutant 

Total Emissions 

Pounds per Hour Pounds per Day Tons per Year 

Respirable Particulate Matter (PM10)  — 100 15 

Fine Particulate Matter (PM2.5)  — 55 10 

Oxides of Nitrogen (NOx)  25 250 40 

Sulfur Oxides (SOx) 25 250 40 

Carbon Monoxide (CO)  100 550 100 

Lead and Lead Compounds — 3.2 0.6 

Volatile Organic Compounds (VOC)  — 137* 13.7 

Sources: City of San Diego 2011; SDAPCD 1998. 
Note: 
* VOC threshold based on the significance thresholds recommended by the Monterey Bay Unified Air Pollution Control District for the North 

Central Coast Air Basin, which has similar federal and state attainment status as the SDAB for O3. 

The thresholds listed in Table 7.2-5 represent screening-level thresholds that can be used to 

evaluate whether project-related emissions could cause a significant impact on air quality. 

Emissions below the screening-level thresholds would not cause a significant impact. In the 

event that emissions exceed these thresholds, modeling would be required to demonstrate that the 

project’s total air quality impacts result in ground-level concentrations that are below the 

CAAQS and NAAQS, including appropriate background levels. For nonattainment pollutants, if 

emissions exceed the thresholds shown in Table 7.2-5, the projects could have the potential to 

result in a cumulatively considerable net increase in these pollutants and thus could have a 

significant impact on the ambient air quality. 

SDAPCD Rule 51 (Public Nuisance) prohibits emission of any material that causes nuisance to a 

considerable number of persons or endangers the comfort, health, or safety of any person. A 

project that includes a use that would produce objectionable odors would be deemed to have a 

significant odor impact if it would affect a considerable number of off-site receptors. 
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City of San Diego  

In order to determine the significance of the projects’ emissions, the City’s California 

Environmental Quality Act Significance Determination Thresholds (City of San Diego 2011) 

were used. With respect to air quality, the CEQA Significance Determination Thresholds 

recommend the use of the thresholds established in Appendix G of the CEQA Guidelines 

(indicated above), as well as the following additional threshold:  

 Would the project’s construction activities exceed 100 pounds per day of particulate 

matter (dust)? 

Additionally, the City of San Diego’s Significance Determination Thresholds recommend the use 

of the thresholds shown in shown in Table 7.2-5 to determine significance. 

The air quality section of the City’s Significance Determination Thresholds guidance recognizes 

that the SDAB is in nonattainment status for both ozone and particulate matter. As such, the 

document recognizes that all new projects should include measures, pursuant to CEQA, to 

reduce project-related ozone and particulate matter emissions to ensure new development does 

not contribute to San Diego’s nonattainment status for these pollutants. 

7.2.4 IMPACTS 

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

applicable air quality plan? 

Mission Beach Residences Project  

As discussed previously, the SDAPCD and SANDAG are responsible for developing and 

implementing the clean air plans for attainment and maintenance of the ambient air quality 

standards in the SDAB; specifically, the SIP and RAQS.
2
 The federal O3 maintenance plan, 

which is part of the SIP, was adopted in 2012. The SIP includes a demonstration that current 

strategies and tactics will maintain acceptable air quality in the SDAB based on the NAAQS. 

The RAQS was initially adopted in 1991 and is updated on a triennial basis (most recently in 

2009). The RAQS outlines SDAPCD’s plans and control measures designed to attain the state air 

quality standards for O3. The SIP and RAQS rely on information from CARB and SANDAG, 

including mobile and area source emissions, as well as information regarding projected growth in 

San Diego County and the cities in the county, to project future emissions and then determine 

                                                 
2
  For the purpose of this discussion, the relevant federal air quality plan is the ozone maintenance plan (SDAPCD 

2012). The RAQS is the applicable plan for purposes of state air quality planning. Both plans reflect growth 

projections in the SDAB. 
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from that the strategies necessary for the reduction of emissions through regulatory controls. 

CARB mobile source emission projections and SANDAG growth projections are based on 

population, vehicle trends, and land use plans developed by San Diego County and the cities in 

the county as part of the development of their general plans. 

If a project proposes development that is greater than that anticipated in the local plan and 

SANDAG’s growth projections, the project might be in conflict with the SIP and RAQS and may 

contribute to a potentially significant cumulative impact on air quality. The site and surrounding 

area is zoned as Mission Beach Planned District-Residential Subdistrict-Southern (MBPD-R-S). 

The City of San Diego General Plan land use designation for the site is “Institutional & Public 

and Semi-Public Facilities”. The Mission Beach Precise Plan designates the site as “School”. 

The Mission Beach Residences Project would be consistent with the existing zoning designation 

for the site; however, the project would be inconsistent with the existing City of San Diego 

General Plan land use designation. The Mission Beach Residences Project would include a 

General Plan Amendment and Community Plan Amendment to bring the project into consistency 

with the General Plan.  

Despite the fact that the Mission Beach Residences Project does not comply with the current 

General Plan designation, educational and institutional facilities generally result in greater trip 

generation than residential uses. According to the San Diego Municipal Code – Land 

Development Code Trip Generation Manual, an Elementary School land use would result in 39 

trips per 1,000 square feet (City of San Diego 2003). The existing school facility is 

approximately 21,350 square feet (Leppert Engineering 2014); therefore, the existing school 

facility would have the equivalent of 833 planned trips per day compared to the Mission Beach 

Residences Project, which would result in 318 average daily trips (Appendix H1). Additionally, 

the Mission Beach Residences Project would be consistent with the existing zoning designation 

for the site which allows for a density of 36 dwelling units per acre.  

For these reasons, vehicle trip generation and planned development for the site is considered to 

be anticipated in the SIP and RAQS. Because the proposed land uses and associated vehicle trips 

are considered anticipated in local air quality plans, the Mission Beach Residences Project would 

be consistent at a regional level with the underlying growth forecasts in the RAQS. Impacts 

would be less than significant.  

Additionally, although the RAQS is primarily focused on long-term regional air quality planning, 

the emissions inventories and projections in the RAQS address all potential pollutant sources, 

including those under the authority of CARB and the EPA related to anticipated construction 

associated with planned growth in the region. Incentive programs for reduction of emissions 

from heavy-duty diesel vehicles and off-road equipment are also established in the RAQS. 
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Therefore, proposed construction activity and associated construction trips are considered 

accounted for in, and consistent with, the RAQS.  

Santa Barbara Place Residences Project  

The Santa Barbara Place Residences Project would be consistent with the City of San Diego 

General Plan land use designation and Mission Beach Precise Plan land use designation for the 

site. Additionally, the project would be consistent with the existing zoning designation for the 

site which allows for a density of 36 dwelling units per acre. For these reasons, vehicle trip 

generation, which is an estimated 72 average daily trips, and planned development for the site is 

consistent with the SIP and RAQS. Because the proposed land uses and associated vehicle trips 

are consistent with local air quality plans, the Santa Barbara Place Residences Project would be 

consistent at a regional level with the underlying growth forecasts in the RAQS. Impacts would 

be less than significant.  

Additionally, although the RAQS is primarily focused on long-term regional air quality planning, 

the emissions inventories and projections in the RAQS address all potential pollutant sources, 

including those under the authority of CARB and the EPA related to anticipated construction 

associated with planned growth in the region. Incentive programs for reduction of emissions 

from heavy-duty diesel vehicles and off-road equipment are also established in the RAQS. 

Therefore, proposed construction activity and associated construction trips are considered 

accounted for in, and consistent with, the RAQS. 

Combined Project Analysis 

Both projects would be consistent with the existing zoning designation for the site and both 

project sites would be consistent with the planned vehicle trip generation for each site as 

anticipated in the RAQS. The combined average daily trips for both projects would be 390 

average daily trips. For these reasons, vehicle trip generation and planned development for each 

site is considered to be anticipated in the SIP and RAQS and when analyzed in conjunction, 

would be considered consistent with the SIP and RAQS. Because the proposed land uses and 

associated vehicle trips are considered anticipated in local air quality plans, the combined project 

would be consistent at a regional level with the underlying growth forecasts in the RAQS. 

Impacts would be less than significant.  

Additionally, although the RAQS is primarily focused on long-term regional air quality planning, 

the emissions inventories and projections in the RAQS address all potential pollutant sources, 

including those under the authority of CARB and the EPA related to anticipated construction 

associated with planned growth in the region. Incentive programs for reduction of emissions 

from heavy-duty diesel vehicles and off-road equipment are also established in the RAQS. 
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Therefore, proposed construction activity and associated construction trips are considered 

accounted for in, and consistent with, the RAQS.  

7.2.5 SIGNIFICANCE OF IMPACT 

Mission Beach Residences Project  

The Mission Beach Residences Project is considered consistent with the RAQS and SIP; 

therefore, impacts would be less than significant.  

Santa Barbara Place Residences Project  

The Santa Barbara Place Residences Project is considered consistent with the RAQS and SIP; 

therefore, impacts would be less than significant. 

Combined Project Analysis 

The Mission Beach Residences Project combined with the Santa Barbara Place Residences 

Project would not change impact conclusions reached for each site individually. Each project site 

would be individually consistent with the RAQS and SIP; therefore, when analyzed together, 

they would be consistent with local air quality plans. Impacts would be less than significant. 

7.2.6 IMPACTS 

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

contribute substantially to an existing or projected air quality violation?  

Issue 3:  Would the proposal exceed 100 pounds per day of Particulate Matter 

(PM) (dust)? 

Mission Beach Residences Project  

Construction 

Construction of the Mission Beach Residences Project would result in a temporary addition of 

pollutants to the local airshed caused by soil disturbance, fugitive dust emissions, and 

combustion pollutants from on-site construction equipment, as well as from off-site trucks 

hauling construction materials. Construction emissions can vary substantially from day to day, 

depending on the level of activity, the specific type of operation, and, for dust, the prevailing 

weather conditions. Fugitive dust (PM10 and PM2.5) emissions would primarily result from 

grading and site preparation activities. NOx and CO emissions would primarily result from the 

use of construction equipment and motor vehicles.  
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Emissions from the construction phase of the Mission Beach Residences Project were estimated 

using the CalEEMod Version 2013.2.2, available online (www.caleemod.com). For the purposes 

of modeling, it was assumed that construction would occur intermittently over an approximately 

18-month period and consist of the following phases: 

 Demolition of existing school facility (4 weeks) 

 Mass grading, including soil export (8 weeks) 

 Fine site grading (2 weeks) 

 Site utilities (3 weeks) 

 Building construction (12 months) 

 Paving (1 month) 

 Architectural coatings (1 month)  

A detailed depiction of the construction schedule—including information regarding subphases, 

demolition, and equipment used during each subphase—is included in Appendix H1 of this 

report. The information contained in Appendix H1 was used as CalEEMod model inputs. 

Model defaults were used for construction equipment specifications, and the equipment mix is 

meant to represent a reasonably conservative estimate of construction activity. For the analysis, it 

was generally assumed that heavy construction equipment would be operating at the site for 

approximately 8 hours per day, 5 days per week (22 days per month), during Mission Beach 

Residences Project construction. Additionally, CalEEMod model assumptions were used for 

worker trips and vendor trips during building construction subphases. 

The Mission Beach Residences Project is subject to SDAPCD Rule 55 – Fugitive Dust Control. 

This rule, which applies to any project that would generate fugitive dust, requires that the project 

take steps to restrict visible emissions of fugitive dust beyond the property line. Compliance with 

Rule 55 would limit fugitive dust (PM10 and PM2.5) that may be generated during grading and 

construction activities. To account for dust control measures in the calculations, it was assumed 

that the active sites would be watered at least two times daily (as required by SDAPCD Rule 55), 

resulting in an approximately 55% reduction of particulate matter. The Mission Beach 

Residences Project is also subject to SDAPCD Rule 67.0 – Architectural Coatings. This rule 

requires manufacturers, distributors, and end users of architectural and industrial maintenance 

coatings to reduce VOC emissions from the use of these coatings, primarily by placing limits on 

the VOC content of various coating categories. VOC content restrictions, which include 150 

grams per liter for exterior coatings and 100 grams per liter for interior coatings, are reflected in 

the emissions estimates.  
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Table 7.2-6, Estimated Maximum Daily Construction Emissions-Mission Beach Residences 

Project, shows the estimated maximum mitigated daily construction emissions associated with 

the construction phases of the project in each year. The values shown are the maximum summer 

or winter daily emissions results from CalEEMod. Complete details of the emissions calculations 

are provided in Appendix J1 of this document. 

Table 7.2-6 

Estimated Maximum Daily Construction  

Emissions (pounds/day mitigated) Mission Beach Residences Project 

 VOC NOx CO SOx PM10 PM2.5 

2015 3.82 30.11 22.99 0.03 3.90 2.67 

2016 3.49 21.20 17.02 0.03 1.70 1.41 

2017 47.94 2.21 2.15 0.00 0.23 0.19 

Maximum Daily Emissions  47.94 30.11 22.99 0.03 3.90 2.67 

Emission Threshold 137 250 550 250 100 55 

Threshold Exceeded? No No No No No No 

Source: CalEEMod Version 2013.2.2. See Appendix H1 for complete results. 
The values shown are the maximum summer or winter daily emissions results from CalEEMod.  
VOC = volatile organic compound; NOx = oxides of nitrogen; CO = carbon monoxide; SOx = sulfur oxides; PM10 = coarse particulate matter; 
PM2.5 = fine particulate matter 

As shown, daily construction emissions for the Mission Beach Residences Project would not 

exceed the City’s significance thresholds for VOC, NOx, CO, SOx, PM10, or PM2.5; therefore, 

impacts during construction would be less than significant. Additionally, construction-related 

PM10 emissions would be below 100 pounds per day; therefore, PM10 impacts would be less 

than significant.  

Operation 

Following the completion of construction activities, the Mission Beach Residences Project would 

generate VOC, NOx, CO, SOx, PM10, and PM2.5 emissions from mobile and stationary sources, 

including vehicular traffic and area sources (space heating, water heating, landscaping).  

Vehicular Traffic 

The Mission Beach Residences Project would impact air quality through the vehicular traffic 

generated by the project. According to the project’s traffic report prepared by Urban Systems 

2014, the Mission Beach Residences Project would result in a total of 318 trips. See Appendix F 

for detailed trip generation information.  

The CalEEMod Version 2013.2.2 model was used to estimate daily emissions from proposed 

vehicular sources (refer to Appendix H1). CalEEMod Version 2013.2.2 default data, including 
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temperature, trip characteristics, variable start information, emissions factors, and trip distances, 

were conservatively used for the model inputs.  

Project-related traffic was assumed to include a mixture of vehicles in accordance with the model 

outputs for traffic. Emission factors representing the vehicle mix and emissions for 2017 were 

used to estimate emissions associated with full buildout of the project. 

Area Sources 

In addition to estimating mobile source emissions, the CalEEMod Version 2013.2.2 model was 

also used to estimate emissions from the project’s area sources, which include other natural gas 

combustion, landscaping (which would not produce winter emissions), and architectural coatings 

for maintenance. Refer to Appendix H1 for additional information. 

Table 7.2-7, Estimated Daily Maximum Operational Emissions-Mission Beach Residences Project, 

presents the maximum mitigated daily emissions associated with the operation of the Mission Beach 

Residences Project after all phases of construction have been completed. The values shown for 

motor vehicles and area sources are the maximum summer or winter daily emissions results from 

CalEEMod Version 2013.2.2. Complete details of the emissions calculations are provided in 

Appendix H1 of this document.  

Table 7.2-7 

Estimated Daily Maximum Operational  

Emissions (pounds/day mitigated) Mission Beach Residences Project 

Emission Source VOC NOx CO SOx PM10 PM2.5 

Summer 

Area Sources 1.98 0.05 4.26 0.00 0.09 0.09 

Energy 0.03 0.27 0.11 0.00 0.02 0.02 

Mobile Sources 1.13 2.57 11.85 0.03 1.96 0.54 

Total 3.14 2.89 16.22 0.03 2.07 0.65 

Winter 

Area Sources 1.98 0.05 4.26 0.00 0.09 0.09 

Energy 0.03 0.27 0.11 0.00 0.02 0.02 

Mobile Sources 1.21 2.73 12.40 0.03 1.96 0.54 

Total 3.22 3.05 16.77 0.03 2.07 0.65 

Emission Threshold 137 250 550 250 100 55 

Threshold Exceeded? No No No No No No 

Source: See Appendix H1 for complete results. 
Emissions represent maximum of summer and winter. “Summer” emissions are representative of the conditions that may occur during the 
ozone season (May 1 to October 31), and “winter” emissions are representative of the conditions that may occur during the balance of the year 
(November 1 to April 30).  
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As shown, the daily operational emissions would not exceed the City’s significance threshold for 

VOC, NOx, CO, SOx, PM10, or PM2.5. Operational emissions would, therefore, be less than 

significant. Additionally, operational-related PM10 emissions would be below 100 pounds per 

day; therefore, PM10 impacts would be less than significant. 

Santa Barbara Place Residences Project  

Construction 

Construction of the Santa Barbara Place Residences Project would result in a temporary addition 

of pollutants to the local airshed caused by soil disturbance, fugitive dust emissions, and 

combustion pollutants from on-site construction equipment, as well as from off-site trucks 

hauling construction materials. Construction emissions can vary substantially from day to day, 

depending on the level of activity, the specific type of operation, and, for dust, the prevailing 

weather conditions. Fugitive dust (PM10 and PM2.5) emissions would primarily result from 

grading and site preparation activities. NOx and CO emissions would primarily result from the 

use of construction equipment and motor vehicles.  

Similar to the Mission Beach Residences Project, emissions from the construction phase of the 

Santa Barbara Place Residences Project were estimated using the CalEEMod Version 2013.2.2. 

For the purposes of modeling, it was assumed that construction would occur intermittently over 

an approximately 10-month to 12-month period and consist of the following phases: 

 Demolition of existing building (5 weeks) 

 Site preparation (2 weeks) 

 Mass grading, including soil export (2 weeks) 

 Site utilities (4 weeks) 

 Building construction (6 months) 

 Paving (4 weeks) 

 Architectural coatings (4 weeks)  

A detailed depiction of the construction schedule—including information regarding subphases, 

demolition, and equipment used during each subphase—is included in Appendix H2 of this 

report. The information contained in Appendix H2 was used as CalEEMod model inputs. 

Table 7.2-8, Estimated Maximum Daily Construction Emissions-Santa Barbara Place 

Residences Project, shows the estimated maximum daily construction emissions associated with 

the construction phases of the project. The values shown are the maximum summer or winter 
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daily emissions results from CalEEMod. Complete details of the emissions calculations are 

provided in Appendix H2 of this document. 

Table 7.2-8 

Estimated Maximum Daily Construction  

Emissions (pounds/day) Santa Barbara Place Residences Project 

 VOC NOx CO SOx PM10 PM2.5 

2015 1.51 14.54 9.94 0.01 1.74 1.28 

2016 10.96 13.84 8.75 0.01 1.02 0.89 

Maximum Daily Emissions  10.96 14.54 9.94 0.01 1.74 1.28 

Emission Threshold 137 250 550 250 100 55 

Threshold Exceeded? No No No No No No 

Source: CalEEMod Version 2013.2.2. See Appendix H2 for complete results.  
The values shown are the maximum summer or winter daily emissions results from CalEEMod.  
VOC = volatile organic compound; NOx = oxides of nitrogen; CO = carbon monoxide; SOx = sulfur oxides; PM10 = coarse particulate matter; 
PM2.5 = fine particulate matter 

As shown, daily construction emissions for the Santa Barbara Place Residences Project 

would not exceed the City’s significance thresholds for VOC, NOx, CO, SOx, PM10, or PM2.5; 

therefore, impacts during construction would be less than significant. Additionally, 

construction-related PM10 emissions would be below 100 pounds per day; therefore, PM10 

impacts would be less than significant. 

Operation 

Similar to the Mission Beach Residences Project, following the completion of construction 

activities, the Santa Barbara Place Residences Project would generate VOC, NOx, CO, SOx, 

PM10, and PM2.5 emissions from mobile and stationary sources, including vehicular traffic and 

area sources (space heating, water heating, landscaping).  

Vehicular Traffic 

According to the project’s traffic report prepared by Urban Systems 2014, the Santa Barbara Place 

Residences Project would result in a total of 72 trips (Appendix F). See Appendix F for detailed trip 

generation information.  

The CalEEMod Version 2013.2.2 model was used to estimate daily emissions from proposed 

vehicular sources (refer to Appendix J2).  

Emission factors representing the vehicle mix and emissions for 2016 were used to estimate 

emissions associated with full buildout of the Santa Barbara Place Residences Project. 
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Area Sources 

CalEEMod Version 2013.2.2 model was also used to estimate emissions from the Santa Barbara 

Place Residences Project’s area sources, which include other natural gas combustion, 

landscaping (which would not produce winter emissions), and architectural coatings for 

maintenance. Refer to Appendix H2 for additional information. 

Table 7.2-9, Estimated Daily Maximum Operational Emissions-Santa Barbara Place 

Residences Project, presents the maximum daily emissions associated with the operation of 

the Santa Barbara Place Residences Project after all phases of construction have been 

completed. The values shown for motor vehicles and area sources are the maximum summer 

or winter daily emissions results from CalEEMod Version 2013.2.2. Complete details of the 

emissions calculations are provided in Appendix H2 of this document. 

Table 7.2-9 

Estimated Daily Maximum Operational  

Emissions (pounds/day) Santa Barbara Place Residences Project 

Emission Source VOC NOx CO SOx PM10 PM2.5 

Summer 

Area Sources 0.53 0.01 1.01 0.00 0.02 0.02 

Energy 0.00 0.06 0.03 0.00 0.00 0.00 

Mobile Sources 0.28 0.63 2.91 0.00 0.44 0.12 

Total 0.81 0.70 3.95 0.00 0.46 0.14 

Winter 

Area Sources 0.53 0.01 1.01 0.00 0.02 0.02 

Energy 0.00 0.06 0.03 0.00 0.00 0.00 

Mobile Sources 0.29 0.67 3.04 0.00 0.44 0.12 

Total 0.82 0.74 4.08 0.00 0.46 0.14 

Emission Threshold 137 250 550 250 100 55 

Threshold Exceeded? No No No No No No 

Source: See Appendix H2 for complete results. 
Emissions represent maximum of summer and winter. “Summer” emissions are representative of the conditions that may occur during the 
ozone season (May 1 to October 31), and “winter” emissions are representative of the conditions that may occur during the balance of the year 
(November 1 to April 30).  

As shown, the daily operational emissions would not exceed the City’s significance threshold for 

VOC, NOx, CO, SOx, PM10, or PM2.5. Operational emissions would, therefore, be less than 

significant. Additionally, operational-related PM10 emissions would be below 100 pounds per 

day; therefore, PM10 impacts would be less than significant. 
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Combined Project Analysis  

Construction 

Construction of the Mission Beach Residences Project and Santa Barbara Place Residences 

Project would occur simultaneously; therefore, construction emissions would be additive. Table 

7.2-10, Estimated Maximum Daily Construction Emissions-Mission Beach Residences Project 

and Santa Barbara Place Residences Project, shows the estimated maximum daily construction 

emissions associated with the construction phases of both projects combined. Emissions include 

those associated with truck trips for soil export. For the purposes of a conservative analysis, the 

maximum daily emissions for both projects were added together to estimate a worst-case 

construction scenario. 

Table 7.2-10 

Estimated Maximum Daily Construction Emissions (pounds/day)  

Mission Beach Residences Project and Santa Barbara Place Residences Project 

 VOC NOx CO SOx PM10 PM2.5 

Maximum Daily Emissions 

Mission Beach Residences Project  47.94 30.11 22.99 0.03 3.90 2.67 

Santa Barbara Place Residences Project 10.96 14.54 9.94 0.01 1.74 1.28 

Total Maximum Daily Emissions  58.90 44.65 32.93 0.04 5.64 3.95 

Emission Threshold 137  250 550 250 100 55 

Threshold Exceeded? No No No No No No 

Source: CalEEMod Version 2013.2.2. See Appendix H1 and Appendix H2 for complete results.  

As shown, additive daily construction emissions for both projects combined would not exceed the 

City’s significance thresholds for VOC, NOx, CO, SOx, PM10, or PM2.5; therefore, impacts during 

construction would be less than significant. Additionally, construction-related PM10 emissions would 

be below 100 pounds per day; therefore, PM10 impacts would be less than significant. 

Operation 

When analyzed together, both projects’ operational emissions, including vehicular emissions and 

area sources, would be additive. Table 7.2-11, Estimated Daily Maximum Operational 

Emissions-Mission Beach Residences Project and Santa Barbara Place Residences Project, 

presents the maximum daily emissions associated with the operation of both projects combined 

after all phases of construction have been completed.  
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Table 7.2-11 

Estimated Daily Maximum Operational Emissions (pounds/day)  

Mission Beach Residences Project and Santa Barbara Place Residences Project 

Emission Source VOC NOx CO SOx PM10 PM2.5 

Summer 

Mission Beach Residences Project 3.14 2.89 16.22 0.03 2.07 0.65 

Santa Barbara Place Residences Project 0.81 0.70 3.95 0.00 0.46 0.14 

Total Maximum Daily Emissions  3.95 3.59 20.17 0.03 2.53 0.79 

Winter 

Mission Beach Residences Project 3.22 3.05 16.77 0.03 2.07 0.65 

Santa Barbara Place Residences Project 0.82 0.74 4.08 0.00 0.46 0.14 

Total Maximum Daily Emissions  4.04 3.79 20.85 0.03 2.53 0.79 

Emission Threshold 137 250 550 250 100 55 

Threshold Exceeded? No No No No No No 

Source: See Appendix H1 and Appendix H2 for complete results. 
Emissions represent maximum of summer and winter. “Summer” emissions are representative of the conditions that may occur during the 
ozone season (May 1 to October 31), and “winter” emissions are representative of the conditions that may occur during the balance of the year 
(November 1 to April 30).  

As shown, the daily operational emissions resulting from both projects combined would not 

exceed the City’s significance threshold for VOC, NOx, CO, SOx, PM10, or PM2.5. Operational 

emissions would be less than significant. Additionally, operational-related PM10 emissions would 

be below 100 pounds per day; therefore, PM10 impacts would be less than significant.  

7.2.7 SIGNIFICANCE OF IMPACT 

Mission Beach Residences Project  

Construction and operational emissions for the Mission Beach Residences Project would not exceed 

the City’s significance thresholds for VOC, NOx, CO, SOx, PM10, or PM2.5; therefore, impacts would 

be less than significant. Additionally, construction- and operational-related PM10 emissions would be 

below 100 pounds per day; therefore, PM10 impacts would be less than significant. 

Santa Barbara Place Residences Project  

Construction and operational emissions for the Santa Barbara Place Residences Project 

would not exceed the City’s significance thresholds for VOC, NOx, CO, SOx, PM10, or PM2.5; 

therefore, impacts would be less than significant. Additionally, construction- and 

operational-related PM10 emissions would be below 100 pounds per day; therefore, PM10 

impacts would be less than significant 
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Combined Project Analysis 

Construction and operational emissions for both projects combined would not exceed the City’s 

significance thresholds for VOC, NOx, CO, SOx, PM10, or PM2.5; therefore, impacts would be 

less than significant. Additionally, construction- and operational-related PM10 emissions for both 

projects combined would be below 100 pounds per day; therefore, PM10 impacts would be less 

than significant. 

7.2.8 IMPACTS 

Issue 4: Would the proposal expose sensitive receptors to substantial  

pollutant concentrations? 

Mission Beach Residences Project  

Project-Related TACs 

In addition to impacts from criteria pollutants, Mission Beach Residences Project impacts may 

include emissions of pollutants identified by the state and federal government as TACs or 

hazardous air pollutants (HAPs). State law has established the framework for California’s TAC 

identification and control program, which is generally more stringent than the federal program and 

is aimed at TACs that are a problem in California. The state has formally identified more than 200 

substances as TACs, including the federal HAPs, and is adopting appropriate control measures for 

sources of these TACs.  

The greatest potential for TAC emissions during construction would be diesel particulate 

emissions from heavy equipment operations and heavy-duty trucks and the associated health 

impacts to sensitive receptors. The closest sensitive receptors are residences located adjacent to 

the Mission Beach Residences Project site.  

Health effects from carcinogenic air toxics are usually described in terms of cancer risk. The 

SDAPCD recommends an incremental cancer risk threshold of 10 in a million. “Incremental 

cancer risk” is the likelihood that a person continuously exposed to concentrations of TACs 

resulting from a project over a 70-year lifetime will contract cancer based on the use of standard 

risk-assessment methodology. The Mission Beach Residences Project would only require 

approximately 18 months of construction including demolition and grading activities 

(approximately 12 weeks total) during which time diesel truck traffic would be the greatest when 

compared to other phases of construction. Therefore, because construction activities would be 

short-term, the project would not require the extensive use of heavy-duty construction 

equipment, which is subject to a CARB ATCM for in-use diesel construction equipment to 

reduce diesel particulate emissions. Similarly, the Mission Beach Residences Project would not 
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involve extensive use of diesel trucks, which are also subject to an ATCM. Total construction of 

the project would last approximately 18 months, after which project-related TAC emissions 

would cease. Thus, the project would not result in a long-term (i.e., 70-year) source of TAC 

emissions. No residual TAC emissions and corresponding cancer risk are anticipated after 

construction, nor are any long-term sources of TAC emissions anticipated during operation of the 

Mission Beach Residences Project. As such, the exposure of Mission Beach Residences Project -

related TAC emission impacts to sensitive receptors would be less than significant. 

CO Hotspots 

Mobile-source impacts occur basically on two scales of motion. Regionally, Mission Beach 

Residences Project -related travel will add to regional trip generation and increase the vehicle 

miles traveled within the local airshed and the SDAB. Locally, Mission Beach Residences Project 

traffic would be added to the roadway system in the vicinity of the project. If such traffic occurs 

during periods of poor atmospheric ventilation, is composed of a large number of vehicles “cold-

started” and operating at pollution-inefficient speeds, and is operating on roadways already 

crowded with non-project traffic, there is a potential for the formation of microscale CO 

“hotspots” in the area immediately around points of congested traffic. Because of continued 

improvement in vehicular emissions at a rate faster than the rate of vehicle growth and/or 

congestion, the potential for CO hotspots in the SDAB is steadily decreasing.  

Carbon monoxide transport is extremely limited and disperses rapidly with distance from the 

source. Under certain extreme meteorological conditions, however, CO concentrations near a 

congested roadway or intersection may reach unhealthy levels, affecting sensitive receptors such 

as residents, school children, hospital patients, and the elderly. Typically, high CO 

concentrations are associated with roadways or intersections operating at an unacceptable level 

of service (LOS). Projects contributing to adverse traffic impacts may result in the formation of 

CO hotspots. The Mission Beach Residences Project’s traffic impact analysis (Appendix F) 

evaluated whether there would be a decrease in the LOS (e.g., congestion) at the intersections 

affected by the project. As indicated in the City of San Diego’s Significance Determination 

Thresholds (City of San Diego 2011), a site-specific CO hotspots analysis should be performed if 

a proposed development would cause a four- or six-lane road to deteriorate to LOS E or worse. 

The Mission Beach Residences Project’s traffic report evaluated five intersections in the project 

vicinity to assess potential impacts resulting from the project. The results of the existing 

conditions (2014) show that all study intersections are currently operating at acceptable levels of 

service (LOS D or better). Existing, Near-Term, and Future (Horizon Year 2030) conditions 

were evaluated without and with the project. Based on the City of San Diego significance 
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criteria, no direct significant impacts were determined. As such, a quantitative CO hotspots 

analysis is not required. Impacts would be less than significant. 

Santa Barbara Place Residences Project  

Project-Related TACs 

The Santa Barbara Place Residences Project would only require approximately 10-12 months of 

construction; therefore, because construction activities would be short-term, the project would 

not require the extensive use of heavy-duty construction equipment, which is subject to a CARB 

ATCM for in-use diesel construction equipment to reduce diesel particulate emissions. Similarly, 

the Santa Barbara Place Residences Project would not involve extensive use of diesel trucks, 

which are also subject to an ATCM. Total construction of the project would last approximately 

10-12 months including demolition activities and grading activities (approximately seven weeks 

total) during which time diesel truck traffic would be the greatest when compared to other phases 

of construction. Following completion of construction activities project-related TAC emissions 

would cease. Thus, the Santa Barbara Place Residences Project would not result in a long-term 

(i.e., 70-year) source of TAC emissions. No residual TAC emissions and corresponding cancer 

risk are anticipated after construction, nor are any long-term sources of TAC emissions 

anticipated during operation of the Santa Barbara Place Residences Project. As such, the 

exposure of Santa Barbara Place Residences Project -related TAC emission impacts to sensitive 

receptors would be less than significant. 

CO Hotspots 

Regarding CO Hotspots, the Santa Barbara Place Residences Project’s traffic report (Urban 

Systems 2014) evaluated five intersections in the project vicinity to assess potential impacts 

resulting from the project. The results of the existing conditions (2014) show that all study 

intersections are currently operating at acceptable levels of service (LOS D or better). Existing, 

Near-Term, and Future (Horizon Year 2030) conditions were evaluated without and with the 

project. Based on the City of San Diego significance criteria, no direct significant impacts were 

determined. As such, a quantitative CO hotspots analysis is not required. Impacts would be less 

than significant.  

Combined Project Analysis 

Project-Related TACs 

Under the combined project analysis, the combined project construction activities would not 

result in a long-term (i.e., 70-year) source of TAC emissions. Total construction of the projects 
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combined would last approximately 18 months including demolition activities and grading 

activities during which time diesel truck traffic would be the greatest when compared to other 

phases of construction. The potential exists for demolition and/or grading phases to occur 

concurrently, during which time diesel truck use would be greatest. Should demolition and/or 

grading phases overlap, this overlap would occur for a maximum of seven weeks, which 

represents a worst-case scenario for project-related TACs; however, it is anticipated that these 

phases would not occur concurrently. Even if this worst-case scenario of seven week overlap 

occurs, the combined project would not result in substantial concentrations of project-related 

TACs. Following completion of construction activities project-related TAC emissions would 

cease. No residual TAC emissions and corresponding cancer risk are anticipated after 

construction, nor are any long-term sources of TAC emissions anticipated during operation of the 

projects. As such, the exposure of project-related TAC emission impacts to sensitive receptors 

would be less than significant. 

CO Hotspots 

Regarding CO Hotspots, one significant impact was identified in the project’s traffic impact 

study (Appendix F) under the Horizon Year 2030 scenario at the Mission Boulevard and Santa 

Barbara Place intersection. Mission Boulevard is a 2-lane and 3-lane collector and therefore 

would not qualify as a roadway requiring quantitative CO hotspot analysis under the City of San 

Diego guidance. Although impacts at the Mission Boulevard and Santa Barbara Place 

intersection would reduce service to LOS E or worse, mitigation is provided that would reduce 

impacts to a less-than-significant level. As such, a quantitative CO Hotspots analysis is not 

required. Impacts would be less than significant. 

7.2.9 SIGNIFICANCE OF IMPACT 

Mission Beach Residences Project  

The Mission Beach Residences Project would not expose sensitive receptors to substantial 

pollutant concentrations, and the project would not result in a long-term source of TACs. 

Additionally, no CO hotspots would occur as a result of implementation of the project. Impacts 

would be less than significant.  

Santa Barbara Place Residences Project  

The Santa Barbara Place Residences Project would not expose sensitive receptors to substantial 

pollutant concentrations, and the project would not result in a long-term source of TACs. 

Additionally, no CO hotspots would occur as a result of implementation of the project. Impacts 

would be less than significant. 
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Combined Project Analysis 

The two projects combined would not expose sensitive receptors to substantial pollutant 

concentrations, and the projects would not result in a long-term source of TACs. Additionally, no 

CO hotspots would occur as a result of implementation of the two projects. Impacts would be 

less than significant. 

7.2.10 IMPACTS 

Issue 5: Would the proposal create objectionable odors affecting a substantial 

number of people? 

Mission Beach Residences Project  

Odors would be generated from vehicles and/or equipment exhaust emissions during construction of 

the Mission Beach Residences Project. Odors produced during construction would be attributable to 

concentrations of unburned hydrocarbons from tailpipes of construction equipment and architectural 

coatings. While such odors can be a nuisance, they are temporary and generally occur at magnitudes 

that would not affect substantial numbers of people. Therefore, impacts associated with odors during 

construction would be considered less than significant. 

Land uses and industrial operations that are associated with odor complaints include agricultural 

uses, wastewater treatment plants, food processing plants, chemical plants, composting, 

refineries, landfills, dairies, and fiberglass molding. The Mission Beach Residences Project 

involves residential construction and would not result in the creation of a land use that is 

commonly associated with odors. Therefore, odor impacts related to Mission Beach Residences 

Project operations would be considered less than significant. 

Santa Barbara Place Residences Project  

Similar to the Mission Beach Residences Project, the Santa Barbara Place Residences Project would 

generate short-term odors from vehicles and/or equipment exhaust emissions during construction of the 

project. Following completion of construction, construction-related odors would cease. Additionally, 

the Santa Barbara Place Residences Project involves residential construction and would not result in the 

creation of a land use that is commonly associated with odors. Therefore, odor impacts related to Santa 

Barbara Place Residences Project operations would be considered less than significant. 

Combined Project Analysis 

Similar to the Mission Beach Residences Project and the Santa Barbara Place Residences Project, 

combined project odors would result from vehicles and/or equipment exhaust emissions during 
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construction of the two projects. Because construction-related odors would be minimal and short-

term, impacts during construction would be less than significant. Additionally, because the combined 

project would not result in the creation of a land use that is commonly associated with odors, odor 

impacts related to combined project operations would be considered less than significant. 

7.2.11 SIGNIFICANCE OF IMPACT 

Mission Beach Residences Project  

The Mission Beach Residences Project would not result in substantial odor-generating activities 

or uses during construction or operation; therefore, impacts would be less than significant.  

Santa Barbara Place Residences Project  

The Santa Barbara Place Residences Project would not result in substantial odor-generating activities 

or uses during construction or operation; therefore, impacts would be less than significant. 

Combined Project Analysis 

The two projects combined would not result in substantial odor-generating activities or uses 

during construction or operation; therefore, impacts would be less than significant. 

7.2.12 IMPACT 

Issue 6: Would the proposal result in substantial alteration of air movement in the 

area of the project? 

Mission Beach Residences Project  

The existing built environment that characterizes the site and surrounding land uses is 

generally consistent in terms of scale, density, and mass of structures. The majority of parcels 

located in the vicinity of the Mission Beach Residences Project site are entirely built out and 

contain structures between one and three stories in height. The addition of three-story, multi-

family residential units would replace the large, bulk structure of the former elementary school, 

and would introduce a physically consistent development to the area in terms of height and 

mass when compared to structures and development patterns in the immediate vicinity. The 

Mission Beach Residences Project would create higher density development than the existing 

structures on-site, which would alter air flow patterns in the project vicinity. In order to off-set 

the potential hazard of restricting airflow through the proposed higher-density structures, the 

architectural design of the project would ensure adequate air flow between structures. In 

addition, the pocket park on-site would allow for greater air flow along Mission Boulevard 
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because this portion of the site would be improved as an open space park and would not 

include any structures at this location. Moreover, the extension of Jersey Court to Bayside 

Lane would introduce a new linear passageway providing visual and physical access to 

Mission Bay which would increase air flow through the project site. Furthermore, because the 

use and scale of the project would not differ from that of existing nearby land uses, and the 

open, urban character of the surrounding street grid and built environment would be 

maintained following project implementation, the overall existing physical layout and urban 

character of the area would not be significantly altered following project implementation. 

Therefore, the Mission Beach Residences Project would not create substantial changes in air 

movement in and around the project site and impacts would be less than significant.  

Santa Barbara Place Residences Project  

The addition of three-story, multi-family residential units would replace the large, bulk structure 

of the former educational building associated with the elementary school, and would introduce a 

physically consistent development to the area in terms of height and mass when compared to 

structures and development patterns in the immediate vicinity. The Santa Barbara Place 

Residences Project would, however, introduce a higher density development configuration than 

that of the existing structural arrangement of the educational building, which would alter air flow 

patterns in and around the project site. In order to off-set the potential hazard of restricting 

airflow due to the proposed higher-density structures, architectural design of the project would 

ensure adequate air flow would be maintained between structures. In addition, the provision of a 

landscape feature on site would increase green space, which would assist in maintaining proper 

air flow along Mission Boulevard, because a structure would not be located on this portion of the 

project site. The use and scale of the project would not differ from that of existing nearby land 

uses, and the open, low-density urban character of the surrounding street grid and built 

environment would be maintained following project implementation; therefore, because the 

overall existing physical layout and urban character of the area would not be significantly 

altered, the Santa Barbara Place Residences Project would not create substantial changes in air 

movement in and around the project site. Impacts would be less than significant. 

Combined Project Analysis 

The projects, when considered together, would introduce a higher density development 

configuration than that of the existing structural arrangement of the school which would alter air 

flow patterns in and around the project sites. In order to off-set the potential hazard of restricting 

airflow due to the proposed higher structures, architectural design of the projects would ensure 

adequate air flow would be maintained between structures. In addition, the pocket park on the 

Mission Beach Residences Project site would increase passive open space, which would allow 



MISSION BEACH RESIDENCES PROJECT AND SANTA BARBARA PLACE RESIDENCES PROJECT MEIR 
 CHAPTER 7 – EFFECTS NOT FOUND TO BE SIGNIFICANT 

December 2015 7-40 8133 

for air flow along Mission Boulevard because this portion of the site would be improved as an 

open space park and would not include any structures at this location. Additionally, the 

extension of Jersey Court to Bayside Lane would introduce a new linear passageway providing 

visual and physical access to Mission Bay which would increase air flow through the Mission 

Beach Residences Project site.  

Moreover, the use and scale of the two projects combined would not differ from that of existing 

nearby land uses, and the open, urban character of the surrounding street grid and built 

environment would be maintained following the projects’ implementation. As such, because the 

overall existing physical layout and urban character of the area would not be significantly 

altered, the projects would not create substantial changes in air movement in and around the 

project sites. Impacts would be less than significant. 

7.2.13 SIGNIFICANCE OF IMPACT 

Mission Beach Residences Project  

The Mission Beach Residences Project would not create substantial changes in air movement in 

and around the project site; therefore, impacts would be less than significant. 

Santa Barbara Place Residences Project  

The Santa Barbara Place Residences Project would not create substantial changes in air 

movement in and around the project site; therefore, impacts would be less than significant. 

Combined Project Analysis 

The two projects combined would not create substantial changes in air movement in and around 

the project sites; therefore, impacts would be less than significant. 

7.3 ENERGY 

7.3.1 EXISTING CONDITIONS 

Mission Beach Residences Project 

The Mission Beach Residences Project site would be served by San Diego Gas & Electric 

(SDG&E). The SDG&E service area covers 4,100 square miles within San Diego County and 

southern Orange County. Energy is provided to approximately 3.4 million people. This service 

area includes approximately 1.4 million electricity meters and 860,000 natural gas meters 

(SDG&E 2014). Forecasting future energy consumption demand is performed on a continual 
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basis by SDG&E, including the need for installation of transmission and distribution lines. In 

situations where projects with large power loads are planned, other loads in the project vicinity 

are considered in conjunction with the planned project, and electrical substations are upgraded as 

needed. An existing overhead electrical line runs along Bayside Lane, to the east of the Mission 

Beach Residences Project site.  

Santa Barbara Place Residences Project 

Similar to the Mission Beach Residences Project, the Santa Barbara Place Project site would be 

served by SDG&E. An existing overhead electrical line runs in the existing alley to the south of 

the Santa Barbara Place Residences Project site and connects to the existing overhead electrical 

line that runs along Bayside Lane to the east. 

7.3.2 IMPACTS 

Issue 1: Would construction and operation of the proposal result in the use of 

excessive amounts of electrical power? 

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

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

Mission Beach Residences Project  

SDG&E currently provides electricity and natural gas to the Mission Beach community and 

would provide services to the Mission Beach Residences Project. The Mission Beach Residences 

Project is estimated to have an electricity demand of approximately 346,800 kilowatt hours per 

year (Robert Hidey Architects 2015).  

The project would be required to comply with Title 24, Part 6 of the California Code of 

Regulations, also known as California’s Building Energy Efficiency Standards. The most recent 

iteration, the 2013 Building Energy Efficiency Standards, went into effect on July 1, 2014; these 

standards are updated on a triennial basis to account for technological improvements in energy 

efficiency building technology (California Energy Commission 2012). In addition to the building 

code requirements, the Mission Beach Residences Project would achieve LEED Silver 

certification and include a photovoltaic (PV) system which would reduce and minimize energy 

consumption. LEED measures to reduce energy consumption would include the following: 

 Roof-mounted PV solar panels to generate electricity on-site, and reduce demand from 

public utility  

 Energy-efficient lighting and occupant sensors 

 Energy-efficient appliances and systems 
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 Natural daylighting 

 Ventilation strategies 

 Heat island reduction: 

o Cool roof materials 

o Shade hardscape and covered parking 

 Third-party testing and enhanced systems commissioning  

 Other measures as needed to achieve LEED Silver Certification 

Cool roof materials would contribute to a lower ambient building temperature, reducing the need to 

use electricity to cool internal temperatures. Systems commissioning would include testing and 

maintaining the efficiency of the installed energy systems of the Mission Beach Residences 

Project. Overall, achieving a LEED Silver Certification and including a PV system would 

substantially minimize energy consumption throughout the entire project compared to a similar 

project without such certification. Therefore, the Mission Beach Residences Project would not 

require or result in the consumption of excessive amounts of energy.  

Santa Barbara Place Residences Project 

SDG&E would provide electricity and natural gas services to the Santa Barbara Place Residences 

Project. The Santa Barbara Place Residences Project is estimated to have an electricity demand of 

approximately 81,600 kilowatt hours per year (Robert Hidey Architects 2015).  

The Santa Barbara Place Residences Project would be required to comply with the 2013 

California Building Energy Efficiency Standards. Similar to the Mission Beach Residences 

Project, the Santa Barbara Place Residences Project would achieve LEED Silver certification and 

include a PV system which would reduce and minimize energy consumption. LEED measures to 

reduce energy consumption would include the following: 

 Roof-mounted PV solar panels to generate electricity on-site, and reduce demand from 

public utility  

 Energy-efficient lighting and occupant sensors 

 Energy-efficient appliances and systems 

 Natural daylighting 

 Ventilation strategies 

 Heat island reduction: 
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o Cool roof materials 

o Shade hardscape and covered parking 

 Third-party testing and enhanced systems commissioning 

 Other measures as needed to achieve LEED Silver Certification 

For similar reasons described for the Mission Beach Residences Project, the Santa Barbara Place 

Residences Project would reduce energy consumption beyond the required 2013 California 

Building Energy Efficiency Standards. Therefore, the Santa Barbara Place Residences Project 

would not require or result in the consumption of excessive amounts of energy. 

Combined Project Analysis 

The Mission Beach Residences Project and the Santa Barbara Place Residences Project would 

implement similar measures intended to reduce energy consumption. Specifically, each project 

would be designed to meet LEED Silver Certification and include a PV system. To obtain such a 

certification, substantial energy reduction features must be incorporated into project design, 

construction, and operation. As both projects individually would not result in excessive energy 

consumption as a result of their respective achievement of LEED Silver certification and include 

a PV system, it is unlikely that the combination of these projects would result in excessive 

energy consumption. The combination of the two individual projects would not result in any 

greater or new impacts beyond each project individually, as described above.  

7.3.3 SIGNIFICANCE OF IMPACT 

Mission Beach Residences Project 

The 15% reduction in energy consumption would be beyond the required 2013 California 

Building Energy Efficiency Standards. Overall, achieving a LEED Silver Certification and 

including a PV system would substantially minimize energy consumption throughout the entire 

project compared to a similar project without such certification. Therefore, the Mission Beach 

Residences Project would not require or result in the consumption of excessive amounts of 

energy, and impacts would be less than significant. 

Santa Barbara Place Residences Project 

For similar reasons described for the Mission Beach Residences Project, the Santa Barbara Place 

Residences Project’s design features would reduce energy consumption beyond the required 

2013 California Building Energy Efficiency Standards. Therefore, the Santa Barbara Place 
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Residences Project would not require or result in the consumption of excessive amounts of 

energy, and impacts would be less than significant. 

Combined Project Analysis 

Both the Mission Beach Residences Project and the Santa Barbara Place Residences Project 

would implement measures intended to reduce energy consumption. Specifically, each project 

would be designed to meet LEED Silver Certification and include a PV system. The combination 

of the two individual projects would not result in any greater or new impacts beyond each project 

individually, and impacts would be less than significant.  

7.4 GEOLOGIC CONDITIONS 

The following discussion is based on two reports: (1) the Preliminary Geotechnical and 

Geologic Reconnaissance Report: Proposed Mission Beach Residences (Mission Beach 

Geologic Report) that was prepared by Taylor Group Inc. (TGI) for the Mission Beach 

Residences Project (TGI 2014a) (Appendix I1), and (2) the Preliminary Geotechnical and 

Geologic Reconnaissance Report: Proposed Santa Barbara Place Residences (Santa Barbara 

Place Geologic Report) that was prepared by TGI for the Santa Barbara Place Residences Project 

(TGI 2014b) (Appendix I2). 

7.4.1 EXISTING CONDITIONS 

Site Description  

Mission Beach Residences Project 

The Mission Beach Residences Project site gently slopes down from south to north at 

approximately 1%, with surface elevations ranging from 4 to 6 feet above mean sea level (amsl). 

There are some mounded areas of landscaping north of the school building that are 

approximately 2 to 3 feet higher in elevation than the nominal grade. The existing building is at 

approximately 6 feet amsl, about 0.5 foot higher than the ground surface.  

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project site is relatively flat, ranging from approximately 

5.3 feet amsl to 6 feet amsl, with the ground surface sloping down in all directions, away from 

the existing building at approximately 1% to 5%. The existing building is approximately 0.5 foot 

higher in elevation than the perimeter of the Santa Barbara Place Residences Project site. 
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Soil and Geologic Conditions 

Regional Geologic Setting 

Both the Mission Beach Residences Project site and the Santa Barbara Place Residences Project 

site lie within the same regional geologic setting, due to their proximity to each other.  

Peninsular Ranges Geomorphic Province 

Both project sites are located between the Pacific Ocean and Mission Bay, in the western San 

Diego County portion of the Peninsular Ranges Geomorphic Province. This geomorphic 

province extends approximately 900 miles from the east-west-trending Transverse Ranges in the 

Los Angeles Basin area, south to the southern tip of Baja California. The western portion of the 

province in San Diego County, which includes both project sites, is underlain by Quaternary-age 

surficial deposits. The Quaternary-age surficial deposits are underlain by sedimentary rocks of 

Late Cretaceous, Eocene, Pliocene, Pleistocene, and Holocene age. The Tertiary and Quaternary 

sedimentary rocks were deposited on upper Cretaceous sedimentary rocks in a basin known as 

the San Diego embayment. The most abundant rocks in the embayment are gently folded and 

faulted Eocene marine, lagoonal, and nonmarine rocks. 

Bay Point Formation 

The Bay Point Formation, consisting of Pleistocene rocks, directly underlie both the Mission 

Beach Residences Project site and the Santa Barbara Place Residences Project site. These 

rocks consist mainly of marine and nonmarine, poorly consolidated, fine- and medium-grained 

sandstone. They represent episodes of deposition in offshore bar and near-shore marine 

abrasion. The Bay Point Formation was re-named, and the sediments reclassified, as Paralic 

deposits. The rocks underlying both project sites are mapped as Old Paralic deposits, unit 6 

(Qop6), representing deposition during late to middle Pleistocene on an emergent wave cut 

abrasion platform preserved by regional uplift. Differently numbered Qop deposits designate 

different ages and elevations of abrasion platforms. In general, the Paralic deposits underlying 

the site are poorly sorted and moderately permeable, and may include interfingered siltstone, 

sandstone, and conglomerates. 

Site Subsurface Conditions 

Mission Beach Residences Project 

The Mission Beach Residences Project site is expected to contain near-surface deposits 

consisting of topsoil, engineered fill, and Pleistocene-age Old Paralic deposits. Both the topsoil 

and fill are expected to be approximately 1 to 3 feet thick and to include native silty to clayey 
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sands and unknown imported fill. The deposits underlying the site are composed of rocks formed 

from sediments deposited on a wave-cut platform that was later uplifted to become a marine 

terrace and consist mostly of marine and nonmarine, poorly consolidated fine- to medium-

grained sandstone. Previous geologic borings performed within the vicinity of the project site 

were reviewed by TGI as part of the Mission Beach Geologic Report. These borings suggest that 

the formation deposits that underlie topsoil and engineered fill beneath the Mission Beach 

Residences Project site can be expected to consist of medium dense, fine- to medium-grained 

clayey sand; medium dense, medium- to coarse-grained silty sand; and medium dense to dense, 

poorly graded fine- to medium-grained sand. 

Santa Barbara Place Residences Project 

Due to the adjacent location of the Santa Barbara Place Residences Project site relative to the 

Mission Beach Residences Project site, it is expected that site subsurface conditions are similar 

to that described above.  

Geologic Hazards 

Faulting and Seismicity 

Both the Mission Beach Residences Project site and the Santa Barbara Place Residences Project 

site are located in seismically active Southern California. San Diego’s tectonic setting includes 

north and northwest striking fault zones, the most prominent and active of which is the Rose 

Canyon Fault Zone. Other fault zones lie in eastern and northern San Diego County.  

Mission Beach Residences Project 

The Mission Beach Residences Project site is not within an earthquake fault zone, and no active 

faults run through the site. The nearest known active fault is the Rose Canyon Fault, located 

approximately 2.8 miles east of the Mission Beach Residences Project site. Other active faults 

located within approximately 30 miles of the project site include the Coronado Bank Fault Zone, 

Newport–Inglewood Fault, San Diego Trough Fault, and Elsinore Fault. The Mission Beach 

Residences Project site would likely be subject to strong ground shaking due to regional 

proximity to several active faults, as with the rest of the San Diego region. The most significant 

ground shaking hazards are likely to occur from the Rose Canyon and Newport–Inglewood 

Faults, both of which are considered capable of producing an earthquake of magnitude 6.9.  

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project site is not within an earthquake fault zone, and no 

active faults run through the site. Due to the proximate location of the Santa Barbara Place 
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Residences Project site relative to the Mission Beach Residences Project site, the Rose Canyon 

Fault is the nearest known active fault, located approximately 2.8 miles east of the Santa Barbara 

Place Residences Project site. Similar to the Mission Beach Residences Project, the Santa 

Barbara Place Residences Project would be subject to significant ground shaking hazards 

resulting from earthquakes from both the Rose Canyon and Newport–Inglewood Faults.  

Liquefaction 

When shaken strongly, unconsolidated sandy deposits that are saturated with water can liquefy 

and form a slurry as a result of an increase in pore pressure and a reduction in stress. This 

process is called “liquefaction.” Slurries have little ability to support the weight of built 

structures or to resist flowing downslope, even on nearly flat ground. Liquefaction may result in 

sinking, tilt, distortion, or destruction of buildings and bridges; rupture of underground pipes; 

and cracking and spreading of the ground surface. 

Mission Beach Residences Project  

As stated in the Mission Beach Geologic Report, the project site is underlain by sedimentary deposits 

that exhibit density and particle size characteristics that indicate negligible risk of liquefaction. 

Santa Barbara Place Residences Project  

As stated in the Santa Barbara Place Geologic Report, the project site is underlain by dense 

sedimentary deposits that exhibit density and particle size characteristics that indicate negligible 

risk of liquefaction. 

Expansive Soils 

Expansive soil and rock are characterized by clayey material that shrinks and swells as it dries or 

becomes wet, respectively. Trees and shrubs placed closely to a structure can lead to soil drying 

and subsequent shrinkage. The volume changes associated with shrinkage and swelling of 

expansive soils can cause a number of problems, including movement and cracking of foundations; 

structural distress such cracking of walls, misalignment of doors and windows, and heaving and 

cracking of floor slabs, patio slabs, sidewalks, and roads; and damage to buried pipelines. 

Mission Beach Residences Project 

The Bay Point Formation deposits that underlie the Mission Beach Residences Project site are 

predominately granular, but would likely contain silt and clay-sized particles. The clay potion of 

the Bay Point Formation could include expansive clay minerals that are expected to have low to 

moderate expansion potential. During the project site reconnaissance, TGI did not observe any 
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obvious signs of distress to the existing structures on the Mission Beach Residences Project site 

that appear to be related to soil expansion, shrinking, upheaval, or settlement. As indicated in the 

Mission Beach Geologic Report, the underlying soils do not present substantial expansion 

potential or geologic hazard.  

Santa Barbara Place Residences Project  

As the Santa Barbara Place Residences Project site is also underlain by the Bay Point Formation, 

similar soil characteristics and expansion potential to the Mission Beach Residences Project site 

are expected to exist at the Santa Barbara Place Residences Project site. TGI also performed a 

site reconnaissance at the Santa Barbara Place Residences Project site, and did not observed any 

obvious signs of distress to the existing structures that appear to be related to soil expansion, 

shrinking, upheaval, or settlement. As indicated in the Santa Barbara Place Geologic Report, the 

underlying soils do not present substantial expansion potential or geologic hazard. 

Collapsible Soils 

Collapsible soils consist of loose, dry, low-density materials that collapse and compact under the 

addition of water or excessive loading. These soils are distributed throughout the southwestern 

United States, specifically in areas of young alluvial fans, debris flow sediments, and loess 

(windblown sediment) deposits. Soil collapse occurs when the land surface is saturated at depths 

greater than those reached by typical rain events in a process sometimes referred to as 

“hydrocompression” or “hydrocollapse.” This saturation eliminates the bonds holding the soil 

grains together. Similar to expansive soils, collapsible soils result in structural damage such as 

cracking of the foundation, floors, and walls in response to settlement. 

Mission Beach Residences Project 

The Bay Point Formation, topsoil, and fill soils that underlie the Mission Beach Residences 

Project site are not expected to have significant collapse potential, as indicated in the Mission 

Beach Geologic Report. 

Santa Barbara Place Residences Project  

The Bay Point Formation, topsoil, and fill soils that underlie the Santa Barbara Place Residences 

Project site are not expected to have significant collapse potential, as indicated in the Santa 

Barbara Place Geologic Report. 
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Landslides/Slop Stability  

Landslides or slope failures are an abrupt movement of soil and/or bedrock downhill in response 

to gravity. Slope failures generally occur when the driving force induced by the weight of the 

earth materials within a slope exceeds the strength of those materials. Unstable slope conditions 

can arise from a number of natural and human-created causes, including increased moisture 

content, earthquakes, over steepening of the slope angle, and loading at the top of the slope. 

Slope failure can result in damage to property, injury, or loss of life. 

Mission Beach Residences Project 

As stated in the Mission Beach Geologic Report, no known active or ancient landslides underlie 

the Mission Beach Residences Project site; the topography is generally flat, only fluctuating by 

approximately 2 feet in elevation over the entire project site. 

Santa Barbara Place Residences Project 

As stated in the Santa Barbara Place Geologic Report, no known active or ancient landslides 

underlie the Santa Barbara Place Residences Project site; the topography is generally flat, only 

fluctuating by less than 1 foot in elevation over the entire project site. 

Tsunami and Seiche 

Tsunamis are seismic sea waves with a long wavelength (long compared to the ocean depth) 

generated by sudden movements of the ocean floor during submarine earthquakes, landslides, or 

volcanic activity. These events displace sea water and impulsively generate wave trains. The size 

and intensity of a tsunami relates to the magnitude and depth of the earthquake; volume, shape, 

and magnitude of any sea floor displacement; and water depth or the amount of water displaced. 

A seiche is a wave generated in an enclosed, standing body of water by an earthquake or 

landslide. Mission Bay constitutes a closed body of water bordered by an active fault in 

proximity to both the Mission Beach Residences Project site and the Santa Barbara Place 

Residences Project site. 

Mission Beach Residences Project 

As indicated in the Mission Beach Geologic Report, California tsunami inundation maps show 

the Mission Beach Residencies Project site, along with the vast majority of Mission Beach and 

Mission Bay, within a tsunami inundation zone. However, Mission Bay is considered to have 

relatively low potential for significant seiche and tsunami hazards to occur as a result of seismic 

activity or landslides. 
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Santa Barbara Place Residences Project 

Due to its adjacent location of the Santa Barbara Place Residences Project site relative to the 

Mission Beach Residences Project site, it is expected that the Santa Barbara Place Residences 

Project site would be subject to similar, relatively low potential for tsunami and seiche hazards.  

Groundwater 

Mission Beach Residences Project 

Groundwater elevations at the site are estimated to be approximately 4 to 5 feet below the ground 

surface. The groundwater depth at the Mission Beach Residences Project site is likely to be 

influenced by tidal fluctuations due to the proximity of Mission Bay and the Pacific Ocean.  

Santa Barbara Place Residences Project 

Groundwater at the Santa Barbara Place Residences Project site is expected to be at a similar 

depth as the Mission Beach Residences Project site, 4 to 5 feet below the ground surface.  

7.4.2 REGULATORY SETTING 

Federal 

International Building Code 

The International Building Code (IBC) is a model building code developed by the International 

Code Council that provides the basis for the California Building Code. The purpose of the IBC is 

to provide minimum standards for building construction to ensure public safety, health, and 

welfare. Prior to the creation of the IBC, several different building codes were used; by 2000, the 

IBC had replaced these previous codes. The IBC is updated every 3 years. 

State 

California Building Code 

The 2010 California Building Code is based on the 2009 IBC, which is a model building code 

that sets rules specifying the minimum acceptable level of safety for constructed objects in the 

United States. The California Building Code contains amendments based on the American 

Society of Civil Engineers (ASCE) Minimum Design Standards 7-05. ASCE 7-05 provides 

requirements for general structural design, and includes means for determining earthquake and 

other types of loads (flood, snow, wind, etc.) for inclusion in building codes. The provisions of 

the California Building Code apply to the construction, alteration, movement, replacement, and 
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demolition of every building or structure or any appurtenances connected or attached to such 

buildings or structures in California. 

Alquist-Priolo Earthquake Fault Zoning Act 

The Alquist-Priolo Earthquake Fault Zoning (AP) Act (California Public Resources Code (PRC) 

Sections 2621–2630) was passed into law following the destructive February 9, 1970, Mw 6.6 

San Fernando Earthquake. The AP Act provides a mechanism for reducing losses from surface 

fault rupture. The intent of the AP Act is to ensure public safety by prohibiting the siting of most 

structures for human occupancy across traces of active faults that constitute a potential hazard to 

structures from surface faulting or fault creep (California Department of Conservation 2013a). 

The law requires the state geologist to establish regulatory earthquake fault zones and distribute 

maps to all affected cities, counties, and state agencies. Local agencies must regulate most 

development projects within the zones. Before a project can be permitted, cities and counties 

must require a geologic investigation to demonstrate that the proposed buildings will not be 

constructed on an active fault (California Department of Conservation 2013b). 

Seismic Hazards Mapping Act 

The Seismic Hazards Mapping Act (PRC Sections 2690–2699.6) addresses earthquake hazards 

from non-surface-fault rupture, including liquefaction, landslides, strong ground shaking, and 

other earthquake and geologic hazards. The Seismic Hazards Mapping Act also specifies that the 

lead agency for a project may withhold development permits until geologic or soils 

investigations are conducted for specific sites and mitigation measures are incorporated into 

plans to reduce hazards associated with seismicity and unstable soils. 

7.4.3 IMPACTS  

Issue 1: Would the proposal be located on a geologic unit or soil that is unstable or that 

would become unstable as a result of the project, and potentially result in an on- 

or off-site landslide, lateral spreading, subsidence, liquefaction, or collapse? 

Issue 3: Would the proposal expose people or structures to geologic hazards, such as 

earthquakes, landslides, mudslides, ground failure, or similar hazards? 

Mission Beach Residences Project 

The Mission Beach Residences Project site is expected to contain near-surface deposits 

consisting of topsoil, engineered fill, and Pleistocene-age Old Paralic deposits. Both the topsoil 

and fill are expected to be approximately 1 to 3 feet thick and include native silty to clayey sands 

and unknown imported fill. Previous geologic borings performed within the vicinity of the 
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project site were reviewed by TGI as part of the Mission Beach Geologic Report. These borings 

within the surrounding area suggest that the formation deposits that underlie topsoil and 

engineered fill beneath the Mission Beach Residences Project site can be expected to consist of 

medium-dense, fine- to medium-grained clayey sand; medium-dense, medium- to coarse-grained 

silty sand; and medium-dense to dense, poorly graded, fine- to medium-grained sand. 

As discussed in the Mission Beach Geologic Report, adverse effects resulting from geologic hazards 

such as faulting, liquefaction, lateral spreading, expansive soils, collapsible soils, landslides, and 

seiches would be minimal. As stated in the Mission Beach Geologic Report, the City’s Seismic 

Safety Study maps indicate that the Mission Beach Residences Project site has low risk for unsafe 

geologic conditions.  

As noted in the Mission Beach Geologic Report, since only minor tsunamis have been 

recorded within San Diego Bay, it is unlikely for a substantial seismically induced tsunami 

hazard to affect the project. However, the Mission Beach Residences Project site is located 

within a tsunami inundation zone, along with the majority of the Mission Beach community 

and Mission Bay. The proposed structures would be built to the most recent geologic safety 

standards. However, as noted in the Mission Beach Geologic Report, U.S. Building Codes do 

not currently address building design within tsunami zones; additionally, the Federal 

Emergency Management Agency’s (FEMA) Coastal Construction Manual concludes that it is 

generally not feasible to design normal structures to withstand tsunami hazards. Although the 

project would place habitable structures within a tsunami inundation zone, it would not be 

subject to any greater risk of tsunami hazard than the existing on-site development and the 

existing surrounding residential development.  

The Mission Beach Residences Project site is located in a seismically active area and may be 

subject to ground shaking due to earthquake activities in the region. To ensure impacts related to 

ground failure or earthquake-related ground shaking remain below a level of significance, a 

comprehensive geologic investigation will be conducted prior to final design of the Mission 

Beach Residences Project and recommendations provided by the comprehensive geologic 

investigation will be implemented.  

Santa Barbara Place Residences Project 

As the Santa Barbara Place Residences Project site is adjacent to the Mission Beach Residences 

Project site, it is expected that specific site subsurface conditions would be similar. Topsoil and 

engineered fill are anticipated to be approximately 1 to 3 feet thick and directly underlain by 

formational deposits. 
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The Santa Barbara Place Residences Project would be exposed to similar risk of geologic 

hazards as the Mission Beach Residences Project. Adverse effects resulting from geologic 

hazards such as faulting, liquefaction, lateral spreading, expansive soils, collapsible soils, 

landslides, and seiches would be minimal. The City’s Seismic Safety Study maps indicate that 

the project site has low risk for exposure to unsafe geologic conditions.  

As noted in the Santa Barbara Place Geologic Report, since only minor tsunamis have been 

recorded within San Diego Bay, it is unlikely for a substantial seismically induced tsunami 

hazard to affect the project. However, the Santa Barbara Place Residences Project site is located 

within a tsunami inundation zone, along with the majority of the Mission Beach community and 

Mission Bay. The proposed structures would be built to the most recent geologic safety 

standards. However, as noted in the Santa Barbara Place Geologic Report, U.S. Building Codes 

do not currently address building design within tsunami zones. Additionally, FEMA’s Coastal 

Construction Manual concludes that it is generally not feasible to design normal structures to 

withstand tsunami hazards. Although the project would place habitable structures within the 

tsunami inundation zone, it would not be subject to any greater risk of tsunami hazard than the 

existing on-site development and the existing surrounding residential development.  

The Santa Barbara Places Residences Project site is also located in a seismically active area and 

may be subject to ground shaking due to earthquake activities in the region. To ensure impacts 

related to ground failure or earthquake-related ground shaking remain below a level of 

significance, a comprehensive geologic investigation will be conducted prior to final design of 

the Santa Barbara Place Residences Project and recommendations provided by the 

comprehensive geologic investigation would be implemented.  

Combined Project Analysis 

Geologic hazards are site specific and must be analyzed on a project-by-project basis. Because 

the Mission Beach Residences Project and the Santa Barbara Place Residences Project are 

adjacent, they are underlain by the same or similar soils, including the Bay Point Formation. As 

discussed, each project would have similar impacts regarding geologic hazards.  

7.4.4 SIGNIFICANCE OF IMPACT  

Mission Beach Residences Project 

The conclusions of the Mission Beach Geologic Report indicate that the project site would not be 

subject to substantial geologic hazards that would preclude conceptual development, provided 

that a comprehensive geotechnical investigation is performed. Adherence to the most recent 

California Building Code requirements for geologic and earthquake safety would ensure that 
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impacts related to earthquakes and ground shaking would remain below a level of significance. 

Impacts relating to geologic hazards such as faulting, liquefaction, lateral spreading, expansive 

soils, collapsible soils, landslides, tsunamis, and seiches would be less than significant. 

Santa Barbara Place Residences Project 

The conclusions of the Santa Barbara Place Geologic Report indicate that the project site would not 

be subject to significant geologic hazards that would preclude conceptual development, provided that 

a comprehensive geotechnical investigation is performed. Adherence to the most recent California 

Building Code requirements for geologic and earthquake safety would ensure that impacts related to 

earthquakes and ground shaking would remain below a level of significance. Impacts relating to 

geologic hazards such as faulting, liquefaction, lateral spreading, expansive soils, collapsible soils, 

landslides, tsunamis, and seiches would be less than significant. 

Combined Project Analysis 

Each individual project would have less-than-significant impacts related to geologic 

hazards. When both projects are analyzed together for combined effects, impacts would 

also be less than significant. 

7.4.5 IMPACT  

Issue 2: Would the proposal result in a substantial increase in wind or water erosion 

of soils, either on or off site? 

Mission Beach Residences Project 

Construction activities such as demolition and grading would expose and disturb soils and, 

therefore, increase the potential of soil erosion on the Mission Beach Residences Project site. 

The entire project site would be graded, requiring approximately 2,630 cubic yards of soil cut. 

Potential erosion impacts during construction activities would be avoided with adherence to the 

erosion control standards established by the City’s grading ordinance. As discussed in Section 

7.6, Hydrology and Water Quality, the Mission Beach Residences Project would prepare a 

stormwater pollution prevention plan (SWPPP) that specifies best management practices (BMPs) 

to be implemented during project construction to prevent pollutants from contacting stormwater 

and to control erosion and sedimentation, in conformance with the National Pollutant Discharge 

Elimination System (NPDES) permit. The SWPPP would be prepared and submitted to the 

Regional Water Quality Control Board (RWQCB) for review and approval prior to the start of 

construction. Upon completion of construction, soil erosion would be minimized by the proposed 

development and landscaping. Impacts related to erosion would be less than significant. 
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Santa Barbara Place Residences Project 

Construction activities such as demolition and grading would expose and disturb soils and, 

therefore, increase the potential of soil erosion on the Santa Barbara Place Residences Project 

site. The entire project site would be graded, requiring approximately 150 cubic yards of soil 

cut. Potential erosion impacts during construction activities would be avoided with adherence 

to the erosion control standards established by the City’s grading. As discussed in Section 7.6, 

Hydrology and Water Quality, the Santa Barbara Place Residences Project would prepare a 

SWPPP that specifies BMPs to be implemented during project construction to prevent 

pollutants from contacting stormwater and to control erosion and sedimentation, in 

conformance with the NPDES permit. The SWPPP would be prepared and submitted to the 

RWQCB for review and approval prior to the start of construction. Upon completion of 

construction, soil erosion would be minimized by the proposed development and landscaping.  

Combined Project Analysis 

The two projects would be under construction at the same time; therefore, erosion potential 

would be increased beyond that occurring for individual projects. However, both projects would 

be required to comply with the City’s grading ordinance and to employ BMPs to ensure that 

substantial erosion does not occur on each project site.  

7.4.6 SIGNIFICANCE OF IMPACT  

Mission Beach Residences Project 

Implementation of erosion control as required by the City’s grading ordinance and the measures 

outlined in the SWPPP would ensure that impacts related to erosion would be less than significant. 

Santa Barbara Place Residences Project 

Implementation of erosion control as required by the City’s grading ordinance and the measures 

outlined in the SWPPP would ensure that impacts related to erosion would be less than significant. 

Combined Project Analysis 

As both projects would be required to comply with the City’s grading ordinance and to employ 

BMPs to ensure that substantial erosion does not occur on each project site, impacts from both 

projects together would be less than significant. 
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7.5 GREENHOUSE GAS EMISSIONS 

7.5.1 INTRODUCTION 

The purpose of this section is to estimate and evaluate the potential greenhouse gas (GHG) 

impacts associated with implementation of the Mission Beach Residences Project and Santa 

Barbara Place Residences Project relative to the City of San Diego’s Interim Guidance 

Addressing Greenhouse Gas Emissions from Projects Subject to CEQA (City of San Diego 

2010). This section is based on the Greenhouse Gas Analysis for the Mission Beach Residences 

Project (Appendix J1) and greenhouse gas emissions calculations for the Santa Barbara Place 

Residences Project (Appendix J2).  

7.5.2 EXISTING CONDITIONS  

Background 

The Greenhouse Gas Effect and Greenhouse Gases 

Climate change refers to any significant change in measures of climate, such as temperature, 

precipitation, or wind, lasting for an extended period (decades or longer). 

Gases that trap heat in the atmosphere are often called “greenhouse gases” (GHGs). The 

greenhouse effect traps heat in the troposphere through a threefold process as follows: Short-

wave radiation emitted by the Sun is absorbed by the Earth; the Earth emits a portion of this 

energy in the form of long-wave radiation; and GHGs in the upper atmosphere absorb this 

long-wave radiation and emit it into space and toward the Earth. This “trapping” of the long-

wave (thermal) radiation emitted back toward the Earth is the underlying process of the 

greenhouse effect. Principal GHGs include carbon dioxide (CO2), methane (CH4), nitrous 

oxide (N2O), ozone (O3), and water vapor (H2O). Some GHGs, such as CO2, CH4, and N2O, 

occur naturally and are emitted to the atmosphere through natural processes and human 

activities. Of these gases, CO2 and CH4 are emitted in the greatest quantities from human 

activities. Emissions of CO2 are largely byproducts of fossil fuel combustion, whereas CH4 

results mostly from off-gassing associated with agricultural practices and landfills. 

Man-made GHGs, which have a much greater heat-absorption potential than CO2, include 

fluorinated gases, such as hydrofluorocarbons (HFCs), perfluorocarbons (PFCs), sulfur 

hexafluoride (SF6), and nitrogen trifluoride (NF3), which are associated with certain 

industrial products and processes (CAT 2006).  

The greenhouse effect is a natural process that contributes to regulating the Earth’s 

temperature. Without it, the temperature of the Earth would be about 0° Fahrenheit (°F) 
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(−18° Celsius (°C)) instead of its present 57°F (14°C). Global climate change concerns are 

focused on whether human activities are leading to an enhancement of the greenhouse 

effect (National Climatic Data Center 2009).  

The effect each GHG has on climate change is measured as a combination of the mass of its 

emissions and the potential of a gas or aerosol to trap heat in the atmosphere, known as its 

“global warming potential” (GWP). GWP varies between GHGs; for example, the GWP of CH4 

is 21, and the GWP of N2O is 310. Total GHG emissions are expressed as a function of how 

much warming would be caused by the same mass of CO2. Thus, GHG emissions are typically 

measured in terms of pounds or tons of “CO2 equivalent” (CO2E).
3
 

Contributions to Greenhouse Gas Emissions  

In 2012, the United States produced 6,525 million metric tons (MMT) of CO2E (EPA 

2014). The primary GHG emitted by human activities in the United States was CO2, 

representing approximately 82.5% of total GHG emissions. The largest source of CO 2, and 

of overall GHG emissions, was fossil-fuel combustion, which accounted for approximately 

94.2% of the CO2 emissions. 

According to the 2011 GHG inventory data compiled by CARB for the California Greenhouse 

Gas Inventory for 2000–2011, California emitted 448 MMT CO2E of GHGs, including emissions 

resulting from out-of-state electrical generation (CARB 2013). The primary contributors to GHG 

emissions in California are transportation, industry, electric power production from both in-state 

and out-of-state sources, agriculture, and other sources, including commercial and residential 

activities. These primary contributors to California’s GHG emissions, and their relative 

contributions in 2011 are presented in Table 7.5-1, GHG Sources in California. 

Table 7.5-1 

GHG Sources in California 

Source Category Annual GHG Emissions (MMT CO2E)  % of Totala 

Agriculture  32.24 7.2% 

Commercial uses  14.87 3.3% 

Electricity generation  86.57b 19.3% 

Industrial uses  93.24 20.8% 

Recycling and waste 7.00 1.6% 

Residential uses 29.85 6.7% 

                                                 
3
 The CO2 equivalent for a gas is derived by multiplying the mass of the gas by the associated GWP, such that 

MT CO2E = (metric tons of a GHG) × (GWP of the GHG). For example, the GWP for CH4 is 21. This means 

that emissions of 1 metric ton of methane are equivalent to emissions of 21 metric tons of CO2. 
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Table 7.5-1 

GHG Sources in California 

Source Category Annual GHG Emissions (MMT CO2E)  % of Totala 

Transportation 168.42 37.6% 

High GWP substances 15.17 3.4% 

Totals 448.11 100% 

Source: CARB 2013. 
Notes: 
a Percentage of total has been rounded. 
b Includes emissions associated with imported electricity, which account for 46.86 MMT CO2E annually. 
c Totals may not sum due to rounding. 

Potential Effects of Human Activity on Climate Change 

According to CARB, some of the potential impacts in California of global warming may include 

loss in snow pack, sea level rise, more extreme heat days per year, more high O3 days, more 

large forest fires, and more drought years (CARB 2006). Several recent studies have attempted to 

explore the possible negative consequences that climate change, left unchecked, could have in 

California. These reports acknowledge that climate scientists’ understanding of the complex 

global climate system, and the interplay of the various internal and external factors that affect 

climate change, remains too limited to yield scientifically valid conclusions on such a localized 

scale. Substantial work has been done at the international and national level to evaluate climatic 

impacts, but far less information is available on regional and local impacts. 

The primary effect of global climate change has been a rise in average global tropospheric 

temperature of 0.2°C per decade, determined from meteorological measurements worldwide 

between 1990 and 2005.  

Although climate change is driven by global atmospheric conditions, climate change impacts are felt 

locally. Climate change is already affecting California: Average temperatures have increased, leading 

to more extreme hot days and fewer cold nights; shifts in the water cycle have been observed, with 

less winter precipitation falling in the form of snow, and both snowmelt and rainwater running off 

earlier in the year; sea levels have risen; and wildland fires are becoming more frequent and intense 

due to dry seasons that start earlier and end later (CAT 2010a). Climate change modeling using 2000 

emission rates shows that further warming would occur, which would induce further changes in the 

global climate system during the current century. Changes to the global climate system and 

ecosystems and to California would include, but would not be limited to: 

 The loss of sea ice and mountain snowpack resulting in higher sea levels and higher sea 

surface evaporation rates with a corresponding increase in tropospheric water vapor due 

to the atmosphere’s ability to hold more water vapor at higher temperatures (IPCC 2007). 
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 A rise in global average sea level primarily due to thermal expansion and melting of 

glaciers and ice caps and the Greenland and Antarctic ice sheets (IPCC 2007). 

 Changes in weather that includes widespread changes in precipitation, ocean salinity, and 

wind patterns, and more energetic aspects of extreme weather including droughts, heavy 

precipitation, heat waves, extreme cold, and the intensity of tropical cyclones (IPCC 2007). 

 A decline of Sierra snowpack, which accounts for approximately half of the surface water 

storage in California, by 70% to as much as 90% over the next 100 years (CAT 2006). 

 An increase in the number of days conducive to O3 formation by 25% to 85% (depending 

on the future temperature scenario) in high O3 areas of Los Angeles and the San Joaquin 

Valley by the end of the twenty-first century (CAT 2006). 

 High potential for erosion of California’s coastlines and sea water intrusion into the Delta 

and levee systems due to the rise in sea level (CAT 2006). 

Regulatory Setting  

Federal  

Massachusetts vs. EPA. On April 2, 2007, in Massachusetts v. EPA, the Supreme Court 

directed the U.S. Environmental Protection Agency (EPA) Administrator to determine whether 

GHG emissions from new motor vehicles cause or contribute to air pollution that may reasonably 

be anticipated to endanger public health or welfare, or whether the science is too uncertain to 

make a reasoned decision. In making these decisions, the EPA Administrator is required to 

follow the language of Section 202(a) of the Clean Air Act (CAA). On December 7, 2009, the 

EPA Administrator signed a final rule with two distinct findings regarding GHGs under Section 

202(a) of the CAA: 

 The EPA Administrator found that elevated concentrations of GHGs—CO2, CH4, N2O, 

HFCs, PFCs, and SF6—in the atmosphere threaten the public health and welfare of 

current and future generations. This is referred to as the “endangerment finding.”  

 The EPA Administrator further found the combined emissions of GHGs—CO2, CH4, 

N2O, and HFCs—from new motor vehicles and new motor vehicle engines contribute to 

the GHG air pollution that endangers public health and welfare. This is referred to as the 

“cause or contribute finding.” 

These two findings were necessary to establish the foundation for regulation of GHGs from new 

motor vehicles as air pollutants under the CAA. 
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Energy Independence and Security Act. On December 19, 2007, President Bush signed the 

Energy Independence and Security Act of 2007. Among other key measures, the act would do 

the following, which would aid in the reduction of national GHG emissions: 

 Increase the supply of alternative fuel sources by setting a mandatory Renewable Fuel 

Standard (RFS) requiring fuel producers to use at least 36 billion gallons of biofuel in 2022. 

 Set a target of 35 miles per gallon (mpg) for the combined fleet of cars and light trucks by 

model year 2020 and directs National Highway Traffic Safety Administration (NHTSA) 

to establish a fuel economy program for medium- and heavy-duty trucks and create a 

separate fuel economy standard for work trucks. 

 Prescribe or revise standards affecting regional efficiency for heating and cooling 

products and procedures for new or amended standards, energy conservation, energy 

efficiency labeling for consumer electronic products, residential boiler efficiency, electric 

motor efficiency, and home appliances. 

EPA and NHTSA Joint Final Rule for Vehicle Standards. On April 1, 2010, the EPA and 

NHTSA announced a joint final rule to establish a national program consisting of new standards 

for light-duty vehicles model years 2012 through 2016. The joint rule is intended to reduce GHG 

emissions and improve fuel economy. The EPA is finalizing the first-ever national GHG 

emissions standards under the CAA, and NHTSA is finalizing Corporate Average Fuel Economy 

(CAFE) standards under the Energy Policy and Conservation Act (EPA 2010). This final rule 

follows the EPA and Department of Transportation’s joint proposal of September 15, 2009, and 

is the result of the President Obama’s May 2009 announcement of a national program to reduce 

GHGs and improve fuel economy (EPA 2011). The final rule became effective on July 6, 2010 

(EPA and NHTSA 2010). 

The EPA GHG standards require new passenger cars, light-duty trucks, and medium-duty 

passenger vehicles to meet an estimated combined average emissions level of 250 grams of CO2 

per mile in model year 2016, equivalent to 35.5 mpg if the automotive industry were to meet this 

CO2 level through fuel economy improvements alone. The CAFE standards for passenger cars 

and light trucks will be phased in between 2012 and 2016, with the final standards equivalent to 

37.8 mpg for passenger cars and 28.8 mpg for light trucks, resulting in an estimated combined 

average of 34.1 mpg. Together, these standards will cut GHG emissions by an estimated 960 

MMT and 1.8 billion barrels of oil over the lifetime of the vehicles sold under the program. The 

rules will simultaneously reduce GHG emissions, improve energy security, increase fuel savings, 

and provide clarity and predictability for manufacturers (EPA 2011). 

In August 2012, the EPA and NHTSA approved a second round of GHG and CAFE standards 

for model years 2017 and beyond (EPA and NHTSA 2012). These standards will reduce motor 
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vehicle GHG emissions to 163 grams of CO2 per mile, which is equivalent to 54.5 mpg if this 

level were achieved solely through improvements in fuel efficiency, for cars and light-duty 

trucks by model year 2025. A portion of these improvements, however, will likely be made 

through improvements in air conditioning leakage and through use of alternative refrigerants, 

which would not contribute to fuel economy. The first phase of the CAFE standards, for model 

year 2017 to 2021, are projected to require, on an average industry fleet-wide basis, a range from 

40.3 to 41.0 mpg in model year 2021. The second phase of the CAFE program, for model years 

2022 to 2025, are projected to require, on an average industry fleet-wide basis, a range from 48.7 

to 49.7 mpg in model year 2025. The second phase of standards have not been finalized due to 

the statutory requirement that NHTSA set average fuel economy standards not more than five 

model years at a time. The regulations also include targeted incentives to encourage early 

adoption and introduction into the marketplace of advanced technologies to dramatically 

improve vehicle performance, including: 

 Incentives for electric vehicles, plug-in hybrid electric vehicles, and fuel cells vehicles; 

 Incentives for hybrid technologies for large pickups and for other technologies that 

achieve high fuel economy levels on large pickups;  

 Incentives for natural gas vehicles; and 

 Credits for technologies with potential to achieve real-world GHG reductions and fuel 

economy improvements that are not captured by the standards test procedures. 

State  

Title 24. Title 24 of the California Code of Regulations was established in 1978, and serves to 

enhance and regulate California’s building standards. While not initially promulgated to reduce 

GHG emissions, Part 6 of Title 24 specifically establishes energy efficiency standards for 

residential and nonresidential buildings constructed in the State of California in order to reduce 

energy demand and consumption. Part 6 is updated periodically to incorporate and consider new 

energy efficiency technologies and methodologies. The most recent amendments, referred to as 

the 2013 standards, will become effective on July 1, 2014. Building constructed in accordance 

with the 2013 standards will use 25% less energy for lighting, heating, cooling, ventilation, and 

water heating than the 2008 standards. Additionally, the standards will save 200 million gallons 

of water per year and avoid 170,500 tons of GHG emissions per year (CEC 2014). 

Title 24 also includes Part 11, known as California’s Green Building Standards (CALGreen). 

The CALGreen standards took effect in January 2011, and instituted mandatory minimum 

environmental performance standards for all ground-up, new construction of commercial, low-
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rise residential and state-owned buildings, as well as schools and hospitals. The mandatory 

standards require:  

 A 20% mandatory reduction in indoor water use.  

 50% of construction and demolition waste to be diverted from landfills.  

 Mandatory inspections of energy systems to ensure optimal working efficiency.  

 Low-pollutant emitting exterior and interior finish materials, such as paints, carpets, vinyl 

flooring, and particle boards.  

The CALGreen standards also include voluntary efficiency measures that are provided at two 

separate tiers and implemented per the discretion of local agencies and applicants. CALGreen’s 

Tier 1 standards call for a 15% improvement in energy requirements, more strict water 

conservation, 65% diversion of construction and demolition waste, 10% recycled content in 

building materials, 20% permeable paving; 20% cement reduction, and cool/solar reflective 

roofs. CALGreen’s more rigorous Tier 2 standards call for a 30% improvement in energy 

requirements, more strict water conservation, 75% diversion of construction and demolition 

waste, 15% recycled content in building materials, 30% permeable paving, 30% cement 

reduction, and cool/solar reflective roofs.  

Assembly Bill (AB) 1493. In a response to the transportation sector accounting for more than 

half of California’s CO2 emissions, AB 1493 (Pavley) was enacted on July 22, 2002. AB 1493 

required the California Air Resources Board (CARB) to set GHG emission standards for 

passenger vehicles, light-duty trucks, and other vehicles determined by the state board to be 

vehicles whose primary use is noncommercial personal transportation in the state. The bill 

required that CARB set GHG emission standards for motor vehicles manufactured in 2009 and 

all subsequent model years. CARB adopted the standards in September 2004. When fully phased 

in, the near-term (2009–2012) standards will result in a reduction of about 22% in GHG 

emissions compared to the emissions from the 2002 fleet, while the mid-term (2013–2016) 

standards will result in a reduction of about 30%. 

Before these regulations could go into effect, the EPA had to grant California a waiver under the 

federal CAA, which ordinarily preempts state regulation of motor vehicle emission standards. 

The waiver was granted by Lisa Jackson, the EPA Administrator, on June 30, 2009. On March 

29, 2010, the CARB Executive Officer approved revisions to the motor vehicle GHG standards 

to harmonize the state program with the national program for 2012–2016 model years (see the 

earlier discussion under “EPA and NHTSA Joint Final Rule for Vehicle Standards”). The revised 

regulations became effective on April 1, 2010. 
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Executive Order S-3-05. In June 2005, Governor Schwarzenegger established California’s 

GHG emissions reduction targets in Executive Order S-3-05. The Executive Order established 

the following goals: GHG emissions should be reduced to 2000 levels by 2010; GHG emissions 

should be reduced to 1990 levels by 2020; and GHG emissions should be reduced to 80% below 

1990 levels by 2050. The California EPA secretary is required to coordinate efforts of various 

agencies to collectively and efficiently reduce GHGs. The Climate Action Team is responsible 

for implementing global warming emissions reduction programs. Representatives from several 

state agencies comprise the Climate Action Team. The Climate Action Team fulfilled its report 

requirements through the March 2006 Climate Action Team Report to the governor and the 

legislature (CAT 2006).  

The 2009 Climate Action Team Biennial Report (CAT 2010b), published in April 2010, expands 

on the policy outlined in the 2006 assessment. The 2009 report provides new information and 

scientific findings regarding the development of new climate and sea level projections using new 

information and tools that have recently become available and evaluates climate change within 

the context of broader social changes, such as land use changes and demographics. The 2009 

report also identifies the need for additional research in several different aspects that affect 

climate change in order to support effective climate change strategies. The aspects of climate 

change determined to require future research include vehicle and fuel technologies, land use and 

smart growth, electricity and natural gas, energy efficiency, renewable energy and reduced 

carbon energy sources, low GHG technologies for other sectors, carbon sequestration, terrestrial 

sequestration, geologic sequestration, economic impacts and considerations, social science, and 

environmental justice. 

Subsequently, the 2010 Climate Action Team Report to Governor Schwarzenegger and the 

California Legislature (CAT 2010a) reviews past climate action milestones including voluntary 

reporting programs, GHG standards for passenger vehicles, the Low Carbon Fuel Standard 

(LCFS), a statewide renewable energy standard, and the cap-and-trade program. Additionally, 

the 2010 report includes a cataloguing of recent research and ongoing projects; mitigation and 

adaptation strategies identified by sector (e.g., agriculture, biodiversity, electricity, and natural 

gas); actions that can be taken at the regional, national, and international levels to mitigate the 

adverse effects of climate change; and today’s outlook on future conditions. 

AB 32. In furtherance of the goals established in Executive Order S-3-05, the legislature enacted 

AB 32 (Núñez and Pavley), the California Global Warming Solutions Act of 2006, which 

Governor Schwarzenegger signed on September 27, 2006. The GHG emissions limit is 

equivalent to the 1990 levels, which are to be achieved by 2020. 
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CARB has been assigned to carry out and develop the programs and requirements necessary to 

achieve the goals of AB 32. Under AB 32, CARB must adopt regulations requiring the reporting 

and verification of statewide GHG emissions. This program will be used to monitor and enforce 

compliance with the established standards. CARB is also required to adopt rules and regulations 

to achieve the maximum technologically feasible and cost-effective GHG emission reductions. 

AB 32 allows CARB to adopt market-based compliance mechanisms to meet the specified 

requirements. Finally, CARB is ultimately responsible for monitoring compliance and enforcing 

any rule, regulation, order, emission limitation, emission reduction measure, or market-based 

compliance mechanism adopted. 

The first action under AB 32 resulted in the adoption of a report listing early action GHG 

emission reduction measures on June 21, 2007. The early actions include three specific GHG 

control rules. On October 25, 2007, CARB approved an additional six early action GHG 

reduction measures under AB 32. The three original early-action regulations meeting the narrow 

legal definition of “discrete early action GHG reduction measures” include:  

 A low-carbon fuel standard to reduce the “carbon intensity” of California fuels.  

 Reduction of refrigerant losses from motor vehicle air conditioning system maintenance 

to restrict the sale of “do-it-yourself” automotive refrigerants.  

 Increased methane capture from landfills to require broader use of state-of-the-art 

methane capture technologies. 

The additional six early-action regulations, which were also considered “discrete early action 

GHG reduction measures,” consist of: 

 Reduction of aerodynamic drag, and thereby fuel consumption, from existing trucks and 

trailers through retrofit technology.  

 Reduction of auxiliary engine emissions of docked ships by requiring port electrification. 

 Reduction of PFCs from the semiconductor industry. 

 Reduction of propellants in consumer products (e.g., aerosols, tire inflators, and dust 

removal products). 

 Requirements that all tune-up, smog check, and oil change mechanics ensure proper tire 

inflation as part of overall service in order to maintain fuel efficiency. 

 Restriction on the use of SF6 from non-electricity sectors if viable alternatives are available. 

As required under AB 32, on December 6, 2007, CARB approved the 1990 GHG emissions 

inventory, thereby establishing the emissions limit for 2020. The 2020 emissions limit was set at 
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427 MMT CO2E. In addition to the 1990 emissions inventory, CARB also adopted regulations 

requiring mandatory reporting of GHGs for large facilities that account for 94% of GHG 

emissions from industrial and commercial stationary sources in California. About 800 separate 

sources fall under the new reporting rules and include electricity-generating facilities, electricity 

retail providers and power marketers, oil refineries, hydrogen plants, cement plants, cogeneration 

facilities, and other industrial sources that emit CO2 in excess of specified thresholds. 

On December 11, 2008, CARB approved the Climate Change Proposed Scoping Plan: A 

Framework for Change (Scoping Plan; CARB 2008) to achieve the goals of AB 32. The Scoping 

Plan establishes an overall framework for the measures that will be adopted to reduce 

California’s GHG emissions. The Scoping Plan evaluates opportunities for sector-specific 

reductions, integrates all CARB and Climate Action Team early actions and additional GHG 

reduction measures by both entities, identifies additional measures to be pursued as regulations, 

and outlines the role of a cap-and-trade program.  

The key elements of the Scoping Plan include: 

 Expanding and strengthening existing energy efficiency programs as well as building and 

appliance standards. 

 Achieving a statewide renewables energy mix of 33%. 

 Developing a California cap-and-trade program that links with other Western Climate 

Initiative partner programs to create a regional market system and caps sources 

contributing 85% of California’s GHG emissions. 

 Establishing targets for transportation-related GHG emissions for regions throughout 

California, and pursuing policies and incentives to achieve those targets. 

 Adopting and implementing measures pursuant to existing state laws and policies, 

including California’s clean car standards, goods movement measures, and the LCFS. 

 Creating targeted fees, including a public goods charge on water use, fees on high global 

warming potential gases, and a fee to fund the administrative costs of the State of 

California’s long-term commitment to AB 32 implementation.  

CARB is required to update its Scoping Plan at least once every 5 years (Health and Safety 

Code, Section 38561(h). The First Update to the Climate Change Scoping Plan (Scoping Plan 

Update; CARB 2014) was approved by the CARB Board on May 22, 2014. The Scoping Plan 

Update builds upon the initial Scoping Plan with new strategies and recommendations. The 

update identifies opportunities to leverage existing and new funds to further drive GHG emission 

reductions through strategic planning and targeted low carbon investments. The update adjusts 

California’s target GHG emissions for 2020 at 431 MMT CO2E based on use of GWP factors in 
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the Intergovernmental Panel on Climate Change’s (IPCC’s) Fourth Assessment Report, which 

was published in 2007. The update defines CARB’s climate change priorities for the next 5years 

and sets the groundwork to reach California’s long-term climate goals set forth in Executive 

Orders S-3-05 and B-16-2012. The update highlights California’s progress toward meeting the 

near-term 2020 GHG emission reduction goals defined in the initial Scoping Plan and finds that 

California is on track to meet the near-term 2020. These efforts were pursued to achieve the 

near-term 2020 goal and have created a framework for ongoing climate action that can be built 

upon to maintain and continue economic sector-specific reductions beyond 2020, as required by 

AB 32. The document recommends efforts to reduce so-called short-lived climate pollutants 

(black carbon, methane, and hydrofluorocarbons). These pollutants remain in the atmosphere for 

shorter periods of time and have much larger GWPs compared to CO2. The Scoping Plan Update 

identifies key focus areas or sectors (energy, transportation, agriculture, water, waste 

management, and natural and working lands), along with short-lived climate pollutants, green 

buildings, and the cap-and-trade program. The update also recommends that a statewide mid-

term target and mid-term and long-term sector targets be established toward meeting the 2050 

goal established by Executive Order S-3-05 to reduce California’s GHG emissions to 80% below 

1990 levels, although no specific recommendations are made.  

SB 1368. In September 2006, Governor Schwarzenegger signed SB 1368, which requires the 

California Energy Commission (CEC) to develop and adopt regulations for GHG emissions 

performance standards for the long-term procurement of electricity by local publicly owned 

utilities. These standards must be consistent with the standards adopted by the California Public 

Utilities Commission (CPUC). This effort will help protect energy customers from financial risks 

associated with investments in carbon-intensive generation by allowing new capital investments 

in power plants whose GHG emissions are as low or lower than new combined-cycle natural gas 

plants, by requiring imported electricity to meet GHG performance standards in California, and 

by requiring that the standards be developed and adopted in a public process.  

SB 375. In August 2008, the legislature passed and on September 30, 2008, Governor 

Schwarzenegger signed SB 375 (Steinberg), which addresses GHG emissions associated with 

the transportation sector through regional transportation and sustainability plans. Regional 

GHG reduction targets for the automobile and light-truck sector for 2020 and 2035, as 

determined by CARB, are required to consider the emission reductions associated with vehicle 

emission standards (see SB 1493), the composition of fuels (see Executive Order S-1-07), and 

other CARB-approved measures to reduce GHG emissions. Regional metropolitan planning 

organizations (MPOs) will be responsible for preparing a Sustainable Communities Strategy 

within their Regional Transportation Plan. The goal of the Sustainable Communities Strategy 

is to establish a development plan for the region, which, after considering transportation 

measures and policies, will achieve, if feasible, the GHG reduction targets. If a Sustainable 
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Communities Strategy is unable to achieve the GHG reduction target, an MPO must prepare an 

Alternative Planning Strategy demonstrating how the GHG reduction target would be achieved 

through alternative development patterns, infrastructure, or additional transportation measures 

or policies. SB 375 provides incentives for streamlining CEQA requirements by substantially 

reducing the requirements for “transit priority projects,” as specified in SB 375, and 

eliminating the analysis of the impacts of certain residential projects on global warming and 

the growth-inducing impacts of those projects when the projects are consistent with the 

Sustainable Communities Strategy or Alternative Planning Strategy. On September 23, 2010, 

CARB adopted the SB 375 targets for the regional MPOs. The targets for the San Diego 

Association of Governments are a 7% reduction in emissions per capita by 2020 and a 13% 

reduction by 2035. Achieving these goals through adoption of a Sustainable Communities 

Strategy will be the responsibility of the MPOs.  

SB X1 2. On April 12, 2011, Governor Jerry Brown signed SB X1 2 in the First Extraordinary 

Session, which would expand the Renewable Portfolio Standard (RPS) by establishing a goal 

of 20% of the total electricity sold to retail customers in California per year, by December 31, 

2013, and 33% by December 31, 2020, and in subsequent years. Under the bill, a renewable 

electrical generation facility is one that uses biomass, solar thermal, photovoltaic, wind, 

geothermal, fuel cells using renewable fuels, small hydroelectric generation of 30 megawatts 

or less, digester gas, municipal solid waste conversion, landfill gas, ocean wave, ocean 

thermal, or tidal current and that meets other specified requirements with respect to its 

location. In addition to the retail sellers covered by SB 107, SB X1 2 adds local publicly 

owned electric utilities to the RPS. CPUC was required by January 1, 2012, to establish the 

quantity of electricity products from eligible renewable energy resources to be procured by 

retail sellers in order to achieve targets of 20% by December 31, 2013; 25% by December 31, 

2016; and 33% by December 31, 2020. The statute also requires that the governing boards for 

local publicly owned electric utilities establish the same targets, and stipulates that the 

governing boards would be responsible for ensuring compliance with these targets. CPUC will 

be responsible for enforcement of the RPS for retail sellers, while the CEC and CARB will 

enforce the requirements for local publicly owned electric utilities. 

California Air Pollution Control Officers Association. The California Air Pollution Control 

Officers Association (CAPCOA) is the association of air pollution control officers representing 

all 35 air quality agencies throughout California. CAPCOA is not a regulatory body, but has 

been an active organization in providing guidance in addressing the CEQA significance of GHG 

emissions and climate change as well as other air quality issues. 
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Local 

San Diego Sustainable Community Program. The City of San Diego has taken steps to 

address climate change impacts at a local level. In 2002, the City Council adopted the San Diego 

Sustainable Community Program. This program established the partnership with the Cities for 

Climate Protection Campaign, which is a program administered by the International Council for 

Local Environmental Initiatives. The campaign is based on a performance framework structured 

around five milestones that local governments commit to undertake. Local governments identify 

the source of GHG emissions, calculate the volume contributed from energy use, transportation, 

and waste management, and then develop an action plan to reduce those emissions.  

Sustainable Building Policy. In 2010, the City of San Diego adopted the Sustainable Building 

Policy (Policy 900-14), which applies to new construction or major renovations to buildings that 

the City owns, occupies, or leases. The policy recognizes projects that are designed, constructed, 

and operated using cost-effective innovative strategies and technologies that reduce 

environmental impacts.  

City of San Diego General Plan. The Conservation Element of the City of San Diego General 

Plan (City of San Diego 2008) includes various policies related to climate change, with the 

overall goal of reducing the City’s overall GHG footprint by improving energy efficiency, 

increasing the use of alternative modes of transportation, employing sustainable planning and 

design techniques, and providing environmentally sound waste management. The policies to 

achieve these goals are outlined in Table CE-1 of the General Plan’s Conservation Element. 

2050 Regional Transportation Plan. On October 28, 2011, the SANDAG Board of Directors 

adopted the 2050 Regional Transportation Plan (RTP) and Sustainable Communities Strategy, 

which articulates future plans for San Diego’s regional transportation system over the next 40 

years. The Sustainable Communities Strategy, which is included as part of the RTP, details the 

regional strategy for reducing GHG emissions to state-mandated levels over time as required by 

SB- 375, including measures encouraging infill development. The San Diego region is the first in 

California to produce an RTP with a Sustainable Communities Strategy. As part of the 2050 RTP 

and Sustainable Communities Strategy approval process, SANDAG Board of Directors also 

approved a strategy for evaluating alternative land use scenarios as part of the Regional 

Comprehensive Plan update, which would aid in addressing reduction of GHG emissions 

between the years 2035 and 2050.  

7.5.3 THRESHOLDS OF SIGNIFICANCE  

The California Natural Resources Agency, through its December 2009 amendments to the CEQA 

Guidelines (14 CCR 15000 et seq.), and the City of San Diego, through its interim guidance for 
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assessment of GHG emissions, provide a framework for the evaluation of the GHG emissions 

associated with projects. The state’s and City’s guidance are discussed in the following sections. 

State of California 

The State of California has developed guidelines to address the significance of climate change 

impacts, which are identified in Appendix G of the CEQA Guidelines. The guidelines state that a 

project would have a significant environmental impact if it would: 

 Generate greenhouse gas emissions, either directly or indirectly, that may have a 

significant impact on the environment. 

 Conflict with an applicable plan, policy, or regulation adopted for the purpose of 

reducing the emissions of greenhouse gases. 

Neither the State of California nor the San Diego Air Pollution Control District has adopted 

emission-based thresholds for GHG emissions under CEQA. The California Governor’s Office 

of Planning and Research’s Technical Advisory titled CEQA and Climate Change: Addressing 

Climate Change through California Environmental Quality Act (CEQA) Review states that 

“public agencies are encouraged but not required to adopt thresholds of significance for 

environmental impacts. Even in the absence of clearly defined thresholds for GHG emissions, 

the law requires that such emissions from CEQA projects must be disclosed and mitigated to the 

extent feasible whenever the lead agency determines that the project contributes to a significant, 

cumulative climate change impact” (OPR 2008). Furthermore, the advisory document indicates 

(in the third bullet item on page 6) that “in the absence of regulatory standards for GHG 

emissions or other scientific data to clearly define what constitutes a ‘significant impact,’ 

individual lead agencies may undertake a project-by-project analysis, consistent with available 

guidance and current CEQA practice.” 

City of San Diego  

As the City of San Diego has not established official thresholds of significance for GHG 

emissions, the City has adopted a screening threshold of 900 MT CO2E per year based on the 

approach outlined in the CAPCOA report CEQA & Climate Change: Evaluating and Addressing 

Greenhouse Gas Emissions from Projects Subject to the California Environmental Quality Act 

(CAPCOA 2008). Under this interim guidance, any project exceeding 900 MT CO2E per year 

would be required to demonstrate a 28.3% reduction in emissions from the “business as usual” 

scenario consistent with the goal of AB 32 to achieve 1990 statewide GHG emission levels by 

2020. CAPCOA recommends that construction emissions be amortized over a 30-year "project 

life" to account for the contribution of construction emissions. These emissions are then added to 

the operational emissions to determine a project's total GHG emissions. 
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7.5.4 IMPACTS 

Issue 1: Would the proposal generate GHG emissions, either directly or indirectly, 

that may have a significant impact on the environment? 

Mission Beach Residences Project 

While the Mission Beach Residences Project site has existing land uses, the existing building is 

unoccupied and not in use. Because the existing site is unoccupied and does not support an active 

use, it is reasonable to assume that the project site currently does not emit GHG emissions. 

Construction Impacts  

GHG emissions would be associated with the construction phase of the Mission Beach 

Residences Project through use of construction equipment and vehicle trips. Emissions of CO2 

were estimated using the CalEEMod, Version 2013.2.2, available online (www.caleemod.com). 

For the purposes of modeling, it was assumed that construction would occur intermittently over 

an approximately 18-month period and consist of the following phases: 

 Demolition of existing school facility (4 weeks) 

 Mass grading (8 weeks) 

 Fine site grading (2 weeks) 

 Site utilities (3 weeks) 

 Building construction (12 months) 

 Paving (1 month) 

 Architectural coatings (1 month) 

A detailed depiction of the construction schedule—including information regarding subphases, 

demolition, and equipment used during each subphase—is included in Appendix J1 of this 

document. The information contained in Appendix J1 was used as CalEEMod inputs.  

Model defaults were used for construction equipment specifications, and the equipment mix is 

meant to represent a reasonably conservative estimate of construction activity. For the analysis, it 

was generally assumed that heavy construction equipment would be operating at the site for 

approximately 8 hours per day, 5 days per week (22 days per month), during Mission Beach 

Residences Project construction. Additionally, CalEEMod assumptions were used for worker 

trips and vendor trips during building construction subphases.  
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Table 7.5-2, Estimated Construction GHG Emissions-Mission Beach Residences Project, shows 

the estimated annual GHG construction emissions associated with the project, as well as the 

annualized construction emissions over a 30-year “project life.”  

Table 7.5-2 

Estimated Construction GHG Emissions: Mission Beach Residences Project 

Construction Year GHG Emissions (MT CO2E/year) 

2015 119  

2016 283 

2017 3 

Total Construction Emissions 405 

Annualized Construction Emissions 14 

Source: CalEEMod Version 2013.2.2. See Appendix J1 for complete results. 

Operational Impacts  

Operation of the Mission Beach Residences Project would result in GHG emissions from 

vehicular traffic, area sources (natural gas combustion, landscaping), electrical generation, water 

supply, and solid waste.  

Transportation – Vehicular Traffic 

The Mission Beach Residences Project would impact air quality through the vehicular traffic 

generated by the project. According to the project’s traffic report (see Appendix F) the project 

would result in a total of 318 trips per day.  

Annual CO2 emissions from motor vehicle trips for full project buildout were quantified using 

CalEEMod Version 2013.2.2 (refer to Appendix J1 for additional details and model assumptions).  

Area Sources 

In addition to estimating mobile source emissions, CalEEMod Version 2013.2.2 was used to 

estimate emissions from the Mission Beach Residences Project’s area sources, which include 

natural gas combustion and landscape maintenance (which would not produce winter emissions).  

Electricity 

The generation of electricity through combustion of fossil fuels typically results in emissions of 

CO2 and, to a smaller extent, CH4 and N2O. The Mission Beach Residences Project is estimated 

to have an electricity demand of approximately 346,800 kilowatt hours per year (Robert Hidey 

Architects 2015).  
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Water Supply 

Water supplied to the Mission Beach Residences Project requires the use of electricity. Accordingly, 

the supply, conveyance, treatment, and distribution of water would indirectly result in GHG 

emissions through use of electricity. The Mission Beach Residences Project is estimated to have a 

potable water demand of approximately 14,459 gallons per day (Appendix O). Associated electricity 

consumption from water use was estimated using CalEEMod Version 2013.2.2.  

Solid Waste 

The Mission Beach Residences Project would generate solid waste, and would therefore result in 

CO2E emissions associated with landfill off-gassing. Solid waste generation was derived from 

the Conceptual Waste Management Plan for the Mission Beach Residences (see Appendix M). 

The project would generate approximately 61 tons of solid waste per year. Emission estimates 

associated with solid waste were estimated using CalEEMod Version 2013.2.2. 

Summary of GHG Emissions  

As shown in Table 7.5-3, Estimated GHG Emissions-Mission Beach Residences Project, the 

estimated GHG emissions from the project would be 660 MT CO2E per year. This estimate does 

not include reductions from state and federal standards to reduce GHG emissions, or GHG 

reduction features included as part of the project’s design to meet Leadership in Energy and 

Environmental Design (LEED) Silver certification and include a PV system.  

Table 7.5-3 

Estimated GHG Emissions: Mission Beach Residences Project 

Source GHG Emissions (MT CO2E/year) 

Motor vehicles 381 

Area sources 41 

Energy  171 

Water supply 25 

Solid waste 28 

Annualized construction emissions 14 

Total 660 

Source: See Appendix J1 for complete results. 

Emissions from the Mission Beach Residences Project would be below the City’s 900 MT CO2E 

screening threshold. As such, impacts would be less than significant. 
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Santa Barbara Place Residences Project 

While the Santa Barbara Place Residences Project site has existing land uses, the existing 

building is unoccupied and not in use. Because the existing site is unoccupied and does not 

support an active use, it is reasonable to assume that the Santa Barbara Place Residences Project 

site currently does not emit GHG emissions. 

Construction Impacts  

See analysis for the Mission Beach Residences Project regarding emissions estimates 

methodology and equipment fleet assumptions. Similar to the Mission Beach Residences Project, 

emissions from the construction phase of the Santa Barbara Place Residences Project were 

estimated using the CalEEMod Version 2013.2.2. For the purposes of modeling, it was assumed 

that construction would occur intermittently over an approximately 10-month to 12-month period 

and consist of the following phases: 

 Demolition of existing school facility (5 weeks) 

 Site preparation (2 weeks) 

 Mass grading (2 weeks) 

 Site utilities (4 weeks) 

 Building construction (6 months) 

 Paving (4 weeks) 

 Architectural coatings (4 weeks)  

A detailed depiction of the construction schedule—including information regarding subphases, 

demolition, and equipment used during each subphase—is included in Appendix J2 of this report. 

The information contained in Appendix J2 was used as CalEEMod model inputs. 

Table 7.5-4, Estimated Construction GHG Emissions-Santa Barbara Place Residences Project, 

shows the estimated annual GHG construction emissions associated with the project, as well as 

the annualized construction emissions over a 30-year “project life.” 

Table 7.5-4 

Estimated Construction GHG Emissions Santa Barbara Place Residences Project 

Construction Year GHG Emissions (MT CO2E/year) 

2015 91 

2016 40 

Total Construction Emissions 131 

Annualized Construction Emissions 4 

Source: CalEEMod Version 2013.2.2. See Appendix J2 for complete results. 
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Operational Impacts  

Operation of the Santa Barbara Place Residences Project would result in GHG emissions from 

vehicular traffic, area sources (natural gas combustion, landscaping), electrical generation, water 

supply, and solid waste.  

Transportation – Vehicular Traffic 

According to the Santa Barbara Place Residences Project’s traffic report prepared by Urban 

Systems 2014, the project would result in a total of 120 trips (see Appendix F). Annual CO2 

emissions from motor vehicle trips for full project buildout were quantified using CalEEMod 

Version 2013.2.2 (refer to Appendix J2 for additional details and model assumptions).  

Area Sources 

In addition to estimating mobile source emissions, CalEEMod Version 2013.2.2 was used to estimate 

emissions from the Santa Barbara Place Residences Project’s area sources, which include natural gas 

combustion and landscape maintenance (which would not produce winter emissions).  

Electricity 

The generation of electricity through combustion of fossil fuels typically results in emissions of 

CO2 and, to a smaller extent, CH4 and N2O. The Santa Barbara Place Residences Project is 

estimated to have an electricity demand of approximately 81,600 kilowatt hours per year (Robert 

Hidey Architects 2015). 

Water Supply 

Water supplied to the Santa Barbara Place Residences Project requires the use of electricity. 

Accordingly, the supply, conveyance, treatment, and distribution of water would indirectly result in 

GHG emissions through use of electricity. The Santa Barbara Place Residences Project is estimated 

to have a potable water demand of approximately 3,402 gallons per day (Appendix O). Associated 

electricity consumption from water use was estimated using CalEEMod Version 2013.2.2.  

Solid Waste 

The Santa Barbara Place Residences Project would generate solid waste, and would therefore 

result in CO2E emissions associated with landfill off-gassing. The project would generate 

approximately 14 tons of solid waste per year. Emission estimates associated with solid 

waste were estimated using CalEEMod Version 2013.2.2. 
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Summary of GHG Emissions  

As shown in Table 7.5-5, Estimated GHG Emissions- Santa Barbara Place Residences Project, 

the estimated GHG emissions from the project would be 206 MT CO2E per year. This estimate 

does not include reductions from state and federal standards to reduce GHG emissions, or GHG 

reduction features included as part of the project’s design to meet LEED Silver certification and 

include a PV system.  

Table 7.5-5 

Project Estimated GHG Emissions: Santa Barbara Place Residences Project 

Source GHG Emissions (MT CO2E/year) 

Motor vehicles 89 

Area sources 10 

Natural gas combustion 13 

Electrical generation  40 

Water supply 6 

Solid waste 7 

Annualized construction emissions 4 

Total 169 

Source: See Appendix J2 for complete results. 

Emissions from the Santa Barbara Place Residences Project would be below the City’s 900 MT 

CO2E screening threshold. As such, impacts would be less than significant. 

Combined Project Analysis 

Construction Impacts  

Table 7.5-6, Estimated Construction GHG Emissions-Combined Project Analysis, shows the 

estimated annual GHG construction emissions associated with the combined project, as well as 

the annualized construction emissions over a 30-year “project life.” 

Table 7.5-6 

Estimated Construction GHG Emissions: Combined Project Analysis 

Project 
GHG Emissions 

(metric tons CO2E/year) 

Mission Beach Residences 405 

Santa Barbara Place Residences 131 

Total Construction Emissions 536 

Annualized Construction Emissions 18 

Source: CalEEMod Version 2013.2.2. See Appendix J1 and Appendix J2 for complete results. 
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Operational Impacts  

The CalEEMod Version 2013.2.2 model was used to estimate GHG emissions from these 

various combined project components (refer to Appendix J1 and Appendix J2). Operational 

estimates by sector for the Mission Beach Residences Project and Santa Barbara Place 

Residences Project were added together under the combined project analysis.  

Additionally, according to the projects’ traffic report prepared by Urban Systems 2014, the two 

projects combined would result in a total of 390 trips (refer to Appendix F).  

Summary of GHG Emissions  

As shown in Table 7.5-7, Estimated GHG Emissions, the estimated GHG emissions from both 

projects combined would be 829 MT CO2E per year. This estimate does not include reductions 

from state and federal standards to reduce GHG emissions, or GHG reduction features included 

as part of each project’s design to meet LEED Silver certification and include a PV system.  

Table 7.5-7 

Project Estimated GHG Emissions: Combined Project Analysis 

Project Component GHG Emissions (metric tons CO2E/year) 

Mission Beach Residences Project 

Amortized Construction Emissions  14 

Operational Emissions  646 

Santa Barbara Place Residences Project 

Amortized Construction Emissions  4 

Operational Emissions  165 

Total 829 

Source: See Appendix J1 and Appendix J2 for complete results. 

Emissions from both projects combined would be below the City’s 900 MT CO2E screening 

threshold. As such, impacts would be less than significant. 

7.5.5 SIGNIFICANCE OF IMPACT 

Mission Beach Residences Project  

Emissions from the Mission Beach Residences Project would be below the City’s 900 MT CO2E 

screening threshold. As such, impacts would be less than significant. 
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Santa Barbara Place Residences Project  

Emissions from the Santa Barbara Place Residences Project would be below the City’s 900 MT 

CO2E screening threshold. As such, impacts would be less than significant. 

Combined Project Analysis 

Emissions from both projects combined would be below the City’s 900 MT CO2E screening 

threshold. As such, impacts would be less than significant. 

7.5.6 IMPACTS 

Issue 2: Would the proposal conflict with any applicable plan, policy, or regulation of 

an agency adopted for the purpose of reducing the emissions of GHGs? 

Mission Beach Residences Project  

Consistent with policies included in Table CE-1 of the General Plan related to Land Use and 

Community Planning, and Mobility, the Mission Beach Residences Project would be constructed 

as an infill development project located on a previously built-up parcel; thus, development of the 

project would not require greenfield development, substantial infrastructure expansions or 

additional land resources. Additionally, as an infill project located within the Mission Beach 

community, the project would promote walkability and use of bicycle facilities currently 

provided by the City of San Diego to local venues, shops and the beach, reducing the need for 

automobile use by future residents of the project. Due to these project characteristics, the 

Mission Beach Residences Project would be consistent with the City-implemented San Diego 

Sustainable Community Program, and applicable policies of the General Plan. Impacts would be 

less than significant. 

Santa Barbara Place Residences Project  

Similar to the Mission Beach Residences Project, compliance with the City’s General Plan  

policies regarding GHG emissions, the Santa Barbara Place Residences Project would not 

conflict with the goals of AB 32, the City’s Sustainable Community Program, or the City’s 

General Plan. Impacts would be less than significant. 

Combined Project Analysis 

Similar to the Mission Beach Residences Project and Santa Barbara Place Residences Project as 

analyzed individually, the combined project scenario would reduce GHG emissions, the City’s 

General Plan policies regarding GHG emissions Therefore, the two projects combined would not 
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conflict with the goals of AB 32, the City’s Sustainable Community Program, or the City’s 

General Plan. Impacts would be less than significant.  

7.5.7 SIGNIFICANCE OF IMPACT 

Mission Beach Residences Project  

The Mission Beach Residences Project would not conflict with the goals of AB 32, the City’s 

Sustainable Community Program, or the General Plan. Impacts would be less than significant. 

Santa Barbara Place Residences Project  

The Santa Barbara Place Residences Project would not conflict with the goals of AB 32, the City’s 

Sustainable Community Program, or the General Plan. Impacts would be less than significant. 

Combined Project Analysis 

The two projects combined would not conflict with the goals of AB 32, the City’s Sustainable 

Community Program, or the General Plan. Impacts would be less than significant. 

7.6 HYDROLOGY AND WATER  QUALITY 

This section provides a summary of existing water quality conditions, plans, and guidelines 

regulating water quality of individual and combined impacts to water resources from the Mission 

Beach Residences Project and the Santa Barbara Place Residences Project. Information presented 

in this section was obtained from the following reports prepared by Leppert Engineering:  

 Water Quality Technical Report for Mission Beach Residences, February 2015 

(Appendix K1) 

 Drainage Study for Mission Beach Residences, February 2015 (Appendix L1) 

 Water Quality Technical Report for Santa Barbara Place Residences , April 2014 

(Appendix K2) 

 Drainage Study for Santa Barbara Place Residences, May 2014 (Appendix L2) 



MISSION BEACH RESIDENCES PROJECT AND SANTA BARBARA PLACE RESIDENCES PROJECT MEIR 
 CHAPTER 7 – EFFECTS NOT FOUND TO BE SIGNIFICANT 

December 2015 7-79 8133 

7.6.1 EXISTING CONDITIONS 

Water Resources 

Mission Beach Residences Project 

The approximately 1.89-acre Mission Beach Residences Project site is approximately 385 feet 

east of the Pacific Ocean, and approximately 100 feet west of Mission Bay. Pursuant to the 

Water Quality Control Plan for the San Diego Basin (Basin Plan), the project site is situated in 

the Peñasquitos Hydrologic Unit and the Scripps Hydrologic Area (906.30) (RWQCB 1994). 

The Scripps subwatershed is unique in that it has two separate drainage ways. The eastern 

portion of the Mission Beach community drains into Mission Bay. The remaining portion of the 

Scripps subwatershed drains into the Pacific Ocean and two current Areas of Special Biological 

Significance, which encompass a large portion of the La Jolla Shores marine environment. 

Stormwater generated on the project site is discharged directly to Santa Barbara Cove in Mission 

Bay through hardened conveyance. 

Santa Barbara Place Residences Project 

The approximately 0.34-acre Santa Barbara Place Residences Project site is approximately 480 

feet east of the Pacific Ocean and approximately 200 feet west of Mission Bay. Pursuant to the 

Basin Plan, the project site is situated in the Peñasquitos Hydrologic Unit and the Scripps 

Hydrologic Area (906.30) (RWQCB 1994). Similar to the Mission Beach Residences Project, 

stormwater generated on the project site is discharged directly to Mission Bay’s Santa Barbara 

Cove through hardened conveyance.  

Surface Water 

Mission Beach Residences Project 

The San Diego region has 13 principal stream systems originating in the western highlands that 

flow to the Pacific Ocean. Most of the streams of the San Diego region are interrupted in 

character, having both perennial and ephemeral components due to the rainfall pattern and the 

development of surface water impoundments. Many of the major surface water impoundments in 

the region are a mixture of natural runoff and imported water (RWQCB 1994). The Mission 

Beach Residences Project site is located approximately 100 feet west of Mission Bay, and 385 

feet east of the Pacific Ocean.  

The Mission Beach Residences Project site is located within the Peñasquitos Hydrologic Unit of the 

San Diego region, as defined in the Basin Plan. The Peñasquitos Hydrologic Unit is a triangular-

shaped area of about 170 square miles extending westward from Poway to La Jolla. The unit is 
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generally bordered to the north by the San Dieguito River watershed and to the south by the San 

Diego River watershed. Development within the hydrologic unit consists of a variety of land uses, 

including open space and parks, residential, freeway and transportation, and industrial/ commercial 

areas. The unit is relatively dry, with annual precipitation levels ranging from approximately 8 inches 

along the coast to over 18 inches at the inland reaches (RWQCB 1994).  

There are no major streams in this unit, although there are numerous creeks, two State Water 

Resources Control Board-designated Areas of Special Biological Significance, the Los Peñasquitos 

coastal lagoon, and the Mission Bay coastal water area. Mission Bay, approximately 0.3 mile east of 

the Mission Beach Residences Project site, connects with the San Diego River and forms a 4,000-

acre aquatic park. There is no surface water on the Mission Beach Residences Project site.  

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project is directly south of the Mission Beach Residences 

Project and has similar surrounding surface water characteristics to the adjacent project, as described 

in detail above. There is no surface water on the Santa Barbara Place Residences Project site.  

Flooding 

Mission Beach Residences Project 

The Federal Emergency Management Agency (FEMA) provides all floodplain information 

through the publication of Flood Insurance Rate Maps (FIRMs). All FIRMs delineate the 

location of 100- and 500-year floodplains. FIRM Panel 1594G of number 060295 delineates the 

Mission Beach Residences Project site as “Zone X,” or areas of 0.2% annual chance flood; areas 

of 1% annual chance flood with average depths of less than 1 foot or with drainage areas less 

than 1 square mile; and areas protected by levees from 1% annual chance flood (FEMA 2012). 

Based on this information, the project site is not located in a 100-year floodplain. The project site 

is located within the 500-year floodplain. See Section 7.6.4, Issue 3, and Section 7.6.5 for details.  

Under current conditions, during storm events and extreme high tides, the beach and bay areas 

experience flooding and the Mission Beach seawall is occasionally overtopped. 

Santa Barbara Place Residences Project 

On the same FIRM panel (1594G of number 060295), the Santa Barbara Place Residences 

Project site is also delineated as “Zone X,” as defined previously for the Mission Beach 

Residences Project (FEMA 2012). Based on this information, the Santa Barbara Place 

Residences Project site is not located in a 100-year floodplain. The project site is located within 

the 500-year floodplain. See Section 7.6.4, Issue 3, and Section 7.6.5 for details. 
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Under current conditions, during storm events and extreme high tides, the beach and bay areas 

experience flooding and the Mission Beach seawall is occasionally overtopped. 

Groundwater 

Mission Beach Residences Project 

Groundwater is defined as subsurface water that occurs beneath the water table in soils and 

geologic formations that are fully saturated. Aquifers are defined as groundwater-bearing 

formations sufficiently permeable to transmit and yield significant quantities of water (RWQCB 

1994). A significant portion of the San Diego region is underlain by impermeable geologic 

formations such as marine sediments near the coast and granitic rock further inland that cannot 

accept, transmit, or yield appreciable quantities of groundwater.  

As noted, the project site is located in the Los Peñasquitos Hydrologic Unit of the San Diego 

Basin. The Basin Plan does not identify any beneficial uses for groundwater within the 

Scripps Hydrologic Area of the Los Peñasquitos Hydrologic Unit. On-site groundwater 

elevations are anticipated approximately 4 to 5 feet below the ground surface. The 

groundwater depth may be influenced by tidal fluctuations from Mission Bay and the Pacific 

Ocean (Taylor Group Inc. 2014a).  

Santa Barbara Place Residences Project 

Similarly to the Mission Beach Residences Project, the Santa Barbara Place Residences 

Project site is located in the Scripps Hydrologic Area. On-site groundwater elevations are 

anticipated approximately 4 to 5 feet below the ground surface. The groundwater depth 

may also be influenced by tidal fluctuations from Mission Bay and the Pacific Ocean 

(Taylor Group Inc. 2014b).  

Water Quality  

Mission Beach Residences Project 

Water quality in receiving waters adjacent to urbanized areas can be impacted by pollutants in 

stormwater runoff. Pollutants generated from human activities settle on impervious surfaces until 

precipitation events wash them into the municipal separate storm sewer system (MS4). Common 

pollutants found in urban runoff include metals, pesticides, fertilizers, bacteria, litter, and 

sediment. Stormwater runoff picks up and transports these pollutants, non-native vegetation, and 

other components and then discharges them to waterways via the MS4. MS4 discharges are 

regulated under a suite of NPDES permits. 
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Under Section 303(d) of the Clean Water Act (CWA), the State Water Resources Control 

Board (SWRCB) is required to develop a list of water quality limited segments for 

jurisdictional waters of the United States. The waters on the list do not meet water quality 

standards, and therefore the Regional Water Quality Control Board (RWQCB) is required to 

establish priority rankings and develop total maximum daily loads to improve water quality. 

The U.S. Environmental Protection Agency (EPA) approved the San Diego RWQCB’s 2008–

2010 303(d) list of water quality limited segments in November 2010. The list includes 

pollutants causing impairment to receiving waters or, in some cases, the condition leading to 

impairment. Mission Bay at Santa Barbara Cove, the direct receiving water from the Mission 

Beach Residences Project, was assessed for impairments of copper and toxicity in the most 

recent list of CWA Section 303(d) impaired water bodies. Mission Bay at Santa Barbara 

Cove was not found to be impaired for these pollutants (SWRCB 2010).  

Santa Barbara Place Residences  

Mission Bay at Santa Barbara Cove, the direct receiving water from the Santa Barbara Place 

Residences Project, was assessed for impairments of copper and toxicity in the most recent list of 

CWA Section 303(d) impaired water bodies. Mission Bay at Santa Barbara Cove was not found 

to be impaired for these pollutants.  

Regulations 

Several federal, state, and local and regulations govern discharges associated with construction 

and post-construction stormwater runoff to protect the water quality of receiving waters. The 

following is a summary of the regulatory framework that has been established to protect water 

resources in the San Diego region. 

Federal 

Clean Water Act 

The CWA was designed to restore and maintain the chemical, physical, and biological integrity 

of waters in the United States. The CWA also directs state governments to establish water quality 

standards for all waters of the United States and to review and update such standards on a 

triennial basis. Other provisions of the CWA related to basin planning include Section 208, 

which authorizes the preparation of waste treatment management plans, and Section 319, which 

mandates specific actions for the control of pollution from nonpoint sources. The EPA has 

delegated responsibility for implementation of portions of the CWA to the SWRCB and the 

RWQCBs, including water quality control planning and control programs, such as the NPDES 

program. The NPDES program is a set of permits designed to implement the CWA that apply to 

various activities that generate pollutants with potential to impact water quality.  
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Section 303 of the CWA requires states to adopt water quality standards for all surface waters of 

the United States. Section 304(a) requires the EPA to publish water quality criteria that accurately 

reflect the latest scientific knowledge on the kind and extent of all effects on health and welfare 

that may be expected from the presence of pollutants in water. Where multiple uses exist, water 

quality standards must protect the most sensitive use. Water quality standards are typically 

numeric, although narrative criteria based upon biomonitoring methods may be employed where 

numerical standards cannot be established or where they are needed to supplement numerical 

standards. Section 303(c)(2)(b) of the CWA requires states to adopt numerical water quality 

standards for toxic pollutants for which the EPA has published water quality criteria and which 

reasonably could be expected to interfere with designated uses of a water body. 

NPDES Permit Program–Phase I 

In November 1990, under Phase I of the urban runoff management strategy, the EPA published 

NPDES permit application requirements for municipal, industrial, and construction stormwater 

discharges. The application requirements for municipalities were directed at municipalities that 

own and operate separate storm-drain systems serving populations of 100,000 or more, or that 

contribute significant pollutants to waters of the United States, and require such agencies to 

obtain coverage under municipal stormwater NPDES permits.  

Municipalities were required to develop and implement an urban runoff management program to 

address activities to reduce pollutants in urban runoff and stormwater discharges that were 

contributing a substantial pollutant load to their systems. Rather than establishing numeric 

effluent limits, the EPA established narrative effluent limits for urban runoff, including the 

requirement to implement appropriate BMPs.  

NPDES Permit Program–Phase II 

The Phase II Final Rule, published in the Federal Register on December 8, 1999, requires 

NPDES permit coverage for stormwater discharges from: 

 Certain regulated small MS4s 

 Construction activity disturbing between 1 and 5 acres of land (i.e.,  small 

construction activities) 

In addition to expanding the NPDES Program, the Phase II Final Rule included minor revisions 

for certain industrial facilities. As with Phase I, the Phase II Program requires the development 

and implementation of stormwater management plans to reduce pollutant discharges.  
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State 

Porter-Cologne Water Quality Control Act 

The Porter-Cologne Water Quality Control Act authorizes the SWRCB to adopt, review, 

and revise policies for all waters of the state (including both surface and  groundwater) and 

directs the RWQCB to develop regional basin plans. Section 13170 of the California Water 

Code also authorizes the SWRCB to adopt water quality control plans on its own initiative. 

The Basin Plan is designed to preserve and enhance the quality of water resources in the 

San Diego Region for the benefit of present and future generations. The purpose of the plan 

is to designate beneficial uses of the region’s surface water and groundwater, designate 

water quality objectives for the reasonable protection of those uses, and establish an 

implementation plan to achieve the objectives. 

All projects resulting in discharges, whether to land or water, are subject to Section 13263 of the 

California Water Code and are required to obtain approval of Waste Discharge Requirements 

(WDRs) from the RWQCBs. Land and groundwater-related WDRs (i.e., non-NPDES WDRs) 

regulate discharges of process and wash-down wastewater and privately or publicly treated 

domestic wastewater. WDRs for discharges to surface waters also serve as NPDES permits. 

These regulations are applicable to the projects. 

NPDES Permits 

In California, the SWRCB and its RWQCBs administer the NPDES permit program. The 

NPDES permits cover all construction and subsequent drainage improvements that disturb 1 acre 

or more, industrial activities, and municipal separate storm drain systems. Construction and 

industrial activities are typically regulated under statewide general permits that are issued by the 

SWRCB. The SWRCB also issued a statewide general small MS4 stormwater NPDES permit for 

public agencies that fall under that Phase II NPDES regulations. 

The NPDES permit system was established in the CWA to regulate both point-source discharges 

(a municipal or industrial discharge at a specific location or pipe) and nonpoint-source 

discharges (diffused runoff of water from adjacent land uses) to surface waters of the United 

States. For point-source discharges, each NPDES permit contains limits on allowable 

concentrations and mass emission of pollutants contained in the discharge. For nonpoint-source 

discharges, the NPDES program establishes a comprehensive stormwater quality program to 

manage urban stormwater and minimize pollution of the environment to the maximum extent 

practicable. The NPDES program consists of characterizing receiving water quality, identifying 

harmful constituents, targeting potential sources of pollutants, and implementing a 

comprehensive stormwater management program.  
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The reduction of pollutants in urban stormwater discharge to the maximum extent practicable 

through the use of structural and nonstructural BMPs is one of the primary objectives of the 

water quality regulations for MS4s. BMPs typically used to manage runoff water quality include 

controlling roadway and parking lot contaminants by installing filters with oil and grease 

absorbents at storm drain inlets, cleaning parking lots on a regular basis, incorporating peak-flow 

reduction and infiltration features (such as grass swales, infiltration trenches, and grass filter 

strips) into landscaping, and implementing educational programs. 

Local 

San Diego Basin Plan 

The Basin Plan sets forth water quality objectives for constituents that could potentially cause an 

adverse effect or impact on the beneficial uses of water. Specifically, the San Diego Basin Plan is 

designed to accomplish the following: 

 Designate beneficial uses for surface water and groundwater. 

 Set the narrative and numerical objectives that must be attained or maintained to protect 

the designated beneficial uses and conform to the state’s anti-degradation policy. 

 Describe implementation programs to protect the beneficial uses of all waters within the region. 

 Describe surveillance and monitoring activities to evaluate the effectiveness of the Basin Plan. 

The Basin Plan incorporates by reference all applicable SWRCB and RWQCB plans and policies. 

Municipal Stormwater Permit  

The City of San Diego currently operates under the NPDES Municipal Stormwater Permit issued 

on January 24, 2007 (Permit Order No. R9-2007-0001) which requires that stormwater best 

management practices (BMPs) be incorporated into the permanent design of public and private 

development projects. On May 8, 2013, the San Diego RWQCB approved a regional MS4 permit 

for San Diego, southern Orange, and southwestern Riverside counties, which became effective on 

June 27, 2013. The region-wide NPDES permit (commonly referred to as the Regional MS4 

Permit) sets the framework for responsible agencies to implement a collaborative watershed-based 

approach to restore and maintain the health of surface waters. The Regional MS4 Permit requires 

development of Water Quality Improvement Plans (WQIPs) that will allow watershed stakeholders 

to prioritize and address pollutants through an appropriate suite of BMPs in each watershed.  

The Mission Bay/La Jolla Watershed Management Area WQIP is currently in development, with 

a regulatory requirement of final submission to the RWQCB in June 2015. When complete, the 
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Mission Bay/La Jolla Watershed Management Area WQIP will include a suite of municipal 

nonstructural and structural BMP approaches to address priority pollutants.  

The permit requires the development and implementation of BMPs in development planning and 

construction of private and public development projects. Development projects are also required 

to include BMPs to reduce pollutant discharges from the project site in the permanent design. 

BMPs associated with the final design are described in the Model Standard Urban Stormwater 

Mitigation Plan. In addition, the City of San Diego’s (City’s) Storm Water Standards manual, 

revised January 2012 applies to any project requiring permit approval (City of San Diego 2012). 

San Diego Municipal Code, Section 43.03 

The City enacted San Diego Municipal Code Section 43.03 entitled “Stormwater Management 

and Discharge Control” in 1993 to make it unlawful for any person to discharge non-stormwater 

into the City’s stormwater conveyance system. In 1999, the City Council changed the policy in 

directing the Stormwater Pollution Prevention Plan to implement an administrative civil 

penalties and citation process. The City revised the stormwater ordinance in 2001 to be 

consistent with the current Municipal Stormwater Permit and moved sections of the ordinance 

pertaining to development into the Land Development Code (grading and drainage regulations).  

San Diego Municipal Code, Section 142.0131  

The City’s grading ordinance requires grading plans to be designed and performed in conformance 

with applicable City Council policies and the standards established in the Land Development Code. 

The Land Development Code includes requirements for erosion control, drainage, and landscaping. 

7.6.2 IMPACTS 

Issue 1: Would the proposal result in a substantial increase in impervious surfaces 

and associated increased runoff? 

Issue 2: Would the proposal result in substantial alteration to on and off-site 

drainage patterns due to changes in runoff flow rates or volumes? 

According to the City’s CEQA Significance Determination Thresholds (City of San Diego 

2011), significant impacts would result on upstream or downstream properties and to 

environmental resources if the project would: 

 Result in increased flooding on or off site; 
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 Grade, clear, or grub of more than 1 acre of land, especially on slopes over 25% grade, 

and would drain into a sensitive water body or stream; 

 Result in decreased aquifer recharge (projects creating 1 acre of impermeable hardscape 

in areas utilizing well water and projects that would install groundwater extraction wells);  

 Result in modifications to existing drainage patterns. 

Mission Beach Residences Project 

The Mission Beach Residences Project site is approximately 64% impervious, with a surface 

asphalt parking lot, and the former Mission Beach Elementary School facility as shown in Figure 

7.6-1, Mission Beach Residences Project Pervious and Impervious Area On Site In Existing 

Condition. This project proposes a 164-square-foot increase in impervious area, with 0.2% 

increase in impervious area as, shown in Table 7.6-1, Mission Beach Residences Change in 

Impervious/Pervious Area.  

Table 7.6-1 

Mission Beach Residences Change in Impervious/Pervious Area 

Project Site Existing Conditions  
Mission Beach Residences 

Project Conditions Increase in Impervious Area 

Impervious Area 52,447 ft2 64% 52,611 ft2 64.2% 164 ft2 0.2% 

Pervious Area 29,501 ft2 36% 29,337 ft2 35.8% 

Source: See Appendix L1. 

This increase in impervious area is minimal due to the removal of the surface parking lot and 

addition of a 0.201-acre park proposed on the northwestern edge of the site adjacent to Mission 

Boulevard, as shown in Figure 7.6-2, Mission Beach Residences Project Pervious and 

Impervious Area On Site Proposed Condition. Water-efficient, native landscaping is also 

proposed for each building. Therefore, the Mission Beach Residences Project would not result in 

a substantial increase in impervious surface area. 

In the existing condition, there are four drainage sub-basins on site, as shown in Figure 7.6-

3, Mission Beach Residences Project On-Site Drainage Basins In Existing Condition. 

Implementation of the Mission Beach Residences Project would create five sub-basins on 

site, as shown in Figure 7.6-4, Mission Beach Residences Project On-Site Drainage Basins 

Proposed. All surface runoff would flow northerly in Bayside Lane to a catch basin at the 

intersection of Bayside Lane and San Luis Obispo Place that discharges directly to Santa 

Barbara Cove within Mission Bay.  
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Pre- and post-construction runoff values for each sub-basin on site were calculated and can be 

found in the Drainage Study for Mission Beach Residences (Appendix L1). The total amount of 

runoff from a 100-year storm event to the existing catch basin in the northeast corner of the 

Mission Beach Residences Project site at the intersection of San Luis Obispo and Bayside Lane 

is estimated to be 5.63 cubic feet per second (cfs). In post-construction conditions, the runoff 

from a 100-year storm event is expected to be 5.71 cfs, which is an increase of 0.08 cfs. Based 

on the calculations provided in Appendix L1, the existing storm drain pipes are adequately sized 

to accommodate the additional runoff due to the proposed development. Therefore, the existing 

stormwater conveyance system has the capacity and integrity to transport the anticipated flow 

rates and volumes from a 100-year frequency storm.  

The Mission Beach Residences Project directly discharges through a 12-inch reinforced concrete 

pipe, a stabilized conveyance, to Santa Barbara Cove within Mission Bay, which is an exempt 

system. In addition, the stabilized conveyance has the capacity for the increased runoff flow 

anticipated at project completion. Therefore, as outlined in the completed City of San Diego 

Hydromodification Management Plan applicability determination flow chart included in 

Appendix K1, the Mission Beach Residences Project is exempt from preparing a 

Hydromodification Management Plan, and no hydromodification controls are required.  

In addition, the Mission Beach Residences Project would potentially result in the discharge of 

several pollutants of concern, which include sediments, nutrients, trash and debris, oxygen 

demanding substances (due to existing and proposed on-site landscaping, bacteria and viruses, 

and pesticides. Included in Appendix K1 is a list of proposed source control BMPs, low impact 

development BMPs, and treatment control BMPS. The BMPs, as listed in Table 7.6-2, Mission 

Beach Residences Best Management Practices, would control for and minimize the adverse 

effects of potential pollutants of concern to substantially affect water quality of receiving waters. 

Table 7.6-2 

Mission Beach Residences Best Management Practices 

Type of BMP Design Concept Project Specific Application 

Source Control 
BMP 

Outdoor Processing Areas Where applicable, all stockpiled materials would be covered to 
prevent storm water contact 

Use Efficient Irrigation Systems 
and Landscape Design 

The Mission Beach Residences Project would use some or all of 
the following: 

 Rain Shutoff Devices 

 Designing Irrigation Systems for individual area requirements 

 Flow Reducers or Shutoff Valves to control water loss in the 
event of broken heads or lines 

Design Trash Storage Areas to 
Reduce Pollution Contribution 

The Mission Beach Residences Project would use trash enclosures 
with impervious surfaces, use lids on all trash containers, and 
provide a roof to minimize contact with storm water 
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Table 7.6-2 

Mission Beach Residences Best Management Practices 

Type of BMP Design Concept Project Specific Application 

Design Outdoor Material Storage 
Areas to Reduce Pollutant 
Contribution 

All material that would need to be stored on‐site would be 
protected via enclosure. If the material is considered hazardous, 
a secondary containment structure such as berm, dike or curb 
would be constructed to prevent leaks and spills in the event the 
enclosure fails 

Employ Integrated Pest 
Management Principles 

 Biological Control: Educational material would be distributed to 
all new residents regarding relying on natural enemies to eat 
pests. 

 Habitat Manipulation: Educational material would be 
distributed to all new residents regarding physical pest 
elimination techniques, such as weeding, squashing, 
trapping, washing or pruning out pests. 

 Use of Resistant Plant Varieties: The proposed 
development would use and educational material would be 
distributed to all new residents regarding use of 

non‐invasive resistant plant varieties. 

 Proper Use of Pesticides as a last line of defense: Educational 
material would be distributed to all new residents. 

Manage Fire Sprinkler System 
Discharges 

Fire sprinkler system discharge would be directed to the sanitary 
sewer system 

Manage Air Conditioning 
Condensate 

The Mission Beach Residences Project would direct condensate 
into landscaped areas where feasible 

Use Non-Toxic Roofing Materials 
Where Feasible 

The Mission Beach Residences Project would avoid using toxic 
roofing materials where feasible 

 Other Source Control 
Requirements 

The Mission Beach Residences Project would abide by all post-
construction soil stabilization practices in conformance with the 
approved Grading and Landscaping Plans 

Low Impact 
Development BMPs 

Optimize the Site Layout The Mission Beach Residences Project would use the existing 
topography to minimize grading 

Minimize Impervious Footprint  The Mission Beach Residences Project would develop 

multi‐story structures to increase building density. 

 The proposed development would use indoor parking 

Disperse Runoff to Adjacent 
Landscaping and IMPs 

 Where feasible, the Mission Beach Residences Project would 
drain rooftops into adjacent landscaping 

 Where feasible, the Mission Beach Residences Project 
would drain sidewalks, walkways, and patios into adjacent 
landscaping 

Design and Implementation of 
Pervious Surfaces 

Where feasible, the Mission Beach Residences Project would use 
pervious surfaces 

Construction Considerations  Soil Compaction of landscaped areas isare not be proposed 
due to the location of the landscaped areas in relation to the 
proposed structures. 

 Soil Amendments are not proposed due to the location of 
the landscaped areas in relation to the proposed 
structures. 
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Table 7.6-2 

Mission Beach Residences Best Management Practices 

Type of BMP Design Concept Project Specific Application 

Additional Considerations  All disturbed soils, slopes and permanent channel crossings 
would be vegetated to stabilize the site per the approved 
Grading and Landscaping plans 

 Runoff would be directed away from the top of slopes. 

Treatment Control 
BMPs 

Cistern Plus Bio-retention Flow-through planters, and vegetated buffer strips would be used in 
lieu of a cistern plus bio-retention 

Vault Plus Bio-retention Flow-through planters, and vegetated buffer strips would be used in 
lieu of a vault plus bio-retention 

Self-retaining Area Pervious pavement would be used for the private driveways so that 

they are self‐treating. The pervious pavement would have a gravel 
base course a minimum of four inches deep, and would not be 

under‐drained. Infiltration rates, pavement stability, and suitability 
for intended traffic are adequate. 

Vegetated Swale Flow-through planters, and vegetated buffer strips would be used in 
lieu of a vegetated swale 

Vegetated Buffer Strip Where feasible, vegetated buffer strips would be proposed along 
adjacent streets and walkways. Runoff from proposed walkways 
would be directed to adjacent vegetated buffer strips. 

Flow-Through Planter Boxes Where feasible, flow-through planter boxes would be proposed 
adjacent to buildings and walkways. Per Table 4-3 of the City 
Stormwater Design Manual, all flow-through planter boxes would 
have a medium or high efficiency rating for all pollutants of concern 

Vortex Separator or Wet Vault Flow-through planters, and vegetated buffer strips would be used in 
lieu of vortex separators or a wet vault 

Media Filters Flow-through planters, and vegetated buffer strips would be used in 
lieu of media filter 

Source: See Appendix L1 

Santa Barbara Place Residences Project  

The Santa Barbara Place Residences Project site is approximately 77% impervious, with a 

surface asphalt parking lot, and the former San Diego Unified School District educational 

facility, as shown in Figure 7.6-5, Santa Barbara Place Residences Project Pervious and 

Impervious Area On Site in Existing Condition. This project proposes a 729-square-foot increase 

in impervious area, with 82% of the proposed site as impervious area, as shown in Table 7.6-3, 

Santa Barbara Place Residences Change in Impervious/Pervious Area.  
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Table 7.6-3 

Santa Barbara Place Residences Change in Impervious/Pervious Area 

Project Site Existing Conditions  
Santa Barbara Place Residences 

Project Conditions Increase in Impervious Area 

Impervious Area 11,339 ft2 77% 12,068 ft2 82% 729 ft2 5% 

Pervious Area 3,416 ft2 23% 2,687 ft2 18% 

ft2 = square feet 
Source: See Appendix L2. 

This increase in impervious area is minimal due to the removal of the surface parking lot and water-

efficient, native landscaping proposed for each building, as shown in Figure 7.6-6, Santa Barbara 

Place Residences Project Pervious and Impervious Area On Site. Therefore, the Santa Barbara Place 

Residences Project would not result in a substantial increase in impervious surface area.  

There are three drainage sub-basins on site in the existing and proposed conditions, as shown in 

Figure 7.6-7, Santa Barbara Place Residences Project On-Site Drainage Basins In Existing 

Condition, and Figure 7.6-8, Santa Barbara Place Residences Project On-Site Drainage Basins 

Proposed. All rainfall from roof and hardscape areas would be directed to vegetated buffer strips or 

flow through planter boxes for treatment. Wherever feasible, flow through planters would drain to 

the landscape areas; otherwise, it would drain through sidewalk underdrains to the public drainage 

system. All other surface flows would drain toward existing gutters leading toward Mission Bay.  

Pre- and post-construction runoff values for each sub-basin on site were calculated and can be found in 

the Drainage Study for Santa Barbara Place Residences (Appendix L2). The total amount of runoff 

from a 100-year storm event flow is estimated to be 1.22 cfs. In post-construction conditions, the runoff 

from a 100-year storm event is expected to be 1.31 cfs, which is an increase of 0.09 cfs. Drainage in the 

pre- and post-project conditions would flow through gutters throughout the site to a catch basin located 

at the Bayside Lane and the alley in south of San Luis Obispo Place. Based on the calculations 

provided in Appendix L2, these existing storm drain pipes are adequately sized to accommodate the 

additional runoff created by the Santa Barbara Place Residences Project. Therefore, the existing 

stormwater conveyance system has the capacity and integrity to transport the anticipated flow rates and 

volumes from a 100-year frequency storm.  

The Santa Barbara Place Residences Project directly discharges through a 12-inch reinforced 

concrete pipe, a stabilized conveyance, to Santa Barbara Cove within Mission Bay, which is an 

exempt system. In addition, the stabilized conveyance has the capacity for the increased runoff 

flow anticipated at project completion. Therefore, as outlined in the completed City of San Diego 

Hydromodification Management Plan applicability determination flow chart included within 

Appendix K2, the Mission Beach Residences Project is exempt from preparing a 

Hydromodification Management Plan, and no hydromodification controls are required.  
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In addition, the Santa Barbara Place Residences Project would potentially result in the discharge 

of several pollutants of concern, which include sediments, nutrients, trash and debris, oxygen 

demanding substances (due to existing and proposed on-site landscaping, bacteria and viruses, 

and pesticides. Included in Appendix K2 is a list of proposed source control BMPs, low impact 

development BMPs, and treatment control BMPS. The BMPs proposed for the Santa Barbara 

Place Residences Project, as listed in Appendix K2, are listed in in Table 7.6-4, Santa Barbara 

Place Residences Best Management Practices. The proposed BMPs would control for and 

minimize the adverse effects of potential pollutants of concern to substantially affect water 

quality of receiving waters.  

Table 7.6-4 

Santa Barbara Place Residences Best Management Practices 

Type of BMP Design Concept Project Specific Application 

Source Control BMP Outdoor Processing Areas Where applicable, all stockpiled materials would be 
covered to prevent storm water contact 

Use Efficient Irrigation Systems and 
Landscape Design 

The Santa Barbara Place Residences Project would use 
some or all of the following: 

 Rain Shutoff Devices 

 Designing Irrigation Systems for individual area 
requirements 

 Flow Reducers or Shutoff Valves to control water loss 
in the event of broken heads or lines 

Design Trash Storage Areas to Reduce 
Pollution Contribution 

The Santa Barbara Place Residences Project would use 
trash enclosures with impervious surfaces, use lids on all 
trash containers, and provide a roof to minimize contact 
with storm water 

Design Outdoor Material Storage Areas 
to Reduce Pollutant Contribution 

All material that would need to be stored on‐site would 
be protected via enclosure. If the material is 
considered hazardous, a secondary containment 
structure such as berm, dike or curb would be 
constructed to prevent leaks and spills in the event the 
enclosure fails 

Employ Integrated Pest Management 
Principles 

 Biological Control: Educational material would be 
distributed to all new residents regarding relying on 
natural enemies to eat pests. 

 Habitat Manipulation: Educational material would be 
distributed to all new residents regarding physical pest 
elimination techniques, such as weeding, squashing, 
trapping, washing or pruning out pests. 

 Use of Resistant Plant Varieties: The proposed 
development would use and educational material 
would be distributed to all new residents regarding use 

of non‐invasive resistant plant varieties. 

 Proper Use of Pesticides as a last line of defense: 
Educational material would be distributed to all new 
residents. 
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Table 7.6-4 

Santa Barbara Place Residences Best Management Practices 

Type of BMP Design Concept Project Specific Application 

Manage Fire Sprinkler System 
Discharges 

Fire sprinkler system discharge would be directed to the 
sanitary sewer system 

Manage Air Conditioning Condensate The Santa Barbara Place Residences Project would direct 
condensate into landscaped areas where feasible 

Use Non-Toxic Roofing Materials Where 
Feasible 

The Santa Barbara Place Residences Project would avoid 
using toxic roofing materials where feasible 

 Other Source Control Requirements The Santa Barbara Place Residences Project would abide by 
all post-construction soil stabilization practices in conformance 
with the approved Grading and Landscaping Plans 

Low Impact 
Development BMPs 

Optimize the Site Layout The Santa Barbara Place Residences Project would use 
the existing topography to minimize grading 

Minimize Impervious Footprint  The Santa Barbara Place Residences Project would 

develop multi‐story structures to increase building 
density. 

 The proposed development would use indoor parking 

Disperse Runoff to Adjacent 
Landscaping and IMPs 

 Where feasible, the Santa Barbara Place Residences 
Project would drain rooftops into adjacent landscaping 

 Where feasible, the Santa Barbara Place Residences 
Project would drain sidewalks, walkways, and patios 
into adjacent landscaping 

Design and Implementation of Pervious 
Surfaces 

Where feasible, the Santa Barbara Place Residences 
Project would use pervious surfaces 

Construction Considerations  Soil Compaction of landscaped areas isare not be 
proposed due to the location of the landscaped areas 
in relation to the proposed structures. 

 Soil Amendments are not proposed due to the location 
of the landscaped areas in relation to the proposed 
structures. 

Additional Considerations  All disturbed soils, slopes and permanent channel 
crossings would be vegetated to stabilize the site per 
the approved Grading and Landscaping plans 

 Runoff would be directed away from the top of slopes. 

Treatment Control 
BMPs 

Cistern Plus Bio-retention Flow-through planters, and vegetated buffer strips would 
be used in lieu of a cistern plus bio-retention 

Vault Plus Bio-retention Flow-through planters, and vegetated buffer strips would 
be used in lieu of a vault plus bio-retention 

Self-retaining Area Pervious pavement would be used for the private 

driveways so that they are self‐treating. The pervious 
pavement would have a gravel base course a minimum of 

four inches deep, and would not be under‐drained. 
Infiltration rates, pavement stability, and suitability for 
intended traffic are adequate. 

Vegetated Swale Flow-through planters, and vegetated buffer strips would 
be used in lieu of a vegetated swale 
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Table 7.6-4 

Santa Barbara Place Residences Best Management Practices 

Type of BMP Design Concept Project Specific Application 

Vegetated Buffer Strip Where feasible, vegetated buffer strips would be proposed 
along adjacent streets and walkways. Runoff from 
proposed walkways would be directed to adjacent 
vegetated buffer strips. 

Flow-Through Planter Boxes Where feasible, flow-through planter boxes would be 
proposed adjacent to buildings and walkways. Per Table 4-
3 of the City Stormwater Design Manual, all flow-through 
planter boxes would have a medium or high efficiency 
rating for all pollutants of concern 

Vortex Separator or Wet Vault Flow-through planters, and vegetated buffer strips would 
be used in lieu of vortex separators or a wet vault 

Media Filters Flow-through planters, and vegetated buffer strips would 
be used in lieu of media filter 

Source: See Appendix L2 

Combined Project Analysis  

The purpose of this analysis is to evaluate the direct impacts of both the Mission Beach 

Residences Project and the Santa Barbara Place Residences Project in comparison to the existing 

drainage and hydrologic conditions on both sites.  

As shown in Table 7.6-5, Combined Project Change in Impervious/Pervious Area, in 

combination, the 51 units associated with the Mission Beach Residences Project and the 12 units 

associated with the Santa Barbara Place Residences Project would create 893 square feet of 

additional impervious surfaces on the two separate project sites, an approximately 1% increase 

over the existing condition.  

Table 7.6-5 

Combined Project Change in Impervious/Pervious Area 

Project Site Existing Conditions  Combined Project Conditions Increase in Impervious Area 

Impervious Area 63,786 ft2 66% 64,679 ft2 67% 893 ft2 1% 

Pervious Area 32,917 ft2 34% 32,024 ft2 33% 

Source: See Appendix L1 and Appendix L2. 

In the Mission Beach Residences post-construction conditions, the runoff from a 100-year storm 

event is estimated to be 5.71 cfs, which is an increase of 0.08 cfs over the existing condition. In 

the Santa Barbara Place Residences post-construction conditions, the runoff from a 100-year 

storm event is estimated to be 1.31 cfs, which is an increase of 0.09 cfs over the existing 

condition. Both are minimal increases over the existing runoff, and calculations provided in 
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Appendix L1 and Appendix L2 show that the existing storm drain pipes are adequately sized to 

accommodate the additional runoff due to the proposed development associated with the Mission 

Beach Residences Project and the Santa Barbara Place Residences Project.  

Neither the Mission Beach Residences Project nor the Santa Barbara Place Residences Project would 

result in a substantial alteration to on- and off-site drainage patterns. Due to the nature of these 

impacts, the combination of the two projects would not alter on- and off-site drainage patterns.  

Additionally, both the Mission Beach Residences Project and the Santa Barbara Place 

Residences Project would incorporate similar BMPs to minimize the introduction of pollutants of 

concern into receiving waters. 

7.6.3 SIGNIFICANCE OF IMPACT 

Mission Beach Residences Project  

The Mission Beach Residences Project would not result in a substantial increase in impervious 

surfaces and associated increase in runoff. The project would not result in substantial alteration 

to on- and off-site drainage patterns due to changes in runoff flow rates or volumes. The project 

would employ multiple source control BMPs, low impact development BMPs, and treatment 

control BMPs to minimize introduction of pollutants into receiving waters. Therefore, impacts 

would be less than significant.  

Santa Barbara Place Residences Project  

The Santa Barbara Place Residence project would not result in a substantial increase in 

impervious surfaces and associated increase in runoff. The project would not result in substantial 

alteration to on- and off-site drainage patterns due to changes in runoff flow rates or volumes. 

The project would employ multiple source control BMPs, low impact development BMPs, and 

treatment control BMPs to minimize introduction of pollutants into receiving waters. Therefore, 

impacts would be less than significant.  

Combined Project Analysis  

The combination of the 51 units proposed as a part of the Mission Beach Residences Project and 

the 12 units proposed as a part of the Santa Barbara Place Residences Project would not result in 

a substantial increase in impervious surfaces and associated increase in runoff. The combination 

of the Mission Beach Residences Project and the Santa Barbara Place Residences Project would 

not result in substantial alteration to on- and off-site drainage patterns due to changes in runoff 

flow rates or volumes. As both projects would individually use BMPs to minimize the 
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introduction of pollutants into stormwater, the two projects combined would not result in any 

new or greater adverse effect on water quality. Therefore, impacts would be less than significant. 

7.6.4 IMPACTS 

Issue 3: Would the proposal develop wholly or partially within the 100-year 

floodplain identified in the FEMA maps or impose flood hazards on 

other properties? 

According to the City’s CEQA Significance Determination Thresholds (City of San Diego 

2011), significant impacts would result on upstream or downstream properties and to 

environmental resources if the project would: 

 Result in increased flooding on or off site. 

Mission Beach Residences Project 

As shown on FIRM Panel 1594G of number 060295, the Mission Beach Residences Project site 

is delineated as “Zone X,” or areas of 0.2% annual chance flood; areas of 1% annual chance 

flood with average depths of less than 1 foot or with drainage areas less than 1 square mile; and 

areas protected by levees from 1% annual chance flood (FEMA 2012). Based on this 

information, the project site is not located in a 100-year floodplain. The project site is located 

within the 500-year floodplain, as shown in Figure 7.6-9, Floodplain Map. As such, the site 

would be subject to nominal flood risk associated with severe rainfall events, which are 

considered rare in the San Diego region. With respect to tidal flooding, there are reasonably 

predictable seasonal trends of wave intensity, with high tides greatly accentuating the eroding 

capability of storm waves. However, storm surge or the increased elevation caused by wind and 

large waves is approximately less than a foot in San Diego County. In addition, this combination 

of flooding caused by the combination of excessive rains and high tides has a very low 

probability of occurrence (City of San Diego 1989). Therefore, flood risk is considered low.  

Structural design of the project would consider the potential for flood inundation. According to 

FEMA flood data, the 100-year flood elevation level at the project site reaches approximately 

3.90 feet (Leppert Engineering 2014). The project site plan shows that the ground floor of the 

proposed structures would consist of garages and in some units, habitable space. Habitable 

spaces occupying the ground floors of any unit would be at a proposed finished floor elevation 

between six to seven feet; therefore, flood risk would be considered less than significant.  

Based on the calculations provided in Appendix L1, the existing storm drain pipes are adequately 

sized to accommodate the additional 0.08 cfs of runoff due to the Mission Beach Residences 
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Project. Therefore, the existing stormwater conveyance system has the capacity and integrity to 

transport the anticipated flow rates and volumes from a 100-year frequency storm, and flooding 

impacts are considered less than significant. 

Santa Barbara Place Residences Project 

As shown on FIRM Panel 1594G of number 060295, the Santa Barbara Place Residences Project 

site is delineated as “Zone X,” or areas of 0.2% annual chance flood; areas of 1% annual chance 

flood with average depths of less than 1 foot or with drainage areas less than 1 square mile; and 

areas protected by levees from 1% annual chance flood (FEMA 2012). Based on this 

information, the project site is not located in a 100-year floodplain. The project site is located 

within the 500-year floodplain, as shown in Figure 7.6-9. As such, the site would be subject to 

nominal flood risk associated with severe rainfall events, which are considered rare in the San 

Diego region. With respect to tidal flooding, there are reasonably predictable seasonal trends of 

wave intensity, with high tides greatly accentuating the eroding capability of storm waves. 

However, storm surge or the increased elevation caused by wind and large waves is 

approximately less than a foot in San Diego County. In addition, this combination of flooding 

caused by the combination of excessive rains and high tides has a very low probability of 

occurrence (City of San Diego 1989). Therefore, flood risk is considered low.  

Structural design of the Santa Barbara Place Residences Project would consider the potential for 

flood inundation. According to FEMA flood data, the 100-year flood elevation level at the 

project site reaches approximately 3.90 feet (Leppert Engineering 2014). The project site plan 

shows that the ground floor of the proposed structures would consist of garages and in some 

units, habitable space. Habitable spaces occupying the ground floors of any unit would be at a 

proposed finished floor elevation of approximately six to seven feet; therefore, flood risk would 

be considered less than significant.  

Based on the calculations provided in Appendix L2, the existing storm drain pipes are adequately 

sized to accommodate the additional 0.09 cfs of runoff due to the Santa Barbara Place 

Residences Project. Therefore, the existing stormwater conveyance system has the capacity and 

integrity to transport the anticipated flow rates and volumes from a 100-year frequency storm, 

and flooding impacts are considered less than significant. 

Combined Project Analysis  

Neither the Mission Beach Residences Project nor the Santa Barbara Place Residences Project 

would develop in the 100-year floodplain. In addition, there is capacity and integrity to transport 

the anticipated flow rates and volumes from a 100-year frequency storm. With the limited 
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probability of flooding caused by excessive rains and high tides, no flooding impacts are 

anticipated on site or in relation to adjacent properties. 

7.6.5 SIGNIFICANCE OF IMPACT 

Mission Beach Residences Project  

The Mission Beach Residences Project would not create development wholly or partially within 

the 100 year floodplain identified in the FEMA maps or impose flood hazards to other properties. 

Therefore, impacts would be less than significant.  

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project would not create development wholly or partially 

within the 100-year floodplain identified in the FEMA maps or impose flood hazards on other 

properties. Therefore, impacts would be less than significant.  

Combined Project Analysis  

The combination of the 51 units proposed as a part of the Mission Beach Residences Project and 

the 12 units proposed as a part of the Santa Barbara Place Residences Project would not create 

development wholly or partially within the 100-year floodplain identified in the FEMA maps or 

impose flood hazards on other properties. Therefore, impacts would be less than significant.  

7.7 MINERAL RESOURCES 

7.7.1 EXISTING CONDITIONS 

Mission Beach Residences Project 

According to the Department of Conservation, Division of Mines and Geology, Generalized 

Mineral Land Classification Map of Western San Diego County, California, the Mission Beach 

Residences Project site is located on land classified as Mineral Resource Zone (MRZ) 3 

(Department of Conservation 1996). Additionally, the City’s General Plan Conservation Element 

classifies the Mission Beach Residences Project site as MRZ-3 (City of San Diego 2008). An 

area classified as MRZ-3 is defined as “areas containing mineral deposits the significance of 

which cannot be evaluated from available data” (Department of Conservation 1996). 
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Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project is located adjacent to the Mission Beach Residences 

Project and is also identified as MRZ-3, per the Generalized Mineral Land Classification Map of 

Western San Diego County, California, and the City’s General Plan Conservation Element. 

7.7.2 REGULATORY SETTING 

Federal 

Mining and Mineral Policy Act of 1970 

The Mining and Mineral Policy Act establishes that the federal government encourage private 

enterprise in the development of a sound and stable domestic mineral industry and orderly 

economic development of mineral resources, research, and reclamation methods. 

State 

Surface Mining and Reclamation Act of 1975 

The Surface Mining and Reclamation Act of 1975 (PRC Section 2710 et seq.) mandated that the 

state geologist initiate mineral land classification to help identify and protect mineral resources 

in areas subject to urban expansion or other irreversible land uses that would preclude mineral 

extraction. The Surface Mining and Reclamation Act also allowed the State Mining and Geology 

Board, after receiving classification information from the state geologist, to designate lands 

containing mineral deposits of regional or statewide significance. Mineral lands are mapped 

according to jurisdictional boundaries (i.e., counties), mapping all mineral commodities in the 

area at one time using the California Mineral Land Classification System. 

Classification into MRZs is done by the state geologist in accordance with the State Mining and 

Geology Board’s priority list. Classification of these areas is based on geologic and economic 

factors without regard to existing land use and land ownership. The following MRZ categories 

are used by the state geologist in classifying the state’s lands: 

MRZ-1: Areas where the available geologic information indicates no significant mineral 

deposits or a minimal likelihood of significant mineral deposits. 

MRZ-2a: Areas where the available geologic information indicates that there are significant 

mineral deposits. 
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MRZ-2b: Areas where the available geologic information indicates that there is a likelihood of 

significant mineral deposits. 

MRZ-3a: Areas where the available geologic information indicates that mineral deposits are 

likely to exist, but the significance of the deposit is undetermined. 

MRZ-3b: Areas where the available geologic information indicates that mineral deposits are 

plausible, but the significance of the deposit is undetermined.  

MRZ-4: Areas where there is not enough information available to determine the presence or 

absence of mineral deposits. 

Mining operations and mine reclamation activities are required to be performed in accordance 

with laws and regulations adopted by the State Mining and Geology Board, as contained in 

14 CCR 3500 et seq. The State Department of Conservation’s Office of Mine Reclamation 

oversees reclamation requirements. 

Division of Oil, Gas, and Geothermal Resources  

The California State Department of Conservation maintains the Division of Oil, Gas, and 

Geothermal Resources. This division is responsible for monitoring the drilling, operation, 

maintenance, and abandonment of oil, gas, and geothermal wells with the intention of 

environmental protection, public health and safety, and general environmental conservation. 

The Division of Oil, Gas, and Geothermal Resources is also responsible for collecting 

groundwater, oil, gas, and geothermal resource data for maintaining a record of all drilled 

and abandoned well locations. 

Division of Mines and Geology  

The California Division of Mines and Geology operates within the Department of Conservation. 

The division is responsible for assisting in the utilization of mineral deposits and the 

identification of geological hazards. 

State Geological Survey  

Similar to the California Division of Mines and Geology, the California Geological Survey is 

responsible for assisting in the identification and proper use of mineral deposits, as well as the 

identification of fault locations and other geological hazards. 
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Integrated Waste Management Act 

Assembly Bill 939, the Integrated Waste Management Act, mandates that each jurisdiction 

reduce the amount of waste entering landfills each year. This is beneficial in lengthening the 

lifespan of available mineral resources by recycling materials from demolished buildings, 

roadways, and other facilities. 

Local 

City of San Diego General Plan 

The City of San Diego General Plan Conservation Element contains the following policies 

related to mineral resources: 

CE-K.1: Promote the recycling and reclamation of construction materials to provide for the 

City’s current and future growth and development needs. 

CE-K.2: Permit new or expanding mining operations within the Multi-Habitat Planning Area in 

accordance with Multiple Species Conservation Program (MSCP) policies and guidelines. 

CE-K.3: Produce sand and gravel with minimal harm and disturbance to adjacent property 

and communities. 

CE-K.4: Plan rehabilitation of depleted mineral areas to facilities reuse consistent with state 

requirements, the Surface Mining and Reclamation Act, and local planning goals and policies, 

including the MSCP. 

CE-K.5: Consider local evaporative salt production for future economic value, open space use, 

and for important ecological habitat. 

7.7.3 IMPACTS 

Issue 1: Would the proposal result in the loss of availability of a significant 

mineral resource (e.g., sand or gravel) as identified the Open File Report 

96-04, Update of Mineral Land Classification: Aggregate Materials in the 

Western San Diego County Production – Consumption Region, 1996, 

Department of Conservation, California Department of Geological Survey 

(located in the EAS library)? 

Mission Beach Residences Project 

According to the Department of Conservation, Division of Mines and Geology, Generalized 

Mineral Land Classification Map of Western San Diego County, California, the Mission Beach 
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Residences Project site is located on land classified as MRZ-3 (Department of Conservation 

1996). Additionally, the City’s General Plan Conservation Element classifies the Mission Beach 

Residences Project site as MRZ-3 (City of San Diego 2008). An area classified as MRZ-3 is 

defined as “areas containing mineral deposits the significance of which cannot be evaluated from 

available data” (Department of Conservation 1996). The Mission Beach Residences Project site 

is not located on land classified as MRZ-2, which is defined as areas of known significant 

mineral deposits or areas where a high likelihood of significant mineral deposits exist. Also, 

mineral resource extraction activities would be incompatible with the Mission Beach Residences 

Project site due to its small size and the immediate surrounding residential land uses.  

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project is located adjacent to the Mission Beach Residences 

Project and is identified as MRZ-3, per the Generalized Mineral Land Classification Map of 

Western San Diego County, California, and the City’s General Plan Conservation Element. 

Similar to the Mission Beach Residences Project, mining operations would be incompatible with 

surrounding land uses.  

Combined Project Analysis 

The Mission Beach Residences Project and the Santa Barbara Place Residences Project would 

not separately result in the loss of important known mineral resources and, therefore, would not 

combine to result in the loss of such resources.  

7.7.4 SIGNIFICANCE OF IMPACT 

Mission Beach Residences Project 

The project site does not contain any known important mineral resources. Also, mineral resource 

extraction activities would be incompatible with the Mission Beach Residences Project site due 

to its small size and the immediate surrounding residential land uses. Therefore, impacts to 

mineral resources would be less than significant. 

Santa Barbara Place Residences Project 

The project site does not contain any known important mineral resources. Similar to the Mission 

Beach Residences Project, mining operations would be incompatible with surrounding land uses. 

Therefore, impacts to mineral resources would be less than significant. 
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Combined Project Analysis 

The Mission Beach Residences Project and the Santa Barbara Place Residences Project would 

not separately result in significant impacts to mineral resources, and, therefore, would not 

combine to result in the loss of such resources. Impacts would be less than significant.  

7.8 PALEONTOLOGICAL RESOURCES 

7.8.1 INTRODUCTION 

Information in the following discussion includes data from two reports: (1) the Preliminary 

Geotechnical and Geologic Reconnaissance Report: Proposed Mission Beach Residences 

(Mission Beach Geologic Report) (Appendix I1) that was prepared by Taylor Group Inc. (TGI) 

for the Mission Beach Residences Project (TGI 2014a), and (2) the Preliminary Geotechnical 

and Geologic Reconnaissance Report: Proposed Santa Barbara Place Residences (Santa 

Barbara Place Geologic Report) (Appendix I2) that was prepared by TGI for the Santa Barbara 

Place Residences Project (TGI 2014b). 

7.8.2 EXISTING CONDITIONS 

Paleontological resources (i.e., fossils) are the remains and/or traces of prehistoric plant and 

animal life. Fossil remains, such as bones, teeth, shells, and leaves, are found in the geologic 

deposits within which they were originally buried. For the purposes of this discussion, 

paleontological resources can be thought of as including not only the actual fossil remains, but 

also the areas and geologic formations likely to contain those fossils. 

Both project sites are located between the Pacific Ocean and Mission Bay, San Diego, in the 

western San Diego County portion of the Peninsular Ranges Geomorphic Province. This 

geomorphic province extends approximately 900 miles from the east–west trending Transverse 

Ranges in the Los Angeles Basin area, south to the southern tip of Baja California. In breadth, 

the Peninsular Ranges Geomorphic Province varies from approximately 30 to 100 miles. 

Generally, the easterly portions of the province consist of rugged mountains underlain by 

Jurassic metavolcanic and metasedimentary rocks, and Cretaceous igneous rocks of the Southern 

California batholith. 

According to the Mission Beach Geologic Report and the Santa Barbara Place Geologic Report, 

both project sites are underlain by topsoil, artificial fill, and by the Bay Point Formation. Per the 

City of San Diego (City) California Environmental Quality Act (CEQA) Significance 

Determination Thresholds, the Bay Point Formation is considered to have a high rating of 
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resource-bearing potential for paleontological resources (City of San Diego 2011). The topsoil 

and artificial fill is not expected to include paleontological resources.  

7.8.3 IMPACTS 

Issue 1: Would the proposal require over 1,000 cubic yards of excavation in a high 

resource potential geologic deposit/formation/rock unit, or over 2,000 cubic 

yards of excavation in a moderate resource potential geologic 

deposit/formation/rock unit? 

According to the City’s Significance Determination Thresholds (City of San Diego 2011), 

impacts to paleontological resources would be significant if the project would: 

 Determine the geologic deposit/formation/rock unit underlying a project area. If there are 

sedimentary rocks such as those found in the coastal areas, they usually contain fossils. If 

there are granitic or volcanic rocks such as those found in the inland areas (Mission 

Gorge, etc.), they usually will not contain fossils. 

The City’s Significance Determination Thresholds contains a Paleontological Monitoring 

Determination Matrix. As noted above, and per the Paleontological Monitoring Determination 

Matrix, the Bay Point Formation that underlies both project sites is considered to have high 

sensitivity for paleontological resources. As such, the City’s Significance Determination 

Thresholds state that paleontological monitoring is required of high sensitivity formations when 

grading would exceed 1,000 cubic yards and would cut to a depth of 10 feet or more. 

Mission Beach Residences Project  

The Mission Beach Residences Project would require approximately 2,360 cubic yards cut from 

the site at a maximum approximate depth of 4 feet. Therefore, while the Mission Beach 

Residences Project would exceed 1,000 cubic yards of grading, it would not exceed a depth of 10 

feet and would not require paleontological monitoring.  

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project would require approximately 150 cubic yards cut 

from the site at a maximum approximate depth of 1 foot. Therefore, the Santa Barbara Place 

Residences Project would be well below the grading significance thresholds and would not 

require paleontological monitoring.  
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Combined Project Analysis 

The Mission Beach Residences Project and the Santa Barbara Place Residences Project 

would not separately exceed the grading significance thresholds for paleontological 

resources. As the requirements for paleontological monitoring is on a project -by-project 

basis, the combined effects of both projects on paleontological resources would be the same 

as for each project individually.  

7.8.4 SIGNIFICANCE OF IMPACTS 

Mission Beach Residences Project  

The Mission Beach Residences Project would not exceed the City’s grading thresholds that 

would require paleontological monitoring. Impacts would be less than significant. 

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project would not exceed the City’s grading thresholds that 

would require paleontological monitoring. Impacts would be less than significant. 

Combined Project Analysis 

The Mission Beach Residences Project and Santa Barbara Place Residences Project would not 

exceed the City’s grading thresholds that would require paleontological monitoring individually 

and therefore would not combine to result in any new or greater impacts. Impacts would be less 

than significant. 

7.9 POPULATION AND HOUSING 

7.9.1 EXISTING CONDITIONS 

Mission Beach Residences Project 

The overall project site is approximately 1.88 acres, located in the Mission Beach community in 

the City of San Diego. The site is generally bound by Mission Boulevard to the west, Bayside 

Lane to the east, Kennebeck Court to the north, and Santa Barbara Place to the south. The site 

and surrounding area is zoned as Mission Beach Planned District-Residential Subdistrict–

Southern (MBPD-R-S), with a recommended density of 36 dwelling units per acre. The site is 

currently developed as the former Mission Beach Elementary School. Surrounding land uses are 

primarily multi-dwelling residential units, with scattered single-dwelling residential units of 36 

dwelling units per acre, and public beaches. The Pacific Ocean is approximately 400 feet to the 
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west, and Mission Bay with associated coves, marinas, and recreational water facilities is located 

approximately 150 feet directly east. 

Santa Barbara Place Residences Project 

The overall project site is approximately 0.34 acre located in the Mission Beach community in 

the City of San Diego. The site is generally bound by Mission Boulevard to the west, Bayside 

Lane to the east, Santa Barbara Place to the north, and an alleyway to the south. The site and 

surrounding area is zoned as MBPD-R-S, with a recommended density of 36 dwelling units per 

acre. The site is currently developed as part of the former Mission Beach Elementary School. 

Surrounding land uses include primarily multi-family residential units, with scattered single-

dwelling residential units of 36 dwelling units per acre, and public beaches. The Pacific Ocean is 

approximately 400 feet to the west, and Mission Bay with associated coves, marinas, and 

recreational water facilities is approximately 150 feet to the east. 

7.9.2 REGULATORY SETTING 

Local  

San Diego Association of Governments 

SANDAG is a public agency that builds strategic plans guiding the region in land use, 

growth, economics, and the environment. The SANDAG Regional Comprehensive Plan 

(RCP) provides a growth management strategy for the region. In accordance with smart 

growth principles, the overall goal of the RCP is to strengthen the integration of local and 

regional land use, transportation, and natural resource planning. As stated in the RCP’s 

Regional Housing Element, new housing should be located within already urbanized 

communities close to jobs and transit “to help conserve open space and rural areas, 

reinvigorate existing neighborhoods, and lessen long commutes” (SANDAG 2004). In 

addition to stating the need for applying smart growth strategies in the location and 

development of new housing, the RCP’s Regional Housing Element includes the goal to 

provide more housing choices in all price ranges. The RCP states that homes need to be 

affordable to persons of all income levels and accessible to persons of all ages and abilities.  

SANDAG estimates future population, housing, land use, and economic growth throughout San 

Diego County and its comprising cities, including the City of San Diego. In October 2011, 

SANDAG accepted the 2050 Regional Growth Forecast, to be used for planning purposes. 

SANDAG growth projections for the region, the City of San Diego, and the Mission Beach 

community are outlined in Table 7.9-1. The 2050 Regional Growth Forecast is not intended to be 
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an exact formula used to determine growth in the region and comprising jurisdictions; rather, it 

should be used as a starting point for regional planning.  

Table 7.9-1 

Forecasted Growth for the San Diego Region,  

the City of San Diego, and the Mission Beach Community 

Jurisdiction 

Year Change 2008–2050 

2008 2020 2030 2040 2050 Numeric Percent 

Population 

San Diego Regional 3,131,552 3,535,000 3,870,000 4,163,688 4,384,867 1,253,315 40% 

City of San Diego 1,333,617 1,542,324 1,690,232 1,819,810 1,947,184 613,567 47% 

Mission Beach Community 5,096 5,715 6,653 7,209 7,502 2,406 47% 

Housing 

San Diego Regional 1,140,654 1,262,488 1,369,807 1,457,545 1,529,090 388,436 34% 

City of San Diego 508,436 577,416 629,694 675,928 722,718 214,282 42% 

Mission Beach Community 3,614 3,798 4,336 4,665 4,866 1,219 34% 

Source: SANDAG 2011. 

SANDAG is currently updating the 2050 Regional Growth Forecast, which will be incorporated 

into a regional plan that merges the planning efforts of the RCP and the Regional Transportation 

Plan/Sustainable Communities Strategy, to be known as San Diego Forward. This planning effort 

and associated growth forecasts are scheduled to be adopted in July 2015. 

City of San Diego Housing Element 

In accordance with state law, the Housing Element of a General Plan must be updated on 

periodic planning cycles. The most recent City Housing Element was adopted in March 2013 for 

the 2013–2020 planning period. Based on a methodology that weighs a number of factors (i.e., 

projected population growth, employment, commute patterns, and available sites), SANDAG 

determined quantifiable needs for housing units in the region according to various income 

categories, known as the Regional Housing Needs Assessment. The City’s regional share goal 

for the 11-year period, January 1, 2010 through December 31, 2020, was determined by 

SANDAG to be 88,096 units. 
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7.9.3 IMPACTS 

Issue 1: Induce substantial population growth in an area, (for example, by proposing 

new homes and commercial or industrial businesses beyond the land use 

density/intensity envisioned in the community plan)? 

Mission Beach Residences Project 

The Mission Beach Residences Project would introduce 51 units to the Mission Beach 

community. The site is not currently designated for residential use within the Mission Beach 

Precise Plan; rather, it is designated for public facilities/school use. The Mission Beach 

Residences Project would not expand utility infrastructure beyond what is adequate to serve the 

project. Additionally, no other project or development would be permitted to connect any of the 

infrastructure improvements proposed by the project.  

According to the SANDAG’s 2050 Regional Growth Forecast, the Mission Beach community 

has approximately 1.89 persons per household (SANDAG 2011). This rate yields 96 people 

introduced to the area by the project.  

SANDAG projects growth estimates county-wide as part of the 2050 Regional Growth Forecast. 

The City is projected to grow by 613,567 people by 2050 when compared to 2008 actual 

population numbers (SANDAG 2011). More specifically, the Mission Beach Community 

Planning Area is projected to grow from 5,096 people in 2008 to 5,715 in 2020 (the first 

projected year after expected project completion), for an overall growth of 619 people in 12 

years (SANDAG 2011). As the project would require a Community Plan Amendment, project 

development is not currently anticipated in local planning documents, including the City’s 

General Plan and Mission Beach Precise Plan; therefore, the directly induced population 

resulting from development of the Mission Beach Residences Project is not accounted for in 

regional growth projections. 

According to the City’s most recent General Plan Housing Element (2013–2020) (City of San 

Diego 2013), SANDAG allocated 88,096 housing units to the City for the Regional Housing 

Needs period of January 1, 2010 through December 31, 2020. This Regional Housing Needs 

Assessment is distributed county-wide to accommodate for projected growth estimated by 

SANDAG. As stated in the City’s Housing Element, currently zoned residential land would 

adequately meet this allocation (City of San Diego 2013). Although there are adequate sites 

currently zoned for residential uses, Housing Element Policies HE-A.2 and HE-A.5 and Program 

2, Identification of Locations for Mixed-Use, Urban Infill Development, promote the 

development of infill projects. The Mission Beach Residences Project site is currently not used 

by active land uses due to the former Mission Beach Elementary School. Development as 
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residential land uses would be consistent with City General Plan policies to promote infill 

development. Additionally, Program 1, Development Monitoring System, of the City’s Housing 

Element allows City planning staff to adjust housing estimates and capacity as development 

projects are processed. Moreover, as discussed in Section 5.1, Land Use, the project would be 

consistent with the City’s General Plan, the Mission Beach Precise Plan, and other applicable 

planning documents following implementation of the General Plan Amendment, Community 

Plan Amendment, and Local Coastal Program Amendment. Therefore, the housing and resulting 

population induced by the Mission Beach Residences Project would not be considered 

substantially growth inducing. 

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project would introduce 12 multi-family residential units to 

the Mission Beach community. The project would not require the expansion of public utilities, 

and all proposed on-site utilities would be private; no other project would be permitted to 

connect to these private utilities. Per the Mission Beach Precise Plan, the Santa Barbara Place 

Residences Project site is designated as residential land use. Using the 1.89 persons per dwelling 

unit rate, the project would introduce approximately 23 people to the area. As discussed 

previously, the Mission Beach Community Planning Area is expected to grow by 619 people 

from 2008 to 2020. Unlike the Mission Beach Residences Project, the Santa Barbara Place 

Residences Project site is designated as residential land use in the Mission Beach Precise Plan. 

However, as the site has been developed as part of the former Mission Beach Elementary School 

for several decades, it is possible that the site has not been accounted for in the City’s growth 

projections. Additionally, as indicated in the City’s Housing Element inventory, the Santa 

Barbara Place Residences Project site is not included, despite its land use designation (City of 

San Diego 2013). However, for similar reasons as described for the Mission Beach Residences 

Project, the Santa Barbara Place Residences Project would be consistent with City Housing 

Element policies and programs to promote infill development and redevelopment. Additionally, 

as discussed in Section 5.1, Land Use, the Santa Barbara Place Residences Project would be 

consistent with the City’s General Plan, the Mission Beach Precise Plan, and other applicable 

planning documents. Therefore, the housing and resulting population induced by the Santa 

Barbara Place Residences Project would not be considered substantially growth inducing. 

Combined Project Analysis  

The Mission Beach Residences Project and the Santa Barbara Place Residences Project would 

not separately result in substantial population and housing growth. Combined, the two projects 

would introduce 63 multi-family residential units, creating a population growth of approximately 
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119 people. For similar reasons discussed previously, the two projects would not result in any 

greater impacts to population and housing as each project would individually.  

7.9.4 SIGNIFICANCE OF IMPACT 

Mission Beach Residences Project 

The project would result in the introduction of 51 new residential units and an estimated 96 

people. Although this growth is not accounted for in regional growth forecasts, the Mission 

Beach Residences Project site is currently not used by active land uses due to the former Mission 

Beach Elementary School. Development as residential land uses would be consistent with City 

General Plan policies to promote infill development. Therefore, the housing and resulting 

population induced by the Mission Beach Residences Project would not be considered 

substantially growth inducing, and impacts would be less than significant. 

Santa Barbara Place Residences Project 

For similar reasons as described for the Mission Beach Residences Project, the Santa Barbara 

Place Residences Project would be consistent with City Housing Element policies and programs 

to promote infill development and redevelopment. Therefore, the housing and resulting 

population induced by the Santa Barbara Place Residences Project would not be considered 

substantially growth inducing, and impacts would be less than significant. 

Combined Project Analysis 

The Mission Beach Residences Project and the Santa Barbara Place Residences Project would 

not separately result in significant population and housing impacts. Combined, the two projects 

would introduce 63 multi-family residential units, inducing a population growth of 

approximately 119 people. For similar reasons discussed previously, the two projects would not 

result in any greater impacts to population and housing as each project would individually. 

Impacts would be less than significant.  

7.10 PUBLIC SERVICES AND FACILITIES 

7.10.1 INTRODUCTION 

Public facilities and services are those functions that serve residents on a community-wide basis. 

These functions include fire and police protection, public parks and recreation facilities, schools, 

and libraries.  
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7.10.2 EXISTING CONDITIONS 

Both the Mission Beach Residences Project and the Santa Barbara Place Residences Project are 

located in the City of San Diego and, as discussed in greater detail below, would be served by the 

same public service providers. As such, the discussion of existing conditions is combined for 

each public service.  

Schools 

The Mission Beach Residences Project site and the Santa Barbara Place Residences Project site 

are located within the San Diego Unified School District (SDUSD). Based on current school 

district attendance boundaries, children living in the projects’ residences would attend the 

schools listed in Table 7.10-1, Schools Serving the Mission Beach Residences Project Site and 

the Santa Barbara Place Residences Project Site. 

Table 7.10-1 

Schools Serving the Mission Beach Residences  

Project Site and the Santa Barbara Place Residences Project Site 

School Distance from Project Sites 
Estimated 
Capacity 

2013–14 
Enrollment 

2014–15 
Enrollment 

Pacific Beach Elementary School (K–5) 
1234 Tourmaline Street 

San Diego, California 92109 

Located approximately 2.3 miles 
northeast of the project sites 

406 401 421 

Pacific Beach Middle School (6–8) 

4676 Ingraham Street 

San Diego, California 92109 

Located approximately 1.8 miles 
northeast of the project sites 

1,004 570 581 

Mission Bay High School (9–12) 

2475 Grand Avenue 

San Diego, California 92109 

Located approximately 1.8 miles 
northeast of the project sites 

1,945 1,198 1,109 

Sources: Hudson 2014a and 2014b. 

The Mission Beach Residences Site is proposed on the former Mission Beach Elementary 

School Site. When this facility ceased operation in 1973, the Mission Beach community 

elementary age students transferred to Farnum Elementary in Pacific Beach at 4275 Cass Street 

(City of San Diego 1989). Similar to Mission Beach Elementary, due to low enrollment 

numbers this facility ceased operations in 1983. The school was demolished, and is now the 

present location of the Pacific Beach/Taylor Branch City of San Diego Library (San Diego 

Community Newspaper Group 2011).  

Senate Bill 50 (SB 50), also known as the “Class Size Reduction Bill,” was enacted in 1998. 

While SB 50 authorizes the collection of developer fees for school facilities construction, it also 

establishes a maximum cap on such fees (and indexes for inflation). Developer fees collected 
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pursuant to SB 50 are “deemed to be full and complete mitigation” (California Government 

Code, Section 65995 et seq.).  

SB 50 also prohibits local agencies from denying land use approvals on the basis of inadequate 

school facilities, as long as the project applicant pays the developer fees if required to do so 

(California Government Code, Section 65995 et seq.).  

Libraries 

The Mission Beach Residences Project and the Santa Barbara Place Residences Project are 

located within the City of San Diego public library system service area. The City’s General Plan 

establishes goals and policies for the City’s library system and facilities. Per the General Plan, a 

library system should contribute to the quality of life through technologically improved services 

and welcoming environments. Branch libraries should be 15,000 square feet or larger and 

include features and services that address community-specific needs (City of San Diego 2008).  

Mission Beach previously housed a small branch library, but this facility was closed in 1964 due 

to lack of use. The Mission Beach community is currently served through a bookmobile service 

and the Pacific Beach Taylor Library, located approximately 1.3 miles northeast of both project 

sites at 4275 Cass Street. The library is currently a 12,484-square-foot facility directly adjacent 

to Taylor Greene Park. A grant-funded project is proposed to update the facility to approximately 

15,000 square feet to comply with the updated General Plan (City of San Diego 2015). The 

existing library includes a public computer area, community bulletin area, large meeting room 

and community gallery room, audio/visual section, children’s section with a story telling corner, 

adult and young adult areas, and landscaped park plaza with seats and trees to create outdoor 

reading areas (Friends of the Pacific Beach Library 2014).  

Parks and Recreation Facilities 

The City of San Diego General Plan regulates development of park and recreation facilities in 

the projects’ vicinity by providing goals and policies for population-based parks and facilities 

and open space lands. The City’s park and recreation goals include achieving a sustainable park 

and recreation system that meets the needs of residents and visitors and an equitable citywide 

distribution of parks and recreation facilities (City of San Diego 2008). 

The General Plan requires neighborhood parks and community parks to meet a minimum ratio of 

2.8 acres per 1,000 residents. A community park has a 13-acre minimum and serves a population 

of 25,000, or typically one community plan area, but may serve multiple community plan areas. 

A neighborhood park ranges from 3 acres to 13 acres and serves a population of 5,000 within 

approximately 1 mile. Due to the compact nature of Mission Beach community, and the 
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proximity to San Diego Bay and the Pacific Ocean, it is nearly impossible to implement 

traditional standards for park development in the community. There are no existing population-

based parks within the Mission Beach Community. 

Mission Bay Park is the largest built aquatic park in the County of San Diego, directly adjacent 

to the east of the project sites (Figure 7.10-1, Mission Bay Park Assets). With approximately 

4,235 acres and 27 miles of shoreline along San Diego Bay (approximately 46% land and 54% 

water), the park offers a wide range of recreational activities including walking/running paths, 

boat docks and launching areas, fire rings and barbeque grills, playgrounds, and volleyball 

courts. Mission Bay Park also offers a variety of free opportunities to the public such as 

professional volleyball and Over-the-Line sporting events.  

Mission Bay Park includes Bonita Cove West, Bonita Cove East (Mariners Point), Ventura 

Cove, and Mission Point in the Mission Beach community. Most of the landscaped park land in 

the community is related to Mission Bay Park (City of San Diego 2008). In addition, Mission 

Beach Park, or Belmont Park, is 17 acres in size and located between Mission Boulevard and the 

Pacific Ocean approximately 0.4 mile from the Mission Beach Residences Project site. The 

northern 6.5 acres of this area is used for the amusement park facility, with the southern area 

used for public parking and a passive-use park.  

The closest recreation center is the Santa Clara Point Recreation Center, located at 1008 Santa 

Clara Place, approximately 0.6 mile north of the Mission Beach Residences Project and Santa 

Barbara Place Residences Project. Facilities within this recreation center include a tennis court, a 

softball field, a multi-use field, two lighted half basketball courts, picnic areas, a playground, a 

multipurpose room, meeting room, and weight room. The Pacific Beach Recreation Center, 

approximately 1.8 miles north of both project sites, includes basketball courts, additional tennis 

courts, gymnasium, and additional meeting and weight rooms. 

Police Services 

The Mission Beach Residences Project and Santa Barbara Place Residences Project are 

located within the service area of the City of San Diego Police Department. The project 

sites are located within Beat 121 of the Mission Beach area of the Department’s Northern 

Division. The Northern Division serves a population of 225,234 people; encompasses 41.3 

square miles; and serves the neighborhoods of Torrey Pines, University City, La Jolla, 

North Clairemont, Clairemont Mesa East, Clairemont Mesa West, Bay Ho, Bay Park, 

Pacific Beach, Mission Beach, and Mission Bay Park. The Northern Division’s office is 

located approximately 7.3 miles northeast of the project sites, at 4275 Eastgate Mall. An 

additional Pacific Beach storefront is located at 4439 Olney Street, 2.1 miles northeast of 

the project sites (San Diego Police Department 2014a). Response times for Police Beat 121 
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are compared to General Plan goals, San Diego Police Department Goals, and  Citywide 

averages in Table 7.10-2, Police Beat 121 Call Priority Response Times . 

Table 7.10-2 

Police Beat 121 Call Priority Response Times 

Call Priority 

General Plan 
Response-Time 

Goals1 
Police Department 

Response Time Goals2 
2013 Average 

Response Times2 
Citywide Average 
Response Times2 

Priority E – Imminent threat to 
life 

Within 7 minutes Within 7 minutes 7.4 minutes 6.6 minutes 

Priority 1 – Serious crimes in 
progress/Potential for injury 

Within 12 minutes Within 14 minutes 13.5 minutes 11.7 minutes  

Priority 2 – Less serious 
crimes with no threat to life 

Within 30 minutes Within 27 minutes 30.7 minutes 27.4 minutes 

Priority 3 – Minor crimes/ 
requests that are not urgent 

Within 90 minutes Within 70 minutes 97.6 minutes 68.9 minutes 

Priority 4 – Minor requests for 
police service 

Within 90 minutes Within 70 minutes 121.2 minutes 70.9 minutes 

Sources:  
1 City of San Diego 2008 
2 San Diego Police Department 2014b. 

Fire-Rescue Services 

Both the Mission Beach Residences Project site and the Santa Barbara Place Residences Project 

sites are located within the service area of the City of San Diego Fire-Rescue Department. Fire 

Station 21 is the closest fire station to the project sites, located approximately 1.4 miles 

northwest of the project sites at 750 Grand Avenue in Pacific Beach. The next closest station to 

the project sites is Station 15, approximately 1.8 miles south of the sites at 4711 Voltaire Street. 

There are two additional fire stations in the general vicinity of both projects: Station 22 

approximately 3.4 miles south of the sites at 1055 Catalina Boulevard, and Station 16, located 

approximately 4.4 miles northeast at 2110 Via Casa Alta.  

In 2009, for priority serious medical incidents, the fire dispatch receipt of call to first unit arrived 

occurred within 8 minutes and 50 seconds approximately 90% of the time. This is 2 minutes and 50 

seconds over the City goal. Also in 2009, effective response force was provided within 15 minutes, 

approximately 90% of the time. This is 5 minutes over the City goal (Citygate Associates 2011). In 

order to offset these inconsistencies with the City’s goals for fire response, there are preliminary plans 

regarding a new fire station at the old Mission Bay Hospital site. The proposed fire station site is 

approximately 2.8 miles northeast of the Mission Beach Residences Project site and the Santa Barbara 

Place Residences Project site, on the northeast corner of San Diego Bay. This new fire station is 
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proposed in response to increasing housing density in this area; the station is planned but not yet 

funded, with no clear completion date (Trame, pers. comm. 2014a). 

7.10.3 IMPACTS 

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

altered governmental services in any of the following areas: fire/life safety 

protection, libraries, parks or other recreational facilities, maintenance of 

public facilities including roads, and/or schools? 

According to the City’s California Environmental Quality Act (CEQA) Significance 

Determination Thresholds (City of San Diego 2011), the impacts analysis is to address a 

project’s potential to result in physical impacts from the construction or alteration of government 

facilities needed to maintain acceptable service ratios, response times, or other performance 

objectives for public services. The analysis should identify if a project would result in a conflict 

with the community plan in terms of the number, size, and location of public service facilities. If 

a conflict exists, the applicant should determine direct impacts from the construction of new 

public service facilities needed to serve the project. 

Schools 

Mission Beach Residences Project 

Potential impacts to schools serving the project site would be related to the number of students 

generated by the project. Student generation rates vary based on the type of project, number of 

units, bedroom mix, affordable senior housing components, proximity to schools and other 

amenities, neighborhood, and other factors. SDUSD does not have standard generation rates, but 

estimates the number of students generated from a project by these factors, as well as looking at 

the number of existing students at comparable developments in the general vicinity. Since the 

Mission Beach Residences Project would be comparable to residential development throughout 

Mission Beach, the approximately 2,200 parcels (3,519 units) within the general vicinity were 

used to propose average student generation rates, as outlined in Table 7.10-3, Potential Student 

Generation for the Mission Beach Residences Project.  
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Table 7.10-3 

Potential Student Generation for the Mission Beach Residences Project 

School 
Estimated 
Capacity 

SDUSD Enrollment 
Fall 2014 

SDUSD Anticipated 
Students Per Unit  

SDUSD Anticipated 
Students Generated 

from Project 

Pacific Beach Elementary School 
(K–5) 

406 421 0.013–0.026 0–1 

Pacific Beach Middle School (6–8) 1,004 581 0.005–0.010 0–1 

Mission Bay High School (9–12) 1,945 1,109 0.005–0.010 0–1 

Total 0–3 

Source: Hudson 2014a. 

As shown in Table 7.10-3, both Pacific Beach Middle School and Mission Bay High School 

have sufficient capacity at this time to accommodate any increase in students generated by the 

Mission Beach Residences Project. Although Pacific Beach Elementary is currently over 

capacity, the estimated student generation rates for the Mission Beach Residences Project, 

because of the transient nature of occupancy with high vacancies during winter months, would 

not be expected to generate a significant number of students as the Mission Beach community 

has a disproportionately low percentage of families with children. However, it is possible this 

project may be more attractive to families with elementary age students than the existing housing 

in this area. If this is the case, and students generated by the Mission Beach Residences Project 

are significantly higher than anticipated, measures implemented by SDUSD such as a reduction 

in enrollment of nonresident students would be considered (Hudson 2014a).  

In addition to the schools listed in Table 7.10-3, the district also offers a host of magnet, 

alternative, charter, and special education programs that would be potentially available to serve 

the children at the new residences. The district does not anticipate that the students generated at 

the new development would cause the schools that would serve the project site to reach or 

exceed capacity. The Mission Beach Residences Project would not require the construction of 

new school facilities, and the district currently does not have plans for new or expanded school 

facilities that would serve the project site. The project would not impact SDUSD’s ability to 

comply with SB 50 and the project would be required to pay the school facilities fee. The project 

would not have an adverse effect upon, or result in a need for, new or modified schools. With 

payment of the school facilities fee, impacts would be less than significant pursuant to California 

Government Code Section 65996. 

As discussed in detail in Section 5.1, the Mission Beach Residences Project includes a 

Community Plan Amendment to redesignate the site from school to residential land use. With 

implementation of the Community Plan Amendment, future use of the site as a school or 

educational facility would no longer be allowed by right. Although this is inconsistent with the 
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Mission Beach Precise Plan’s goal and recommendation to reopen the site as a public school 

facility or other uses associated with elementary education, financial difficulties at the SDUSD 

level, the change of community to transient type of occupancy with high vacancy rates during 

winter months, declining enrollment in the facility before closing in 1970s, and various other 

options for elementary school education in the area make it infeasible to reopen the facility. As 

indicated in Table 7.10-3, the lack of an elementary school on the Mission Beach Residences 

Project site does not affect the inability of current facilities to maintain their capacity goals. 

(Hudson 2014a).  

Santa Barbara Place Residences Project 

The same average student generation rates listed in Table 7.10-3 were assigned to the Santa Barbara 

Place Residences Project. Table 7.10-4 outlines the estimate student generation of the project. 

Table 7.10-4 

Potential Student Generation for the Santa Barbara Place Residences Project 

School 
Estimated 
Capacity 

SDUSD 
Enrollment Fall 

2014 
SDUSD Anticipated 
Students Per Unit  

SDUSD Anticipated Students 
Generated from Project 

Pacific Beach Elementary 
School (K–5) 

406 421 0.013–0.026 0–1 

Pacific Beach Middle School 
(6–8) 

1,004 581 0.0050.010 0 

Mission Bay High School (9–12) 1,945 1,109 0.005–0.010 0 

Total 0 

Sources: Hudson 2014b. 

As shown in Table 7.10-4, both Pacific Beach Middle School and Mission Bay High School 

have sufficient capacity at this time to accommodate any increase in students generated by the 

project. Although Pacific Beach Elementary is currently over capacity, the estimated student 

generation rates for the Santa Barbara Place Residences Project, because of the transient nature 

of occupancy with high vacancies during winter months, would not be expected to generate a 

significant number of students as the Mission Beach community has a disproportionately low 

percentage of families with children (Hudson 2014a). 

In addition to the schools listed in Table 7.10-4, the district also offers a host of magnet, 

alternative, charter, and special education programs that would be potentially available to serve 

the children at the new residences. The district does not anticipate that the students generated at 

the new development would cause the schools that would serve the Santa Barbara Place 

Residences Project site to reach or exceed capacity. The project would not require the 

construction of new school facilities, and the district currently does not have plans for new or 
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expanded school facilities that would serve the project site. The project would not impact 

SDUSD’s ability to comply with SB 50 and the project would be required to pay the school 

facilities fee. The Santa Barbara Place Residences Project would not have an adverse effect upon, 

or result in a need for new or modified schools. With payment of the school facilities fee, 

impacts would be less than significant pursuant to California Government Code Section 65996.  

Combined Project Analysis 

Each project individually is not expected to result in a substantial number of students, 

particularly because of the transient nature of occupancy with high vacancies during winter 

months. However, Pacific Beach Elementary is currently over capacity as of fall 2014. While 

Mission Beach historically has a disproportionately low percentage of families with children, 

both projects may attract families with elementary school-age children. SDUSD has indicated 

that there is potential for the combined effect of both projects to further exceed the capacity of 

Pacific Beach Elementary (Hudson 2014a and 2014b). However, SDUSD has noted that if such a 

situation arises, measures implemented by the district such as a reduction in enrollment of 

nonresident students would be considered (Hudson 2014a and 2014b). 

In addition to the schools listed in Tables 7.10-3 and 7.10-4, the district also offers a host of 

magnet, alternative, charter, and special education programs that would be potentially available 

to serve the children at the new residences. The district does not anticipate that the students 

generated at the new development would cause the schools that would serve the project site to 

reach or exceed capacity. Both projects, when combined, would not require the construction of 

new school facilities, and the district currently does not have plans for new or expanded school 

facilities that would serve the project sites. Both projects, when combined, would not impact 

SDUSD’s ability to comply with SB 50 and the projects would be required to pay the school 

facilities fee. Both projects, when combined, would not have an adverse effect upon, or result in 

a need for, new or modified schools. With payment of the school facilities fee, impacts would be 

less than significant pursuant to California Government Code Section 65996. 

Libraries 

Mission Beach Residences Project 

The Mission Beach Residences Project is located within the City of San Diego public library 

system. The Mission Beach community is currently served through a bookmobile service and the 

Pacific Beach Taylor Library, located approximately 1.3 miles northeast of the project site at 

4275 Cass Street. This local branch is part of the City library system, which allows residents to 

use any branch or the main library. Therefore, although the future residents of the Mission Beach 

Residences Project would be expected to cause an increase in use of the Pacific Beach Taylor 
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Library, residents would be allowed to use any branch within the City library system. Residents 

would often use the library most convenient to them, such as one near their work or school, not 

necessarily the library located closest to their home. Due to the dispersal of residents to library 

branches throughout the City, the bookmobile service that serves the project site, and the 

proposed update to the Pacific Beach Taylor Library, the project would not have an adverse 

effect, or result in a need for new or modified government services associated with libraries.  

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project would result in similar impacts as the Mission 

Beach Residences Project. The project would also be served by the bookmobile service and the 

Pacific Beach Taylor Library. However, as discussed above, future residents of the Santa 

Barbara Place Residences Project would be allowed to use any branch within the City library 

system. As such, library usage would likely be dispersed throughout the public library system. 

Combined Project Analysis 

For reasons similar to those discussed previously, when combined, the two projects would still 

likely result in dispersed usage of the public library system. Combined, the two projects would 

not result in any greater or new impacts beyond each project individually.  

Parks and Recreational Facilities 

Mission Beach Residences Project 

The City of San Diego General Plan regulates development of park and recreation facilities in by 

providing goals and policies for population-based parks and facilities and open space lands. The 

City’s park and recreation goals include achieving a sustainable park and recreation system that 

meets the needs of residents and visitors and an equitable citywide distribution of parks and 

recreation facilities (City of San Diego 2008).  

As shown in Figure 7.10-1, there are substantial grassy play areas in the Mission Beach 

Residences Project’s vicinity, particularly near and around Belmont Park to the east. There is also 

approximately 4 million square feet of high-quality sandy beach on the western edge of the 

Mission Beach community, ranging in width from 50–200 feet. Mission Bay Park is the largest 

built aquatic park in San Diego County, directly adjacent to the east of the project. With 

approximately 4,235-acres and 27 miles of shoreline along San Diego Bay, the park offers a wide 

range of recreational activities. In addition, Mission Beach Park, or Belmont Park, is 17 acres in 

size between Mission Boulevard and the Pacific Ocean, which is restricted to park use in perpetuity 

(City of San Diego 2008).  
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As discussed in Section 5.1, Land Use, the Mission Beach Residences Project requires a 

Community Plan Amendment; therefore, it triggers the City’s population-based park 

requirement. The City’s General Plan standard is 2.8 useable acres of population-based park 

land per 1,000 residents. At 2.8 acres per 1,000 residents, the project would require 0.201 

useable acre of population-based neighborhood park land (Appendix N). The Mission Beach 

Residences Project proposes a 0.201 acre public pocket park along the western edge of the 

project site, which would meet the park requirement without the application of SANDAG’s 

vacancy factor. The proposed pocket park would be privately constructed, owned, and 

maintained and would be open to the public.  

The development of the pocket park is included in the overall Mission Beach Residence Project. 

As such, the analysis of the environmental impacts resulting from the development of this park is 

included as part of the analysis for the Mission Beach Residences Project throughout Chapter 5.0 

of this EIR. Therefore, the Mission Beach Residences Project would not require the expansion of 

park and recreation facilities beyond what is included as part of the project.  

Santa Barbara Place Residences Project 

As discussed in Section 5.1, Land Use, the Santa Barbara Place Residences Project does not require a 

Community Plan Amendment and therefore does not trigger the requirement for population-based 

parks. Per City’s Municipal Code Chapter 14, Article 2, Division 6: Public Facilities Regulations, the 

project would be required to pay development impact fees (DIF) proportionate to the number of new 

dwelling units proposed. The DIF fee addresses the cost and improvement of park and recreational 

facilities in Mission Beach; payment of such fees would be required prior to the issuance of any 

building permit for a new dwelling unit (City of San Diego 2014).  

Combined Project Analysis 

As discussed previously, only the Mission Beach Residences Project triggers the City’s 

population-based park requirement. The Santa Barbara Place Residences Project does not trigger 

a park requirement; however, the project would include payment of the required DIF fee. As 

such, under the combined project scenario, only the Mission Beach Residences Project would be 

required to provide population-based park space. At 2.8 acres per 1,000 residents, the project 

would require 0.201 useable acre of population-based neighborhood park land. The project 

proposes a 0.201-acre public pocket park along the western edge of the project site. As the 

requirement for the provision of parks and recreational facilities is the same as what is required 

for the Mission Beach Residences Project, when combined, the two projects would not result in 

any greater impacts beyond each project individually.  
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Police Services 

Mission Beach Residences Project 

The Mission Beach Residences Project is located within the service area of the City of San Diego 

Police Department. The project site is located within Beat 121 of the Mission Beach area of the 

Department’s Northern Division. As indicated in Table 7.10-2, in 2013, the response times for all 

call priority levels in the project area do not meet the General Plan response-time guidelines or 

police department goals. Priority E (Emergency) call response time goals were only exceeded by 

0.4 minute on average, while Priority 4 call response times were exceeded by over 50 minutes on 

average. The Police Department is, however, meeting the citywide goal of 1.48 officers per 

1,000 persons (San Diego Police Department 2014b). 

As stated above, the Northern Division serves a population of 225,234 people, and encompasses 

41.3 square miles. The addition of 51 units or approximately 96 new residents represents an 

increase of approximately 0.06% of this service population. In addition, these new residents 

would be located in an infill development location, immediately surrounded by similar 

residential development, previously served by the same division. Although the project would 

only create a 0.06% increase in population of the service area, the response times are already 

exceeding the goals prior to implementation of the project.  

At the present time, significant response-time deficiencies due to lack of personnel or equipment 

can be helped only by continued, mandatory approval by the City Council of the affected 

department’s budget proposal for operations within the affected area. In addition, a Crime 

Prevention through Environmental Design review to address security concerns would increase 

safety and security at the Mission Beach Residences Project site.  

Police Department staff indicated that there are currently no plans for an additional police 

substation in the Mission Beach area; however, response times would continue to increase as 

communities are eventually built out (San Diego Police Department 2014b).  

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project would develop 12 multi-family residential units 

adjacent to the Mission Beach Residences Project to the south. The project would also be served 

by the San Diego Police Department and is also located in Beat 121 in a highly developed area. 

The Santa Barbara Place Residences Project would also increase the demand for police 

protection services in the Mission Beach community.  
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Combined Project Analysis 

Both the Mission Beach Residences Project and the Santa Barbara Place Residences Project 

would be located in the highly developed community of Mission Beach in an area currently 

served by the San Diego Police Department. Current response times fail to meet City and 

Department goals, and, as indicated by Police Department staff, response times would continue 

to increase as communities become built out. As such, when the two projects are combined, they 

would not result in any new or greater impact beyond each project individually.  

Fire-Rescue Services 

Mission Beach Residences Project 

The Mission Beach Residences Project site is located in the service area of the City of San Diego 

Fire-Rescue Department. Fire Station 21 is the closest fire station to the project site, located 

approximately 1.4 mile northwest of the property at 750 Grand Avenue in Pacific Beach. There 

are three additional fire stations within 4.5 miles of the project site.  

In 2009, for priority serious medical incidents, the fire dispatch receipt of call to first unit arrived 

occurred within 8 minutes and 50 seconds approximately 90% of the time. This is 2 minutes and 

50 seconds over the City goal. Also in 2009, effective response force was provided within 15 

minutes, approximately 90% of the time. This is 5 minutes over the City goal (Citygate 

Associates 2011). In order to offset these inconsistencies with the City’s goals for fire response, 

there are preliminary plans regarding a new fire station at the old Mission Bay Hospital site. The 

proposed site is approximately 2.8 miles northeast of the Mission Beach Residences Project site, 

on the northeast corner of San Diego Bay. This new fire station is proposed to address increasing 

housing density in this area as well as insufficient response times. The station is planned but not 

yet funded, with no clear completion date.  

The project would meet site design and construction design standards of the City of San Diego 

Fire-Rescue Department with respect to assuring adequate safety from fire hazards. Such 

provisions include: proposed alleys (open to the public) designed to support loads and clearance of 

fire apparatus, fire access roadway signs and red curbs, 3-foot clear space around fire hydrants, no 

on-street parking within proposed alleys, and installation of automatic fire sprinklers. 

Fire-Rescue Department staff indicated that the Mission Beach Residences Project would not 

result in adverse effects to response times, which currently do not meet City goals as described 

previously. Provided that the Mission Beach Residences Project is developed in conformance to 

Fire-Rescue Department standards, no adverse impacts are anticipated to fire protection services 

(Trame, pers. comm. 2014a).  
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Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project would develop 12 multi-family residential units 

adjacent to the Mission Beach Residences Project to the south. The project would also be served 

by the San Diego Fire-Rescue Department by the same fire stations listed previously. As 

described earlier, the current response times fail to meet City goals. The Santa Barbara Place 

Residences Project would also be designed in conformance with the Fire-Rescue Department and 

other City development standards for fire and emergency access. As indicated by Fire-Rescue 

Department staff, the Santa Barbara Place Residences Project would not have an adverse effect 

on the provision of services by the Fire-Rescue Department or the current response times 

(Trame, pers. comm. 2014b).  

Combined Project Analysis 

Both the Mission Beach Residences Project and the Santa Barbara Place Residences Project 

would be designed to meet Fire-Rescue Department standards to address the impacts of new 

development on the provision of public services. Additionally, Fire-Rescue Department staff 

indicated that each project individually would not result in adverse effects to the department’s 

response times or the provision of fire protection services (Trame, pers. comm. 2014a and 

2014b). As such, the combination of the two projects would not result in any greater or new 

impacts beyond each project individually. 

7.10.4 SIGNIFICANCE OF IMPACT 

Schools 

Mission Beach Residences Project 

As discussed previously, the Mission Beach Residences Project would result in an increase in 

population and therefore may result in an increase in attendance at area schools. Based on 

estimates by SDUSD, the project is not anticipated to generate a significant number of students. 

As the Mission Beach Residences Project may generate elementary school children at a greater 

rate than anticipated, there is potential to further exceed Pacific Beach Elementary School’s 

capacity. However, SDUSD has noted that if such a situation arises, measures such as the 

reduction in the enrollment of nonresident students would be implemented. Furthermore, the 

project would be required to pay the school facilities fees. With such measures implemented by 

SDUSD and payment of the school facilities fee impacts would be less than significant as 

stipulated by the California Government Code, Section 65996.  
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Santa Barbara Place Residences Project 

As discussed previously, the Santa Barbara Place Residences Project would result in an increase 

in population and therefore result in an increase in attendance at area schools. Based on estimates 

by SDUSD, the project is not anticipated to generate a significant number of students. As the 

Santa Barbara Place Residences Project may generate elementary school children at a greater 

rate than anticipated, there is potential to further exceed Pacific Beach Elementary School’s 

capacity. However, SDUSD has noted that if such a situation arises, measures such as the 

reduction in the enrollment of nonresident students would be implemented. Furthermore, the 

project would be required to pay the school facilities fee. With such measures implemented by 

SDUSD and payment of the school facilities fee, impacts would be less than significant as 

stipulated by California Government Code , Section 65996.  

Combined Project Analysis 

Each project individually would result in less-than-significant impacts to school facilities. 

SDUSD has indicated that there is potential for the combined effect of both projects to further 

exceed the capacity of Pacific Beach Elementary. However, SDUSD has noted that if such a 

situation arises, measures implemented by SDUSD such as a reduction in enrollment of 

nonresident students would be implemented. However, SDUSD would consider measures to 

reduce enrollment of Pacific Beach Elementary School, such as reducing enrollment of 

nonresident students. With such measures implemented by SDUSD, the two projects would not 

require the expansion of school facilities. Therefore, impacts would be less than significant.  

Libraries 

Mission Beach Residences Project  

With the pending additions to the Pacific Beach Taylor Library (which are not a result of the Mission 

Beach Residences Project) and the dispersed use of branch libraries throughout the City system, the 

Mission Beach Residences Project would not require the expansion of library facilities that may 

result in physical effects on the environment. Impacts would be less than significant.  

Santa Barbara Place Residences Project 

With the pending additions to the Pacific Beach Taylor Library (which are not a result of the 

Santa Barbara Place Residences Project) and the dispersed use of branch libraries throughout 

the City system, the Santa Barbara Place Residences Project would not require the expansion 

of library facilities that may result in physical effects on the environment. Impacts would be 

less than significant  
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Combined Project Analysis 

When combined, the two projects would still likely result in dispersed usage of the public library 

system. Combined, the two projects would not result in any greater or new impacts beyond each 

project individually; therefore, impacts would be less than significant. 

Parks and Recreation Facilities 

Mission Beach Residences Project 

The proposed 0.201-acre pocket park (refer to Figure 3-1, Mission Beach Residences Site Plan in 

Chapter 3) located on the western edge of the project site is included within the analysis of the 

Mission Beach Residences Project in Chapter 5.0 of this EIR. Additionally, because of the 

project site’s proximity to Mission Bay and beaches, more than ample recreation areas currently 

exist for future residents of the project and the surrounding community. Impacts would be less 

than significant.  

Santa Barbara Place Residences Project 

As stated above, the Santa Barbara Place Residences Project would not trigger the population-based 

parks requirement of the City’s General Plan as it does not require a Community Plan Amendment. 

Additionally, because of the project applicant’s payment of the DIF and the project site’s proximity 

to Mission Bay and beaches, more than ample recreation areas currently exist for future residents of 

the project. With the proximity to beaches and Mission Bay and provision of park and recreational 

fees, the project would not directly require the expansion of park and recreational facilities that could 

result in environmental effects. Impacts would be less than significant.  

Combined Project Analysis 

As discussed previously, only the Mission Beach Residences Project triggers the City’s 

population-based park requirement. The Santa Barbara Place Residences Project does not trigger 

a park requirement. As such, under the combined project scenario, only the Mission Beach 

Residences Project would be required to provide population-based park space. At 2.8 acres per 

1,000 residents, the project would require 0.201 useable acre of population-based neighborhood 

park land. The project proposes a 0.201-acre public pocket park along the western edge of the 

project site. As the requirement for the provision of parks and recreational facilities is to the 

same the Mission Beach Residences Project, when combined, the two projects would not result 

in any greater impacts beyond each project individually. Additionally, because of the two project 

sites’ proximity to Mission Bay and beaches, ample recreation areas currently exist for future 

residents of the projects. Impacts would be less than significant. 
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Police Services 

Mission Beach Residences Project 

The addition of 51 units represents an increase in demand for police services in the area. In 

addition, these new residents would be located in an infill development location, immediately 

surrounded by similar residential development, currently served by the same division. Given the 

minimal increase in population and location adjacent to existing adequate roadways and 

infrastructure, the Mission Beach Residences Project’s effect on police response times is not 

considered substantial. As such, the project would not require the expansion of police facilities. 

Therefore, impacts would be less than significant. 

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project would increase demand for police services in 

the area through the introduction of 12 residential units. In addition, these new residents 

would be located in an infill development location, immediately surrounded by similar 

residential development, currently served by the same division. Given the minimal increase 

in population and location adjacent to existing adequate roadways and infrastructure, the 

Santa Barbara Place Residences Project’s effect on police response times is not considered 

substantial. As such, the project would not require the expansion of police facilities. Therefore, 

impacts would be less than significant. 

Combined Project Analysis 

When combined, the two projects would not result in any new or greater impacts beyond each 

project individually. Impacts would be less than significant.  

Fire-Rescue Services 

Mission Beach Residences Project 

As discussed previously, the nearest fire station is Fire Station 21, approximately 1.4 mile 

northwest of the property at 750 Grand Avenue in Pacific Beach. As indicated by Fire-Rescue 

Department staff, the project would not result in adverse effects to the department’s current 

response times and the ability to serve the area. As such, the project would not require the 

expansion of fire facilities. Impacts would be less than significant.  
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Santa Barbara Place Residences Project 

As indicated by Fire-Rescue Department staff, the Santa Barbara Place Residences Project would 

not result in adverse effects to the department’s current response times and the ability to serve 

the area. As such, the project would not require the expansion of fire facilities. Impacts would be 

less than significant.  

Combined Project Analysis 

When combined, the two projects would not result in any new or greater impacts beyond each 

project individually. Each project would not affect the ability of the Fire-Rescue Department to 

provide services to the area and each project site. Impacts would be less than significant.  

7.11 PUBLIC UTILITIES 

7.11.1 INTRODUCTION 

Public utilities are public or private institutions that provide the public with necessary services, 

such as water, wastewater, electricity, solid waste disposal, and storm drains. The following 

discussion of public utilities for the Mission Beach Residences Project and the Santa Barbara 

Place Residences Project is based in part on the following technical reports: the Conceptual 

Waste Management Plan for Mission Beach Residences (Mission Beach WMP) prepared by 

Leppert Engineering for the Mission Beach Residences Project (Appendix M); the Drainage 

Study for Mission Beach Residences (Mission Beach Drainage Study) prepared by Leppert 

Engineering for the Mission Beach Residences Project (Appendix L1); and the Drainage Study 

for Santa Barbara Place Residences (Santa Barbara Place Drainage Study) prepared by Leppert 

Engineering for the Santa Barbara Place Residences Project (Appendix L2).  

7.11.2 EXISTING CONDITIONS 

Water 

The City of San Diego (City) Public Utilities Department (Public Utilities Department) 

serves the area within its incorporated boundaries and sells water to neighboring agencies. 

The City relies heavily on water that is imported from Northern California and the Colorado 

River by the Metropolitan Water District of Southern California (MWD) and the San Diego 

County Water Authority (SDCWA). The City purchases the majority of its water from the 

SDCWA, a wholesale agency, which purchases the water from MWD. MWD receives its 

water from the Colorado River via the Colorado River Aqueduct, and from Northern 

California via the California Aqueduct, which is part of the State Water Project. The City 

manages nine surface water reservoirs that work in combination with local rainwater and the 
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imported water system. SDCWA recently completed the San Vicente Dam raise in late 2012; 

the dam raise added approximately 152,000 acre-feet (AF) to the original 90,000 AF capacity 

of the San Vicente Reservoir (SDCWA 2014). The City is also researching the potential for 

water reuse to bolster the local potable water supply. The Water Purification Demonstration 

Project assessed the feasibility of full-scale water purification to increase the available water 

supply within San Vicente Dam; it was determined that full-scale water purification would be 

able to produce approximately one-third of the City’s potable water supply by 2035 (City of 

San Diego 2013; 2014b). In addition to delivering potable water, the City has a recycled 

water program for nonpotable water. 

The City’s 2010 Urban Water Management Plan (UWMP), adopted in 2011, is the most recent 

iteration of the UWMP and provides actual water use data for the year 2010 and projections 

through 2035 (City of San Diego 2011a). The City anticipates that its population will increase to 

over 1.68 million residents by 2030, which would translate into water demands increasing from 

162,291 AF per year (AFY) in 2010 to approximately 238,772 AFY in 2030 under normal 

weather conditions. These projections assume the City continues with an aggressive water 

conservation program. SDCWA is planning to supply the City of San Diego with 249,728 AF 

annually in 2030 (City of San Diego 2011a).  

Mission Beach Residences Project 

The Mission Beach Residences Project is within the service area of the Alvarado Water 

Treatment Plant, which has a capacity of 120 million gallons per day (mgd). The existing 12-

inch water main that travels along Bayside Lane to the east would serve the Mission Beach 

Residences Project site. The existing water main connection located near the middle of the 

eastern project site boundary along Bayside Lane would be abandoned.  

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project is also within the service area of the Alvarado 

Water Treatment Plant. The existing 8-inch water main that lies within the alley south of the 

project site would serve the Santa Barbara Place Residences Project. This 8-inch water main 

connects to the 8-inch water main that travels along Mission Boulevard to the west. The 

existing connection to the 8-inch water main within the alley to the south of the project site 

would be abandoned.  

Wastewater 

Wastewater treatment service is provided to the project sites by the Public Utilities Department, 

which operates the Metropolitan Sewerage System. The Metropolitan Sewerage Sub-System 
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serves the City and 15 other agencies and encompasses a 450-square-mile area with 

approximately 2.2 million people served, generating approximately 180 mgd of wastewater (City 

of San Diego 2014c). The Public Utilities Department operates one wastewater treatment plant 

and two water reclamation plants. The Point Loma Wastewater Treatment Plant (PLWTP) is the 

largest plant and has the capacity of treating all wastewater within the Metropolitan Sewerage 

System. The two water reclamation plants, the North City Water Reclamation Plant and the 

South Bay Water Reclamation Plant, collect sewage for nonpotable reuse (e.g., landscape 

irrigation); these two reclamation plants operate as secondary to the PLWTP. The PLWTP has a 

treatment capacity of 240 mgd with an average daily flow rate of 144 mgd (City of San Diego 

2014c). The Public Utilities Department has planned improvements to increase overall 

wastewater treatment capacity to sufficiently serve 2.9 million people generating an estimated 

340 mgd of wastewater by 2050 (City of San Diego 2014d). 

Mission Beach Residences Project 

The Mission Beach Residences Project would be served by the PLWTP and is not within the 

service territory of either water reclamation plant. The existing 15-inch sewer main that travels 

along Bayside Lane to the east would serve the project. The two existing 6-inch sewer mains that 

travel in an east–west direction through the project site would be abandoned. The two existing 

connections to the existing 8-inch sewer main within Santa Barbara Place would be abandoned. 

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project would be served by the PLWTP and is not within 

the service territory of either water reclamation plant. The existing 6-inch sewer main within the 

alley to the south of the project site that connects to the existing 15-inch sewer within Bayside 

Lane would serve the project. The existing connection to the existing 8-inch sewer main within 

Santa Barbara Place would be abandoned.  

Stormwater Drainage 

Mission Beach Residences Project 

There is no existing public storm drain in the vicinity of the Mission Beach Residences Project. 

Surface runoff flows to Bayside Lane where it flows north to a catch basin at San Luis Obispo 

Place, then ultimately discharges directly into Mission Bay.  
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Santa Barbara Place Residences Project 

There is no existing public storm drain in the vicinity of the Santa Barbara Place Residences 

Project. Surface runoff flows to Bayside Lane where it flows north to a catch basin at San Luis 

Obispo Place, then ultimately discharges directly into Mission Bay. 

Solid Waste 

The City of San Diego provides solid waste collection and disposal service free of charge to 

single-family and multi-family homes that are located on public streets and meet certain criteria 

related to access, storage, and safety pursuant to the People’s Ordinance and Municipal Code. 

All other waste generators must obtain these services through a private hauling company with 

City franchise rights. This project would not qualify for City collection. The projects would not 

qualify for City collection. Refuse from the area is generally taken to the Miramar Landfill; 

however, private hauling companies may choose to recycle, dispose, or process waste at a 

facility of their choice. According to the City’s Environmental Services Department, the 

Miramar Landfill is expected to reach capacity and close by 2022 (City of San Diego 2014a). 

Assembly Bill 939, passed in 1989, required a 50% reduction in solid waste generation from all 

jurisdictions in California. Assembly Bill 341 sets a policy goal of 75% waste diversion by 2020. 

Per the Environmental Services Department’s website, the City is currently achieving a 67% 

diversion rate (City of San Diego 2014a).  

Mission Beach Residences Project 

The Conceptual WMP prepared for the Mission Beach Residences Project (Mission Beach 

WMP) addresses impacts, landfill capacity, solid waste services, and strategies to reduce impacts 

related to the demolition, construction, and occupancy of the project. The Mission Beach WMP 

is included as Appendix M of this EIR. The Mission Beach Residences Project would be served 

by the Miramar Landfill. 

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project would also be served by the Miramar Landfill.  

Electricity and Natural Gas 

The project site would be served by San Diego Gas and Electric (SDG&E). The SDG&E service 

area covers 4,100 square miles within San Diego and southern Orange Counties. Energy is 

provided to approximately 3.4 million people. This service area includes approximately 1.4 

million electricity meters and 860,000 natural gas meters (SDG&E 2014). Forecasting future 

energy consumption demand is performed on a continual basis by SDG&E, primarily from 
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installation of transmission and distribution lines. In situations where projects with large power 

loads are planned, this is considered together with other loads in the project vicinity, and 

electrical substations are upgraded. 

Mission Beach Residences Project 

An existing overhead electrical line runs along Bayside Lane, to the east of the Mission Beach 

Residences Project site.  

Santa Barbara Place Residences Project 

An existing overhead electrical line runs in the existing alley to the south of the Santa Barbara 

Place Residences Project site and connects to the existing overhead electrical line that runs along 

Bayside Lane to the east. 

7.11.3 IMPACTS 

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

alterations to existing utilities, the construction of which would create 

physical impacts with regard to the following utilities: Natural Gas; Water; 

Sewer; Communication systems; and Solid waste disposal?  

Issue 2  Would the proposal use excessive amounts of water? 

Issue 3 Does the proposal propose landscaping which is predominantly non-drought 

resistant vegetation? 

Based on the City’s California Environmental Quality Act (CEQA) Significance Determination 

Thresholds (City of San Diego 2011b), public utilities impacts may be significant if any of the 

following criteria is met: 

 Include the construction, demolition, and/or renovation of 40,000 square feet or more of 

building space which may generate approximately 60 tons of waste or more are 

considered to have cumulative impacts on solid waste facilities.  

o While all projects are required to comply with the City’s waste management ordinances, 

cumulative impacts are mitigated by the implementation of a project-specific Waste 

Management Plan which reduces solid waste impacts to below a level of significance.  
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 Include the construction, demolition, or renovation of 1,000,000 square feet or more of 

building space which may generate approximately 1,500 tons of waste or more, are 

considered to have direct impacts on solid waste facilities.  

o Direct impacts result from the generation of large amounts of waste which stresses 

existing facilities. Waste management planning is based on a steady rate of waste 

generation and doesn’t assume increased waste generation due to growth.  

o While all projects are required to comply with the City’s waste management 

ordinances, direct and cumulative impacts are mitigated by the implementation of 

project-specific Waste Management Plans which may reduce solid waste impacts to 

below a level of significance.  

o For projects over 1,000,000 square feet, a significant direct and cumulative solid 

waste impact would result if the compliance with the City’s ordinances and the Waste 

Management Plan fail to reduce the impacts of such projects to below a level of 

significance and/or if a Waste Management Plan for the project is not prepared and 

conceptually approved by the Environmental Services Department prior to 

distribution of the draft environmental document for public review.  

 Result in certain types of large projects (see list below), for which Senate Bill 610 

requires that the environmental document prepared for each project contain a 

discussion regarding the availability of water to meet the projected water demands of 

the project for a 20-year planning horizon, including single and multiple dry years. 

Senate Bill 221 requires the decision maker to make a finding that the project’s water 

demands for the planning horizon will be met before approving a Tentative Map. 

The types of projects subject to Senate Bills 610 and 221 include the following: 

a. Residential developments of more than 500 units 

b. Shopping centers or businesses employing more than 1,000 people or having more than 

500,000 square feet of floor space 

c. Commercial office buildings employing more than 1,000 people or having more than 

250,000 square feet of floor space 

d. Hotels or motels having more than 500 rooms 

e. Industrial, manufacturing, or processing plants or industrial parks planned to house more 

than 1,000 people or having more than 650,000 square feet of floor space 

f. Mixed-use projects that include one or more of the above types of projects 
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g. Projects that would demand an amount of water equivalent to, or greater than, the amount 

of water required by a 500-dwelling-unit project 

For each of the types of projects listed above, the analyst should send a memo to the Principal 

Water Resource Specialist at the Public Utilities Department, giving the project details and 

requesting that the water availability analysis be done. The Public Utilities Department would 

coordinate with the County Water Authority, and would provide the analyst with the information 

needed for the environmental document. 

 Result in any of the following factors (list is not exclusive) in determining impacts on 

water conservation: 

o The project would use excessive amounts of potable water. For example, a golf course use 

or certain industrial uses result in substantial water usage compared to most other uses. 

Projects should be encouraged to use reclaimed water whenever possible.  

o A project proposes predominantly non-drought-resistant landscaping and excessive 

water usage for irrigation and other purposes. See Section 142.0401 of the City’s 

Municipal Code regarding the use of drought-tolerant landscaping. 

Water 

Mission Beach Residences Project 

The Mission Beach Residences Project would develop 51 residential units. This does not meet 

the Senate Bill 610 threshold of 500 residential units; therefore, no water supply assessment is 

necessary. The Mission Beach Residences Project is estimated to have a potable water demand 

of approximately 14,459 gallons per day (Appendix O). 

As noted, the existing 12-inch-diameter water main that travels along Bayside Lane to the 

east would serve the Mission Beach Residences Project site. The existing water main 

connection located near the middle of the eastern project site boundary along Bayside Lane 

would be abandoned. Private water mains are proposed to service each proposed building of 

the Mission Beach Residences Project and would be installed within the proposed alleys 

within the project site. The proposed private water mains within the project site would 

connect to the existing 12-inch water main within Bayside Lane via two proposed private 

backflow devices along the eastern project site boundary. The existing 12-inch-diameter 

water main within Bayside Lane is of adequate size to accommodate the Mission Beach 

Residences Project (Leppert Engineering 2014a). 
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Additionally, as part of achieving LEED Silver certification, the Mission Beach Residences 

would reduce potable water consumption, which includes the following components:  

 High efficiency plumbing fixtures and fittings  

 Landscape with noninvasive drought-tolerant native species 

 Design and construction of all buildings to meet Leadership in Energy and Environmental 

Design-certified (LEED) or equivalent water conservation measures. 

With installation of water conservation devices such as low-flow toilets and faucets as required 

by City Municipal Code (Chapter 14, Article 7, Division 3: Additional Plumping Regulations for 

Water and Energy Conservation, Section 147.0301), and the use of drought-tolerant, native 

plants for landscaping, the Mission Beach Residences Project would conserve and efficiently use 

water. Water conservation achieved through LEED Silver certification would further reduce 

water demand for the Mission Beach Residences Project and would ensure adequate capacity of 

the already sufficient potable water delivery system.  

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project would develop 12 multi-family residential units and 

does not meet the Senate Bill 610 threshold of 500 residential units, which would require that the 

project prepare a water supply assessment. The Santa Barbara Place Residences Project is 

estimated to have a potable water demand of approximately 3,402 gallons per day (Appendix O). 

As noted, the existing 8-inch water main that lies within the alley south of the project site would 

serve the Santa Barbara Place Residences Project. This 8-inch water connects to the 8-inch water 

main that travels along Mission Boulevard to the west. The existing connection to the 8-inch 

water main within the alley to the south of the project site would be abandoned. Private water 

service connections are proposed to connect to the existing 8-inch water main that travels within 

the southern alley. Existing public water main infrastructure would be of sufficient capacity for 

the Santa Barbara Place Residences Project (Leppert Engineering 2014b). 

Additionally, as part of LEED Silver certification, the Santa Barbara Place Residences Project 

would reduce potable water consumption, which includes the following components:  

 High-efficiency plumbing fixtures and fittings  

 Landscape with noninvasive drought-tolerant native species 

 Design and construction of all buildings to meet Leadership in Energy and Environmental 

Design-certified (LEED) or equivalent water conservation measures. 
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With installation of water conservation devices such as low-flow toilets and faucets as required 

by City Municipal Code (Chapter 14, Article 7, Division 3: Additional Plumbing Regulations for 

Water and Energy Conservation, Section 147.0301), the Santa Barbara Place Residences Project 

would conserve and efficiently use water. Water conservation achieved through LEED Silver 

certification would further reduce water demand for the Santa Barbara Place Residences Project 

and would ensure adequate capacity of the already sufficient potable water delivery system.  

Combined Project Analysis 

Separately, the existing water distribution system would be of sufficient capacity for each 

project; combined, it is also expected to be of sufficient capacity as the combination of the two 

projects would not result in greater impacts than when analyzed separately as the water demand 

increase would be small relative to the over water demand of the area. The Mission Beach 

community is fully developed with similar residential land use intensity as proposed by each 

project; the existing infrastructure is designed to accommodate such land use intensities.  

Wastewater 

Mission Beach Residences Project 

Wastewater treatment service is provided to the Mission Beach Residences Project by the Public 

Utilities Department, which operates the Metropolitan Sewerage System. Planned improvements 

to the system would increase treatment capacity to nearly 340 mgd to meet the needs of 2.9 

million people by 2050. The facility in the Metropolitan Sewerage System that would serve the 

Mission Beach Residences Project is the PLWTP, ocean outfall pipes, pump stations, and 

interconnecting interceptor sewers. The PLWTP has a treatment capacity of 240 mgd with an 

average daily flow rate of 144 mgd (City of San Diego 2014c).  

The Mission Beach Residences Project is estimated to generate approximately 7,711 gallons per 

day of wastewater (Appendix O). A proposed network of private sewer mains would travel 

within the two proposed alleys within the Mission Beach Residences Project and connect to the 

existing 15-inch sewer main that travels along Bayside Lane to the east. This existing 15-inch 

sewer main is of adequate capacity to serve the Mission Beach Residences Project (Leppert 

Engineering 2014a).  

The incorporation of water conservation measures to meet LEED Silver certification, which 

include low flow toilets, water closets, and high efficiency water fixtures, would reduce 

wastewater generation and would ensure adequate capacity of the already sufficient wastewater 

pipeline system and PLWTP.  
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Santa Barbara Place Residences Project 

Similar to the Mission Beach Residences Project, the facility in the Metropolitan Sewerage 

System that would serve the Santa Barbara Place Residences Project is the PLWTP, ocean 

outfall pipes, pump stations, and interconnecting interceptor sewers. The PLWTP has a treatment 

capacity of 240 mgd with an average daily flow rate of 144 mgd (City of San Diego 2014c).  

The Santa Barbara Place Residences Project is estimated to generate approximately 1,814 

gallons per day of wastewater (Appendix O). The Santa Barbara Place Residences Project would 

connect via private lines to the existing 6-inch sewer main in the alley to the south of the project 

site that connects to the existing 15-inch sewer within Bayside Lane. The existing public sewer 

infrastructure is of sufficient capacity to serve the Santa Barbara Place Residences Project 

(Leppert Engineering 2014b).  

The Santa Barbara Place Residences water conservation measures to meet LEED Silver 

certification, which include low flow toilets, water closets, and overall increased efficiency in 

indoor water use, would further reduce wastewater generated by the project and would ensure 

adequate capacity of an already sufficient public sewer system.  

Combined Project Analysis 

Combined, the Mission Beach Residences Project and the Santa Barbara Place Residences 

Project would result in the development of 63 residential units. The two projects would employ 

similar LEED measures to further reduce wastewater generation. Separately, the existing sewer 

system would be of sufficient capacity for each project; combined, it is also expected to be of 

sufficient capacity as the combination of the two projects would not result in greater impacts 

than when analyzed separately as the wastewater generation increase would be small relative to 

the overall wastewater generation of the area. The Mission Beach community is fully developed 

with similar residential land use intensity as proposed by each project; the existing infrastructure 

is designed to accommodate such land use intensities.  

Stormwater Drainage 

Mission Beach Residences Project 

The Mission Beach Residences Project site is fully developed with portions of impervious land 

cover. According to the Mission Beach Drainage Study, the project would result in a 0.08 cubic 

feet per second (cfs) increase in peak runoff flow, from the existing estimated 5.63 cfs to 5.71 cfs 

with the development of the Mission Beach Residences Project. Drainage on site would flow 

away from each proposed building and the proposed park into one of the private alleys, 
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Kennebeck Court, or Santa Barbara Place before flowing to Bayside Lane. Stormwater flow 

though planters and 3-inch storm drain pipes that lead to 3-inch curb outlets are proposed 

throughout the Mission Beach Residences Project site to convey stormwater runoff. Where 

feasible, on-site stormwater conveyance would direct flows to landscaped areas. As stated above, 

there is no existing stormwater drain within the vicinity of the Mission Beach Residences Project 

site; however, there is a catch basin at the intersection of San Luis Obispo Place and Bayside 

Lane to the north, where stormwater runoff flows before discharging into Mission Bay. As 

determined by the Mission Beach Drainage Study (see Appendix L1), the increase in 0.08 cfs in 

peak runoff flow would not adversely impact the existing stormwater system (see Section 7.6, 

Hydrology and Water Quality).  

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project site is fully developed with portions of 

impervious land cover. According to the Santa Barbara Place Drainage Study, the project 

would result in a 0.09 cfs increase in peak runoff flow, from the existing estimated 1.22 cfs 

to 1.31 cfs with the development of the Santa Barbara Place Residences Project. Drainage on 

site would flow away from each proposed building into Santa Barbara Place to the north. 

Stormwater flow though planters and 3-inch storm drain pipes that lead to 3-inch curb outlets 

are proposed to convey stormwater runoff to Santa Barbara Place. Where feasible, on-site 

stormwater conveyance would direct flows to landscaped areas. As stated above, there is no 

existing stormwater drain within the vicinity of the Santa Barbara Place Residences Project 

site; however, there is a catch basin at the intersection of San Luis Obispo Place and Bayside 

Lane to the north, where stormwater runoff flows before discharging into Mission Bay. As 

determined by the Santa Barbara Place Drainage Study (see Appendix L2), the increase in 

0.09 cfs in peak runoff flow would not adversely impact the existing stormwater system (see 

Section 7.6, Hydrology and Water Quality).  

Combined Project Analysis 

As no existing storm drain is within the vicinity of either project, the combined flows of both 

projects would travel north along Bayside Lane before being directly discharged into Mission 

Bay at the San Luis Obispo Place catch basin. Combined, the projects would not result in 

impacts greater than when analyzed separately as the increase of stormwater runoff is small 

relative to the overall highly developed impervious area of Mission Beach.  
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Solid Waste 

Mission Beach Residences Project 

Per the City’s Significance Determination Thresholds as described previously, significant 

cumulative impacts may result from projects that would exceed 40,000 square feet of demolition. 

Projects that would meet or exceed 40,000 square feet of demolition are required to mitigate 

impacts through implementation of a project-specific WMP. The Mission Beach WMP prepared 

by Leppert Engineering addresses demolition, construction, and operation waste generated by the 

Mission Beach Residences Project and methods of waste reduction.  

The Mission Beach WMP outlines strategies to attain a goal of 50% waste reduction during 

construction and demolition. A Solid Waste Management Coordinator will be appointed to 

implement the Mission Beach WMP during demolition and construction. Per the Mission Beach 

WMP, demolition is anticipated to yield 32 tons of debris from the existing former Mission 

Beach Elementary School building, 117 tons of asphalt paving, and 81 tons of concrete sidewalk, 

totaling to 230 tons of demolition debris. It is a goal to reuse up to 90% of the demolished 

existing asphalt, stone, and concrete for the construction of the Mission Beach Residences 

Project for backfill, flatwork, pipe trenches, and bases for paving or hardscape; 50% of the 

building demolition debris would be diverted to the Sanco Resources Recovery and Buyback 

Center; 50% of the demolished concrete would be diverted to Hanson Aggregates West – 

Miramar; 100% of the demolished asphalt would be reused on site; and the remaining demolition 

debris would be sent to the Miramar Landfill. During construction, approximately 2,465 cubic 

yards, or 3,205 tons, of soil would be excavated and either transported to the nearest available 

construction site that requires soil or disposed of at a permitted disposal facility. If disposal of 

soil is required at a disposal facility, efforts would be made to the greatest extent possible, to 

locate a fully-permitted receiver site outside of the coastal zone. Construction is anticipated to 

generate approximately 112 tons of waste which would be separated into bins for drywall, 

concrete, clean wood, scrap metal, cardboard, and trash. Such waste would either be reused for 

on-site construction or taken to City-certified recycling facilities with a 100% diversion rate. Per 

the Mission Beach WMP, 50% of construction waste would be diverted from the Miramar 

Landfill. As calculated by the Mission Beach WMP, the demolition and construction of the 

project has a combined waste diversion target of 96.8%, or 3,434.5 tons reused on site, off site, 

or sent to appropriate facilities, with 112.5 tons of waste sent to Miramar Landfill.  

Upon completion of construction, operation (or occupancy) of the Mission Beach Residences 

Project would commence. Waste generated by building occupants is an ongoing process, unlike 

demolition and construction. Utilizing the City’s multi-family residential waste generation rate of 

1.2 tons per year, the project is anticipated to generate 61 tons of waste per year, as calculated by 
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the Mission Beach WMP. Operation of the Mission Beach Residences Project would comply 

with the City’s Recycling Ordinance of the Municipal Code (Chapter 6, Article 6, Division 7) by 

providing recycling collection at least twice a month; designating recycling areas and containers 

for plastic, glass, paper, metal, and cardboard; and educating residents about the project’s 

recycling programs. Through compliance with the all applicable solid waste regulations, the 

Mission Beach Residences Project would be expected to have a 40% diversion rate of the 

estimated 61 tons of operational waste generated per year. Solid waste and recyclable materials 

collection would be provided by a private hauler. 

By complying with City solid waste ordinances through implementation of the Mission Beach 

WMP, the Mission Beach Residences Project would minimize impacts to the Miramar Landfill.  

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project also requires demolition, construction, and 

operation, each of which would generate waste. The existing former Mission Beach Elementary 

School building is 6,000 square feet, and the project would develop approximately 16,000 square 

feet, for a total of approximately 22,000 demolished and constructed square feet. Therefore, the 

Santa Barbara Place Residences Project does not exceed the City’s 40,000 cumulative or direct 

square-footage threshold for solid waste generation and is not required to prepare a waste 

management plan. 

The City’s waste generation rates that were used to calculated waste for the Mission Beach 

WMP also apply to the Santa Barbara Place Residences Project. Using the City’s rate for mixed 

demolition debris of 3 pounds per square foot, the demolition of the existing building would 

result in approximately 9 tons of debris. Using the City’s conversion rate of 0.7 ton per cubic 

yard, the existing 5,210 square feet of asphalt (approximately 3 inches thick) would yield 

approximately 34 tons of asphalt. Using the City’s conversion rate of 1.2 tons per cubic yard, the 

existing 488 square feet of concrete (approximately 4 inches thick) to be demolished would yield 

approximately 7 tons of concrete. Utilizing the City’s construction waste generation rate of 3 

pounds per square foot, construction of the project is expected to yield approximately 24 tons of 

construction waste. All 150 cubic yards excavated on the project site would be reused on site. In 

total, demolition and construction would generate approximately 74 tons of waste. Through 

compliance with the City’s Construction and Demolition Debris Deposit Ordinance, at least 50% 

of debris generated by the construction and demolition of the Santa Barbara Place Residences 

Project would be diverted from Miramar Landfill.  

Utilizing the City’s multi-family waste generation factor of 1.2 tons per year, operation and 

occupancy of the proposed 12 units would yield approximately 14.4 tons of waste per year. 

Similar to the Mission Beach Residences Project, the Santa Barbara Place Residences Project 
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would employ a recycling and education program for the future residents in order to divert at 

least 40% of operational waste.  

Combined Project Analysis 

The Mission Beach Residences Project would use a waste management plan to minimize impacts 

to landfill capacity. A waste management plan is not required for the Santa Barbara Place project 

due to the limited waste associated with the 12 units proposed on-site. Cumulatively, all impacts 

to landfill capacity would be reduced through the implementation of the Mission Beach 

Residences Project waste management plan. No new impacts to landfill capacity would occur 

through combination of the two projects.  

Electricity and Natural Gas 

Mission Beach Residences Project 

The Mission Beach Residences Project is estimated to have an electricity demand of approximately 

346,800 kilowatt hours per year (Robert Hidey Architects 2015). SDG&E currently provides 

electricity and natural gas to the Mission Beach community and would provide services to the 

Mission Beach Residences Project. The Mission Beach Residences Project would reduce and 

minimize energy consumption, as part of LEED Silver certification and the PV system, which 

includes the following:  

 Roof-mounted PV solar panels to generate electricity on-site, and reduce demand from 

public utility  

 Energy-efficient lighting and occupant sensors 

 Energy-efficient appliances and systems  

 Natural daylighting  

 Ventilation strategies  

 Design and construction of all buildings to meet Leadership in Energy and Environmental 

Design (LEED)-certified or equivalent energy conservation measures. 

Additionally, the project would be designed according to the most recent Title 24 standards of 

the California Code of Regulations. Part 6 of Title 24 specifically establishes energy efficiency 

standards for residential and non-residential buildings constructed in the State of California in 

order to reduce energy demand and consumption. Part 6 is updated periodically to incorporate 

and consider new energy efficiency technologies and methodologies. The most recent 

amendments, referred to as the 2013 standards, became effective on July 1, 2014.  
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Title 24 also includes Part 11, known as California’s Green Building Standards (CALGreen). 

The CALGreen standards took effect in January 2011, and instituted mandatory minimum 

environmental performance standards for all ground-up, new construction of commercial, low-

rise residential and state-owned buildings, as well as schools and hospitals. The mandatory 

standards require:  

 20% mandatory reduction in indoor water use.  

 50% of construction and demolition waste must be diverted from landfills.  

 Mandatory inspections of energy systems to ensure optimal working efficiency.  

 Low-pollutant emitting exterior and interior finish materials, such as paints, carpets, vinyl 

flooring and particle boards. 

Implementation of these standards, in addition to LEED Silver sustainability measures and the 

PV system designed to reduce energy consumption would ensure the Mission Beach Residences 

Project would not result in a significant impact to electricity use.  

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project is estimated to have an electricity demand of 

approximately 81,600 kilowatt hours per year (Robert Hidey Architects 2015). SDG&E currently 

provides electricity and natural gas to the Mission Beach community and would provide services to the 

Santa Barbara Place Residences Project. The Santa Barbara Place Residences Project would reduce and 

minimize energy consumption, as part of LEED Silver certification and the PV system, which includes 

the following:  

 Roof-mounted PV solar panels to generate electricity on-site, and reduce demand from 

public utility  

 Energy-efficient lighting and occupant sensors 

 Energy-efficient appliances and systems  

 Natural daylighting  

 Ventilation strategies  

 Design and construction of all buildings to meet Leadership in Energy and Environmental 

Design (LEED)-certified or equivalent energy conservation measures. 

Additionally, the project would be designed according to the most recent Title 24 standards of 

the California Code of Regulations including Part 6 of Title 24 which specifically establishes 



MISSION BEACH RESIDENCES PROJECT AND SANTA BARBARA PLACE RESIDENCES PROJECT MEIR 
 CHAPTER 7 – EFFECTS NOT FOUND TO BE SIGNIFICANT 

December 2015 7-142 8133 

energy efficiency standards for residential and non-residential buildings to reduce energy 

demand and consumption.  

Moreover, Part 11 of Title 24 requires the following for new development:  

 20% mandatory reduction in indoor water use.  

 50% of construction and demolition waste must be diverted from landfills.  

 Mandatory inspections of energy systems to ensure optimal working efficiency.  

 Low-pollutant emitting exterior and interior finish materials, such as paints, carpets, vinyl 

flooring and particle boards. 

Implementation of these standards, in addition to LEED Silver sustainability measures and PV 

system designed to reduce energy consumption would ensure the Santa Barbara Place 

Residences Project would not result in a significant impact to electricity use.  

Combined Project Analysis 

When combined, both projects are not expected to result in any greater impacts than each project 

individually, as outlined above.  

7.11.4 SIGNIFICANCE OF IMPACT 

Water 

Mission Beach Residences Project 

The Mission Beach Residences Project would implement multiple water conservation measures, 

such as high-efficiency plumbing measures designed to meet LEED Silver certification, to 

reduce potable water usage. Additionally, the potable water distribution system that would serve 

the project would be of sufficient capacity prior to water conservation reduction measures. The 

project would also provide non-drought resistant vegetation. Therefore, the Mission Beach 

Residences Project would have less-than-significant impacts to water supply and infrastructure.  

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project would implement multiple water conservation 

measures, such as high-efficiency plumbing measures implemented to meet LEED Silver 

certification, would be implemented to reduce potable water usage. Additionally, the potable 

water distribution system that would serve the project would be of sufficient capacity prior to 

water conservation reduction measures. The project would also provide non-drought resistant 



MISSION BEACH RESIDENCES PROJECT AND SANTA BARBARA PLACE RESIDENCES PROJECT MEIR 
 CHAPTER 7 – EFFECTS NOT FOUND TO BE SIGNIFICANT 

December 2015 7-143 8133 

vegetation. Therefore, the Santa Barbara Place Residences Project would have less-than-

significant impacts to water supply and infrastructure.  

Combined Project Analysis 

Combined, the Mission Beach Residences Project and Santa Barbara Place Residences Project 

would not result in greater impacts than each project individually; each project would implement 

water conservation measures to minimize potable water usage, including the provision of non-

drought resistant vegetation. The increase in water demand would be considered small and not 

substantial relative to the overall demand of the area. Impacts to water supply and infrastructure 

would be less than significant.  

Wastewater 

Mission Beach Residences Project 

Adequate sewer capacity exists to serve the Mission Beach Residences Project. In addition, as 

indicated previously, the Point Loma Wastewater Treatment Facility currently has a daily 

average of 96 mgd unused capacity; therefore, the Point Loma Wastewater Treatment Facility 

would have capacity to accommodate the project. Additionally, the Mission Beach Residences 

Project would incorporate LEED design features such as high-efficiency plumbing and fixtures, 

that would further reduce wastewater generation. Impacts would be less than significant.  

Santa Barbara Place Residences Project 

Adequate sewer capacity exists to serve the Santa Barbara Place Residences Project. In addition, as 

indicated previously, the Point Loma Wastewater Treatment Facility currently has a daily average of 

96 mgd unused capacity; therefore, the Point Loma Wastewater Treatment Facility would have 

capacity to accommodate the project. Additionally, the Santa Barbara Place Residences Project 

would incorporate LEED design features such as high-efficiency plumbing and fixtures, that would 

further reduce wastewater generation. Impacts would be less than significant.  

Combined Project Analysis 

Combined, the Mission Beach Residences Project and Santa Barbara Place Residences Project 

would not result in greater impacts than each project individually. The increase in wastewater 

generation would be considered small and not substantial relative to the overall demand of the 

area. Impacts would be less than significant.  
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Stormwater Drainage 

Mission Beach Residences Project 

As stated earlier, the Mission Beach Residences Project would result in a 0.08 cfs increase in 

peak runoff compared to existing conditions. The increase in runoff is not considered substantial 

and would not adversely affect existing stormwater drainage into Mission Bay. Additionally, 

proposed on-site storm drain systems would direct flows into landscaped areas where feasible. 

Impacts would be less than significant.  

Santa Barbara Place Residences Project 

As stated earlier, the Santa Barbara Place Residences Project would result in a 0.09 cfs increase 

in peak runoff compared to existing conditions. The increase in runoff is not considered 

substantial and would not adversely affect existing stormwater drainage into Mission Bay. 

Additionally, proposed on-site storm drain systems would direct flows into landscaped areas 

where feasible. Impacts would be less than significant.  

Combined Project Analysis 

Combined, the Mission Beach Residences Project and the Santa Barbara Place Residences 

Project would result in an increase of 0.17 cfs of peak runoff compared with existing conditions. 

. However, with the implementation of best management practices as proposed for each separate 

project, the combination of the two projects would not create any additional adverse effect to the 

existing drainage than those outlined for each individual project. The existing stormwater 

drainage to Mission Bay would not be adversely affected, as the two projects combined represent 

a small and not substantial increase in stormwater runoff relative to the overall highly developed 

and impervious area of Mission Beach. Impacts would be less than significant.  

Solid Waste 

Mission Beach Residences Project 

As calculated by the Mission Beach WMP, the demolition and construction of the project has a 

combined waste diversion target of 96.8%, or 3,434.5 tons reused on site, off site, or sent to 

appropriate facilities, with 112.5 tons of waste sent to Miramar Landfill. Through compliance 

with the City’s Recycling Ordinance, the Mission Beach Residences Project would be expected 

to have a 50% diversion rate of the estimated 61 tons of waste generated per year during 

operation. While the Mission Beach Residences Project exceeds the cumulative impact threshold 

of the City’s Significance Determination Thresholds, the required Mission Beach WMP is 
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prepared to City specifications and would minimize impacts to landfill capacity. As a result, 

impacts would be less than significant.  

Santa Barbara Place Residences Project 

Demolition and construction of the Santa Barbara Place Residences Project would generate 

approximately 74 tons of waste, and operation would generate approximately 14.4 tons of waste 

per year. However, the project does not exceed the square-footage threshold for cumulative or 

direct solid waste impacts per the City’s Significance Determination Thresholds; therefore, a 

WMP was not required. Additionally, the Santa Barbara Place Residences Project would comply 

with City’s ordinances for waste diversion as they relate to construction, demolition, and 

ongoing recycling. The project is not subject to the City’s Recycling Ordinance. Impacts would 

be less than significant.  

Combined Project Analysis 

When combined, no new impacts to landfill capacity would occur beyond what would occur 

separately, as outlined above. Impacts would be less than significant.  

Electricity and Natural Gas 

Mission Beach Residences Project 

Per the City’s CEQA Significance Thresholds, SDG&E continuously forecasts future energy 

demands to ensure that infrastructure capacity can meet demand. The City’s CEQA Significance 

Thresholds state that “direct impacts to electrical and natural gas facilities are addressed and 

mitigated by SDG&E at the time incoming development projects occur and are not typically 

evaluated by City staff” (City of San Diego 2011b). Since the site is currently developed, 

SDG&E currently has infrastructure to serve the Mission Beach Residences Project site and is 

currently serving the built out community of Mission Beach. Impacts related to SDG&E’s ability 

to service the project are considered less than significant. 

Santa Barbara Place Residences Project 

Similar to the Mission Beach Residences Project, the Santa Barbara Place Project site is 

currently developed and SDG&E currently has infrastructure to serve the site and the built out 

surrounding community. Impacts related to SDG&E’s ability to service the project are 

considered less than significant. 
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Combined Project Analysis 

Combined, the Mission Beach Residences Project and the Santa Barbara Place Residences 

Project would not result in greater impacts to SDG&E’s ability to serve the projects than each 

project individually. Impacts would be less than significant.  

7.12 VISUAL EFFECTS AND NEIGHBORHOOD CHARACTER 

7.12.1 INTRODUCTION 

The information and analysis in this section have been compiled based on site visits and 

photos of the Mission Beach Residences Project site and the Santa Barbara Place Residences 

Project site. Additionally, pertinent documents were reviewed, including the City of San 

Diego (City) General Plan (City of San Diego 2008), the Mission Beach Precise Plan (City of 

San Diego 1989), and the City’s Municipal Code (which include the Mission Beach Planned 

Development Ordinance).  

7.12.2 EXISTING CONDITIONS 

On-Site Land Use  

Mission Beach Residences Project 

The Mission Beach Residences Project site is located on an approximately 1.88-acre trapezoidal 

area. The project site is located approximately 100 feet west of Mission Bay and approximately 

385 feet east of the Pacific Ocean (see Figure 1-2, Vicinity Map in Chapter 1).  

Previously, the project site was used for the Mission Bay Elementary School, which closed in 

1973 due to declining attendance rates (City of San Diego 1989). The previous school building is 

located along the southern and western perimeter of the site, with an interior grass courtyard and 

concrete walkways. The northern half of the site is a paved surface parking lot which supported 

activities in the school building. Mature trees scatter the courtyard and line the western edge of 

the site, bordering Mission Boulevard. 

The existing conditions of the project site are shown in Figure 7.12-1a, Existing Site Photos 

Index Map – Mission Beach Residences Project, along with Figure 7.12-1b and Figure 7.12-1c, 

Mission Beach Residences Project Existing Site Photos. As shown in these figures, the existing 

former Mission Beach Elementary School building is vacant and dilapidated with faded and 

chipped paint, boarded windows, and weed growth along the building foundation. The property 

is surrounded by a metal chain-link fence, which further contributes to the site’s vacant 

appearance. The building façade is generally aged and unmaintained.  
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The existing landscape condition lacks overall maintenance as the existing trees and other plantings 

have not undergone consistent upkeep. Both the vegetative and hardscape land cover on the Mission 

Beach Residences Project site lack visual cohesiveness. Grass land cover generally is either 

overgrown or has died. The open northern parking lot is currently a mix of asphalt hardscape, dirt, 

and gravel. Cracks in the parking lot, particularly along the edges of the property, have provided 

locations for scatted weeds and grasses to take root. Trash and other debris can be seen scattered 

throughout the project site and along the inside of the metal chain-link fence.  

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project site is located on an approximately 0.34-acre 

rectangular parcel. The project site is located approximately 200 feet west of Mission Bay and 

approximately 480 feet east of the Pacific Ocean (see Figure 1-2, Vicinity Map).  

Previously, the project site was used as a preschool and auditorium for the San Diego Unified 

School District. This existing structure covers the majority of the parcel, with grass lawns lining 

the northern perimeter and a gated grass courtyard near the southeastern corner of the site. The 

southern and eastern perimeter of the site is a paved surface parking lot which supported 

activities in the facility. 

The existing conditions of project site are shown in Figure 7.12-2a, Existing Site Photos Index 

Map – Santa Barbara Place Residences Project, along with Figures 7.12-2b and 7.12-2c, Santa 

Barbara Place Residences Project Existing Site Photos. A metal chain-link fence lines portions 

of the property line and existing building. The existing land uses are vacant with faded paint, 

boarded windows, weeds intruding along the existing structure, lack of landscaping upkeep, and 

a small wilting tree in the southeast lawn area; there is an overall appearance of lack of 

maintenance. Specifically, the existing building façade is stained and has remnants of previous 

signage. The parking lot on the eastern portion of the project site has numerous existing cracks 

and an uneven surface. Trash and other debris can be seen scattered throughout the project site, 

especially along the inside of the metal chain-link fence. The existing ficus tree along the 

northern boundary of the Santa Barbara Place Residences Project site dominates the views of the 

project site from most angles due to its height and size.  

Off-Site Land Uses and Neighborhood Character 

Both project sites are located within the Mission Beach Community of the City of San Diego. 

Mission Beach is a 2-mile-long and 0.25-mile-wide sand bar peninsula created by joint action of 

the San Diego River and the Pacific Ocean. The Mission Beach Residences Project site is 

immediately north of the Santa Barbara Place Residences Project site, across Santa Barbara 

Place. Approximately 0.15 mile south of both project sites on Mission Boulevard is Belmont 
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Park, a tourist attraction amusement park. The Bahia Resort Hotel is approximately 0.25 mile 

southwest and Mission Bay Yacht Club is approximately 0.25 mile north of both project sites.  

As noted in the Mission Beach Precise Plan, the community is characterized by low-profile, 

compact, medium-density residential structures. As discussed in Section 5.1, Land Use, the 

Mission Beach community is the most densely developed residential community within the City 

of San Diego, with mostly residential land use. However, there are a few newer structures that 

use brighter exterior finishes. The Mission Beach Precise Plan does not identify the existence of 

a consistent architectural style or theme within the community. Instead, it provides 

recommendations for the design criteria for development within the community; such design and 

site criteria are provided in the Mission Beach Planned Development Ordinance (discussed 

below and in Table 5.1-3, Consistency with Mission Beach Planned District Ordinance, in 

Section 5.1, Land Use). The existing residential development includes a broad mix of old and 

new/remodeled structures exhibiting a variety of architectural styles between individual lots. 

These styles include modern, boxy structures; older “hotel-style” apartment buildings; modern 

California coastal; single-story cottages; and Spanish/early California-inspired styles. While 

architectural styles may vary, structures are uniform in color with general earth-tone finishes 

with a mix of dark and light accent colors, depending on the structure.  

Additionally, the neighborhood is also characterized by small roadways, lanes, and alleyways 

that travel between small lots. Overhead utility lines also travel throughout the community.  

Light, Glare, and Shading 

The projects are in a built-up area where night lighting is a common feature. Light sources in the 

area include street lights, building lighting, security lighting, sidewalk lighting, and alley 

lighting. Further south near the commercial areas surrounding Belmont Park, outdoor lighting is 

much more prominent and includes illuminated signage and parking lot lighting. The existing 

lighting is in compliance with all applicable City laws and regulations. Due to the height 

restrictions of buildings in the area, sources of shade tend to include existing mature trees that 

line roadways and alleys. There is no substantial glare in the area surrounding both project sites. 

Local Regulations 

Mission Beach Planned District Ordinance 

Both the Mission Beach Residences Project and the Santa Barbara Place Project are subject to 

Chapter 15, Article 13 of the San Diego Municipal Code, Mission Beach Planned District 

Ordinance (PDO); City of San Diego 2012). This includes restrictions on construction of 

residential developments, based on the small lot sizes and the urbanization pattern of the 
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community. The intent of these restrictions is to implement the goals and recommendations of 

the adopted Mission Beach Precise Plan. Specifically, Code Sections 1513.0102 through 

1513.0405 provide specific development guidance related to setbacks, display regulations, 

parking standards, landscaping, and other criteria. As stated in the PDO, where there is a conflict 

between the City’s Land Development Code and the PDO, the PDO applies (City of San Diego 

2012). In terms of visual effects, both project sites are within the Coastal Height Limits Overlay 

Zone as defined by the City’s Municipal Code; the PDO and the Coastal Height Limits Overlay 

Zone are consistent with one another (City of San Diego 2003).  

Lighting Regulations 

Lighting within the City is controlled by the City’s Outdoor Lighting Regulations per Section 

142.0740 of the City’s Municipal Code. The City’s Outdoor Lighting Regulations are intended to 

protect surrounding land uses as well as astronomical activities at the Palomar and Mount 

Laguna observatories from excessive light generated by new development. The applicable 

Outdoor Lighting Regulations as identified in the Off-Site Development Impact Regulations of 

the City’s Municipal Code (City of San Diego 2014) require that: 

 Outdoor lighting shall minimize impacts from light pollution, including light trespass, 

glare, and urban sky glow, to preserve enjoyment of the night sky and minimize conflict 

caused by unnecessary illumination. Regulation of outdoor lighting is also intended to 

conserve electrical energy. 

 Outdoor lighting shall comply with the applicable sections of the California Energy 

Code, and shields and flat lenses shall be required to control and direct the light below an 

imaginary horizontal plane passing through the lowest point of the fixture, except for 

such uses identified in Section 142.0740(c)(2) of the City’s Municipal Code.  

 New outdoor lighting fixtures shall minimize light trespass in accordance with the Green 

Building Regulations where applicable, or otherwise shall direct, shield, and control light 

to keep it from falling onto surrounding properties. Zero direct-beam illumination shall 

leave the premises. 

 All outdoor lighting, including search lights, shall be turned off between 11:00 P.M. and 6:00 

A.M., except for such uses identified in Section 142.0740(c)(5), which include: outdoor 

lighting for commercial and industrial uses, such as sales, assembly, repair, and security, that 

continue to be fully operational after 11:00 P.M; recreational activities that are not in a 

residential zone; on-premises illuminated signs for businesses that are open to the public after 

11:00 P.M; and outdoor illumination for the flag of the United States of America. 

 Prior to installation of an outdoor light fixture, an Electrical Permit shall be obtained 

when required in accordance with Section 129.0302 of the City’s Municipal Code. When 
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an Electrical Permit is required, the applicant for the permit shall identify the proposed 

light fixture schedule to the satisfaction of the Building Official including the number of 

lumens and the backlight, up light, and glare rating for each fixture to demonstrate 

compliance with the City’s Outdoor Lighting Regulations. 

Glare Regulations 

Glare within the City is controlled by City Municipal Code Section 142.0730 (Glare 

Regulations). The City’s Glare Regulations as identified in the Off-Site Development Impact 

Regulations of the City’s Municipal Code (City of San Diego 2014) include the following: 

 A maximum of 50% of the exterior of a building may be comprised of reflective material 

that has a light-reflectivity factor greater than 30%. 

 Reflective building materials shall not be permitted where the City Manager determines 

that their use would contribute to potential traffic hazards, diminished quality of riparian 

habitat, or reduced enjoyment of public open space. 

7.12.3 IMPACT 

Issue 1: Would the proposal result in a substantial obstruction of any vista or scenic 

view from a public viewing area as identified in the community plan? 

According to the City’s CEQA Significance Determination Thresholds (City of San Diego 2011), 

impacts to vistas, scenic views, or public viewing areas may be significant if the project would: 

a. Substantially block a view through a designated public view corridor as shown in an 

adopted community plan, the General Plan, or the Local Coastal Program. Minor view 

blockages would not be considered to meet this condition. In order to determine 

whether this condition has been met, consider the level of effort required by the 

viewer to retain the view. 

b. Cause substantial view blockage from a public viewing area of a public resource (such as 

the ocean) that is considered significant by the applicable community plan. Unless the 

project is moderate to large in scale, condition “c” would typically have to be met for 

view blockage to be considered substantial.  

c. Exceed the allowed height or bulk regulations, and this excess results in a substantial 

view blockage from a public viewing area. 
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Mission Beach Residences Project  

The major visual resources within the vicinity of the Mission Beach Residences Project are the 

Pacific Ocean and Mission Bay. The City’s General Plan Policy CE-C.8 identifies the 

importance of these resources by “protect[ing] coastal vistas and overlook areas from 

obstructions and visual clutter where it would negatively affect the public’s reasonable use and 

enjoyment of the resource” (City of San Diego 2008). While the Mission Beach Precise Plan 

does not identify specific scenic vistas or views, it establishes a similar policy to protect views 

to, and along, the shoreline that originate from public areas from blocking development or 

vegetation (City of San Diego 1989).  

As the Mission Beach Residences Project does not lie adjacent to the shoreline of the Pacific 

Ocean or Mission Bay, it would not prevent public views of these resources from the public 

beaches or boardwalks. Additionally, any view of Mission Bay of the Pacific Ocean that is 

currently accessible along east–west roadways or alleys (e.g., Kennebeck Court) would not be 

obstructed by the project. The Mission Beach Residences Project would develop structures 

within the northern portion of the project that currently is not occupied by any structure. 

However, the project site is completely surrounded by residential development with no identified 

public viewing area, vista, view corridor, or otherwise significant views within the Mission 

Beach Precise Plan. Additionally, as further discussed in Section 5.12.6, the Mission Beach 

Residences Project would not exceed bulk and height regulations of the PDO and therefore 

would not result in excess height or bulk that may result in view blockage. While private views 

of these resources may exist (though private views are unlikely due to similar heights of 

residential development throughout the immediate area), the City’s Significance Determination 

Thresholds state that private views are not protected (City of San Diego 2011). The Mission 

Beach Residences Project is consistent with these height, bulk, and scale requirements; therefore, 

potential impacts resulting from shadowing would be less than significant. 

Figure 7.12-3, Existing and Proposed Views from Jersey Court, shows a view of the existing 

condition and an architectural rendering of the Mission Beach Residences Project as viewed from 

Jersey Court, looking west toward the Mission Beach Residences Project site from Mission 

Boulevard. As shown in the architectural rendering, Jersey Court would be extended through the 

project site allowing for new views of Mission Bay, which is currently obstructed by the existing 

school building and a tall, chain-link fence. This would be a beneficial visual impact resulting from 

the Mission Beach Residences Project. 

Santa Barbara Place Residences Project. 

The Santa Barbara Place Residences Project is to the south of the Mission Beach Residences 

Project and is currently developed with vacant school facilities; as such, the majority of the 
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previous discussion of the Mission Beach Residences Project regarding scenic vistas and public 

views would apply to this project. The Santa Barbara Place Residences Project does not abut the 

shoreline of Mission Bay or the Pacific Ocean and therefore would not alter or obstruct public 

views of these scenic resources from the beaches or boardwalks. The project site is completely 

surrounded by residential development with no identified public viewing area, vista, view 

corridor, or otherwise significant views within the Mission Beach Precise Plan. Additionally, as 

discussed in Section 5.12.6, the Santa Barbara Place Residences Project would not exceed the 

allowable bulk and height restrictions of the PDO. The Santa Barbara Place Residences Project is 

consistent with these height, bulk, and scale requirements; therefore, impacts resulting from 

shadowing are anticipated to be less than significant. 

Combined Project Analysis 

No identified scenic vistas or public views would be obstructed by the two projects separately, 

and they would not combine to result in any greater impacts as neither project abuts a shoreline 

or contains scenic public viewing areas. As both project sites are within an already developed 

and built-out area, the implementation of the two projects would not result in substantial view 

blockage. When combined, the projects would not exceed the bulk and scale requirements of the 

PDO, and would remain consistent with the City’s General Plan Policy CE-C.8 and the Mission 

Beach Precise Plan policy to protect views to, and along, the shoreline that originate from public 

areas from blocking development or vegetation. Both projects are consistent with the City’s 

height, bulk, and scale requirements; therefore, potential impacts resulting from shadowing 

would be less than significant. The implementation of Jersey Court as part of the Mission Beach 

Residences Project would provide an additional unobstructed views toward Mission Bay, 

therefore enhancing views and resulting in a beneficial visual impact. 

7.12.4 SIGNIFICANCE OF IMPACT 

Mission Beach Residences Project  

The Mission Beach Residences Project would not obstruct public views of the Pacific Ocean and 

Mission Bay. No scenic vistas, views, or other public viewing areas are identified within the 

City’s General Plan or in the Mission Beach Precise Plan. Additionally, the extension of Jersey 

Court through the project site would create new views of Mission Bay. Therefore, impacts to 

public views would be less than significant. 

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project would not obstruct public views of the Pacific 

Ocean and Mission Bay. No scenic vistas, views, or other public viewing areas are identified 



MISSION BEACH RESIDENCES PROJECT AND SANTA BARBARA PLACE RESIDENCES PROJECT MEIR 
 CHAPTER 7 – EFFECTS NOT FOUND TO BE SIGNIFICANT 

December 2015 7-153 8133 

within the City’s General Plan or in the Mission Beach Precise Plan. Therefore, impacts to public 

views would be less than significant. 

Combined Project Analysis 

The two projects combined would not result in substantial view blockage. Combined, no new or 

greater impacts would occur beyond what is identified for each project individually. The extension of 

Jersey Court would result in a new view to Mission Bay, thus enhancing views following combined 

project implementation. Impacts to public views would be less than significant.  

7.12.5 IMPACT 

Issue 2: Would the proposal result in the creation of a negative aesthetic site or project? 

Issue 3: Would the proposal result in bulk, scale, materials, or style which would be 

incompatible with surrounding development? 

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

planned character of the area, such as could occur with the construction of a 

subdivision in a previously undeveloped area?  

Issue 5:  Would the proposal result in the loss of any distinctive or landmark tree(s), 

or stand of mature trees as identified in the community plan?  

Issue 6:  Would the proposal result in a substantial change in the existing landform? 

According to the City’s CEQA Significance Determination Thresholds (City of San Diego 2011), 

visual quality and neighborhood character impacts may be significant if the project would:  

a. Exceed the allowed height or bulk regulations and existing patterns of development in the 

surrounding area by a significant margin. 

b. Have an architectural style or use building materials in stark contrast to adjacent 

development where the adjacent development follows a single or common architectural 

theme (e.g., Gaslamp Quarter, Old Town). 

c. Result in the physical loss, isolation or degradation of a community identification symbol 

or landmark (e.g., a stand of trees, coastal bluff, historic landmark) which is identified in 

the General Plan, applicable community plan or local coastal program. 

d. Be located in a highly visible area and contrast with the surrounding development or 

overall character of the area. 

e. Open up a new area for development or change the overall character of the area. 
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Negative aesthetic impacts may be significant if:  

a. The project would create a disorganized appearance and would substantially conflict with 

City codes (e.g., a sign plan which proposes extensive signage beyond the City’s sign 

ordinance allowance).  

b. The project significantly conflicts with the height, bulk, or coverage regulations of the 

zone and does not provide architectural interest (e.g., a tilt-up concrete building with no 

offsets or varying window treatment).  

c. The project includes crib, retaining or noise walls greater than six feet in height and 50 

feet in length with minimal landscape screening or berming where the walls would be 

visible to the public.  

d. The project is large and would result in an exceeding monotonous visual environment 

(e.g., a large subdivision in which all the units are virtually identical).  

e. The project includes a shoreline protection device in a scenic, high public use area, unless 

the adjacent bluff areas are similarly protected.  

Landform alteration impacts may be significant if the project would alter more than 2,000 cubic 

yards of earth per graded acre by either excavation or fill, and one or more of the following 

conditions also is met by the project: 

1. The project would disturb steep hillsides in excess of the encroachment allowances of the 

Environmentally Sensitive Lands regulations (LDC Chapter 14, Article 3, Division 1). 

2. The project would create manufactured slopes higher than 10 feet or steeper than 2:1 (50%). 

3. The project would result in a change in elevation of steep hillsides as defined by City 

Municipal Code Section 113.0103 from existing grade to proposed grade of more than 5 

feet by either excavation or fill, unless the area over which excavation or fill would 

exceed 5 feet is only at isolated points on the site. 

4. The project design includes mass terracing of natural slopes with cut or fill slopes in 

order to construct flat-pad structures. 

Where these conditions apply, impacts may not be significant if: 

1. The grading plans clearly demonstrate, with both spot elevations and contours, that the 

proposed landforms would very closely imitate the existing on-site landform and/or the 

undisturbed, pre-existing surrounding neighborhood landforms (this may be achieved 

through naturalized variable slopes). 



MISSION BEACH RESIDENCES PROJECT AND SANTA BARBARA PLACE RESIDENCES PROJECT MEIR 
 CHAPTER 7 – EFFECTS NOT FOUND TO BE SIGNIFICANT 

December 2015 7-155 8133 

2. The grading plans clearly demonstrate, with both spot elevations and contours, that the 

proposed slopes follow the natural existing landform and at no point vary substantially 

from the natural landform elevations. 

3. The proposed excavation or fill is necessary to permit installation of alternative 

design features, such as step-down or detached buildings, non-typical roadway or 

parking lot designs, and alternative retaining wall designs that reduce the project’s 

overall grading requirements. 

Mission Beach Residences Project  

Bulk, Scale, and Size 

As noted previously, the Mission Beach Residences Project site is immediately surrounded by 

residential development with three-story structures immediately to the east, north, and south, and 

one- and two-story structures immediately to the west. The Santa Barbara Place Residences 

Project site is also immediately south, separated by Santa Barbara Place. There are 93 lots within 

the 300-foot radius from the project. Of those 93 lots, there are 22 single-family homes, 61 

buildings with 2 to 4 units, and 10 buildings with 5 or more units. The surrounding area is 

comprised of predominantly multi-family unit developments. The Mission Beach Residences 

Project would result in development of compact, medium-density residential land uses similar to 

that of the surrounding community.  

As noted in the Mission Beach Precise Plan, the community is characterized by low-profile, 

compact, medium-density residential structures, with an overall goal to retain such 

characteristics. The Mission Beach Precise Plan includes the following general recommendations 

for new residential development within the community planning area in order to retain its overall 

character: density limitation of 36 dwelling units per acre; yards/setbacks that are increased for 

structures over two stories; a floor-area ratio (FAR) of about 1.0, with variations up to 1.2; a 

height limit of 35 feet; 20% of the lot area within residential development should be landscaped; 

and all refuse containers should be screened from views along public right-of-ways. These 

design recommendations were further refined and implemented in the form of the Mission Beach 

PDO. The PDO provides for more specific designs measures based on the Mission Beach Precise 

Plan. For example, the PDO specifies the Mission Beach Community to have a maximum FAR 

of 1.1, maximum lot coverage of 65%, and a building height restriction of 30 feet above grade 

(which is in accordance with the City’s Coastal Height Limit Overlay Zone).  

Mission Beach Residences Project consistency with the PDO is discussed in Section 5.1, Land 

Use, and Table 5.1-3, Consistency with Mission Beach Planned District Ordinance. As shown in 

Table 5.1-3, Consistency with Mission Beach Planned District Ordinance, the Mission Beach 
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Residences Project would be consistent with the development regulations set forth in the PDO. 

Additionally, proposed building elevations can be found in Figures 3-2a and 3-2b, Mission 

Beach Residences Project Exterior Elevations, in Chapter 3, Project Description.  

Leppert Engineering provided various engineering and architectural notes  for the Mission 

Beach Residences Project, which indicate specific information regarding the architecture of 

the proposed structures on site (Leppert Engineering 2014a). The project site in total would 

have a density of 27.1 dwelling units per acre. Of the individual proposed buildings, the 

maximum FAR would be 1.10; the project site overall would have a FAR of 0.82 with the 

park included and a FAR of 0.91 without the park included. As noted in the conceptual 

landscape plan for the Mission Beach Residences Project, each individual lot would have a 

minimum landscaped area of 20%. The maximum proposed building height measured from 

the proposed grade would be 29 feet and 11 inches, which would be within the allowable 

30-foot height of the PDO. Each building that abuts a public street (Kennebeck Court and 

Santa Barbara Place) would meet the minimum front setback requirement of 15 feet. The 

southernmost three rows of buildings would be separated from the Mission Boulevard 

frontage by the proposed pocket park and would have an additional internal setback of 5 

feet from the park boundary. Lot 1 (the northwestern-most lot just north of the proposed 

park) would meet the minimum side setback requirement of 3 feet from the right -of-way. 

Refuse containers would have a designated visually screened area within each lot that 

would be separated from any public right-of-way. The only proposed deviations from the 

PDO are for proposed lots 6 and 7 through 1517. Instead of having a public street frontage, 

these lots 7 through 15 would have access to public streets via a publicrivate access 

easements. This ensures that the intent of the PDO requirement of street frontage to provide 

access is still achieved. For Lot 6, the street frontage would be provided at 25.04 feet when 

30 feet is required due to the irregularly shaped lot. Deviations have historically been 

permitted for such lots throughout Mission Beach where Bayside Lane runs diagonally. 

With overall compliance with the PDO requirements and general residential land use 

recommendations of the Mission Beach Precise Plan, the Mission Beach Residences Project 

would develop structures of bulk and scale that would be consistent with the character of the 

surrounding community. The proposed pocket park would provide for a large buffer from the 

major public right-of-way, Mission Boulevard, lessening the apparent bulk of the Mission Beach 

Residences Project by creating an aesthetically pleasing appearance from Mission Boulevard. 

Three-story residential development would be consistent with many of the surrounding 

structures, including those immediately to the north, west, and south.  
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Architectural Style and Aesthetic 

The Mission Beach Precise Plan does not identify the existence of a consistent architectural style 

or theme within the community. While the PDO provides for development regulations in terms 

of density, lot coverage, bulk, mass, and scale, it does not provide for architectural style 

regulations. As such, the impact to neighborhood character in terms of aesthetics must be 

compared to the existing architecture of the surrounding Mission Beach Community. 

The existing residential development includes a broad mix of old and new/remodeled structures 

exhibiting a variety of architectural styles between individual lots. These styles include modern, 

boxy structures; older “hotel-style” apartment buildings; modern California coastal; single-story 

cottages; and Spanish/early California-inspired styles. While architectural styles may vary, 

structures are uniform in color with general earth-tone finishes with a mix of dark and light 

accent colors, depending on the structure. However, there are a few newer structures that use 

brighter exterior finishes. An architectural rendering of the Mission Beach Residences Project 

can be found in Figure 3-3, Mission Beach Residences Project Architectural Rendering. The 

architectural style of the Mission Beach Residences Project can be characterized as coastal, with 

earth-tone finishes, shingle and horizontal side paneling, asphalt shingle roofing, wooden accents 

(balconies and planters), and painted non-reflective metal trim. While an overall theme is 

present, individual buildings would vary in specific design, primary and accent colors, and roof 

pitches (all roof pitches would be less than 45 degrees) in order to provide for a visually 

interesting and pleasing aesthetic.  

The current use of the Mission Beach Residences Project site is the former Mission Beach Elementary 

School. The current land use detracts from the visual quality of the area. The existing structure is vacant 

and neglected with faded paint and lack of overall upkeep. The landscaping is unkempt and patchy, and 

the majority of the vegetated lawns consist of dead or dying grasses. Surrounding the property is a 

metal chain-link fence, which is out of place in a residential community.  

Development of the Mission Beach Residences Project would increase the cohesiveness of the 

Mission Beach community by furthering the goals of retaining the residential character of the 

area. The project would not exceed the development requirements, thus resulting in a consistent 

bulk and scale with surrounding structures. Additionally, there are a variety of one-, two-, and 

three-story structures in the area. The project would be architecturally consistent between 

buildings and would not starkly contrast with surrounding development.  

The proposed park and landscaping plan would improve the visual quality of the Mission Beach 

Residences Project site as compared to its current state. Figure 7.12-4, Existing and Proposed 

View from Mission Boulevard – Proposed Park, shows a view of the existing condition and an 

architectural rending of the proposed park as viewed from Mission Boulevard looking west 
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towards the Mission Beach Residences Project site. The existing and proposed views presented 

in the figure do not maintain the exact same viewing angle, but are representative of site views 

afforded to pedestrians and motorists from the same location. As shown in the existing condition, 

the proposed park location is currently occupied by the former elementary school building which 

is currently vacant and unmaintained. The dilapidated structure is surrounded by a chain-linked 

fence and unmaintained vegetation. As shown in the architectural rendering, the proposed park 

would replace the aged, dilapidated structure, and would provide a substantial open space 

setback from Mission Boulevard with vegetative land cover. This setback reduces the apparent 

bulk and scale of the Mission Beach Residences Project along Mission Boulevard. The proposed 

landscaping would soften views of the project for motorists, bicyclists, and pedestrians traveling 

along Mission Boulevard while enhancing the overall aesthetic of the project site. Landscape 

plantings would be designed to visually screen storage, utility, and other areas that may be 

considered to detract from the aesthetic of the area. Additionally, color, texture, and form of 

chosen landscaping planting would aid in creating a visually pleasing and interesting 

environment while complimenting the architectural style of the proposed structures. Further, the 

proposed landscaping would also conform to the PDO and other applicable City landscaping 

regulations to ensure consistency with the neighborhood quality and character of the Mission 

Beach community. 

Landform and Grading 

As the Mission Beach Residences Project site is currently developed and essentially flat (see 

Section 7.4, Geologic Conditions), no major landforms or steep hillsides exist. Proposed grading 

for the Mission Beach Residences Project is estimated to require cut of 2,630 cubic yards and 

165 cubic yards of fill. This grading and associated construction would maintain a relatively flat 

site, with minimal sloping of the finished pad grade for drainage considerations. 

Landmark Trees 

While several trees exist on the Mission Beach Residences Project site, none are considered 

significant or landmark trees. No trees on the project site are identified within the General Plan, 

Mission Beach Precise Plan, or any other applicable planning document as landmark, significant, 

or otherwise important. While existing trees on the project site would be removed, the project’s 

landscaping plan would add numerous trees, shrubs, and other plantings to the Mission Beach 

Residences Project site. Several existing trees that line Mission Boulevard would be replaced.  
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Santa Barbara Place Residences Project 

Bulk, Scale, and Size 

The Santa Barbara Place Residences Project is immediately surrounded by three-story residential 

to the east, two- and three-story residential to the west, two-story residential to the south. The 

Mission Beach Residences Project site is to the north across Santa Barbara Place. In general, the 

Santa Barbara Place Residences Project would consist of development of compact, medium-

density residential land uses similar to that of the surrounding community. As noted in the 

Mission Beach Precise Plan, the community is characterized by low-profile, compact, medium-

density residential structures, with an overall goal to retain such characteristics. As discussed in 

Section 5.1, Land Use and shown in Table 5.1-3, Consistency with Mission Beach Planned 

District Ordinance, the Santa Barbara Place Residences Project would be consistent with the 

development regulations of the PDO, which implements the design recommendations of the 

Mission Beach Precise Plan. Additionally, proposed building elevations can be found in Figures 

3-5a and 3-5b, Santa Barbara Place Exterior Elevations. The following are the proposed 

development standards of the Santa Barbara Place Residences Project: a FAR of 1.07, a density 

of 35.3 dwelling units per acre, a maximum building height of 30 feet, a 15-foot front setback 

from the Santa Barbara Place frontage, a 5.64-foot side setback from the Mission Boulevard 

frontage (required setback is 10% of shortest lot line, which is 25.98 feet, up to 7 feet), a 6-foot 

side setback from adjacent properties to the east, and a minimum 20% of each lot would be 

landscaped (Leppert Engineering 2014b). As the Santa Barbara Place Residences Project would 

not exceed the development standards required by the City for this area, the project would result 

in the development of consistent bulk and scale and existing land uses.  

Architectural Style and Aesthetic 

As the Santa Barbara Place Residences Project is immediately south of the Mission Beach 

Residences Project, it is also surrounded by residential land uses that consist of a mix of 

different architectural styles with no apparent unifying theme. The architectural style of the 

Santa Barbara Place Residences Project is similar to that of the Mission Beach Residences 

Project and would use a coastal craftsman inspired architectural style. For similar reasons 

(earth-toned finishes and internal cohesion in overall style while providing visual interest), the 

Santa Barbara Place Residences would not starkly contrast with surrounding development and 

the existing character of the area.  

The existing land uses of the Santa Barbara Place Residences Project site consist of the former 

preschool and auditorium facility. The current uses detract from the visual quality of the area due 

to the presence of a metal chain-link fence along portions of the property’s perimeter, the vacant 

and dilapidated state of the existing structure, and lack of landscaping upkeep and maintenance. 
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The Santa Barbara Place Residences Project would increase the cohesiveness of the Mission Beach 

community by furthering the goals of retaining the low-profile and compact residential character of 

the area. An architectural rendering of the Santa Barbara Place Residences Project is found in 

Figure 3-6, Santa Barbara Place Residences Project Architectural Rendering. The project would 

not exceed the development requirements, thus resulting in a consistent bulk and scale with 

surrounding structures. The project would be architecturally consistent between buildings and 

would not starkly contrast with surrounding development. Landscape plantings would be designed 

to visually screen storage, utility, and other areas that may be considered to detract from the 

aesthetic of the area. Additionally, color, texture, and form of chosen landscaping planting would 

aid in creating a visually pleasing and interesting environment while complimenting the 

architectural style of the proposed structures. Further, the proposed landscaping would also 

conform to the PDO and other applicable City landscaping regulations to ensure consistency with 

the neighborhood quality and character of the Mission Beach community. 

Landform and Grading 

As the Santa Barbara Place Residences Project site is currently developed and essentially flat 

(see Section 7.4, Geologic Conditions), no major landforms or steep hillsides exist. Proposed 

grading for the Santa Barbara Place Residences Project is estimated to require approximately 150 

cubic yards of cut and fill. This balanced grading and associated construction would also result in 

a relatively flat site, with minimal sloping of the finished pad grade for drainage considerations. 

Landmark Trees 

There two existing large trees within the Santa Barbara Place Residences Project site that would 

be removed. However, neither tree is considered or identified as a significant or landmark tree 

within the Mission Beach Precise Plan or other applicable planning document. Additional trees 

and other vegetation would be introduced to the project site through implementation of the 

project’s landscaping plan. The existing large ficus tree along the northern boundary of the 

project site would be removed and replaced at the northwestern corner of the project site by a 

planting of the same species. This existing large ficus was nominated by a member of the 

community to be designated as a landmark tree for consideration by the City’s Community 

Forest Advisory Board in July 2014; however, the City did not designate the tree as landmark. A 

qualified arborist further determined that, due to the physical structure of the tree and previous 

method of pruning, the current state of the existing ficus tree presents a risk of failure and thus a 

hazard to people, cars, and structures in the future (Atlas Environmental Services, Inc. 2014). 

The arborist recommends that the ficus tree be removed as part of the Santa Barbara Place 

Residences Project due to safety concerns.  
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Combined Project Analysis 

Bulk, Scale, and Size 

Separately, the Mission Beach Residences Project and the Santa Barbara Place Residences 

Project would not exceed the development requirements regarding bulk and scale of structures, 

including height, setbacks, and lot coverages. Because both projects would be consistent with the 

bulk and scale of the Mission Beach community, no new or greater impacts would result from 

combining the projects. 

Architectural Style and Aesthetic 

The Mission Beach Residences Project and the Santa Barbara Place Residences Project would 

employ similar architectural design that can be described as coastal cottage and craftsman 

inspired. Both projects would use similar earth-toned finishes and accent colors, wood balconies, 

cement shingle and horizontal paneling, shingle roofing, and decorative metal fixtures. Both 

projects would have an overall consistent visual character that would not starkly contrast with 

surrounding development. The development of both projects would result in the complete 

removal of the former and vacant buildings currently on site and increase the residential land 

uses of the area, furthering the low-profile, medium-density residential character of the Mission 

Beach community more so than the development of each project individually. 

Landform and Grading 

Each project site is essentially flat and would be developed with minimal sloping of the 

finished pad grade for drainage considerations. Proposed grading for both projects is 

estimated to require approximately 2,780 cubic yards of cut and 315 cubic yards of fill. 

Although this grading is not balanced, both project sites will remain flat, similar to the 

existing conditions. Combined, the projects would not result in any new or greater impacts 

than those identified for each project individually. 

Landmark Trees 

Each project would result in the removal of existing trees on each project site, including several 

trees that line roadways. None of these existing trees are designated as landmark or significant by 

the Mission Beach Precise Plan, General Plan, or other applicable planning document. 

Combined, the projects would not result in any new or greater impacts than those identified for 

each project individually. 
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7.12.6  SIGNIFICANCE OF IMPACT 

Mission Beach Residences Project  

The Mission Beach Residences Project would be developed in conformance with the PDO to 

ensure consistency with the bulk, scale, size, character, and massing of the surrounding 

neighborhood. The project would also improve the visual quality of the area due to the current 

vacant, dilapidated state of the current site that detracts from the visual quality of the 

environment. No substantial alterations to landforms or removal of landmark or significant trees 

would occur. Impacts would be less than significant.  

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project would be developed in conformance with the PDO 

to ensure consistency with the bulk, scale, size, character and massing of the surrounding 

neighborhood. The project would also improve the visual quality of the area due to the current 

vacant, dilapidated state of the current site that detract from the visual quality of the 

environment. No substantial alterations to landforms or removal of landmark or significant trees 

would occur. Impacts would be less than significant.  

Combined Project Analysis 

Combined, the projects would not result in any new or greater impacts than those identified for 

each project individually. Impacts would be less than significant.  

7.12.7 IMPACT 

Issue 7: Would the proposal result in substantial light or glare which would adversely 

affect daytime or nighttime views in the area? 

According to the City’s CEQA Significance Determination Thresholds (City of San Diego 

2011), light, glare, and shading impacts may be significant if the project would: 

 Be moderate to large in scale, more than 50% of any single elevation of a building’s exterior 

is built with a material with a light reflectivity greater than 30% (see LDC Section 

142.0730(a)), and the project is adjacent to a major public roadway or public area.  

 Shed substantial light onto adjacent light-sensitive property or land use, or would emit a 

substantial amount of ambient light into the nighttime sky. Uses considered sensitive to 

nighttime light include, but are not limited to, residential, some commercial and industrial 

uses, and natural areas. 
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Mission Beach Residences Project  

All exterior finishes and materials of Mission Beach Residences Project buildings and related 

structures would be non-reflective and earth-toned in color; exterior finishes and materials would 

consist of stucco, wood, cement, and asphalt shingle, and non-reflective decorative metal accent 

pieces. While each building would have multiple windows of a variety of sizes, no large glass 

window expanses are within the proposed designs. Glass for windows would be chosen to comply 

with the City’s development code. Overall, the design of the project would comply with Chapter 

14, Article 2, Division 7, Section 142.0730, Glare Regulations of the City’s Municipal Code. 

Exterior lighting for the Mission Beach Residences Project would consist of decorative lighting 

at entryways, walkway/security lighting, and park lighting. While no specific details are 

available for outdoor lighting at this time, all outdoor lighting fixtures would comply with 

Chapter 14, Article 2, Division 7, Section 142.0740, Outdoor Lighting Regulations, of the City’s 

Municipal Code. In general, all outdoor lighting would be shielded except for residential 

decorative lighting, directed away from adjacent properties resulting in zero direct light trespass, 

and would be shut off at 11:00 p.m. so as to be compliant with City requirements. Additionally, 

an Electric Permit would be required of the project’s outdoor lighting fixtures and would be 

required to show compliance with the City’s Municipal Code.  

Santa Barbara Place Residences Project 

All exterior finishes and materials of Santa Barbara Place Residences Project buildings and 

related structures would be non-reflective and earth-toned in color; exterior finishes and 

materials would consist of stucco, wood, cement, and asphalt shingle, and non-reflective 

decorative metal accent pieces. While each building would have multiple windows of a variety 

of sizes, no large glass window expanses are within the proposed designs. Glass for windows 

would be chosen to comply with the City’s development code. Overall, the design of the Santa 

Barbara Place Residences Project would comply with Chapter 14, Article 2, Division 7, Section 

142.0730, Glare Regulations, of the City’s Municipal Code.  

Exterior lighting for the Santa Barbara Place Residences Project would consist of 

decorative/landscape lighting and entryway lighting. While no specific details are available for 

outdoor lighting at this time, all outdoor lighting fixtures would comply with Chapter 14, Article 

2, Division 7, Section 142.0740, Outdoor Lighting Regulations, of the City’s Municipal Code. In 

general, all outdoor lighting would be shielded except for residential decorative lighting, directed 

away from adjacent properties resulting in zero direct light trespass, and would be shut off at 

11:00 p.m. so as to be compliant with City requirements. Additionally, an Electric Permit would 

be required of the project’s outdoor lighting fixtures and would be required to show compliance 

with the City’s Municipal Code.  
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Combined Project Analysis 

The two projects do not include substantial sources of light or glare. Each project would individually 

comply with Chapter 14, Article 2, Division 7, of the City’s Municipal Code regarding glare and 

outdoor lighting. As glare and lighting would be minimized individually, the two projects are not 

anticipated to result in any greater impacts to lighting and glare when combined. 

7.12.8 SIGNIFICANCE OF IMPACT 

Mission Beach Residences Project  

Through compliance with the development code requirements for glare and outdoor lighting, 

which are intended to minimize glare and lighting impacts to off-site uses, the Mission Beach 

Residences Project would result in less-than-significant impacts.  

Santa Barbara Place Residences Project 

Through compliance with the development code requirements for glare and outdoor lighting, 

which are intended to minimize glare and lighting impacts to off-site uses, the Santa Barbara 

Place Residences Project would result in less-than-significant impacts.  

Combined Project Analysis 

As glare and lighting would be minimized individually, the two projects are not anticipated to 

result in any greater impacts to lighting and glare when combined. Therefore, combined impacts 

to lighting and glare would be less than significant. 

7.13 BIOLOGICAL RESOURCES 

7.13.1 INTRODUCTION 

This section provides information about the existing biological resources of both the Mission Beach 

Residences Project and Santa Barbara Place Residences Project sites, and analysis of the potential 

impacts to these resources through implementation of both projects. 

7.13.2 EXISTING CONDITIONS 

Mission Beach Residences Project  

The Mission Beach Residences Project site is fully developed as the former Mission Beach 

Elementary School. The project site is located on the east side of Mission Boulevard in the 

highly urbanized Mission Beach community of the City of San Diego (City). The previous 

school building is located along the southern and western portion of the site, with an interior 
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non-native grass courtyard and mature paperbark trees. The northern half of the site is a 

paved surface parking lot. Existing vegetation on site is minimal and consists of non-native 

grasses and plantings. The western perimeter of the project site is lined with existing 

paperbark trees and other shrubs, as a part of ornamental landscaping of the former Mission 

Beach Elementary School.  

Santa Barbara Place Residences Project  

The Santa Barbara Place Residences Project site is directly south of the Mission Beach 

Residences Project site along Mission Boulevard within the highly urbanized Mission Beach 

community. The Santa Barbara Place Residences Project site is also fully developed as 

educational support buildings and parking associated with the former Mission Beach 

Elementary School. The existing educational building on site covers the majority of the parcel, 

with grass lawns lining the northern perimeter and a gated grass courtyard near the 

southeastern corner of the site. The southern and eastern perimeter of the site is developed as a 

paved surface parking lot. Existing on-site vegetation includes non-native grasses and shrubs.  

Paperbark trees line the western perimeter, and a large mature ficus tree is located on the 

northeastern corner of the site. The ficus is the largest tree on site and is considered full size 

for the species at approximately 45 to 55 years old (Atlas Environmental Services 2014). 

7.13.3 REGULATORY SETTING 

Federal Level  

Federal Endangered Species Act 

The Federal Endangered Species Act of 1973 (ESA), as amended (16 U.S.C. 1531 et seq.), 

provides for listing of endangered and threatened species of plants and animals and designation 

of critical habitat for listed animal species. The ESA also prohibits all persons subject to U.S. 

jurisdiction from “taking” endangered species, which includes any harm or harassment. Section 7 

of the ESA requires that federal agencies, prior to project approval, consult the U.S. Fish and 

Wildlife Service (USFWS) and/or the National Marine Fisheries Service to ensure adequate 

protection of listed species that may be affected by a project. 

Migratory Bird Treaty Act 

The Migratory Bird Treaty Act (MBTA) (16 U.S.C. 703 et seq.) is a federal statute that 

implements treaties with several countries on the conservation and protection of migratory 

birds. The list of bird species covered by the MBTA is extensive and is detailed in 50 CFR 

10.13. The regulatory definition of “migratory bird” is broad and includes any mutation or 
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hybrid of a listed species, including any part, egg, or nest of such a bird (50 CFR 10.12). 

Migratory birds are not necessarily federally listed endangered or threatened birds under the 

ESA. The MBTA, which is enforced by the USFWS, makes it unlawful “by any means or in 

any manner, to pursue, hunt, take, capture, [or] kill” any migratory bird or attempt such 

actions, except as permitted by regulation. The applicable regulations prohibit the take, 

possession, import, export, transport, sale, purchase, barter, or offering of these activities, 

except under a valid permit or as permitted in the implementing regulations (50 CFR 21.11). 

Clean Water Act 

The federal Water Pollution Control Act Amendments of 1972 (also known as the Clean Water Act) 

(33 U.S.C. 1251 et seq.), as amended by the Water Quality Act of 1987 (PL 1000-4), is the major 

federal legislation governing water quality. The purpose of the Clean Water Act is to “restore and 

maintain the chemical, physical, and biological integrity of the nation’s waters.” Discharges into 

waters of the United States are regulated under Section 404. Waters of the United States include 

(1) all navigable waters (including all waters subject to the ebb and flow of tides); (2) all 

interstate waters and wetlands; (3) all other waters, such as intrastate lakes, rivers, streams 

(including intermittent streams), mudflats, sand flats, wetlands, sloughs, or natural ponds; (4) all 

impoundments of waters mentioned above; (5) all tributaries to waters mentioned above; (6) the 

territorial seas; and (7) all wetlands adjacent to waters mentioned above. In California, the State 

Water Resources Control Board and the nine Regional Water Quality Control Boards are 

responsible for implementing the Clean Water Act. Important applicable sections of the Clean 

Water Act are discussed below: 

 Section 303 requires states to develop water quality standards for inland surface and 

ocean waters and submit to the U.S. Environmental Protection Agency for approval. 

Under Section 303(d), the state is required to list waters that do not meet water quality 

standards and to develop action plans, called total maximum daily loads, to improve 

water quality. 

 Section 304 provides for water quality standards, criteria, and guidelines. 

 Section 401 requires an applicant for any federal permit that proposes an activity that 

may result in a discharge to waters of the United States to obtain certification from the 

state that the discharge will comply with other provisions of the Clean Water Act. 

Certification is provided by the respective Regional Water Quality Control Board.  

 Section 402 establishes the National Pollutant Discharge Elimination System, a 

permitting system for the discharge of any pollutant (except for dredge or fill material) 

into waters of the United States. The National Pollutant Discharge Elimination System 

program is administered by the Regional Water Quality Control Board. Conformance 
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with Section 402 is typically addressed in conjunction with water quality certification 

under Section 401. 

 Section 404 provides for issuance of dredge/fill permits by the U.S. Army Corps of Engineers 

(ACOE). Permits typically include conditions to minimize impacts on water quality. Common 

conditions include (1) ACOE review and approval of sediment quality analysis before 

dredging, (2) a detailed pre- and post-construction monitoring plan that includes disposal site 

monitoring, and (3) required compensation for loss of waters of the United States.  

U.S. Army Corps of Engineers 

The ACOE has primary federal responsibility for administering regulations that concern waters 

and wetlands in the project area. In this regard, the ACOE acts under two statutory authorities, 

the Rivers and Harbors Act (33 U.S.C., Sections 9 and 10), which governs specified activities in 

navigable waters, and the Clean Water Act (Section 404), which governs specified activities in 

waters of the United States, including wetlands and special aquatic sites. Wetlands and non-

wetland waters (e.g., rivers, streams and natural ponds) are a subset of waters of the United 

States and receive protection under Section 404 of the Clean Water Act. The ACOE has primary 

federal responsibility for administering regulations that concern waters and wetlands in the 

project area under statutory authority of the Clean Water Act (Section 404). In addition, the 

regulations and policies of various federal agencies mandate that the filling of wetlands be 

avoided to the extent feasible. The ACOE requires obtaining a permit if a project proposes 

placing structures within navigable waters and/or alteration of waters of the United States.  

State Level 

California Endangered Species Act 

Similar to the federal ESA, the California ESA of 1970 provides protection to species considered 

threatened or endangered by the State of California (California Fish and Game Code, Section 

2050 et seq.). The California ESA recognizes the importance of threatened and endangered fish, 

wildlife, and plant species and their habitats, and prohibits the taking of any endangered, 

threatened, or rare plant and/or animal species unless specifically permitted for education or 

management purposes. 
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California Fish and Game Code 

The California Fish and Game Code regulates the handling and management of the state’s fish and 

wildlife. Most of the code is administered or enforced by the California Department of Fish and 

Wildlife (CDFW; prior to September 2012, California Department of Fish and Game (CDFG)). One 

section of the code generally applies to public infrastructure projects: 

 Section 1602 regulates activities that would divert or obstruct the natural flow or 

substantially change the bed, channel, or bank of any river, stream, or lake that supports 

fish or wildlife. CDFW has jurisdiction over riparian habitats associated with 

watercourses. Jurisdictional waters are delineated by the outer edge of riparian vegetation 

or at the top of the bank of streams or lakes, whichever is wider. CDFW jurisdiction does 

not include tidal areas or isolated resources. 

Porter-Cologne Water Quality Act 

The Porter-Cologne Water Quality Act of 1969, updated in 2012 (California Water Code, 

Section 13000 et seq.), provides for statewide coordination of water quality regulations. The act 

established the California State Water Resources Control Board as the statewide authority, and 

nine separate Regional Water Quality Control Boards were developed to oversee water quality 

on a day-to-day basis. 

Local Level 

City of San Diego Multiple Species Conservation Plan Subarea Plan  

The City of San Diego’s Multiple Species Conservation Plan (MSCP) Subarea Plan has been 

prepared pursuant to the requirements of the California Natural Communities Conservation 

Planning Act of 1992. This Subarea Plan is an implementing agreement between the City and 

the wildlife agencies to allow the City to issue take permits at a local level. The Subarea Plan 

is a standalone document intended to implement the City’s portion of the MSCP preserve. 

The City of San Diego Multi-Habitat Planning Area (MHPA) was developed by the City in 

cooperation with the wildlife agencies, property owners, developers, and environmental 

groups. The preserve design criteria contained in the MSCP plan and the City Council 

adopted criteria for the creation of the MHPA were used as guidelines in the development of 

the City’s MHPA. The MHPA delineates core biological resource areas and corridors 

targeted for conservation. The MSCP and MHPA are shown on Figure 7.13-1. 
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7.13.4 IMPACTS 

Issue 1: Would the proposal have a substantial adverse impact, either directly or 

through habitat modifications, on any species identified as a candidate, 

sensitive, or special status species in the MSCP or other local or regional 

plans, policies or regulations, or by the California Department of Fish and 

Wildlife (CDFW) or U.S. Fish and Wildlife Service (USFWS)? 

Issue 2: Would the proposal result in a substantial adverse impact on any Tier I 

Habitats, Tier II Habitats, Tier IIIA Habitats, or Tier IIIB Habitats as 

identified in the Biology Guidelines of the Land Development manual or 

other sensitive natural community identified in local or regional plans, 

policies, regulations, or by the CDFW or USFWS? 

Issue 3: Would the proposal result in a substantial adverse impact on wetlands 

(including, but not limited to, marsh, vernal pool, riparian, etc.) through 

direct removal, filling, hydrological interruption, or other means? 

According to the City’s CEQA Significance Determination Thresholds (City of San Diego 

2011), biological impacts may be significant if the project would cause a substantial adverse 

impact, either directly or through habitat modifications, on any species identified as a candidate, 

sensitive, or special-status species in the MSCP or other local or regional plans, policies, or 

regulations, or by the CDFW or USFWS. According to the Biology Guidelines of the City’s 

Land Development Manual, the different habitat tiers are classified as follows: Tier I Habitats 

include lands classified as southern fore dunes, Torrey pines forest, coastal bluff scrub, maritime 

succulent scrub, maritime chaparral, native grasslands, and oak woodlands. Tier II includes lands 

classified as coastal sage scrub and coastal sage scrub/chaparral. Tier IIIA includes lands 

classified as mixed chaparral and chamise chaparral. Tier IIIB includes lands classified as non-

native grassland. Tier IV includes lands classified as disturbed, agriculture, and eucalyptus.  

Mission Beach Residences Project  

The site has been fully developed and does not contain or support any Environmentally Sensitive 

Lands as defined by the Biology Guidelines of the City’s Land Development Manual, native or 

sensitive vegetation communities, wetlands that would be expected to support special-status 

wildlife species, or lands that are classified as Tier I Habitats, Tier II Habitats, Tier IIIA Habitats, 

or Tier IIIB Habitats.  

Construction of the Mission Beach Residences Project, however, would involve the removal of 

mature paperbark trees lining Mission Boulevard and scattered across the project site. Although 
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these trees are not a protected biological resource, they may be used during nesting season for 

any avian species protected under the MBTA. Therefore, construction may impact avian species 

that use these trees as nesting habitat.  

The Mission Beach Residences Project site is located within the limits of the City’s Subarea 

Plan; however, this project is not located within the limits of the City’s MHPA.  

Santa Barbara Place Residences Project  

Similar to the Mission Beach Residences Project, the Santa Barbara Place Residences Project site 

is fully developed and does not contain or support any Environmentally Sensitive Lands as 

defined by the Biology Guidelines of the City’s Land Development Manual, native or sensitive 

vegetation communities, wetlands that would be expected to support special-status wildlife 

species, or lands that are classified as Tier I Habitats, Tier II Habitats, Tier IIIA Habitats, or Tier 

IIIB Habitats. Several existing on-site trees, including paperbark trees, line the western perimeter 

of the site and a large, mature ficus tree is located in the northeastern corner of the site.  

An arborist with the American Society of Consulting Arborists, examined the mature ficus tree 

on May 20, 2014 and determined that the tree is not structurally sound, presents a risk for tree 

failure, and should be removed as a part of any future development (Atlas Environmental 

Services 2014).  

Although this ficus tree, along with the additional paperbark trees on site, are not protected 

biological resources, they may serve as nesting habitat to any avian species protected under the 

MBTA. Construction activities may impact avian species that use these trees as nesting habitat.  

The Santa Barbara Place Residences Project site is located within the limits of the City’s Subarea 

Plan, but is not located within the City’s MHPA. 

Combined Project Analysis  

Both the Mission Beach Residences Project and the Santa Barbara Place Residences Project sites 

are fully developed and do not contain or support any Environmentally Sensitive Lands as 

defined by the Biology Guidelines of the City’s Land Development Manual, native or sensitive 

vegetation communities, or wetlands that would be expected to support special-status wildlife 

species. Although both projects involve the removal of paperbark trees, and the Santa Barbara 

Place Residences Project involves removal of the ficus tree on site, the combination of the 

projects does not result in the removal of any additional trees than those identified for each 

project separately. In addition, potential impacts to nesting birds during construction of both 

projects would not be any greater with each project implemented separately. Landscape plans 
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have been designed to include tree plantings to maintain the integrity of the habitat type that 

would be removed on both project sites.  

7.13.5 SIGNIFICANCE OF IMPACT  

Mission Beach Residences Project  

Construction of the Mission Beach Residences Project may cause a substantial adverse impact 

through habitat modifications, such as removing on-site trees during nesting season for any 

avian species protected under the MBTA. The Mission Beach Residences Project, however, 

would not result in a substantial adverse impact on any Tier I Habitats, Tier II Habitats, Tier 

IIIA Habitats, or Tier IIIB Habitats, as identified in the Biology Guidelines of the Land 

Development manual, or other sensitive natural community, or result in a substantial adverse 

impact on wetlands. Project compliance with the state and federal MBTA regulations would 

ensure impacts would be less than significant.  

Santa Barbara Place Residences Project  

Construction of the Santa Barbara Place Residences Project may cause a substantial adverse 

impact through habitat modifications, such as removing on-site trees during nesting season for 

any avian species protected under the MBTA. However, the Santa Barbara Place Residences 

Project would not result in a substantial adverse impact on any Tier I Habitats, Tier II Habitats, 

Tier IIIA Habitats, or Tier IIIB Habitats, as identified in the Biology Guidelines of the Land 

Development manual, or other sensitive natural community, or result in a substantial adverse 

impact on wetlands. Project compliance with the state and federal MBTA regulations would 

ensure impacts would be less than significant.  

Combined Project Analysis  

Construction of both the Mission Beach Residences Project and the Santa Barbara Place 

Residences Project may cause substantial adverse impacts through habitat modifications, such as 

tree removal on both project sites during nesting season for any avian species protected under the 

MBTA. However, neither the Mission Beach Residences Project nor the Santa Barbara Place 

Residences Project would result in a substantial adverse impact on any Tier I Habitats, Tier II 

Habitats, Tier IIIA Habitats, or Tier IIIB Habitats, as identified in the Biology Guidelines of the 

Land Development manual, or other sensitive natural community, or result in a substantial 

adverse impact on wetlands. Both projects’ compliance with state and federal MBTA regulations 

would ensure that all impacts would be less than significant.  
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7.13.6 IMPACTS 

Issue 4: Would the proposal conflict with the provisions of an adopted Habitat 

Conservation Plan, Natural Conservation Community Plan, or other 

approved local, regional, or state habitat conservation plan, either within the 

MSCP plan area or in the surrounding region? 

Issue 5: Would the proposal result in a conflict with any local policies or ordinances 

protecting biological resources? 

Issue 6: Would the proposal result in interfering substantially with the movement of 

any native resident or migratory fish or wildlife species or with the 

established movement of any native resident or migratory fish or wildlife 

species or with established native resident or migratory wildlife corridors, 

including linkages identified in the MSCP Plan, or impede the use of native 

wildlife nursery sites? 

Mission Beach Residences Project  

The Mission Beach Residences Project site is fully developed, with buildings and an associated 

paved parking lot in the highly urbanized Mission Beach community. As identified in the City’s 

MSCP Subarea Plan, the Mission Beach Residences Project site is not within or adjacent to the 

MHPA. In addition, the site does not possess any conserved vegetation communities. The project 

site as well as the areas surrounding the project site are fully developed urban areas and are not 

within an area that serves as an important habitat linkage or wildlife corridor (City of San Diego 

1997). Therefore, the project would not substantially interfere with the movement of any native 

resident or migratory fish or wildlife species. Due to the lack of sensitive biological resources on 

site or in the surrounding area, implementation of the Mission Beach Residences Project would 

not conflict with provisions of an adopted Habitat Conservation Plan, Natural Conservation 

Community Plan, or any local polices or ordinances protecting biological resources.  

Santa Barbara Place Residences Project  

Similar to the Mission Beach Residences Project, the Santa Barbara Place Residences Project site 

is fully developed, with buildings and an associated paved parking lot in the highly urbanized 

Mission Beach community. As identified in the City’s MSCP Subarea Plan, the Santa Barbara 

Place Residences Project site is not within or adjacent to the MHPA. In addition, the site does 

not possess any conserved vegetation communities. The project site as well as the areas 

surrounding the project site are fully developed urban areas and are not within an area that serves 

as an important habitat linkage or wildlife corridor (City of San Diego 1997). Therefore, the 
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project would not substantially interfere with the movement of any native resident or migratory 

fish or wildlife species. Due to the lack of sensitive biological resources on site or in the 

surrounding area, implementation of the Santa Barbara Place Residences Project would not 

conflict with provisions of an adopted Habitat Conservation Plan, Natural Conservation 

Community Plan, or with any local polices or ordinances protecting biological resources. 

Combined Project Analysis  

Both project sites are located within the City’s MSCP Subarea Plan boundary, but neither the 

Mission Beach Residences Project site nor the Santa Barbara Place Residences Project site is 

located within or adjacent to the City’s MHPA. Neither site possesses any conserved vegetation 

communities, or is within an area that serves as an important habitat linkage or wildlife corridor.  

7.13.7 SIGNIFICANCE OF IMPACT 

Mission Beach Residences Project  

The Mission Beach Residences Project would not conflict with an adopted Habitat Conservation 

Plan, Natural Conservation Community Plan, or other approved local, regional, or state habitat 

conservation plan. The project would not conflict with any local policies or ordinances protecting 

biological resources, or interfere with the movement of any native resident or migratory wildlife 

species. No impacts would result. 

Santa Barbara Place Residences Project  

The Santa Barbara Place Residences Project would not conflict with an adopted Habitat 

Conservation Plan, Natural Conservation Community Plan, or other approved local, regional, or 

state habitat conservation plan. The project would not conflict with any local policies or 

ordinances protecting biological resources, or interfere with the movement of any native resident 

or migratory wildlife species. No impacts would result.  

Combined Project Analysis  

Neither the Mission Beach Residences Project nor the Santa Barbara Place Residences 

Project would conflict with adopted policies, ordinances, or plans protecting biological 

resources. Implementation of both projects would not change the compatibility of either 

project individually with plans, policies, and ordinances protecting biological resources. No 

impacts would result.  
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7.13.8 IMPACTS 

Issue 7: Would the proposal result in introducing land use within an area adjacent to 

the MHPA that would result in adverse edge effects?  

Issue 8: Would the proposal result in an introduction of invasive species of plants into 

a natural open space area? 

Mission Beach Residences Project  

The Mission Beach Residences Project is located on a fully developed site within the urban 

and developed Mission Beach community. The Mission Beach Residences Project would 

implement residential land use on site consistent with the surrounding land uses directly 

adjacent to the site, as well as the general character of the surrounding community. Although 

the project site is located within the City’s MSCP Subarea Plan boundaries, the project site is 

not within or adjacent to the MHPA. Additionally, the landscape plan for the Mission Beach 

Residences Project requires implementation of solely native species on site, and no invasive 

species are proposed. 

Santa Barbara Place Residences Project  

Similar to the Mission Beach Residences Project, the Santa Barbara Place Residences Project is 

located on a fully developed site within the urban, developed Mission Beach community. The 

Santa Barbara Place Residences Project would implement a residential land use consistent with 

the surrounding land uses directly adjacent to the site, as well as the general character of the 

surrounding community. Although the project site is located within the City’s MSCP Subarea 

Plan boundaries, the project site is not within or adjacent to the MHPA. Additionally, the 

landscape plan for the Santa Barbara Place Residences Project requires implementation of solely 

native species on site, and no invasive species are proposed. 

Combined Project Analysis  

Both the Mission Beach Residences Project and Santa Barbara Residences Project are 

proposed on fully developed sites within the urban, developed Mission Beach community. 

Implementation of both projects would not increase any impacts to surrounding biological 

resources, or create any edge effects on adjacent areas. Since both projects include landscape 

plans that only include native species, no additional combined impacts would result in 

introduction of non-native species.  
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7.13.9 SIGNIFICANCE OF IMPACT 

Mission Beach Residences Project  

Implementation of the Mission Beach Residences Project would not result in an introduction of 

invasive species of plants into a natural open space area or result in adverse edge effects. No 

impacts would result. 

Santa Barbara Place Residences Project  

Implementation of the Santa Barbara Place Residences Project would not result in an 

introduction of invasive species of plants into a natural open space area or result in adverse edge 

effects. No impacts would result.  

Combined Project Analysis  

Neither the Mission Beach Residences Project nor the Santa Barbara Place Residences Project 

would result in edge effects on the surrounding biological resources. Neither project site is 

included or adjacent to the City’s MHPA. Therefore, implementation of both projects would not 

create combined additional impacts to the surrounding area. No impacts would result. 
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CITY OF SAN DIEGO - DEVELOPMENT SERVICES

Mission Beach Residences Project and Santa Barbara Place Residences Project MEIR   Project No. 366139
Mission Beach Residences Project Pervious and Impervious Area On Site In Existing Condition

SOURCE: Leppert Engineering, 04/02/2014.
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CITY OF SAN DIEGO - DEVELOPMENT SERVICES

Mission Beach Residences Project and Santa Barbara Place Residences Project MEIR   Project No. 366139
Mission Beach Residences Project Pervious and Impervious Area On-site Proposed Condition

SOURCE: Leppert Engineering, 04/02/2014.
FIGURE 
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CITY OF SAN DIEGO - DEVELOPMENT SERVICES

Mission Beach Residences Project and Santa Barbara Place Residences Project MEIR   Project No. 366139
Mission Beach Residences Project On-Site Drainage Basins In Existing Condition

SOURCE: Leppert Engineering, 02/23/2015.
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CITY OF SAN DIEGO - DEVELOPMENT SERVICES

Mission Beach Residences Project and Santa Barbara Place Residences Project MEIR   Project No. 366139
Mission Beach Residences Project On-Site Drainage Basins In Proposed Condition

SOURCE: Leppert Engineering, 02/23/2015.
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CITY OF SAN DIEGO - DEVELOPMENT SERVICES

Mission Beach Residences Project and Santa Barbara Place Residences Project MEIR   Project No. 366139
Santa Barbara Place Residences Project Pervious and Impervious Area On Site In Existing Condition

SOURCE: Leppert Engineering, 2014.
FIGURE 
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CITY OF SAN DIEGO - DEVELOPMENT SERVICES

Mission Beach Residences Project and Santa Barbara Place Residences Project MEIR   Project No. 366139
Santa Barbara Place Residences Project Pervious and Impervious Area On Site In Proposed Condition

SOURCE: Leppert Engineering, 2014.
FIGURE 
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CITY OF SAN DIEGO - DEVELOPMENT SERVICES

Mission Beach Residences Project and Santa Barbara Place Residences Project MEIR   Project No. 366139
Santa Barbara Place Residences Project On-Site Drainage Basins In Existing Condition

SOURCE: Leppert Engineering, 2014.
FIGURE 
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CITY OF SAN DIEGO - DEVELOPMENT SERVICES

Mission Beach Residences Project and Santa Barbara Place Residences Project MEIR   Project No. 366139
Santa Barbara Place Residences Project On-Site Drainage Basins Proposed

SOURCE: Leppert Engineering, 2014.
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Mission Beach Residences Project and Santa Barbara Place Residences Project MEIR   Project No. 366139
Floodplain Map

SOURCE: Leppert Engineering, 2014; FEMA 2014. FIGURE 

7.6-9
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Mission Beach Residences Project and Santa Barbara Place Residences Project MEIR   Project No. 366139
Mission Bay Park Assets SOURCE: Bing Maps 2014; SANGIS 2014. FIGURE 

7.10-1
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FIGURE Existing Site Photos Index Map - Mission Beach Residences Project

CITY OF SAN DIEGO - DEVELOPMENT SERVICES
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Project MEIR   Project No. 366139 7.12-1a
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Project Site
SOURCE: Bing Maps 2014.
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FIGURE Mission Beach Residences Project Existing Site Photos

CITY OF SAN DIEGO - DEVELOPMENT SERVICES

Mission Beach Residences Project and Santa Barbara Place Residences
Project MEIR   Project No. 366139 7.12-1b

Photo 1: Westerly view of project site from eastern project boundary

Photo 2: View of northeast corner of project site looking southwest
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FIGURE Mission Beach Residences Project Existing Site Photos

CITY OF SAN DIEGO - DEVELOPMENT SERVICES

Mission Beach Residences Project and Santa Barbara Place Residences
Project MEIR   Project No. 366139 7.12-1c

Photo 3:View of southwest corner of project site looking northeast

Photo 4: View of gravel parking lot from northern project boundary
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FIGURE Existing Site Photos Index Map - Santa Barbara Place Residences Project

CITY OF SAN DIEGO - DEVELOPMENT SERVICES
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Project MEIR   Project No. 366139 7.12-2a

SOURCE: Bing Maps 2014.
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FIGURE Santa Barbara Place Residences Project Existing Site Photos

CITY OF SAN DIEGO - DEVELOPMENT SERVICES

Mission Beach Residences Project and Santa Barbara Place Residences
Project MEIR   Project No. 366139 7.12-2b

Photo 6: View of project site parking lot at southeast corner

Photo 5: View of southeast corner of project site looking northwest
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FIGURE Santa Barbara Place Residences Project Existing Site Photos

CITY OF SAN DIEGO - DEVELOPMENT SERVICES
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Mission Beach Residences Project and Santa Barbara Place Residences
Project MEIR   Project No. 366139 7.12-2c

Photo 7: View of Santa Barbara Place south of project site from unnamed alley

Photo 8: Northwest corner view from Santa Barbara Place
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FIGURE Existing and Proposed Views From Jersey Court

CITY OF SAN DIEGO - DEVELOPMENT SERVICES
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Mission Beach Residences Project and Santa Barbara Place Residences 
Project MEIR   Project No. 366139 7.12-3

Existing View from Jersey Court

Proposed View from Jersey Court



MISSION BEACH RESIDENCES PROJECT AND SANTA BARBARA PLACE RESIDENCES PROJECT MEIR 
 CHAPTER 7 – EFFECTS NOT FOUND TO BE SIGNIFICANT 

December 2015 7-210 8133 

INTENTIONALLY LEFT BLANK 



Existing and Proposed View from Mission Boulevard - Proposed Park

CITY OF SAN DIEGO - DEVELOPMENT SERVICES
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Mission Beach Residences Project and Santa Barbara Place Residences
Project MEIR   Project No. 366139

SOURCE: Robert Hidey Architects 2014

Existing View from Mission Boulevard

Proposed View from Mission Boulevard - Proposed Park

FIGURE 

7.12-4
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CHAPTER 8 MANDATORY DISCUSSION AREAS 

This section discusses other issues for which the California Environmental Quality Act (CEQA) 

requires analysis in addition to the specific issue areas discussed in Chapter 5.0, Environmental 

Analysis. These additional issues include (1) significant effects which cannot be avoided; (2) 

significant irreversible environmental changes which cannot be avoided if the Mission Beach 

Residences Project and/or the Santa Barbara Place Residences Project are implemented; and (3) 

growth-inducing impacts.  

8.1 SIGNIFICANT EFFECTS WHICH CANNOT BE AVOIDED 

Section 15126.2 of the CEQA Guidelines requires a discussion of significant environmental 

effects which cannot be avoided if the project is implemented (14 CCR 15000 et seq.). In 

Chapter 5.0, impacts of the Mission Beach Residences Project and the Santa Barbara Place 

Residences Project were analyzed to determine if each project individually and both projects 

combined would cause significant impacts in each environmental issue area. Where 

significant impacts were identified, mitigation measures were developed that would reduce 

impacts to less than significant.  

The analysis for the Mission Beach Residences Project found that the project would result in the 

following significant and unavoidable impact after the incorporation of mitigation: construction 

noise to nearby residences. 

The analysis for the Santa Barbara Place Residences Project found that the project would result 

in the same significant and unavoidable impacts after the incorporation of mitigation.  

Table ES-1 summarizes the Mission Beach Residences Project’s significant environmental impacts 

and mitigation measures; Table ES-2 summarizes the Santa Barbara Place Residences Project’s 

significant environmental impacts and mitigation measures; and Table ES-3 summarizes the 

significant environmental impacts and mitigation measures for the two projects combined. Chapter 

10.0 of the MEIR is the Mitigation Monitoring and Reporting Program that lists the project-specific 

mitigation measures that would reduce impacts to below a level of significance for both the Mission 

Beach Residences Project and the Santa Barbara Place Residences Project.  

8.2 SIGNIFICANT IRREVERSIBLE ENVIRONMENTAL CHANGES THAT 

CANNOT BE AVOIDED IF THE PROJECTS ARE IMPLEMENTED 

CEQA Guidelines Section 15126.2(c) requires the evaluation of:  

[u]ses of nonrenewable resources during the initial and continued phases of the 

project [that] may be irreversible since a large commitment of such resources 
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makes removal or non-use thereafter unlikely. Primary impacts and, particularly, 

secondary impacts (such as a highway improvement which provides access to a 

previously inaccessible area) generally commit future generations to similar uses. 

Also irreversible damage can result from environmental accidents associated with 

the project. Irretrievable commitments of resources should be evaluated to assure 

that such current consumption is justified. 

Mission Beach Residences Project 

The predominant irreversible environmental change that would occur as a result of the Mission 

Beach Residences Project implementation would be the planned commitment of land resources 

to redevelop the former Mission Beach Elementary School site. The project would irreversibly 

alter the previously developed site to residential, park, and associated uses for the foreseeable 

future. This would constitute a permanent change. Once construction occurs, reversal of the land 

to its original condition is highly unlikely. The site is currently vacant and does not generate 

traffic, noise, or result in an increase in human presence. Permanent changes as a result of project 

implementation would include traffic, noise, and an increased human presence in the area. 

Additionally, irreversible commitments of resources, such as electricity, natural gas, potable 

water, and building materials, and incremental demands for construction materials, such as 

lumber, petrochemicals, fuel, and gas, would occur. 

Construction of the Mission Beach Residences Project would result in incremental demands on 

lumber and forest products, sand and gravel, petrochemicals, and other materials. Construction 

would also incrementally reduce existing supplies of fuel oil, natural gas, and gasoline. 

Santa Barbara Place Residences Project 

The Santa Barbara Place Residences Project would result in similar significant irreversible 

changes as a result of implementation. Implementation of the project would result in the 

commitment of land resources to redevelop the educational building associated with the Mission 

Beach Elementary School. The project would irreversibly alter the previously developed site to 

residential and associated uses for the foreseeable future, which would be considered a 

permanent change. The site is currently vacant and does not generate traffic, noise, or result in an 

increase in human presence. The Santa Barbara Place Residences Project would result in 

permanent changes including traffic, noise, and increased human presence to the area. 

Additionally, irreversible commitments of resources, such as electricity, natural gas, potable 

water, and building materials, and incremental demands for construction materials, such as 

lumber, petrochemicals, fuel, and gas, would occur.  
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Combined Project Analysis 

Individually, the Mission Beach Residences Project and the Santa Barbara Place Residences 

Project would result in the irreversible commitment of land resources, energy, and demand for 

materials as previously described. Each project would alter the existing environment by 

introducing traffic, noise, and human presence. Additionally, irreversible commitments of 

resources, such as electricity, natural gas, potable water, and building materials, and 

incremental demands for construction materials, such as lumber, petrochemicals, fuel, and gas, 

would occur. The irreversible changes that would result when the two projects are combined 

would be the sum of each project individually and would not result in any greater changes than 

what is described above.  

8.3 GROWTH-INDUCING IMPACTS 

Section 15126.2(d) of the CEQA Guidelines mandates that the growth-inducing impact of a project be 

discussed. This guideline states that the growth-inducing analysis is intended to address the potential 

for the project to “foster economic or population growth, or the construction of additional housing, 

either directly or indirectly, in the surrounding environment,” and to “encourage and facilitate other 

activities that could significantly affect the environment, either individually or cumulatively,” through 

extension or expansion of existing services, utilities, or infrastructure (14 CCR 15000 et seq.).  

Typically, the growth-inducing potential of a project would be considered significant if it stimulates 

population growth or a population concentration above what is assumed in local and regional land use 

plans, or in projections made by regional planning authorities, such as the San Diego Association of 

Governments. Significant growth impacts could also occur if the project provides infrastructure or 

service capacity to accommodate growth levels beyond those anticipated by local or regional plans and 

policies. The City’s CEQA Significance Determination Thresholds (City of San Diego 2011) state that 

a project would have a significant impact related to growth inducement if it would:  

1. Induce substantial population growth in an area;  

2. Substantially alter the planned location, distribution, density, or growth rate of the 

population of an area;  

3. Include extensions of roads or other infrastructure not assumed in the community plan or 

adopted Capital Improvement Project list, when such infrastructure exceeds the needs of 

the project and could accommodate future development.  

Using the City’s CEQA Significance Determination Thresholds for growth inducement, the 

projects would not result in significant impacts. These conclusions are presented in the 

following discussion. 
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Per the CEQA Guidelines, it should be noted that growth-inducing effects are not necessarily 

beneficial, detrimental, or of little significance to the environment. This issue is presented to 

provide additional information about ways in which this project could contribute to significant 

changes in the environment, beyond the direct consequences of implementing a project.  

Mission Beach Residences Project 

The Mission Beach Residences Project is an infill development adding 51 residential units to a 

1.88-acre parcel in Mission Beach community. As discussed in Section 5.1, Land Use, the 

project is located within the Mission Beach Precise Plan area, which is within a larger area of 

medium-density, residential development (City of San Diego 1989).  

As discussed in Section 5.1, the project would initiate development that is consistent with the 

density of the existing surrounding residential community, as well as the zoning restrictions for 

Mission Beach, as outlined in the San Diego Municipal Code. With 1.89 persons on average 

per household, the 51-unit proposed development would add approximately 96 persons 

(SANDAG 2010). With a population in Mission Beach in 2014 of 3,604, the project itself 

would not substantially increase population (City Data 2014). In addition, this is the last parcel 

of this size proposed for residential development within the built out Mission Beach 

community, and it is surrounded on all sides with existing residential development and the 

proposed Santa Barbara Place Residences Project. Therefore, the project would not induce 

substantial population growth in the area. 

As the site is located within a community that is nearly built out, all major public services and 

utilities currently service the project area. As discussed is Section 7.10, Public Utilities, the project 

would use existing utility connections and no major new infrastructure facilities are required to 

accommodate the project. The units would be served by existing infrastructure, and only on-site 

private connections to this infrastructure would be required for development. No existing capacity 

deficiencies were identified for water, wastewater, or storm drain facilities that would serve the 

project. Furthermore, the project would not generate sewage flow or stormwater that would exceed 

the capacity already planned for the sewer or stormwater facilities. Therefore, the project would not 

result in the extension of major infrastructure facilities into areas that would induce population 

growth or reduce barriers to additional growth. In addition to available utility capacity for the 

additional residential units, the Mission Beach Residences Project would not adversely impact the 

public services associated with the Mission Beach Community. Public school facilities, police 

services, and fire and medical services would not be compromised due to the increase in population 

growth associated with the project; therefore, the project would not induce additional growth through 

construction of public services facilities (see Section 7.11, Public Services and Facilities).  
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The Mission Beach Residences Project would be located on a previous vacant elementary school 

site, which does not contain residential properties. Therefore, the project would not displace any 

housing or people. The project would meet existing housing demand by providing 51 dwelling 

units in a highly developed area. The project would not substantially alter the planned location, 

distribution, density, or growth rate of the population of an area. For these reasons, approval of 

the Mission Beach Residences Project would not result in significant growth-inducing impacts. 

Santa Barbara Residences Project 

The Santa Barbara Place Residences Project is an infill development adding 12 residential units 

to a 0.34-acre parcel in Mission Beach community. As discussed in Section 5.1, Land Use, the 

project is located within the Mission Beach Precise Plan area, which is within a larger area of 

medium-density, residential development. The project would initiate development that is 

consistent with the density of the existing surrounding residential community, as well as the 

zoning restrictions for Mission Beach, as outlined in the San Diego Municipal Code and the 

Mission Beach Precise Plan. With 1.89 persons on average per household, the 12-unit proposed 

development would add approximately 23 persons (SANDAG 2010). The project itself would 

not substantially increase population. In addition, the project site is surrounded on all sides with 

existing residential development and the Mission Beach Residences Project, in an area that is 

built out. Therefore, the project would not induce substantial population growth in the area. 

As the site is located within a community that is nearly built out, all major public services and 

utilities currently service the project area. As discussed is Section 7.10, Public Utilities, the 

development would use existing utility connections, and no major new infrastructure facilities are 

required to accommodate the project. The units would be served by existing infrastructure, and only 

on-site private connections to this infrastructure would be required for development. Therefore, the 

project would not result in the extension of major infrastructure facilities into areas that would induce 

population growth or reduce barriers to additional growth. Similar to the Mission Beach Residences 

Project, public school facilities, police services, and fire and medical services would adequately serve 

the Santa Barbara Place Residences Project; no additional facilities would be induced because of the 

project (see Section 7.11, Public Services and Facilities).  

The Santa Barbara Place Residences Project site does not currently contain housing. Therefore, 

the project would not displace any housing or people. The project would meet existing housing 

demand in a highly developed area. The project would not substantially alter the planned 

location, distribution, density, or growth rate of the population of an area. For these reasons, 

approval of the project would not result in significant growth-inducing impacts. 
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Combined Project Analysis 

The Mission Beach Residences Project and the Santa Barbara Place Residences Project would not 

individually result in growth inducing impacts. For the same reasons discussed earlier, the two 

projects combined would not result in new or greater impacts beyond each project individually. 

The projects are located in a generally built out area and would be adequately served by existing 

utilities and public services. The combination of both projects would not substantially alter the 

planned location, distribution, density, or growth rate of the population of an area. For these 

reasons, approval of both projects would not result in significant growth-inducing impacts. 
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CHAPTER 9 ALTERNATIVES 

9.1 INTRODUCTION 

The California Environmental Quality Act (CEQA) requires that an environmental impact 

report (EIR) evaluate a “reasonable” range of alternatives. According to the CEQA Guidelines, 

an EIR “shall describe a range of reasonable alternatives to the project, or to the location of the 

project, which would feasibly attain most of the basic objectives of the project but would avoid 

or substantially lessen any of the significant effects of the project, and evaluate the 

comparative merits of the alternatives” (14 CCR 15126.6(a)). Specifically, the CEQA 

Guidelines require the analysis of the No Project Alternative and alternatives that would be 

“capable of avoiding or substantially lessening any significant effects of the project” (14 CCR 

15126.6(b)). The CEQA Guidelines also require a discussion of why other alternatives were 

rejected if they were considered in developing the project and still would meet the project 

objectives. Although an exhaustive analysis is not necessary, an EIR “must consider a 

reasonable range of potentially feasible alternatives that will foster informed decision making 

and public participation” (14 CCR 15126.6(a)). 

Pursuant to the CEQA Guidelines, a range of alternatives to the projects are considered and 

evaluated in this Master Environmental Impact Report (MEIR). These alternatives were 

developed in the course of project planning, environmental review, and public scoping. Per 

CEQA Guidelines, Section 15126.6(c), the alternatives were chosen by considering whether they 

can meet the basic project objectives, their feasibility, and their ability to avoid the project’s 

significant environmental effects. The discussion in this section provides: 

1. A description of alternatives considered. 

2. An analysis of how many objectives of the projects each alternative completes. 

3. Per CEQA Guidelines, Section 15126.6(d), a comparative analysis of the projects and the 

alternatives under consideration.  

Factors that may be taken into account when addressing the feasibility of alternatives include site 

suitability, economic viability, availability of infrastructure, general plan consistency, other plans 

or regulatory limitations, jurisdictional boundaries, and whether the proponent can reasonably 

acquire, control, or otherwise have access to alternative sites (14 CCR 15126.6(f)(1)). 

A range of alternatives have been considered in an effort to meet most of the basic project 

objectives (Section 9.2). Potential Off-Site Location Alternatives were considered and eliminated 

from detailed consideration for the reasons identified in detail in Section 9.4. 
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9.2 PROJECT OBJECTIVES 

The CEQA Guidelines require an EIR to include a statement of objectives sought by the 

project (14 CCR 15124). This disclosure assists in developing the range of project alternatives 

to be evaluated in the EIR. The project objectives for each project are listed in Sections 3.1.3 

and 3.2.3 of the MEIR and included here as follows:  

The objectives of the Mission Beach Residences Project are as follows:  

 Adaptively reuse a vacant, developed site.  

 Develop new multifamily condominium dwelling units on the Mission Beach Residences 

Project site on the 27 existing legal lots to accommodate the current and growing housing 

demand in the Mission Beach Community Planning Area as called for in the City of San 

Diego General Plan.  

 In keeping with the City of Villages strategy and Smart Growth policies of the City of 

San Diego General Plan, maximize residential development at an infill site, where public 

facilities, transit and services are within walking distance. 

 Contribute to a cohesive development that is compatible in scale and character and 

enhances the existing community character in the Mission Beach Community Planning 

Area, in compliance with Mission Beach Planned District Ordinance standards. 

 Implement a roof-mounted photovoltaic (PV) system consisting of solar panels sufficient 

to generate at least 50% of the project’s project energy consumption, in conformance 

with the criteria of the Affordable/In-fill Housing and sustainable Buildings Expedite 

Program and sustainable building design measures to ensure compliance with Leadership 

in Energy and Environmental Design (LEED) Silver Certification Standards. 

 Increase and improve public vehicular and pedestrian access. 

 Create a new pedestrian access and public view to Mission Bay from Jersey Court.  

The objectives of the Santa Barbara Place Residences project are as follows:  

 Adaptively reuse a vacant, developed site.  

 Develop new multifamily condominium dwelling units on the existing six legal lots to 

accommodate the current and growing housing demand in the Mission Beach Community 

Planning Area as called for in City of San Diego General Plan.  

 In keeping with the City of Villages strategy and Smart Growth policies of the City of 

San Diego General Plan, maximize residential development at an infill site, where public 

facilities, transit, and services are within walking distance.  
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 Create cohesive development that is compatible in scale and character and enhances the 

existing community character in the Mission Beach Community Planning Area in 

compliance with Mission Beach Planned District Ordinance standards. 

 Implement a roof-mounted photovoltaic (PV) system consisting of solar panels sufficient 

to generate at least 50% of the project’s project energy consumption, in conformance 

with the criteria of the Affordable/In-fill Housing and sustainable Buildings Expedite 

Program and sustainable building design measures to ensure compliance with LEED Silver 

Certification Standards. 

 Increase and improve public vehicular access. 

 Create a small corner landscape element at the corner of Santa Barbara Place and 

Mission Boulevard.  

9.3 SIGNIFICANT IMPACTS 

As previously mentioned, an EIR should consider a range of feasible alternatives that would 

attain most of the project objectives, listed above, while reducing one or more of the 

significant impacts of the project. As presented in Chapter 5 of this EIR, the proposed 

Mission Beach Residences Project would result in potentially significant impacts to noise, 

health and safety, and historical resources. For most of these impact areas, mitigation 

measures have been identified that would reduce potentially significant impacts to less -than-

significant levels. With regard to construction noise, however, impacts would be mitigated to 

the extent feasible, but would remain unavoidable.  

Likewise, for the Santa Barbara Place Residences Project, the same previously identified 

potentially significant impacts and significant and unavoidable impacts as the Mission Beach 

Residences Project would result.  

For the Combined Project Analysis, this scenario would result in significant unavoidable 

construction noise impacts, and it would result in similar significant but mitigated secondary 

impacts to land use. In addition, this scenario would result in significant but mitigated 

impacts to transportation/circulation and parking.  

9.4 ALTERNATIVES ELIMINATED FROM DETAILED CONSIDERATION  

Alternate Locations 

In accordance with CEQA Guidelines, Section 15126.6(f)(2), the applicants and City attempted to 

identify feasible alternative off-site locations within the project area that could be available for the 

proposed developments. Per CEQA Guidelines Section 15126.6(f)(2)(A), the key question and first 
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step in analysis of the off-site locations is whether any of the significant effects of the projects 

would be avoided or substantially lessened by putting the projects in another location.  

There are few if any similarly sized sites in the project area. As previously disclosed, the existing 

1.88-acre school site proposed for the Mission Beach Residences Project is uniquely sized site 

within the Mission Beach community. While smaller in size, the 0.34-acre site for the Santa 

Barbara Place Residences site is also of sufficient size to present a challenge to locate a similarly 

sized parcel in the relatively small and largely built out Mission Beach community. It does not 

appear that the applicant can reasonably acquire, control, or otherwise have access to other sites 

in the area that would meet the project objectives and at the same time reduce or avoid the 

project’s potentially significant impacts such as construction noise, health and safety, 

transportation/circulation and parking, and historical resources. Therefore, off-site locations 

capable of accommodating the project are considered infeasible, and no off-site location 

alternatives were carried forward in this analysis. 

Regardless, the availability of alternate sites does not in and of itself reduce impact potential. It is 

expected that developing similar projects at alternative sites would result in a similar array of 

project impacts and would simply transfer the impact potential to the off-site locations and hence 

the areas surrounding the alternate site locations. For these reasons, alternative site locations 

would not necessarily be preferred over the project sites. 

9.5 ALTERNATIVES UNDER CONSIDERATION 

The alternatives evaluated in this section were developed to try to avoid or lessen the 

environmental impacts of the projects as identified in this MEIR. The alternatives address the 

significant impacts identified in the project environmental analysis presented in Chapter 5, 

Environmental Analysis. The analysis of alternatives in the section focuses only on the effects 

found to be significant through the project’s environmental analysis and provides a comparison 

analysis of those effects.  

The discussion in this MEIR includes alternatives to each project, as provided in detail below.  

9.5.1 MISSION BEACH RESIDENCES PROJECT 

Alternatives to the Mission Beach Residences Project include the No Project/No Development, 

Development Under Existing Plans, and Reduced Development Alternative. 

Mission Beach Residences Alternative 1: No Project/No Development Alternative 

CEQA Guidelines, Section 15126.6(e), requires that an EIR evaluate a “no project” alternative 

along with its impact. The purpose of describing and analyzing a no project alternative is to 
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allow a lead agency to compare the impacts of approving the project to the impacts of not 

approving it. Specifically, Section 15126.6(e)(3)(B) requires that an EIR, for a development 

project on identifiable property, address the no project alternative as a “circumstance under 

which the project does not proceed.” In other words, the no project alternative assumes that the 

project site would not be developed with the proposed Mission Beach Residences Project. 

Under the No Project/No Development Alternative, the project would not be implemented on 

the site. The existing Mission Beach Elementary School would not be demolished and the 

site would be left vacant and in its dilapidated condition.  

Environmental Analysis 

Under this alternative, none of the environmental impacts associated with the construction and 

operation of the project would occur. Under the No Project/No Development Alternative, none 

of the goals or objectives of the Mission Beach Planned District Ordinance (PDO) or the City 

of San Diego General Plan would be achieved. The existing fenced-in, dilapidated vacant 

school site would remain in its current condition. As such the project’s significant impacts 

would be avoided under this alternative. 

Project Objectives 

The No Project/No Development Alternative does not meet any of the objectives set forth in 

Section 3.1.3 and restated in Section 9.2 of this MEIR. 

Mission Beach Residences Alternative 2: Development Under Existing  

Plans/ No Project 

Under this alternative, a project would be constructed that would not require a Community Plan 

Amendment (CPA) and would be consistent with the current Mission Beach Precise Plan. That is, 

development would occur that is consistent with the current designation of School/Institutional & 

Public and Semi Public Facilities.  

As indicated in the Mission Beach Precise Plan, while a goal within the Mission Beach Precise 

Plan is to attract families to Mission Beach, and potentially re-open the project site as a school, it 

is unlikely that this alternative would occur as SDUSD concluded that the property was excess 

and the potential of re-establishing the school no longer existed when it put the property up for 

auction. Therefore, development of a public school at the site is no longer considered potentially 

feasible. An elementary-age student population of a size sufficient to warrant an elementary 

school, per the SDUSD, does not likely exist within the community. Many students in Mission 

Beach have chosen to attend elementary school in Pacific Beach or receive a private education. 
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In addition, 4 of the 13 classrooms in the existing school facility are pre-Field Act, or no longer 

in compliance with State of California earthquake standards. Substantial renovations would be 

required to ensure the health and safety of those who would use the facility, which may not be 

economically feasible for the SDUSD, given the lack of demand for an elementary school in this 

community (City of San Diego 1989).  

According to the City General Plan, the Institutional & Public and Semi Public Facilities 

designation includes uses that are identified as public or semi-public facilities in the 

community plan and which offer public and semi-public services to the community. Uses 

may include but are not limited to: airports, military facilities, community colleges, 

university campuses, landfills, communication and utilities, transit centers, water sanit ation 

plants, schools, libraries, police and fire facilities, cemeteries, post offices, hospitals, park-

and-ride lots, government offices and civic centers (City of San Diego 2008).  Most of these 

uses would be unlikely to be developed on the site (e.g., airport, military, university campus, 

etc.). The site is privately owned and hence is highly likely to be developed under its current 

ownership for governmental, public or semi-public uses. Also, the site is not appropriately 

suited for the allowable kinds of land uses permitted by the City of San Diego General Plan 

designation because the site is adjacent to existing, dense residential development. Indeed, 

the Mission Beach Precise Plan indicates that these General Plan standards are difficult to 

apply to the Mission Beach community (City of San Diego 1989).  

For the potential uses of library, police and fire facilities, government offices and civic 

centers, these uses already exist nearby. The Pacific Beach Taylor Library is 1.3 miles to the 

north of the project site. For police facilities, a Pacific Beach storefront is located at 4439 

Olney Street, 2.1 miles northeast, and the Northern Division’s office is located 

approximately 7.3 miles northeast, at 4275 Eastgate Mall. Fire Station 21 is the closest fire 

station to the project site, located approximately 1.4 miles northwest, at 750 Grand Avenue. 

For government offices, San Diego County Public Health is 3.2 miles southeast, and Caltrans 

is 3.1 miles southeast. Last, the nearest civic center use is the San Diego Civic Theatre, 6.5 

miles southeast at 1100 3rd Avenue in San Diego. 

Even if one of the designated uses were appropriate, most (if not all) would result in similar 

potential impacts caused by the requisite demolition of the existing structures (including 

construction noise, health and safety, and historical resource impacts), and similar or greater 

operational impacts when compared to the proposed residential project. As such, uses allowed 

under the Institutional & Public and Semi Public Facilities designation are not considered 

potentially feasible.  
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Environmental Analysis 

Under this alternative, no school or other type of Institutional & Public or Semi Public 

development on the Mission Beach Residences site would occur. Since no school or other 

facility would be developed at the site, impacts would be the same as those presented under the 

No Project/No Development alternative; that is, the significant impacts resulting from the 

proposed project would be avoided under this alternative. 

Project Objectives 

The Development Under Existing Plans Alternative could not meet any of the project 

objectives set forth in Section 3.1.3 and restated in Section 9.2 of this MEIR. 

Mission Beach Residences Alternative 3: Reduced Development Alternative 

The Reduced Development Alternative would assume a reduced number of residential units with the 

goal of avoiding or substantially lessening one or more of the project’s identified significant impacts. 

This alternative assumes 27 fewer units than the proposed project’s 51 units, for a total of 24 units.  

Fewer proposed units may reduce the project’s significant impacts, including the scale of 

construction, potentially resulting in lesser construction noise effects, however, construction noise 

would still be significant and unavoidable, due to the adjacency of residences (i.e., a noise-

sensitive land use). Regarding health and safety, it is assumed that any development of the site 

would necessitate demolition of the entire existing school facility, hence potential asbestos and 

lead-based paint impacts would be identical to those occurring under the project as proposed. 

Similarly, construction monitoring for unknown subsurface cultural resources and human remains 

would still be required.  

While direct traffic impacts were less than significant under the proposed Mission Beach 

Residences project, this alternative would reduce the number of trips generated, and hence reduce 

impacts. This alternative would result in 152 average daily trips (ADT) which is a 53% reduction 

when compared to the proposed project. Hence, this alternative would reduce the cumulatively 

significant traffic impact at the Mission Boulevard/Santa Barbara Place intersection to less than 

significant (Urban Systems Associates 2015a). 

Overall, impacts would be similar (albeit lessened) when compared to the proposed Mission Beach 

Residences Project. 
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Project Objectives 

With the exception of the second project objective, the Reduced Development Alternative would 

meet most of the objectives set forth in Section 3.1.3 and restated in Section 9.2 of this MEIR. 

9.5.2 SANTA BARBARA PLACE RESIDENCES PROJECT 

Alternatives to the Santa Barbara Place Residences Project include the No Project/No 

Development and Reduced Development Alternative. 

Santa Barbara Place Residences Alternative 1: No Project/ No  

Development Alternative 

CEQA Guidelines, Section 15126.6(e), requires that an EIR evaluate a “no project” alternative 

along with its impact. The purpose of describing and analyzing a no project alternative is to 

allow a lead agency to compare the impacts of approving the project to the impacts of not 

approving it. Specifically, Section 15126.6(e)(3)(B) requires that an EIR, for a development 

project on identifiable property, address the no project alternative as a “circumstance under 

which the project does not proceed.” In other words, the no project alternative assumes that the 

project site would not be developed with the proposed Santa Barbara Place Residences Project. 

Under the No Project/No Development Alternative, the project would not be implemented on the 

site. The existing Mission Beach Elementary School building would not be demolished and 

would be left vacant and in its dilapidated condition.  

Environmental Analysis 

Under this alternative, none of the environmental impacts associated with the construction and 

operation of the project would occur. Under the No Project/No Development Alternative, none 

of the goals or objectives of the Mission Beach Planned District Ordinance (PDO) or the City 

of San Diego General Plan would be achieved. The existing fenced-in, dilapidated vacant 

school site would remain in its current condition. As such the proposed project’s significant 

impacts would be avoided under this alternative. 

Project Objectives 

The No Project/No Development Alternative does not meet any of the objectives set forth in 

Section 3.2.3 and restated in Section 9.2 of this MEIR. 
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Santa Barbara Place Residences Alternative 2: Reduced Development Alternative 

The Reduced Development Alternative would assume a reduced number of residential units, with the 

goal of avoiding or substantially lessening one or more of the project’s identified significant impacts.  

Environmental Analysis 

Fewer proposed units may reduce the scale of construction, potentially resulting in lesser 

construction noise effects, however, construction noise would still be significant and unavoidable, 

due to the adjacency of residences. Regarding health and safety, it is assumed that any 

development of the site would necessitate demolition of the entire existing school facility, hence 

potential asbestos and lead-based paint impacts would be identical to those occurring under the 

project as proposed. Similarly, construction monitoring for unknown subsurface cultural resources 

and human remains would still be required. Thus, impacts would be similar to the proposed Santa 

Barbara Place Residences Project. 

Project Objectives 

With the exception of the second project objective, the Reduced Development Alternative would 

meet most of the objectives set forth in Section 3.2.3 and restated in Section 9.2 of this MEIR. 

9.5.3 COMBINED PROJECT 

Alternatives to the combined project include the No Project/No Development, Development 

Under Existing Plans, Reduced Development Alternative, and Expanded Park Alternative. 

Combined Project Alternative 1: No Project/No Development Alternative 

Similar to the two No Project/No Development Alternatives described previously, under this 

alternative, the project would not be implemented on the site. The existing Mission Beach 

Elementary School and associated facilities would not be demolished and would be left vacant in 

its dilapidated state.  

Environmental Analysis 

Under this alternative, none of the environmental impacts associated with the construction and 

operation under the combined project analysis would occur.  

Project Objectives 

The No Project/No Development Alternative does not meet any of the objectives set forth in 

Sections 3.1.3 and 3.2.3 and restated in Section 9.2 of this MEIR. 
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Combined Project Alternative 2: Development Under Existing Plans 

Under this alternative, a project on the Mission Beach Residences site could theoretically be 

constructed that would not require a CPA and would be consistent with the current Mission 

Beach Precise Plan. That is, development would occur that is consistent with the current 

designation of School/Institutional & Public and Semi Public Facilities.  

As indicated in the Mission Beach Precise Plan, while a goal within the Mission Beach Precise 

Plan is to attract families to Mission Beach, and potentially re-open the facility as a school, it is 

unlikely that this alternative would occur as SDUSD concluded that the property was excess and 

the potential of re-establishing the school no longer existed when SDUSD put the property up for 

auction. Therefore development of a public school at the site is no longer feasible. An 

elementary-age student population of a size sufficient to warrant an elementary school, per the 

SDUSD, does not likely exist within the community. Many students in Mission Beach have 

chosen to attend elementary school in Pacific Beach or receive a private education. In addition, 4 

of the 13 classrooms in the existing school facility are pre-Field Act, or no longer in compliance 

with State of California earthquake standards. Substantial renovations would be required to 

ensure the health and safety of those who would use the existing facility, which may not be 

economically feasible for the SDUSD, given the lack of demand for an elementary school in this 

community (City of San Diego 1989).  

As indicated above under the Mission Beach Residences Alternative 2: Development Under 

Existing Plans/No Project alternative, according to the City General Plan, this designation 

includes uses that are identified as public or semi-public facilities in the community plan and 

which offer public and semi-public services to the community. Uses may include but are not 

limited to: airports, military facilities, community colleges, university campuses, landfills, 

communication and utilities, transit centers, water sanitation plants, schools, libraries, police 

and fire facilities, cemeteries, post offices, hospitals, park-and-ride lots, government offices 

and civic centers (City of San Diego 2008). The site is privately owned and hence is not likely 

to be developed under its current ownership for governmental, public or semi-public uses. 

Also, the site is not appropriately suited for the allowable kinds of intense land uses permitted 

by the City of San Diego General Plan designation because the site is adjacent to existing, 

dense residential development. Indeed, the Mission Beach Precise Plan indicates that these 

General Plan standards are difficult to apply to the Mission Beach community (City of San 

Diego 1989). For the potential uses of library, police and fire facilities, government offices and 

civic centers, existing similar uses are nearby, as disclosed above under Mission Beach 

Residences Alternative 2. Even if one of the designated uses were appropriate, most (if not all) 

would result in similar potential impacts caused by the requisite demolition of the existing 

structures (including construction noise, health and safety, and historical resource impacts), 
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and similar or greater operational impacts when compared to the proposed residential project.  

As such, uses allowed under the Institutional & Public and Semi Public Facilities designation 

are not considered potentially feasible. 

On the Santa Barbara Place Residences site, 12 residential units could still be developed under 

the existing Mission Beach Precise Plan. Hence, impacts would be identical to those occurring 

under the proposed Santa Barbara Place Residences project. 

Environmental Analysis 

Under this alternative, no school or other type of Institutional & Public or Semi Public 

development on the Mission Beach Residences site would occur.  

On the Santa Barbara Place Residences site, 12 residential units could still be developed 

under the existing Mission Beach Precise Plan. Hence, impacts on the Santa Barbara Place 

Residences would be identical to those occurring under the proposed project. Specifically, 

significant construction noise impacts would still occur due to the adjacency of existing 

residences. Also, asbestos and lead-based paint would still be required to be removed. 

Similarly, construction monitoring for unknown subsurface cultural resources and human 

remains would still be required.  

The combined project would also result in significant transportation/circulation and parking and 

associated secondary land use impacts. As disclosed in Section 5.4.4, the project’s impacts would 

be fully mitigated to below a level of significance with implementation of mitigation measure CP-

TRA-1. The significant transportation/circulation and parking and related secondary land use 

impacts would be avoided under this alternative, because no development would occur on the 

Mission Beach Residences site.  

Project Objectives 

The Development Under Existing Plans Alternative does not meet any of the objectives set 

forth in Sections 3.1.3 and 3.2.3 and restated in Section 9.2 of this MEIR for the Mission 

Beach Residences project. For the Santa Barbara Place Residences project, this alternative 

would meet all of the project objectives. 

Combined Project Alternative 3: Reduced Development Alternative 

The Reduced Development Alternative would assume a reduced number of residential units, with 

the goal of avoiding or substantially lessening one or more of the project’s identified significant 

impacts. Under this alternative, a total of 32 units are proposed, which is 31 fewer units than 

the 63 units proposed under the combined project. 
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Environmental Analysis 

Similar to the two individual projects, the Reduced Development Alternative would assume a 

reduced number of residential units, with the goal of avoiding or substantially lessening one or 

more of the project’s identified significant impacts, particularly transportation/circulation and 

parking and noise impacts. Fewer proposed units may reduce the scale of construction, potentially 

resulting in lesser incremental construction noise effects and resultant traffic trips.  

However, construction noise would still be significant and unavoidable, due to the adjacency of 

residences. Thus, noise impacts would be similar to the project as proposed. 

The combined project would result in significant transportation/circulation and parking and 

associated secondary land use impacts. As disclosed in Section 5.4.4, the project’s impacts would 

be fully mitigated to below a level of significance. A Reduced Development Alternative would 

result in a corresponding reduction in vehicular trips generated by the project, thereby reducing 

impacts and potentially eliminating the need for mitigation measures.  

To reduce impacts to below a level of significance, it was calculated that an approximate 50% 

reduction in daily vehicle trips to and from the project would be required (Urban Systems 

Associates 2015b). This equates to 31 fewer units than the 63 units proposed under the combined 

project, for a total of 32 units. This alternative would generate 200 ADT (Urban Systems 

Associates 2015b). 

Regarding health and safety, it is assumed that any development of the site would necessitate 

demolition of the entire or substantial portion of existing school facility or substantial remodeling 

and renovation, hence asbestos and lead-based paint impacts would be identical to those occurring 

under the proposed project. Thus, impacts would be similar to the project as proposed. 

For impacts to historical resources, construction monitoring for unknown subsurface cultural 

resources and human remains would still be required. Thus, impacts would be similar to the 

project as proposed. 

Project Objectives 

This alternative would not meet the third project objective for both projects set forth in Sections 3.1.3 

and 3.2.3 and restated in Section 9.2 of this MEIR, because with 32 units proposed, it would not 

maximize residential development on the infill site. It would also not meet the fourth project objective, 

because with a less dense development, it would not be compatible in scale and character to the existing 

surrounding character. This alternative would meet the rest of the project objectives. 
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Combined Project Alternative 4: Expanded Park Alternative 

The Expanded Park Alternative would assume a reduced number of residential units, with the goal 

of avoiding or substantially lessening one or more of the project’s identified significant impacts. 

Under this alternative, a total of 57 units are proposed, which is 6 fewer units than the 63 

units proposed under the combined project. Fifty-five (55) units would be located on the 

Mission Beach Residences project site, and two units (a duplex) would be located on the 

eastern part of the Santa Barbara Place Residences site, as shown in Figure 9-1. The other 10 

units in the proposed project would be replaced with an approximately 0.28-acre passive park 

on the Santa Barbara Place Residences site (Figure 9-1). The park would be open for public 

use. The park would provide passive recreation uses that will be programmed and designed 

through the General Development Plan public input process. Park amenities and elements 

would be determined through preparation of the General Development Plan. The two smaller 

triangular areas along the western site boundary along Mission Boulevard would be 

Homeowners’ Association-maintained landscape areas and are not intended to count toward 

the project’s park acreage. 

The existing ficus tree on the site would not be removed under this alternative.  No pocket 

park would be built on the Mission Beach Residences project site, as with the proposed 

combined project.  

The alternative would result in the same deviations as required under the proposed project in Section 

3.1.7, with the two additional triple lots not providing street frontage requirements per Mission Beach 

Precise Plan Section 1513.0304. The buildings would comply with all setback requirements found in 

the Mission Beach Planned District Ordinance (PDO), including the solar setbacks required of 

buildings on the north and south sides of Courts and Places. The lot sizes, building sizes, and general 

pattern of development would be consistent with the Mission Beach PDO. 

Environmental Analysis 

Similar to the Reduced Development Alternative, the Expanded Park Alternative would assume a 

reduced number of residential units, with the goal of avoiding or substantially lessening one or 

more of the project’s identified significant impacts, particularly transportation/circulation and 

parking and noise impacts. Fewer proposed units may reduce the scale of construction, potentially 

resulting in lesser incremental construction noise effects and resultant traffic trips. Also, this 

alternative would increase the available park acreage for the community. 

Construction noise would still be significant and unavoidable, due to the adjacency of existing 

and proposed residences that would be affected. Construction of the park and duplex on the 

Santa Barbara Place Residences site would not be as long in duration as construction of the 
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proposed 12 residences under the proposed project, so the duration of construction noise would 

be reduced on the Santa Barbara Place site. Thus, noise impacts would be reduced, but would 

remain significant and unavoidable.  

The combined project would result in significant transportation/circulation and parking and 

associated secondary land use impacts. As disclosed in Section 5.4.4, the project’s impacts would be 

fully mitigated to below a level of significance. This alternative, which contains less units than the 

proposed combined project, would result in a corresponding reduction in vehicular trips generated by 

the project, thereby reducing impacts. This alternative would result in 362 ADT, which is a 7% 

reduction in ADT when compared to the proposed combined project (Urban Systems Associates 

2015c). This alternative would result in a significant impact at the intersection of Santa Barbara Place 

and Mission Boulevard in the Year 2030 with Project scenario (Urban Systems Associates 2015c), 

which is the same impact as with the proposed combined project. And similar to the proposed 

combined project, the same mitigation, installation of a traffic signal at the intersection, would reduce 

impacts tot below a level of significance (Urban Systems Associates 2015c). 

It is noted that when compared to existing conditions, pedestrian trips at the intersection of Santa 

Barbara Place and Mission Boulevard would increase by 44% under this alternative due to the 

increase in park size. When compared to the proposed combined project, pedestrian trips would 

increase 20% (Urban Systems Associates 2015c). 

Regarding health and safety, it is assumed that any development of the site would necessitate 

demolition of the entire or substantial portion of existing school facility, hence asbestos and lead-

based paint impacts would be identical to those occurring under the proposed project. Thus, 

impacts would be similar to the combined project as proposed. 

For impacts to historical resources, construction monitoring for unknown subsurface cultural 

resources and human remains would still be required. Thus, impacts would be similar to the 

combined project as proposed.  

Project Objectives 

With the exception of the third project objective for both projects, the Expanded Park Alternative 

would meet most of the objectives set forth in Sections 3.1.3 and 3.2.3 and restated in Section 9.2 

of this MEIR. 

9.6 SUMMARY MATRICES 

Alternatives discussed in Section 9.5.1 through 9.5.3 are compared to the project in Tables 

9-1 through 9-3.  
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Table 9-1 

Mission Beach Residences Project: Summary of Alternatives’ Impacts 

Environmental Issue Project 

No Project/No 
Development 

Alternative 

Development Under 
Existing Plans 

Alternative/No Project 

Reduced 
Development 

Alternative 

Noise Significant and 
unavoidable 

Impacts avoided Impacts avoided Similar impacts 

Health and Safety Less than significant 
with incorporation of 
mitigation measures 

Impacts avoided Impacts avoided Similar impacts 

Historical Resources Less than significant 
with incorporation of 
mitigation measures 

Impacts avoided Impacts avoided Similar impacts 

Meets Most of the 
Basic Project 

Objectives? 

Yes No No Yes 

 

Table 9-2 

Santa Barbara Place Residences Project: Summary of Alternatives’ Impacts 

Environmental Issue Project No Project/No Development Alternative 

Reduced 
Development 

Alternative 

Noise Significant and unavoidable Impacts avoided Similar impacts 

Health and Safety Less than significant with 
incorporation of mitigation 
measures 

Impacts avoided Similar impacts 

Historical Resources Less than significant with 
incorporation of mitigation 
measures 

Impacts avoided Similar impacts 

Meets Most of the Basic 
Project Objectives? 

Yes No Yes 
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Table 9-3 

Combined Project: Summary of Alternatives’ Impacts 

Environmental 
Issue Project 

No Project/No 
Development 

Alternative 

Development 
Under Existing 

Plans 

Alternative 

Reduced 
Development 

Alternative 

Expanded Park 
Alternative 

Secondary Land 
Use Compatibility 
Impacts (Traffic) 

Less than significant 
with incorporation of 
mitigation measures 

Impacts avoided Impacts avoided Impacts avoided Similar impacts 

Noise Significant and 
unavoidable 

Impacts avoided Impacts avoided Similar impacts Impacts reduced 
but still significant 
and unavoidable 

Transportation/ 
Circulation and 
Parking 

Less than significant 
with incorporation of 
mitigation measures 

Impacts avoided Impacts avoided Impacts avoided Similar impacts 

Health and Safety Less than significant 
with incorporation of 
mitigation measures 

Impacts avoided  Reduced but still 
significant and 
unavoidable 

Similar Impacts Similar impacts 

Historical 
Resources 

Less than significant 
with incorporation of 
mitigation measures 

Impacts avoided Reduced but still 
significant and 
unavoidable 

Similar Impacts Similar impacts 

Meets Most of 
the Basic Project 

Objectives? 

Yes No No Yes Yes 

 

9.7 ENVIRONMENTALLY SUPERIOR ALTERNATIVES 

Per Section 15126.6(e)(2) of the CEQA Guidelines, an environmentally superior alternative must 

be identified (other than the No Project Alternative). CEQA also requires that the 

environmentally superior alternative be selected from the range of reasonable alternatives that 

could feasibly attain the basic objectives of the project.  

Mission Beach Residences Project 

As discussed in Section 9.5.1 and summarized in Table 9-1, Mission Beach Residences Project 

Summary of Alternatives’ Impacts, impacts resulting from implementation of the project would not 

occur under the No Project Alternative. Under this alternative, however, none of the project 

objectives would be met. CEQA Guidelines, Section 15126.6(e)(2), states that “if the 

environmentally superior alternative is the no project alternative, the EIR shall also identify an 

environmentally superior alternative among the other alternatives.” 

The Development Under Existing Plans Alternative would avoid all of the significant impacts of 

the proposed project, but would not meet any of the project objectives. Under the Reduced 
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Development Alternative, the project may result in slightly reduced impacts to construction noise, 

although the level of impacts would be similar (significant and unavoidable). Regarding health and 

safety and historical resources, impacts would be identical (reduced to less than significant with 

mitigation). This alternative also meets most of the project objectives. Hence, it is considered the 

environmentally superior alternative.  

Santa Barbara Place Residences Project 

As discussed in Section 9.5.2 and summarized in Table 9-2, Santa Barbara Place Residences 

Project Summary of Alternatives’ Impacts, impacts resulting from implementation of the project 

would not occur under the No Project Alternative. Under this alternative, however, none of the 

project objectives would be met. CEQA Guidelines, Section 15126.6(e)(2), states that “if the 

environmentally superior alternative is the no project alternative, the EIR shall also identify an 

environmentally superior alternative among the other alternatives.” 

Under the Reduced Development Alternative, the project may result in slightly reduced 

impacts to noise due to a shorter construction duration, although the level of impacts would 

be similar (significant and unavoidable for construction noise).  Regarding health and safety 

and historical resources, impacts would be identical (reduced to less than significant  with 

mitigation). It also meets most of the project objectives. Hence, it is considered the 

environmentally superior alternative.  

Combined Project 

As discussed in Section 9.5.3 and summarized in Table 9-3, Combined Project 

Summary of Alternatives’ Impacts, impacts resulting from implementation of the project would 

not occur under the No Project Alternative. Under this alternative, however, none of the project 

objectives would be met. CEQA Guidelines, Section 15126.6(e)(2), states that “if the 

environmentally superior alternative is the no project alternative, the EIR shall also identify an 

environmentally superior alternative among the other alternatives.” 

The Development Under Existing Plans Alternative would avoid or reduce all of the significant 

impacts of the proposed project, but would not meet any of the project objectives, and hence, is 

considered infeasible.  

Under the Reduced Development Alternative, the alternative would avoid the proposed project’s 

significant transportation/circulation and parking and related secondary land use effects. It would 

result in slightly reduced impacts from construction noise, although the level of impacts would be 

similar (significant and unavoidable). Regarding health and safety and historical resources, impacts 
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would be identical to those occurring under the proposed combined project (reduced to less than 

significant with mitigation). It would meet most of the project objectives.  

The Expanded Park Alternative would reduce the proposed combined project’s significant 

transportation/circulation and parking impacts, although the level of impacts would be 

similar (reduced to less than significant with mitigation). Regarding construction noise, this 

alternative would reduce the impacts of the proposed project, although the level of impacts 

would be similar (significant and unavoidable). Regarding health and safety and historical 

resources, impacts would be identical (reduced to less than significant with mitigation). It 

would meet most of the project objectives. 

Overall, the Reduced Development Alternative has the greatest impact reducing potential and is 

considered the environmentally superior alternative.  



FIGURE Expanded Park Alternative

CITY OF SAN DIEGO - DEVELOPMENT SERVICES

Mission Beach Residences Project and Santa Barbara Place Residences 
Project MEIR   Project No. 366139 9-1

SOURCE: Robert Hidey Architects, 04/30/2015.
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CHAPTER 10 MITIGATION MONITORING AND  
REPORTING PROGRAM 

The California Environmental Quality Act (CEQA) Section 21081.6 requires that a mitigation 

monitoring and reporting program (MMRP) be established upon certification of an 

Environmental Impact Report (EIR). It stipulates that “the public agency shall adopt a reporting 

or monitoring program for the changes made to the project or conditions of project approval, 

adopted in order to mitigate or avoid significant effects on the environment. The reporting or 

monitoring program shall be designed to ensure compliance during project implementation.” 

This MMRP has been developed in compliance with Section 21081.6 of CEQA and identifies (1) 

mitigation measures to be implemented prior to, during, and after construction of the Mission 

Beach Residences Project and the Santa Barbara Place Residences Project; (2) the 

individual/agency responsible for that implementation; and (3) criteria for completion or 

monitoring of the specific measures. 

10.1 GENERAL 

10.1.1 GENERAL REQUIREMENTS – PART I OF II 

Mission Beach Residences Project and Santa Barbara Place Residences Project 

Plan Check Phase (prior to permit issuance)  

1. Prior to the issuance of a Notice To Proceed (NTP) for a subdivision, or any construction 

permits, such as Demolition, Grading or Building, or beginning any construction related 

activity on site, the Development Services Department (DSD) Director’s Environmental 

Designee (ED) shall review and approve all Construction Documents (CD), (plans, 

specification, details, etc.) to ensure the MMRP requirements are incorporated into the design.  

2. In addition, the ED shall verify that the MMRP Conditions/Notes that apply ONLY to 

the construction phases of this project are included VERBATIM, under the heading, 

“ENVIRONMENTAL/MITIGATION REQUIREMENTS.”  

3. These notes must be shown within the first three (3) sheets of the construction documents in the 

format specified for engineering construction document templates as shown on the City 

website: http://www.sandiego.gov/development-services/industry/information/standtemp.shtml 

4. The TITLE INDEX SHEET must also show on which pages the “Environmental/ 

Mitigation Requirements” notes are provided.  

5. SURETY AND COST RECOVERY – The Development Services Director or City 

Manager may require appropriate surety instruments or bonds from private Permit 
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Holders to ensure the long term performance or implementation of required mitigation 

measures or programs. The City is authorized to recover its cost to offset the salary, 

overhead, and expenses for City personnel and programs to monitor qualifying projects.  

10.1.2 GENERAL REQUIREMENTS - PART II OF II 

Post Plan Check (After permit issuance/Prior to start of construction) 

1. PRECONSTRUCTION MEETING IS REQUIRED TEN (10) WORKING DAYS 

PRIOR TO BEGINNING ANY WORK ON THIS PROJECT. The PERMIT 

HOLDER/OWNER is responsible to arrange and perform this meeting by contacting the 

CITY RESIDENT ENGINEER (RE) of the Field Engineering Division and City staff 

from MITIGATION MONITORING COORDINATION (MMC). Attendees must also 

include the Permit holder’s Representative(s), Job Site Superintendent and the following 

consultants: Lead and Asbestos Abatement Contractor, and Environmental 

Specialist to inspect for hazardous building materials. The Lead and Asbestos Abatement 

Contractor may also perform the pre-demolition inspection for non-lead and non-asbestos 

hazardous building materials. In this case, the Lead and Asbestos Abatement Contractor 

would be the only consultant required to attend the pre-construction meeting.  

NOTE: Failure of all responsible Permit Holder’s representatives and consultants to 

attend shall require an additional meeting with all parties present.  

CONTACT INFORMATION:  

a. The PRIMARY POINT OF CONTACT is the RE at the Field Engineering 

Division – 858.627.3200  

b. For Clarification of ENVIRONMENTAL REQUIREMENTS, it is also required to 

call RE and MMC at 858.627.3360 

2. MMRP COMPLIANCE: This Project, Project Tracking System (PTS) No. 366139 

and/or Environmental Document No./State Clearinghouse No. 2014081097, shall 

conform to the mitigation requirements contained in the associated Environmental 

Document and implemented to the satisfaction of the DSD’s Environmental Designee 

(MMC) and the City Engineer (RE). The requirements may not be reduced or changed 

but may be annotated (e.g., to explain when and how compliance is being met and 

location of verifying proof, etc.). Additional clarifying information may also be added to 

other relevant plan sheets and/or specifications as appropriate (i.e., specific locations, 

times of monitoring, methodology, etc.  
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NOTE: Permit Holder’s Representatives must alert RE and MMC if there are any 

discrepancies in the plans or notes, or any changes due to field conditions. All conflicts 

must be approved by RE and MMC BEFORE the work is performed.  

3. OTHER AGENCY REQUIREMENTS: Evidence of compliance with all other agency 

requirements or permits shall be submitted to the RE and MMC for review and 

acceptance prior to the beginning of work or within one week of the Permit Holder 

obtaining documentation of those permits or requirements. Evidence shall include copies 

of permits, letters of resolution or other documentation issued by the responsible agency: 

The San Diego RWQCB would use the MEIR and supporting documentation in its 

decision to issue a NPDES General Construction Activity Stormwater Permit. 

4. MONITORING EXHIBITS: All consultants are required to submit, to RE and MMC, a 

monitoring exhibit on a 11x17 reduction of the appropriate construction plan, such as site 

plan, grading, landscape, etc., marked to clearly show the specific areas including the 

LIMIT OF WORK, scope of that discipline’s work, and notes indicating when in the 

construction schedule that work will be performed. When necessary for clarification, a 

detailed methodology of how the work will be performed shall be included.  

5. NOTE: Surety and Cost Recovery – When deemed necessary by the Development 

Services Director or City Manager, additional surety instruments or bonds from the 

private Permit Holder may be required to ensure the long term performance or 

implementation of required mitigation measures or programs. The City is authorized to 

recover its cost to offset the salary, overhead, and expenses for City personnel and 

programs to monitor qualifying projects.  

6. OTHER SUBMITTALS AND INSPECTIONS: The Permit Holder/Owner’s 

representative shall submit all required documentation, verification letters, and requests for 

all associated inspections to the RE and MMC for approval per the schedule in Table 10-1. 

Table 10-1 

Document Submittal/Inspection Checklist 

Issue Area Document Submittal Associated Inspection/Approvals/Notes 

General Consultant Qualification Letters Prior to Preconstruction Meeting 

General Consultant Construction Monitoring Exhibits Prior to or at Preconstruction Meeting 

Transportation Traffic Report Traffic Mitigation Option Review  

Noise Acoustical Reports Noise Mitigation Features Inspection  
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Table 10-1 

Document Submittal/Inspection Checklist 

Issue Area Document Submittal Associated Inspection/Approvals/Notes 

Health and 
Safety 

Hazardous Materials Reports and 
Asbestos/Lead-Based Paint Surveys 

 Hazardous building materials inspection (not including 
asbestos and lead-based paint) prior to demolition.  

 Asbestos and lead-based paint abatement work plan 
approved prior to demolition.  

 Hazardous substance management, handling, storage, 
disposal, and emergency response plan approved prior 
to construction activities.  

Historical 
Resources 

1. Research Design and Data Recovery 
Program 

2. Letter of acceptance from curation 
institution 

3. Cultural Monitoring Report  

4. Appropriate California Department of 
Parks and Recreation (DPR) forms—DPR 
523 A and B 

1. If significant cultural resources are discovered, prior to 
resumption of grading activities in the area of 
discovery. 

2. If significant cultural materials are discovered, letter 
submitted to City. 

3. Two copies of monitoring results report (even if 
negative) and/or evaluation report, if applicable, 
submitted to City. 

4. Completion of forms if any significant or potentially 
significant resources are encountered during the 
archaeological monitoring program. Submittal of 
forms to the South Coastal Information Center at San 
Diego State University with the final monitoring results 
report. 

 

10.2 SPECIFIC MMRP ISSUE AREA CONDITIONS/REQUIREMENTS 

10.2.1 MISSION BEACH RESIDENCES PROJECT 

Noise 

The following mitigation measure would reduce construction noise-related impacts, but not to a 

level below significance. 

MB-NOI-1 Construction Noise Mitigation: prior to the issuance of the first demolition 

permit, the applicant shall ensure the following, to the satisfaction of the City of 

San Diego Development Services Department:  

 All construction equipment, fixed or mobile, shall be equipped with properly 

operating and maintained mufflers. 

 Temporary sound barriers/shielding are installed. This may comprise 

shielding of equipment in the vicinity of non-mobile equipment where this is 

the source, or alternatively shielding at the site boundaries (i.e., the northern, 

southern, and eastern sides, where adjacent residences are closest).  
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 Construction noise reduction methods, such as shutting off idling equipment, 

installing temporary acoustic barriers around stationary construction noise 

sources, maximizing the distance between construction equipment staging 

areas and occupied residential areas, and use of electric air compressors and 

similar power tools rather than diesel equipment, shall be used where feasible. 

 During construction, stationary construction equipment shall be placed such that 

emitted noise is directed away from or shielded from sensitive noise receivers. 

 During construction, stockpiling and vehicle staging areas shall be located as 

far as practical from noise sensitive land uses. 

 The project shall limit construction activities, including grading, to the hours 

of 7:00 a.m. to 5:00 p.m., Monday through Friday.  

The following mitigation measure would reduce interior noise levels to a level below significance. 

MB-NOI-2 Interior Noise Mitigation Analysis for Proposed Lots 1, 11, and 16: Upon 

completion of detailed building plans (i.e., room dimensions, wall and roof 

assemblies and window/door schedules) and prior to the issuance of the first 

occupancy permit, the applicant shall ensure that an interior noise mitigation 

analysis be prepared, to the satisfaction of the City of San Diego Development 

Services Department. The analysis shall identify specific mitigation measures to 

ensure interior noise levels remain at or below 45 dB per the City of San Diego’s 

interior noise standard. Noise abatement features shall be identified to attenuate 

noise and shall be incorporated into project design as necessary. Such features 

may include mechanical ventilation or an air-conditioning system, sound-rated 

windows and sound-rated doors. 

Health and Safety 

To reduce identified significant impacts from the release of hazardous materials to below a 

level of significance, the following mitigation measures are provided for the Mission Beach 

Residences Project:  

MB-HS-1 Prior to demolition permit issuance, the project applicant shall provide proof to 

the City of San Diego that: A qualified environmental specialist has inspected the 

site buildings for the presence of polychlorinated biphenyls, mercury, and other 

hazardous building materials. If found, these materials shall be managed in 

accordance with the Metallic Discards Act of 1991 (California Public Resources 

Code, Sections 42160–42185) and other state and federal guidelines and 

regulations. Demolition plans and contract specifications shall incorporate any 



MISSION BEACH RESIDENCES PROJECT AND SANTA BARBARA PLACE RESIDENCES PROJECT MEIR 
 CHAPTER 10 – MITIGATION MONITORING AND REPORTING PROGRAM 

December 2015 10-6 8133 

necessary abatement measures in compliance with the Metallic Discards Act, 

particularly Section 42175, which describes materials requiring special handling, 

for the removal of mercury switches, polychlorinated biphenyl-containing 

ballasts, and refrigerants. 

MB-HS-2 Prior to demolition permit issuance, an asbestos and lead-based paint abatement 

work plan shall be prepared in compliance with local, state, and federal 

regulations for any necessary removal and disposal of such materials. Prior to 

implementation, the work plan must be reviewed and accepted by the San Diego 

County Department of Environmental Health. A California-certified asbestos 

removal contractor shall be utilized for the removal work and proper removal 

methodology as outlined in CalOSHA 8CCR1529, and all other applicable 

federal, state, and local regulations regarding the removal, transport and disposal 

of asbestos-containing material shall be applied. The asbestos and lead-based 

paint abatement work plan shall include a monitoring plan to be conducted by a 

qualified consultant during abatement activities to ensure compliance with the 

work plan requirements and abatement contractor specifications. The work plan 

shall include provisions for construction worker training, worker protection, and 

conduction of exposure assessments as needed. As part of the work plan, 

construction contractors shall consult federal Occupational Safety and Health 

Administration (OSHA) Regulations at 29 CFR 1926.62 and Cal-OSHA 

Regulations at Title 8, 1532.1, “Lead in Construction” standards for complete 

requirements. Demolition plans and contract specifications shall incorporate any 

necessary abatement measures for the removal of materials containing lead-based 

paint and asbestos to the satisfaction of the City Planning and Building 

Department. The measures shall be consistent with the abatement work plan 

prepared for the project and conducted by a California-licensed lead/asbestos 

abatement contractor.  

MB-HS-3 To reduce the risk of accidental release of hazardous materials during 

construction activities at the site, the project applicant shall prepare and 

implement during all construction activities a hazardous substance management, 

handling, storage, disposal, and emergency response plan prior to demolition on-

site. This plan shall be implemented during all project related construction 

activities. A hazardous materials spill kit shall be maintained on site for small 

spills. Additionally, the project applicant shall monitor all contractors for 

compliance with applicable regulations, including regulations regarding 

hazardous materials and hazardous wastes, including disposal. Hazardous 

materials shall not be disposed of or released on the ground, in the underlying 
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groundwater, or any surface water. Totally enclosed containment shall be 

provided for all trash. All construction waste, including trash and litter, garbage, 

and other solid waste shall be diverted, recycled, or properly disposed. Petroleum 

products and other potentially hazardous materials shall be removed to a waste 

facility permitted to treat, store, or dispose of such materials. The hazardous 

substance management, handling, storage, disposal, and emergency response plan 

shall be prepared prior to demolition permit issuance, to the satisfaction of the 

City of San Diego. The plan shall be provided to the City of San Diego 

Development Services for review prior to issuance of a grading permit. 

Historical Resources 

Mitigation measure MB-CUL-1 would reduce potentially significant impacts to unknown 

subsurface cultural resources and human remains to a less-than-significant level: 

MB-CUL-1 The following shall be implemented to protect unknown archaeological resources 

and/or grave sites that may be identified during project construction phases. The 

following City of San Diego mitigation measure is current through October 2011. 

I. Prior to Permit Issuance 

A. Entitlements Plan Check 

1. Prior to issuance of any construction permits, including but not limited 

to, the first Grading Permit, Demolition Plans/Permits and Building 

Plans/Permits or a Notice to Proceed for Subdivisions, but prior to the 

first preconstruction meeting, whichever is applicable, the Assistant 

Deputy Director (ADD) Environmental designee shall verify that the 

requirements for Archaeological Monitoring and Native American 

monitoring have been noted on the applicable construction documents 

through the plan check process. 

B. Letters of Qualification have been submitted to ADD 

1. The applicant shall submit a letter of verification to Mitigation 

Monitoring Coordination (MMC) identifying the Principal 

Investigator (PI) for the project and the names of all persons 

involved in the archaeological monitoring program, as defined in 

the City of San Diego Historical Resources Guidelines (HRG). If 

applicable, individuals involved in the archaeological monitoring 

program must have completed the 40-hour HAZWOPER training 

with certification documentation. 
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2. MMC will provide a letter to the applicant confirming the qualifications 

of the PI and all persons involved in the archaeological monitoring of 

the project meet the qualifications established in the HRG. 

3. Prior to the start of work, the applicant must obtain written approval 

from MMC for any personnel changes associated with the 

monitoring program.  

II. Prior to Start of Construction 

A. Verification of Records Search 

1. The PI shall provide verification to MMC that a site specific records 

search (1/4 mile radius) has been completed. Verification includes, but 

is not limited to a copy of a confirmation letter from South Coastal 

Information Center, or, if the search was in-house, a letter of 

verification from the PI stating that the search was completed. 

2. The letter shall introduce any pertinent information concerning 

expectations and probabilities of discovery during trenching and/or 

grading activities. 

3. The PI may submit a detailed letter to MMC requesting a reduction to 

the 1/4 mile radius. 

B. PI Shall Attend Precon Meetings 

1. Prior to beginning any work that requires monitoring; the Applicant shall 

arrange a Precon Meeting that shall include the PI, Native American 

consultant/monitor (where Native American resources may be impacted), 

Construction Manager (CM) and/or Grading Contractor, Resident 

Engineer (RE), Building Inspector (BI), if appropriate, and MMC. The 

qualified Archaeologist and Native American Monitor shall attend any 

grading/excavation related Precon Meetings to make comments and/or 

suggestions concerning the Archaeological Monitoring program with the 

Construction Manager and/or Grading Contractor. 

a. If the PI is unable to attend the Precon Meeting, the Applicant 

shall schedule a focused Precon Meeting with MMC, the PI, RE, 

CM or BI, if appropriate, prior to the start of any work that 

requires monitoring. 
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2. Identify Areas to be Monitored 

a. Prior to the start of any work that requires monitoring, the PI shall 

submit an Archaeological Monitoring Exhibit (AME) (with 

verification that the AME has been reviewed and approved by the 

Native American consultant/monitor when Native American 

resources may be impacted) based on the appropriate construction 

documents (reduced to 11x17) to MMC identifying the areas to be 

monitored including the delineation of grading/excavation limits. 

b. The AME shall be based on the results of a site specific records 

search as well as information regarding existing known soil 

conditions (native or formation). 

3. When Monitoring Will Occur 

a. Prior to the start of any work, the PI shall also submit a 

construction schedule to MMC through the RE indicating when 

and where monitoring will occur. 

b. The PI may submit a detailed letter to MMC prior to the start of 

work or during construction requesting a modification to the 

monitoring program. This request shall be based on relevant 

information such as review of final construction documents which 

indicate site conditions such as depth of excavation and/or site 

graded to bedrock, etc., which may reduce or increase the potential 

for resources to be present.  

III. During Construction 

A. Monitor(s) Shall be Present During Grading/Excavation/Trenching 

1. The Archaeological Monitor shall be present full-time during all soil 

disturbing and grading/excavation/trenching activities which could 

result in impacts to archaeological resources as identified on the AME. 

The Construction Manager is responsible for notifying the RE, PI, and 

MMC of changes to any construction activities such as in the case of a 

potential safety concern within the area being monitored. In certain 

circumstances OSHA safety requirements may necessitate 

modification of the AME. 

2. The Native American consultant/monitor shall determine the extent of 

their presence during soil disturbing and grading/excavation/trenching 

activities based on the AME and provide that information to the PI and 
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MMC. If prehistoric resources are encountered during the Native 

American consultant/monitor’s absence, work shall stop and the 

Discovery Notification Process detailed in Section III.B-C and IV.A-D 

shall commence. 

3. The PI may submit a detailed letter to MMC during construction 

requesting a modification to the monitoring program when a field 

condition such as modern disturbance post-dating the previous 

grading/trenching activities, presence of fossil formations, or when 

native soils are encountered that may reduce or increase the potential 

for resources to be present. 

4. The archaeological and Native American consultant/monitor shall 

document field activity via the Consultant Site Visit Record (CSVR). 

The CSVR’s shall be faxed by the CM to the RE the first day of 

monitoring, the last day of monitoring, monthly (Notification of 

Monitoring Completion), and in the case of ANY discoveries. The RE 

shall forward copies to MMC. 

B. Discovery Notification Process 

1. In the event of a discovery, the Archaeological Monitor shall direct the 

contractor to temporarily divert all soil disturbing activities, including but 

not limited to digging, trenching, excavating or grading activities in the 

area of discovery and in the area reasonably suspected to overlay adjacent 

resources and immediately notify the RE or BI, as appropriate. 

2. The Monitor shall immediately notify the PI (unless Monitor is the PI) 

of the discovery. 

3. The PI shall immediately notify MMC by phone of the discovery, and 

shall also submit written documentation to MMC within 24 hours by 

fax or email with photos of the resource in context, if possible. 

4. No soil shall be exported off-site until a determination can be made 

regarding the significance of the resource specifically if Native 

American resources are encountered. 
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C. Determination of Significance 

1. The PI and Native American consultant/monitor, where Native 

American resources are discovered shall evaluate the significance of 

the resource. If Human Remains are involved, follow protocol in 

Section IV below. 

a. The PI shall immediately notify MMC by phone to discuss 

significance determination and shall also submit a letter to MMC 

indicating whether additional mitigation is required. 

b. If the resource is significant, the PI shall submit an Archaeological 

Data Recovery Program (ADRP) which has been reviewed by the 

Native American consultant/monitor, and obtain written approval 

from MMC. Impacts to significant resources must be mitigated 

before ground disturbing activities in the area of discovery will be 

allowed to resume. Note: If a unique archaeological site is also 

an historical resource as defined in CEQA, then the limits on 

the amount(s) that a project applicant may be required to pay 

to cover mitigation costs as indicated in CEQA Section 21083.2 

shall not apply. 

c. If the resource is not significant, the PI shall submit a letter to 

MMC indicating that artifacts will be collected, curated, and 

documented in the Final Monitoring Report. The letter shall also 

indicate that that no further work is required. 

IV. Discovery of Human Remains 

If human remains are discovered, work shall halt in that area and no soil shall be 

exported off-site until a determination can be made regarding the provenance of 

the human remains; and the following procedures as set forth in CEQA Section 

15064.5(e), the California Public Resources Code (Sec. 5097.98) and State Health 

and Safety Code (Sec. 7050.5) shall be undertaken: 

A. Notification 

1. Archaeological Monitor shall notify the RE or BI as appropriate, 

MMC, and the PI, if the Monitor is not qualified as a PI. MMC will 

notify the appropriate Senior Planner in the Environmental Analysis 

Section (EAS) of the Development Services Department to assist with 

the discovery notification process. 
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2. The PI shall notify the Medical Examiner after consultation with the 

RE, either in person or via telephone. 

B. Isolate discovery site 

1. Work shall be directed away from the location of the discovery and 

any nearby area reasonably suspected to overlay adjacent human 

remains until a determination can be made by the Medical Examiner in 

consultation with the PI concerning the provenance of the remains. 

2. The Medical Examiner, in consultation with the PI, will determine the 

need for a field examination to determine the provenance. 

3. If a field examination is not warranted, the Medical Examiner will 

determine with input from the PI, if the remains are or are most likely 

to be of Native American origin. 

C. If Human Remains ARE determined to be Native American 

1. The Medical Examiner will notify the Native American Heritage 

Commission (NAHC) within 24 hours. By law, ONLY the Medical 

Examiner can make this call. 

2. NAHC will immediately identify the person or persons determined to be 

the Most Likely Descendent (MLD) and provide contact information. 

3. The MLD will contact the PI within 24 hours or sooner after the 

Medical Examiner has completed coordination, to begin the 

consultation process in accordance with CEQA Section 15064.5(e), the 

California Public Resources and Health & Safety Codes. 

4. The MLD will have 48 hours to make recommendations to the 

property owner or representative, for the treatment or disposition with 

proper dignity, of the human remains and associated grave goods. 

5. Disposition of Native American Human Remains will be determined 

between the MLD and the PI, and, if: 

a. The NAHC is unable to identify the MLD, OR the MLD failed to 

make a recommendation within 48 hours after being notified by the 

Commission; OR; 

b. The landowner or authorized representative rejects the 

recommendation of the MLD and mediation in accordance with 

PRC 5097.94 (k) by the NAHC fails to provide measures 

acceptable to the landowner, THEN, 
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c. In order to protect these sites, the Landowner shall do one or more 

of the following: 

i. Record the site with the NAHC; 

ii. Record an open space or conservation easement on the site; 

iii. Record a document with the County. 

d. Upon the discovery of multiple Native American human remains 

during a ground disturbing land development activity, the 

landowner may agree that additional conferral with descendants is 

necessary to consider culturally appropriate treatment of multiple 

Native American human remains. Culturally appropriate treatment 

of such a discovery may be ascertained from review of the site 

utilizing cultural and archaeological standards. Where the parties 

are unable to agree on the appropriate treatment measures the 

human remains and items associated and buried with Native 

American human remains shall be reinterred with appropriate 

dignity, pursuant to Section 5.c., above. 

D. If Human Remains are NOT Native American 

1. The PI shall contact the Medical Examiner and notify them of the 

historic era context of the burial. 

2. The Medical Examiner will determine the appropriate course of action 

with the PI and City staff (PRC 5097.98). 

3. If the remains are of historic origin, they shall be appropriately 

removed and conveyed to the San Diego Museum of Man for analysis. 

The decision for internment of the human remains shall be made in 

consultation with MMC, EAS, the applicant/landowner, any known 

descendant group, and the San Diego Museum of Man. 

V. Night and/or Weekend Work 

A. If night and/or weekend work is included in the contract 

1. When night and/or weekend work is included in the contract package, the 

extent and timing shall be presented and discussed at the precon meeting.  
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2. The following procedures shall be followed. 

a. No Discoveries 

In the event that no discoveries were encountered during night and/or 

weekend work, the PI shall record the information on the CSVR and 

submit to MMC via fax by 8AM of the next business day. 

b. Discoveries 

All discoveries shall be processed and documented using the 

existing procedures detailed in Sections III - During Construction, 

and IV – Discovery of Human Remains. Discovery of human 

remains shall always be treated as a significant discovery. 

c. Potentially Significant Discoveries 

If the PI determines that a potentially significant discovery 

has been made, the procedures detailed under Section III - During 

Construction and IV-Discovery of Human Remains shall be followed.  

d. The PI shall immediately contact MMC, or by 8AM of the next 

business day to report and discuss the findings as indicated in Section 

III-B, unless other specific arrangements have been made. 

B. If night and/or weekend work becomes necessary during the course  

of construction 

1. The Construction Manager shall notify the RE, or BI, as appropriate, a 

minimum of 24 hours before the work is to begin. 

2. The RE, or BI, as appropriate, shall notify MMC immediately. 

C. All other procedures described above shall apply, as appropriate. 

VI. Post Construction 

A. Preparation and Submittal of Draft Monitoring Report 

1. The PI shall submit two copies of the Draft Monitoring Report (even if 

negative), prepared in accordance with the Historical Resources 

Guidelines (Appendix C/D) which describes the results, analysis, and 

conclusions of all phases of the Archaeological Monitoring Program 

(with appropriate graphics) to MMC for review and approval within 90 

days following the completion of monitoring. It should be noted that 

if the PI is unable to submit the Draft Monitoring Report within 

the allotted 90-day timeframe resulting from delays with analysis, 
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special study results or other complex issues, a schedule shall be 

submitted to MMC establishing agreed due dates and the 

provision for submittal of monthly status reports until this 

measure can be met. 

a. For significant archaeological resources encountered during 

monitoring, the Archaeological Data Recovery Program shall be 

included in the Draft Monitoring Report. 

b. Recording Sites with State of California Department of Parks  

and Recreation 

The PI shall be responsible for recording (on the appropriate State 

of California Department of Park and Recreation forms-DPR 523 

A/B) any significant or potentially significant resources 

encountered during the Archaeological Monitoring Program in 

accordance with the City’s Historical Resources Guidelines, and 

submittal of such forms to the South Coastal Information Center 

with the Final Monitoring Report. 

2. MMC shall return the Draft Monitoring Report to the PI for revision 

or, for preparation of the Final Report. 

3. The PI shall submit revised Draft Monitoring Report to MMC 

for approval. 

4. MMC shall provide written verification to the PI of the approved report. 

5. MMC shall notify the RE or BI, as appropriate, of receipt of all Draft 

Monitoring Report submittals and approvals. 

B. Handling of Artifacts 

1. The PI shall be responsible for ensuring that all cultural remains 

collected are cleaned and catalogued 

2. The PI shall be responsible for ensuring that all artifacts are analyzed 

to identify function and chronology as they relate to the history of the 

area; that faunal material is identified as to species; and that specialty 

studies are completed, as appropriate. 

3. The cost for curation is the responsibility of the property owner. 

C. Curation of artifacts: Accession Agreement and Acceptance Verification 

1. The PI shall be responsible for ensuring that all artifacts associated 

with the survey, testing and/or data recovery for this project are 
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permanently curated with an appropriate institution. This shall be 

completed in consultation with MMC and the Native American 

representative, as applicable. 

2. The PI shall include the Acceptance Verification from the curation 

institution in the Final Monitoring Report submitted to the RE or BI 

and MMC. 

3. When applicable to the situation, the PI shall include written 

verification from the Native American consultant/monitor indicating 

that Native American resources were treated in accordance with state 

law and/or applicable agreements. If the resources were reinterred, 

verification shall be provided to show what protective measures were 

taken to ensure no further disturbance occurs in accordance with 

Section IV – Discovery of Human Remains, Subsection 5. 

D. Final Monitoring Report(s) 

1. The PI shall submit one copy of the approved Final Monitoring Report 

to the RE or BI as appropriate, and one copy to MMC (even if 

negative), within 90 days after notification from MMC that the draft 

report has been approved. 

2. The RE shall, in no case, issue the Notice of Completion and/or release 

of the Performance Bond for grading until receiving a copy of the 

approved Final Monitoring Report from MMC which includes the 

Acceptance Verification from the curation institution. 

10.2.2 SANTA BARBARA PLACE RESIDENCES PROJECT 

Noise 

The following mitigation measure would reduce construction noise related impacts, but not to a 

level below significance. 

SBP-NOI-1 Construction Noise Mitigation: prior to the issuance of the first demolition 

permit, the applicant shall ensure the following, to the satisfaction of the City of 

San Diego Development Services Department:  

 All construction equipment, fixed or mobile, shall be equipped with properly 

operating and maintained mufflers. 
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 Temporary sound barriers/shielding are installed. This may comprise 

shielding of equipment in the vicinity of non-mobile equipment where this is 

the source, or alternatively shielding at the site boundaries (i.e., the southern 

and eastern sides, where adjacent residences are closest).  

 Construction noise reduction methods, such as shutting off idling equipment, 

installing temporary acoustic barriers around stationary construction noise 

sources, maximizing the distance between construction equipment staging 

areas and occupied residential areas, and use of electric air compressors and 

similar power tools rather than diesel equipment, shall be used where feasible. 

 During construction, stationary construction equipment shall be placed such that 

emitted noise is directed away from or shielded from sensitive noise receivers. 

 During construction, stockpiling and vehicle staging areas shall be located as 

far as practical from noise sensitive land uses. 

 The project shall limit construction activities, including grading, to the hours 

of 7:00 a.m. to 5:00 p.m., Monday through Friday. 

The following mitigation measure would reduce interior noise levels to a level below significance. 

SBP-NOI-2 Interior Noise Mitigation Analysis for Proposed Lot 1: Upon completion of 

detailed building plans (i.e., room dimensions, wall and roof assemblies and 

window/door schedules) and prior to the issuance of the first occupancy permit, 

the applicant shall ensure that an interior noise mitigation analysis be prepared, to 

the satisfaction of the City of San Diego Development Services Department. The 

analysis shall identify specific mitigation measures to ensure interior noise levels 

remain at or below 45 dB per the City of San Diego’s interior noise standard. 

Noise abatement features shall be identified to attenuate noise and shall be 

incorporated into project design as necessary. Such features may include 

mechanical ventilation or an air-conditioning system, sound-rated windows and 

sound-rated doors. 

Health and Safety 

To reduce identified significant impacts from the release of hazardous materials to below a level 

of significance, the following mitigation measures are provided for the Santa Barbara Place 

Residences Project:  

SBP-HS-1 Prior to demolition permit issuance, the project applicant shall provide proof to 

the City of San Diego that: A qualified environmental specialist has inspected the 
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site buildings for the presence of polychlorinated biphenyls, mercury, and other 

hazardous building materials. If found, these materials shall be managed in 

accordance with the Metallic Discards Act of 1991 (California Public Resources 

Code, Sections 42160–42185) and other state and federal guidelines and 

regulations. Demolition plans and contract specifications shall incorporate any 

necessary abatement measures in compliance with the Metallic Discards Act, 

particularly Section 42175, which describes materials requiring special handling, 

for the removal of mercury switches, polychlorinated biphenyl-containing 

ballasts, and refrigerants.  

SBP-HS-2 Prior to demolition permit issuance, an asbestos and lead-based paint abatement 

work plan shall be prepared in compliance with local, state, and federal 

regulations for any necessary removal and disposal of such materials. Prior to 

implementation, the work plan must be reviewed and accepted by the San Diego 

County Department of Environmental Health. A California-certified asbestos 

removal contractor shall be utilized for the removal work and proper removal 

methodology as outlined in CalOSHA 8CCR1529, and all other applicable 

federal, state, and local regulations regarding the removal, transport and disposal 

of asbestos-containing material shall be applied. The asbestos and lead-based 

paint abatement work plan shall include a monitoring plan to be conducted by a 

qualified consultant during abatement activities to ensure compliance with the 

work plan requirements and abatement contractor specifications. The work plan 

shall include provisions for construction worker training, worker protection, and 

conduction of exposure assessments as needed. As part of the work plan, 

construction contractors shall consult federal Occupational Safety and Health 

Administration (OSHA) Regulations at 29 CFR 1926.62 and Cal-OSHA 

Regulations at Title 8, 1532.1, “Lead in Construction” standards for complete 

requirements. Demolition plans and contract specifications shall incorporate any 

necessary abatement measures for the removal of materials containing lead-based 

paint and asbestos to the satisfaction of the City Planning and Building 

Department. The measures shall be consistent with the abatement work plan 

prepared for the project and conducted by a California-licensed lead/asbestos 

abatement contractor.  

SBP-HS-3 To reduce the risk of accidental release of hazardous materials during construction 

activities at the site, the project applicant shall prepare a hazardous substance 

management, handling, storage, disposal, and emergency response plan prior to 

demolition on-site. This plan shall be implemented during all project related 

construction activities. A hazardous materials spill kit shall be maintained on site 
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for small spills. Additionally, the project applicant shall monitor all contractors for 

compliance with applicable regulations, including regulations regarding hazardous 

materials and hazardous wastes, including disposal. Hazardous materials shall not 

be disposed of or released on the ground, in the underlying groundwater, or any 

surface water. Totally enclosed containment shall be provided for all trash. All 

construction waste, including trash and litter, garbage, and other solid waste shall 

be diverted, recycled, or properly disposed. Petroleum products and other 

potentially hazardous materials shall be removed to a waste facility permitted to 

treat, store, or dispose of such materials. The hazardous substance management, 

handling, storage, disposal, and emergency response plan shall be prepared prior to 

demolition permit issuance, to the satisfaction of the City of San Diego. The plan 

shall be provided to the City of San Diego Development Services for review prior 

to issuance of a grading permit. 

Historical Resources 

Mitigation measure SBP-CUL-1 would reduce potentially significant impacts to unknown 

subsurface cultural resources and human remains to a less-than-significant level: 

SBP-CUL-1 The following shall be implemented to protect unknown archaeological resources 

and/or grave sites that may be identified during project construction phases. The 

following City of San Diego mitigation measure is current through October 2011. 

I. Prior to Permit Issuance 

A. Entitlements Plan Check 

1. Prior to issuance of any construction permits, including but not limited 

to, the first Grading Permit, Demolition Plans/Permits and Building 

Plans/Permits or a Notice to Proceed for Subdivisions, but prior to the 

first preconstruction meeting, whichever is applicable, the Assistant 

Deputy Director (ADD) Environmental designee shall verify that the 

requirements for Archaeological Monitoring and Native American 

monitoring have been noted on the applicable construction documents 

through the plan check process. 

B. Letters of Qualification have been submitted to ADD 

1. The applicant shall submit a letter of verification to Mitigation 

Monitoring Coordination (MMC) identifying the Principal 

Investigator (PI) for the project and the names of all persons 

involved in the archaeological monitoring program, as defined in 
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the City of San Diego Historical Resources Guidelines (HRG). If 

applicable, individuals involved in the archaeological monitoring 

program must have completed the 40-hour HAZWOPER training 

with certification documentation. 

2. MMC will provide a letter to the applicant confirming the qualifications 

of the PI and all persons involved in the archaeological monitoring of the 

project meet the qualifications established in the HRG. 

3. Prior to the start of work, the applicant must obtain written approval 

from MMC for any personnel changes associated with the 

monitoring program.  

II. Prior to Start of Construction 

A. Verification of Records Search 

1. The PI shall provide verification to MMC that a site specific records 

search (1/4 mile radius) has been completed. Verification includes, but 

is not limited to a copy of a confirmation letter from South Coastal 

Information Center, or, if the search was in-house, a letter of 

verification from the PI stating that the search was completed. 

2. The letter shall introduce any pertinent information concerning 

expectations and probabilities of discovery during trenching and/or 

grading activities. 

3. The PI may submit a detailed letter to MMC requesting a reduction to 

the 1/4 mile radius. 

B. PI Shall Attend Precon Meetings 

1. Prior to beginning any work that requires monitoring; the Applicant 

shall arrange a Precon Meeting that shall include the PI, Native 

American consultant/monitor (where Native American resources 

may be impacted), Construction Manager (CM) and/or Grading 

Contractor, Resident Engineer (RE), Building Inspector (BI), if 

appropriate, and MMC. The qualified Archaeologist and Native 

American Monitor shall attend any grading/excavation related 

Precon Meetings to make comments and/or suggestions concerning 

the Archaeological Monitoring program with the Construction 

Manager and/or Grading Contractor. 

a. If the PI is unable to attend the Precon Meeting, the Applicant 

shall schedule a focused Precon Meeting with MMC, the PI, RE, 
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CM or BI, if appropriate, prior to the start of any work that 

requires monitoring. 

2. Identify Areas to be Monitored 

a. Prior to the start of any work that requires monitoring, the PI shall 

submit an Archaeological Monitoring Exhibit (AME) (with 

verification that the AME has been reviewed and approved by the 

Native American consultant/monitor when Native American 

resources may be impacted) based on the appropriate construction 

documents (reduced to 11x17) to MMC identifying the areas to be 

monitored including the delineation of grading/excavation limits. 

b. The AME shall be based on the results of a site specific records 

search as well as information regarding existing known soil 

conditions (native or formation). 

3. When Monitoring Will Occur 

a. Prior to the start of any work, the PI shall also submit a 

construction schedule to MMC through the RE indicating when 

and where monitoring will occur. 

b. The PI may submit a detailed letter to MMC prior to the start of 

work or during construction requesting a modification to the 

monitoring program. This request shall be based on relevant 

information such as review of final construction documents which 

indicate site conditions such as depth of excavation and/or site 

graded to bedrock, etc., which may reduce or increase the potential 

for resources to be present.  

III. During Construction 

A. Monitor(s) Shall be Present During Grading/Excavation/Trenching 

1. The Archaeological Monitor shall be present full-time during all soil 

disturbing and grading/excavation/trenching activities which could 

result in impacts to archaeological resources as identified on the AME. 

The Construction Manager is responsible for notifying the RE, PI, 

and MMC of changes to any construction activities such as in the 

case of a potential safety concern within the area being monitored. 

In certain circumstances OSHA safety requirements may 

necessitate modification of the AME. 
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2. The Native American consultant/monitor shall determine the extent of 

their presence during soil disturbing and grading/excavation/trenching 

activities based on the AME and provide that information to the PI and 

MMC. If prehistoric resources are encountered during the Native 

American consultant/monitor’s absence, work shall stop and the 

Discovery Notification Process detailed in Section III.B-C and IV.A-D 

shall commence. 

3. The PI may submit a detailed letter to MMC during construction 

requesting a modification to the monitoring program when a field 

condition such as modern disturbance post-dating the previous 

grading/trenching activities, presence of fossil formations, or when 

native soils are encountered that may reduce or increase the potential 

for resources to be present. 

4. The archaeological and Native American consultant/monitor shall 

document field activity via the Consultant Site Visit Record (CSVR). 

The CSVR’s shall be faxed by the CM to the RE the first day of 

monitoring, the last day of monitoring, monthly (Notification of 

Monitoring Completion), and in the case of ANY discoveries. The RE 

shall forward copies to MMC. 

B. Discovery Notification Process 

1. In the event of a discovery, the Archaeological Monitor shall direct the 

contractor to temporarily divert all soil disturbing activities, including but 

not limited to digging, trenching, excavating or grading activities in the 

area of discovery and in the area reasonably suspected to overlay adjacent 

resources and immediately notify the RE or BI, as appropriate. 

2. The Monitor shall immediately notify the PI (unless Monitor is the PI) 

of the discovery. 

3. The PI shall immediately notify MMC by phone of the discovery, and 

shall also submit written documentation to MMC within 24 hours by 

fax or email with photos of the resource in context, if possible. 

4. No soil shall be exported off-site until a determination can be made 

regarding the significance of the resource specifically if Native 

American resources are encountered. 
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C. Determination of Significance 

1. The PI and Native American consultant/monitor, where Native 

American resources are discovered shall evaluate the significance of 

the resource. If Human Remains are involved, follow protocol in 

Section IV below. 

a. The PI shall immediately notify MMC by phone to discuss 

significance determination and shall also submit a letter to MMC 

indicating whether additional mitigation is required. 

b. If the resource is significant, the PI shall submit an Archaeological 

Data Recovery Program (ADRP) which has been reviewed by the 

Native American consultant/monitor, and obtain written approval 

from MMC. Impacts to significant resources must be mitigated 

before ground disturbing activities in the area of discovery will be 

allowed to resume. Note: If a unique archaeological site is also 

an historical resource as defined in CEQA, then the limits on 

the amount(s) that a project applicant may be required to pay 

to cover mitigation costs as indicated in CEQA Section 21083.2 

shall not apply. 

c. If the resource is not significant, the PI shall submit a letter to 

MMC indicating that artifacts will be collected, curated, and 

documented in the Final Monitoring Report. The letter shall also 

indicate that that no further work is required. 

IV. Discovery of Human Remains 

If human remains are discovered, work shall halt in that area and no soil shall be 

exported off-site until a determination can be made regarding the provenance of 

the human remains; and the following procedures as set forth in CEQA Section 

15064.5(e), the California Public Resources Code (Sec. 5097.98) and State Health 

and Safety Code (Sec. 7050.5) shall be undertaken: 

A. Notification 

1. Archaeological Monitor shall notify the RE or BI as appropriate, 

MMC, and the PI, if the Monitor is not qualified as a PI. MMC will 

notify the appropriate Senior Planner in the Environmental Analysis 

Section (EAS) of the Development Services Department to assist with 

the discovery notification process. 
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2. The PI shall notify the Medical Examiner after consultation with the 

RE, either in person or via telephone. 

B. Isolate discovery site 

1. Work shall be directed away from the location of the discovery and 

any nearby area reasonably suspected to overlay adjacent human 

remains until a determination can be made by the Medical Examiner in 

consultation with the PI concerning the provenance of the remains. 

2. The Medical Examiner, in consultation with the PI, will determine the 

need for a field examination to determine the provenance. 

3. If a field examination is not warranted, the Medical Examiner will 

determine with input from the PI, if the remains are or are most likely 

to be of Native American origin. 

C. If Human Remains ARE determined to be Native American 

1. The Medical Examiner will notify the Native American Heritage 

Commission (NAHC) within 24 hours. By law, ONLY the Medical 

Examiner can make this call. 

2. NAHC will immediately identify the person or persons determined to be 

the Most Likely Descendent (MLD) and provide contact information. 

3. The MLD will contact the PI within 24 hours or sooner after the 

Medical Examiner has completed coordination, to begin the 

consultation process in accordance with CEQA Section 15064.5(e), the 

California Public Resources and Health & Safety Codes. 

4. The MLD will have 48 hours to make recommendations to the 

property owner or representative, for the treatment or disposition with 

proper dignity, of the human remains and associated grave goods. 

5. Disposition of Native American Human Remains will be determined 

between the MLD and the PI, and, if: 

a. The NAHC is unable to identify the MLD, OR the MLD failed to 

make a recommendation within 48 hours after being notified by the 

Commission; OR; 

b. The landowner or authorized representative rejects the 

recommendation of the MLD and mediation in accordance with 

PRC 5097.94 (k) by the NAHC fails to provide measures 

acceptable to the landowner, THEN, 
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c. In order to protect these sites, the Landowner shall do one or more 

of the following: 

i. Record the site with the NAHC; 

ii. Record an open space or conservation easement on the site; 

iii. Record a document with the County. 

d. Upon the discovery of multiple Native American human remains 

during a ground disturbing land development activity, the 

landowner may agree that additional conferral with descendants is 

necessary to consider culturally appropriate treatment of multiple 

Native American human remains. Culturally appropriate treatment 

of such a discovery may be ascertained from review of the site 

utilizing cultural and archaeological standards. Where the parties 

are unable to agree on the appropriate treatment measures the 

human remains and items associated and buried with Native 

American human remains shall be reinterred with appropriate 

dignity, pursuant to Section 5.c., above. 

D. If Human Remains are NOT Native American 

1. The PI shall contact the Medical Examiner and notify them of the 

historic era context of the burial. 

2. The Medical Examiner will determine the appropriate course of action 

with the PI and City staff (PRC 5097.98). 

3. If the remains are of historic origin, they shall be appropriately 

removed and conveyed to the San Diego Museum of Man for analysis. 

The decision for internment of the human remains shall be made in 

consultation with MMC, EAS, the applicant/landowner, any known 

descendant group, and the San Diego Museum of Man. 

V. Night and/or Weekend Work 

A. If night and/or weekend work is included in the contract 

1. When night and/or weekend work is included in the contract package, the 

extent and timing shall be presented and discussed at the precon meeting.  
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2. The following procedures shall be followed. 

a. No Discoveries 

In the event that no discoveries were encountered during night and/or 

weekend work, the PI shall record the information on the CSVR and 

submit to MMC via fax by 8AM of the next business day. 

b. Discoveries 

All discoveries shall be processed and documented using the 

existing procedures detailed in Sections III - During Construction, 

and IV – Discovery of Human Remains. Discovery of human 

remains shall always be treated as a significant discovery. 

c. Potentially Significant Discoveries 

If the PI determines that a potentially significant discovery has been 

made, the procedures detailed under Section III - During Construction 

and IV-Discovery of Human Remains shall be followed.  

d. The PI shall immediately contact MMC, or by 8AM of the next 

business day to report and discuss the findings as indicated in 

Section III-B, unless other specific arrangements have been made. 

B. If night and/or weekend work becomes necessary during the course  

of construction 

1. The Construction Manager shall notify the RE, or BI, as appropriate, a 

minimum of 24 hours before the work is to begin. 

2. The RE, or BI, as appropriate, shall notify MMC immediately. 

C. All other procedures described above shall apply, as appropriate. 

VI. Post Construction 

A. Preparation and Submittal of Draft Monitoring Report 

1. The PI shall submit two copies of the Draft Monitoring Report (even if 

negative), prepared in accordance with the Historical Resources 

Guidelines (Appendix C/D) which describes the results, analysis, and 

conclusions of all phases of the Archaeological Monitoring Program 

(with appropriate graphics) to MMC for review and approval within 90 

days following the completion of monitoring. It should be noted that 

if the PI is unable to submit the Draft Monitoring Report within 

the allotted 90-day timeframe resulting from delays with analysis, 
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special study results or other complex issues, a schedule shall be 

submitted to MMC establishing agreed due dates and the 

provision for submittal of monthly status reports until this 

measure can be met. 

a. For significant archaeological resources encountered during 

monitoring, the Archaeological Data Recovery Program shall be 

included in the Draft Monitoring Report. 

b. Recording Sites with State of California Department of Parks 

and Recreation 

The PI shall be responsible for recording (on the appropriate State 

of California Department of Park and Recreation forms-DPR 523 

A/B) any significant or potentially significant resources 

encountered during the Archaeological Monitoring Program in 

accordance with the City’s Historical Resources Guidelines, and 

submittal of such forms to the South Coastal Information Center 

with the Final Monitoring Report. 

2. MMC shall return the Draft Monitoring Report to the PI for revision or, 

for preparation of the Final Report. 

3. The PI shall submit revised Draft Monitoring Report to MMC 

for approval. 

4. MMC shall provide written verification to the PI of the approved report. 

5. MMC shall notify the RE or BI, as appropriate, of receipt of all Draft 

Monitoring Report submittals and approvals. 

B. Handling of Artifacts 

1. The PI shall be responsible for ensuring that all cultural remains 

collected are cleaned and catalogued 

2. The PI shall be responsible for ensuring that all artifacts are analyzed 

to identify function and chronology as they relate to the history of the 

area; that faunal material is identified as to species; and that specialty 

studies are completed, as appropriate. 

3. The cost for curation is the responsibility of the property owner. 

C. Curation of artifacts: Accession Agreement and Acceptance Verification 

1. The PI shall be responsible for ensuring that all artifacts associated 

with the survey, testing and/or data recovery for this project are 
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permanently curated with an appropriate institution. This shall be 

completed in consultation with MMC and the Native American 

representative, as applicable. 

2. The PI shall include the Acceptance Verification from the curation 

institution in the Final Monitoring Report submitted to the RE or BI 

and MMC. 

3. When applicable to the situation, the PI shall include written 

verification from the Native American consultant/monitor indicating 

that Native American resources were treated in accordance with state 

law and/or applicable agreements. If the resources were reinterred, 

verification shall be provided to show what protective measures were 

taken to ensure no further disturbance occurs in accordance with 

Section IV – Discovery of Human Remains, Subsection 5. 

D. Final Monitoring Report(s) 

1. The PI shall submit one copy of the approved Final Monitoring Report 

to the RE or BI as appropriate, and one copy to MMC (even if 

negative), within 90 days after notification from MMC that the draft 

report has been approved. 

2. The RE shall, in no case, issue the Notice of Completion and/or release 

of the Performance Bond for grading until receiving a copy of the 

approved Final Monitoring Report from MMC which includes the 

Acceptance Verification from the curation institution. 

10.2.3 COMBINED PROJECT 

Land Use 

Significant secondary impacts to transportation/circulation and parking would result at the 

intersection of Mission Boulevard and Santa Barbara Place. Mitigation measure CP-LU-1 would 

provide signalization at the intersection of Mission Boulevard and Santa Barbara Place, which would 

fully mitigate these potential secondary impacts based on the combination of both projects to below a 

level of significance.  

CP-LU-1 Prior to issuance of the first building permit in either the Mission Beach 

Residences project or the Santa Barbara Residences project, the Owner/Permittee 

shall assure by permit and bond the installation of a traffic signal at the 

intersection of Mission Boulevard and Santa Barbara Place to the satisfaction of 

the City Engineer. The traffic signal shall be installed by the Owner/Permittee no 
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later than May 1, 2025, to the satisfaction of the City Engineer; provided, 

however, that the City Engineer may require installation of the traffic signal by 

the Owner/Permittee prior to May 1, 2025, based on the results of annual traffic 

counts and impact analysis for this intersection submitted by the Owner/Permittee 

on or before May 1 of each year. Fair share for the traffic signal shall be divided 

82% to the Owner/Permittee of Mission Beach Residences project and 18% to 

the Owner/Permittee of the Santa Barbara Place Residences project. 

Transportation/Circulation and Parking  

Mitigation measure CP-TRA-1 would provide signalization at the intersection of Mission Boulevard 

and Santa Barbara Place. Mitigation which would fully mitigate the impact identified in the Horizon 

Year 2030 based on the combination of both projects to below a level of significance.  

CP-TRA-1 Prior to issuance of the first building permit in either the Mission Beach 

Residences project or the Santa Barbara Residences project, the Owner/Permittee 

shall assure by permit and bond the installation of a traffic signal at the 

intersection of Mission Boulevard and Santa Barbara Place to the satisfaction of 

the City Engineer. The traffic signal shall be installed by the Owner/Permittee no 

later than May 1, 2025, to the satisfaction of the City Engineer; provided, 

however, that the City Engineer may require installation of the traffic signal by 

the Owner/Permittee prior to May 1, 2025, based on the results of annual traffic 

counts and impact analysis for this intersection submitted by the Owner/Permittee 

on or before May 1 of each year. Fair share for the traffic signal shall be divided 

82% to the Owner/Permittee of Mission Beach Residences project and 18% to 

the Owner/Permittee of the Santa Barbara Place Residences project. 

Noise 

If either project is complete and occupied while the other is still under construction, the occupied 

project would become an additional sensitive land use to construction noise as the project sites are 

approximately 25 feet apart. Therefore, the 12-hour average sound level from construction 

equipment would potentially exceed the City’s Noise Ordinance dB. Implementation of mitigation 

measures MB-NOI-1 and SBP-NOI-1 would reduce construction noise-related impacts but not to 

a level below significance.  

As no new interior noise impact would occur when combined, each project would still 

individually mitigate for interior noise levels through implementation of mitigation measures 

MB-NOI-2 and SBP-NOI-2. Impacts would be less than significant. 
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Health and Safety 

Potentially significant health hazard impacts during demolition and construction activities of the 

Mission Beach Residences Project and Santa Barbara Place Residences Project would also result 

when combined. As no new impact would occur during construction when combined, each 

project would still individually mitigate for health hazard impacts through implementation of 

mitigation measures MB-HS-1, MB-HS-2, MB-HS-3, SBP-HS-1, SBP-HS-2, and SBP-HS-3. 

Impacts would be less than significant. 

Historical Resources 

Potentially significant to unknown subsurface cultural resources and/or human remains impacts 

during construction activities of the Mission Beach Residences Project and Santa Barbara Place 

Residences Project would also result when combined. As no new impact would occur during 

construction when combined, each project would still individually mitigate for cultural resources 

and/or human remains impacts through implementation of mitigation measures MB-CUL-1 and 

SBP-CUL-1. Impacts would be less than significant. 
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